
Planning & Development Advisors  
  Creating value by unlocking opportunities 

 
 

 

101 Lee Avenue 
Yonkers, New York 10705 

914.552.8413 | 
email: davidbsmith1992@gmail.com 

 
 

February 23, 2023 

To: Comprehensive Plan Update Committee 

From: David B. Smith 

Re:  Comprehensive Plan Update Meeting Materials 

Cc: Mark Taylor 

In advance of next week’s Comprehensive Plan Update Committee meeting, please find the following for your 
review and consideration:  Updated Action Items List; compendium of recent planning and zoning proposals 
submitted to the Town; and, selected examples of on-line public input formats. 

The Updated Action Items List has been revised with highlighted text to indicate revisions and updates to the 
list based on input received from the Committee at its last meeting.   Added or edited items are indicated in 
the highlighted text.  The benefit of this review is to help focus on next steps for review and or implementation.  
As an example on page IV-6 regarding Senior Housing, the 2005 Update recommended updated definitions 
and review of appropriate locations for senior housing. The Town then went on to implement zoning text 
amendments that provides bonuses when senior housing is provided.  The Town is now evaluating how that 
approach has been implemented and whether it is meeting the current goals and objectives of the Town.  

The second part of the submission package includes a compendium of the various petitions for zoning 
amendments (e.g., 9W Self-storage Overlay, Stewart Commons) and other planning related matters (e.g., EV 
charging, tree preservation) which the Town has either received or raised on its own.  The pdf version of the 
compendium has bookmarks which can be used to navigate and find each issue individually.   

The third portion of the package includes some selected examples of on-line public input formats which the 
Committee can discuss and eventually incorporate into the Town of Newburgh’s Web-site.   

Proposed Agenda: 

1. Review Updated Action Items List 
 

2. Review Compendium of recent proposals to the Town, add or subtract based on discussion 
 

3. Review on-line format examples  
 

4. Discuss format for presentation to the public and timing. 
 

 



Town of Newburgh Comprehensive Plan Update 

Short Term Action Items 

Issue Action Summary (Short Term) Status Notes 

Infrastructure & Utilities 

Study whether and how water service should be 
expanded within the existing service area and 
benefits, impacts, and costs of this service 
expansion.  

Encourage infill development. Water 

Evaluate water-intensive developments to see if 
they should be prohibited. 

Examine Zoning Code for permitted uses. 

Study benefits, impacts, and costs of service 
expansion within the existing service district 
boundaries. 

Focus on infill development within 
existing District. 
Target commercial development to 
potentially assist in the cost of expanding 
sewer service. 

Sewer 

Investigate the opportunities for land-banking 
property along the Hudson River for a new Sewage 
Treatment Plant. 

Identify appropriate locations. 

Utilities Prepare a Capital Improvements Program for 
necessary utility improvements. 

Stormwater 
Management 

Review stormwater management regulations.  
Determine if stagnant water can be addressed 
during the site plan approval process 

IV-2

Stormwater Management Regulations 
adopted 2009

Town maintains a list of Capital 
Projects, approx20 current open 
projects.

Study commissioned for West Orange Lake
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Town of Newburgh Comprehensive Plan Update 

Issue Action Summary (Short Term) Status Notes 

Transportation 

Establish a town-wide 30mph speed limit. Ongoing 
In Progress 

Speed Limits 

Discuss speed limits on State/County owned 
roadways with NYSDOT and Orange County. 

Ongoing  
In Progress 

Transportation 
Safety 

Address traffic safety issues throughout the Town. Ongoing 

Traffic Calming Modify street configuration requirements for new 
developments as a means of traffic calming. 

Discourage new private roads. 
Maximum of 3 houses for a private road.  

Transportation 
Plan 

Prepare transportation plan and use it to lobby 
NYSDOT to receive more resources. 

Ongoing Corridor study for NYS Route 17 just 
completed. 

Comprehensively coordinate site access with 
commercial developers. 

Ongoing 
In Progress 

Site Access 

Study access between residential developments. Ongoing Study should exclude private roads. 

Maintenance Better enforcement of truck weight limits on local 
roads. 

Ongoing

Transportation  
Alternatives 

Encourage sidewalks, where appropriate. Ongoing 

IV-3

Examine subdivision regulations. 
Refer to Section 161-35, encourage coordination 
with bus routes

[ ]
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Town of Newburgh Comprehensive Plan Update 

Issue Action Summary (Short Term) Status Notes 

Route 9W 
Corridor 

Study ways to accommodate the future expansion 
of Route 9W. 

Examine zoning requirements and ROW 
requirements. 

Planning & Zoning 

Clustering Update clustering provisions and identify 
locations. Examine regulations for environmentally 
sensitive features, limits on house size, design 
standards, access, creation of useable open space, 
etc. 

Review requirements for sidewalks, street lights, 
street trees, and treatment of planting strips. 

Subdivision 
Regulations 

Review the maximum number of residential units 
per road. 

Examine standards for private roads and 
town roads. 

Residential Lot 
Size 

Review the minimum lot sizes for each of the 
residential zoning districts. 

Useable Area Consider including bulk regulations for minimum 
useable lot area, buildable area envelopes. 

Housing Density Review R-1 and R2 Districts to determine if the 
regulations are encouraging higher densities than 
desired due to conversion of single-family homes 
to multiple-family homes. 

IV-4

Design criteria added to cluster ordinance 2007

Town adopted zoning amendment in 2010 
adding useable area definition and residential 
lot area section.

*

* The Town has had meetings with the NYS DOT re: 9W right of way, including the potential for the Town to acquire targeted strips of land.  The 
Planning Board has been active as part of project review and approval setting aside area on the east side of 9W.  Potential for projects to bring 

Guidelines for future solar access also added to the 
zoning Code Section 185-86.
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Town of Newburgh Comprehensive Plan Update 

Issue Action Summary (Short Term) Status Notes 

Lot Sizes Evaluation of minimum lot size and clustering 
should be considered in areas outside of the 
proposed growth boundary (see Growth 
Management Factors Exhibit 3). 

Agricultural 
Parcels 

Comprehensively evaluate the remaining 
agricultural parcels in the Town. 

Waterfront Study increased public access and recreation 
opportunities on the Hudson River waterfront. 

Ongoing

Open Space Explore methods for preserving, and possibly 
acquiring, open space, including pursuing the 50 
percent funding available through the Orange 
County Open Space Fund.  

Ongoing

Recreation 
Resources 

Evaluate recreation resources & explore methods 
for preserving, possibly acquiring, open space.   

Create a comprehensive set of design guidelines, 
focusing on new residential, commercial and 
corporate uses.  Review design elements in the 
Town such as the retention of stonewalls and 
building height.    

Design Controls 

Include architectural renderings as part of the 
required submissions for site plan review. 

Ongoing 
In Progress 

Sign Ordinance Review sign regulations. 

IV-5

Design Guidelines created 2007

Last amended 2018

Open Space Fund Closed

PB has ARB powers (see Article X including 
review of subdivisions of 10+ lots

Anchorage Property acquired partly as park 
with Hudson River access

Desmond Property acquired with community 
enrichment center

For the remaining orchards take advantage of the 
Agricultural District designations
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Town of Newburgh Comprehensive Plan Update 

Issue Action Summary (Short Term) Status Notes 

Update regulations and definition of motor vehicle 
service station and convenience store. 

Motor Vehicle 
Service Station & 
Convenience 
Store Examine need for recreational vehicle sale and 

service uses along portions of Route 9W. 

Travel Centers Review regulations for travel centers. 

Fast-Food 
Establishments 

Define various types of fast-food and other 
restaurants, update regulations. 

Adult Uses Examine negative secondary effects and if 
warranted, establish definition and regulations. 

Town Center / 
Hamlets 

Study Town Center/Hamlet design overlay district 
possibilities. 

IB District Review bulk regulations and residential uses in the 
IB District. 

Senior Housing Update definition and review appropriate locations. 

Buffers Study techniques for screening non-residential 
areas from residential areas and screening similar 
commercial areas from each other. 

IV-6

East Coldenham draft 2011, Local Law
to public hearing in 2022

Amended 2007

Section 185-48 modified to allow for increased density for 
senior housing development. Section 185 provides for less 
reduction in useable area calculation 

Affordable housing and Senior housing allowed 
by Town Board action

Section 185-69 of the Code regulates Adult Uses negative 
secondary effects  was adopted relying on studies of other 
municipalities as allowed by case law

Section 185-42 has not been updated

Section 185-48.1 Travel Centers does not appear to have 
been updated. Zoning Amendment was prepared but not 
introduced

To do

__________________________________

Enacted

On-going

* Many developers of multi-family housing projects have taken
advantage of the density bonus for senior housing to obtain
higher densities with only limited number of age restricted
units, the Town Board is evaluating the approach and the
number of age restricted units the Town is providing versus
other communities in the region.

*

** Town board has not moved forward with a mixed use hamlet concept.  Reevaluation to occur during the Update process. 

**
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Town of Newburgh Comprehensive Plan Update 

Issue Action Summary (Short Term) Status Notes 

Simplify approval process for accessory 
apartments. 

Accessory Uses 

Consider modifying height requirements for 
garages with useable area above the garage. 

Bed and Breakfast Establish definition and regulations. 

Steep Slope 
Regulations 

Enact steep slopes regulations either for purposes 
of density calculation or viewshed and storm water 
drainage protection. 

Viewshed and 
Ridgeline 
Protection 

Adopt an overlay district protecting remaining 
significant scenic views and ridgelines. 

Condominium 
Design Guidelines 

Establish design guidelines pertaining to new 
condominium developments. 

Rezoning Rezone R-3 and R-2 Districts to R-1 and an area of 
the IB District to B in the southwest portion of the 
Town.  Rezone three areas from business to 
residential.  Rezone an area of R-2 District to B as 
per Table III-5. 

IV-7

To do

Design Guidelines prepared 2007

Definition of steep slope added 2010, used to 
define buildable area, useable area,  residential 
lot areas, 

To do 

Enacted

Enacted

Town Board considered but did not proceed with
Local Law  imposing additional submission
review requirements

To also include newer uses such as AirBnB and 
extended stay hotels
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Town of Newburgh Comprehensive Plan Update 

Intermediate Action Items 

Issue Action Summary (Intermediate) Status Notes 

Infrastructure & Utilities 

Water Review watershed regulations for the Chadwick Lake 
reservoir for potential update. 

Sewer Study benefits, impacts, and costs of service expansion. Investigate lands outside the Growth 
Boundary area (see Growth Management 
Factors map Exhibit 3). 

Water Resources Conduct study of water quality, stormwater capabilities 
and recreational policies of Town’s water bodies. 

Transportation 

Traffic Calming Implement traffic calming measures with assistance 
from a traffic engineer. 

Explore locations for dedicated bike route/lanes. Transportation 
Alternatives 

Encourage sidewalks, where appropriate. 

IV-8

Sidewalk repair and maintenace Local Law 
adopted in 2011

compliance issues for Chadwick Lake 
tributaries
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Town of Newburgh Comprehensive Plan Update 

Issue Action Summary (Intermediate) Status Notes 

Planning & Zoning 

Chadwick Lake 
CEA and Orange 
Lake 

Update zoning regulations for areas surrounding the 
two lakes to provide better protection.  Prepare a 
planning study of Orange Lake. 

Workforce 
Housing 

Consider approaches that would integrate workforce 
housing with other uses. 

Need to define affordable housing. 

Economic 
Development 

Identify strategies for promoting economic growth with 
corporate entities (high tech/light industrial/corporate 
office). 

Economic 
Development 

Study implementation of a community development 
agency and/or program to coordinate economic 
development and land use planning within the Town. 

Outreach to Chamber of Commerce and 
Orange County Partnership. 

Municipal 
Organization 

Investigate establishing a Department of Public Works 
(DPW) vs. a Highway Department. 

Volunteer 
Firefighter 
Recruitment 

Evaluate various tools for providing incentives for 
residents to volunteer with the local fire departments. 

IV-9

Section 185-47 not clear when this was added to the Code

DPW Dept. was established when office of 
DPW Commissioner was established

Need map to show watershed boundary for 
Chadwick Lake. 

New property tax exemption for Volunteer Firefighters and 
Ambulance  workers recently enacted and Ambulance district 
established
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Town of Newburgh Comprehensive Plan Update 

Long Term Action Items 

Issue Action Summary (Long Term) Status Notes 

Infrastructure & Utilities 

Water Examine potential for an additional water connection 
to the Catskill Aqueduct to create a redundant water 
supply system for emergency supply. 

Would require discussion with the Town of New 
Windsor and NYC DEP. Town acquired potential high 
volume well site on the Anchorage property

Sewer Consider possibility of the Town building its own 
Sewage Treatment Plant and land banking property 
along the Hudson River for such use. 

See related discussions on land banking 
under short term items. 

Sanitation Consider establishing uniform sanitation and 
recycling collection program. 

Transportation 

Traffic Calming Examine location of commercial nodes closer to 
residential areas, as a means of reducing traffic. 

Route 9W 
Corridor 

Study ways to accommodate the future expansion of 
Route 9W. 

IV-10



Town of Newburgh Comprehensive Plan Update 

Issue Action Summary (Long Term) Status Notes 

Planning & Zoning 

Impact Fees Explore the use of developer impact fees to cover 
impacts to utilities, schools, and other areas.  

Tree Ordinance Review need for a Town-wide tree ordinance. 

IV-11

Adopted revisions underway
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1/22/23, 11:41 AM Gmail - FW: Traffic Improvements; Proposed Popeyes at Dairy Queen site
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David Smith <davidbsmith1992@gmail.com>

FW: Traffic Improvements; Proposed Popeyes at Dairy Queen site
1 message

Mark Taylor <MTaylor@riderweiner.com> Fri, Dec 16, 2022 at 10:27 AM
To: David Smith <davidbsmith1992@gmail.com>

Dave,

 

Thought this might be useful information for the Comprehensive Plan as well.

 

Best,

 

Mark

 

From: Kenneth Wersted <KWersted@cmellp.com>
Sent: Friday, December 16, 2022 8:49 AM
To: Mark Taylor <MTaylor@riderweiner.com>; Patrick Hines <PHines@mhepc.com>
Cc: Nicholas M. Ward-Willis <nward-willis@kblaw.com>; Scott Manley <councilmanmanley@townofnewburgh.org>
Subject: RE: Traffic Improvements; Proposed Popeyes at Dairy Queen site

 

You can start with the attached information sent to the applicants traffic engineer. There may need to be additional follow
up once digested.

 

Ken Wersted, PE (NY, VT), PTOE

Associate

Creighton Manning | 518.689.1834 (d) | www.cmellp.com

 

 

 

 

From: Mark Taylor <MTaylor@riderweiner.com>
Sent: Thursday, December 15, 2022 3:46 PM
To: Patrick Hines <PHines@mhepc.com>
Cc: Nicholas M. Ward-Willis <nward-willis@kblaw.com>; Scott Manley <councilmanmanley@townofnewburgh.org>;
Kenneth Wersted <KWersted@cmellp.com>
Subject: FW: Traffic Improvements; Proposed Popeyes at Dairy Queen site
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Pat,

 

Per the discussion at the staff meeting today, please forward the names of the projects for which the PB required traffic
studies which included the Route 52/300 intersection to Nick so that he may submit a FOIL request for copies of the
pertinent studies.

 

Ken if you have time to chime in on the improvements/issues query, it would be appreciated.

 

Kindest regards,

 

Mark Taylor

 

 

---------- Forwarded message ---------
From: Nicholas M. Ward-Willis <nward-willis@kblaw.com>
Date: Wed, Dec 7, 2022 at 10:53 PM
Subject: RE: Traffic Improvements
To: Scott Manley <councilmanmanley@townofnewburgh.org>

 

Thank you.  would also be helpful to understand if there have been studies and
reports prepared that can be provided which explain proposed improvements or
what issue(s) are being mitigated. 
 

Nick

 

Nicholas M. Ward‑Willis 

Principal Member

Serving the Hudson Valley and Beyond for over 40 Years

445 Hamilton Avenue, Suite 1500
White Plains, NY 10601

(914) 946‑4777  Ext: 323
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(914) 946‑6868 (Fax)

nward-willis@kblaw.com

www.kblaw.com

Follow us on Twitter

Follow us on Facebook

Follow us on LinkedIn

PERSONAL & CONFIDENTIAL
The information transmitted herein may contain privileged and/or confidential material. Any disclosure, copying, distribution or other use of, or
taking of any action in reliance upon, information contained herein or attached hereto by persons or entities other than the intended recipient(s) is
prohibited. Any misdirection or other error in the transmission of this information is not and shall not be considered a waiver of any applicable
privileges.  If you have received this transmission in error, please immediately notify the sender and destroy the original transmission and its
attachments without saving, distributing or copying in any manner.

Please consider the environment before printing this email message.

From: Scott Manley <councilmanmanley@townofnewburgh.org>
Sent: Wednesday, December 7, 2022 6:24 PM
To: Nicholas M. Ward-Willis <nward-willis@kblaw.com>
Subject: Re: Traffic Improvements

 

Nick

  Yes we have been requesting fair share towards  improvements   The matrix warehouses across from the mall put in
money. I believe for 52 and 300.  Polo club put on money for rt 300.  Not totally sure which intersection.  

 

A while back we had three developments contibute money for light at Gardnertown and gidney.    

 

Farrell warehouse just north of Jeanie dr and 300 I believe also had to put in 

 

I can also check to see what others were done. 

 

Scott Manley 

 

On Wed, Dec 7, 2022 at 4:43 PM Nicholas M. Ward-Willis <nward-willis@kblaw.com> wrote:

Good Afternoon Scott,
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https://twitter.com/keanebeanepc
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There is one item that was discussed during our November 10th meeting regarding the proposed redevelopment of the
Dairy Queen that I wanted to get some further clarification.  During the meeting it was discussed that any proposed
redevelopment would likely be requested to contribute its fair share toward certain improvements at the Union
Avenue/South Plank Road intersection.  Can you clarify?  Have there been any studies or reports prepared of
proposed improvements to the intersection?  Have other projects contributed funds and if so, what are those
amounts?  Is there a cost estimate for the mitigation measures to be implemented?  Any information you can provide to
further clarify this discussion topic would be appreciated.  Thank you.

 

Nick

Nicholas M. Ward‑Willis 

Principal Member

Serving the Hudson Valley and Beyond for over 40 Years

445 Hamilton Avenue, Suite 1500
White Plains, NY 10601

(914) 946‑4777  Ext: 323

(914) 946‑6868 (Fax)

nward-willis@kblaw.com

www.kblaw.com

Follow us on Twitter

Follow us on Facebook

Follow us on LinkedIn

PERSONAL & CONFIDENTIAL
The information transmitted herein may contain privileged and/or confidential material. Any disclosure, copying, distribution or other use of, or
taking of any action in reliance upon, information contained herein or attached hereto by persons or entities other than the intended recipient(s)
is prohibited. Any misdirection or other error in the transmission of this information is not and shall not be considered a waiver of any applicable
privileges.  If you have received this transmission in error, please immediately notify the sender and destroy the original transmission and its
attachments without saving, distributing or copying in any manner.

Please consider the environment before printing this email message.
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--

Scott Manley

Deputy Town Supervisor

Town of Newburgh

1496 Route 300

Newburgh, NY 12550

Tel: (845) 564-4552

Fax: (845) 566-1432

E-mail:  councilmanmanley@townofnewburgh.org

--

Scott Manley

Deputy Town Supervisor

Town of Newburgh

1496 Route 300

Newburgh, NY 12550

Tel: (845) 564-4552

Fax: (845) 566-1432

E-mail:  councilmanmanley@townofnewburgh.org

---------- Forwarded message ----------
From: Kenneth Wersted <KWersted@cmellp.com>
To: "'Kevin Savage'" <ksavage@dynamictraffic.com>
Cc: "'Matthew Bersch'" <mbersch@dynamicec.com>, "'Patrick Hines'" <PHines@mhepc.com>
Bcc: 
Date: Mon, 21 Nov 2022 18:57:19 +0000
Subject: RE: Newburgh - TIS Adjacent Developments

Hi Kevin. Please refer to the attached and items below.

-Polo Club – 1582 Rt 300 (just south of Jeanne Dr) – 246 apartments, under construction

-Farrell Industrial Park – (just north of Jeanne Dr) – warehouse, approved – unsure if under construction

-The Enclave 1565 Rt 300 – 246 apartments – Was previously approved ~2008, but never constructed. Just returned to
the Planning Board, starting the SEQR/scoping process.

-Monarch Woods – 25 Monarch Dr -100 senior apartments – approved recently, not started construction

-WellNow – 1425 Rt 300 – 3,515 SF clinic replacing a 3,645 former bank, approved, I believe construction started but
unsure if its complete.

-SAM Newburgh – 1420 Rt 300 (former Showtime Cinemas) – changing to indoor self-storage, 85,000 SF, still under
review but would expect approval, however negligible traffic generator

-Resorts World Casino (Newburgh Mall) – was formerly Jennifer Furniture. Approved and under construction or close to
opening (Fall 2022 on website but google says “closed”).

-Matrix Warehouse (opposite Newburgh Mall) - +1 million SF of warehouse, approved, under construction. Note that they
did not have a tenant so it could be a low generator like a warehouse or something higher like manufacturing. The revised
supplement considers 3.0x factor to cover any “what if” conditions if a higher use tenant is landed.
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Assuming you are getting/have gotten recent traffic counts, include the projects that are approved and/or under
construction. The Enclave should be considered, perhaps as a sensitivity analysis, with/without it. They’ll be studying the
Rt 300/52 intersection as well.

Note that the Rt 300/52 intersection is a choke point. I most frequently travel through there in the afternoons, and Rt 300
NB can be backed up to the next light (Stop and Shop/Marshalls) and take 2 or 3 cycles to clear. There is a lot of use of
the shoulder (Rt 52 EB) to pass left turning traffic, likewise WB traffic will use the right turn lane to pass. It’s a busy corner
– be prepared for turn restrictions to Rt 52; sidewalks on both frontages; land dedication for widening roads; contribution
or the like to improvements at the intersection. If you have any survey/ROW mapping of the other corners, that would be
helpful; multiple projects overlap with this study area intersection.

My wife loves Popeye’s but the one I frequent does not have a drive-thru. I waited 25 mins for her chicken sandwich on
my last visit. Not the norm but 10 min wait is typical. Looks like the next closest one is near Vails Gate (6 miles), then
Middletown (25 miles). You can get Dunkin and Mc’ds just about anywhere, but will people be making specific trips to
Popeye’s because it’s not in every town? If you have any local data on queuing or trip gen, that may be useful.

Lastly, when do you expect to submit a formal application?

Cheers,

Ken Wersted, PE (NY, VT), PTOE

Associate

Creighton Manning | 518.689.1834 (d) | www.cmellp.com

From: Kevin Savage ksavage@dynamictraffic.com
Sent: Monday, November 14, 2022 9:33 AM
To: Patrick Hines ; Kenneth Wersted
Cc: Matthew Bersch
Subject: RE: Newburgh - TIS Adjacent Developments

Thanks Pat – attached is the PDF of  the Site Plan shared last week. Please let me know if  you need any additional information.

Thank you,

Kevin

Kevin Savage, PE, PTOE
Project Manager
Dynamic Traffic

1515 Market Street | Suite 1920 | Philadelphia, PA 19102

PH: (445) 202-5400 Ext. 3224 | Cell: (609) 617-3629

From: Patrick Hines <PHines@mhepc.com>
Sent: Monday, November 14, 2022 8:41 AM
To: 'kwersted@cmellp.com' <kwersted@cmellp.com>
Cc: Kevin Savage <ksavage@dynamictraffic.com>
Subject: FW: Newburgh - TIS Adjacent Developments

Ken

This is a proposed Popeye’s on the site of the current Dairy Queen rt 52 and Rt. 300. Can you provide addition info
requested .

Kevin

can you send Ken a PDF of the concept site plan

http://www.cmellp.com/
mailto:ksavage@dynamictraffic.com
mailto:PHines@mhepc.com
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33 Airport Center Drive, Suite 202

New Windsor, NY 12553

Patrick J. Hines

Principal

Office: (845) 567-3100

Fax: (845) 567-3232

phines@mhepc.com | www.mhepc.com

From: Kevin Savage <ksavage@dynamictraffic.com>
Sent: Monday, November 14, 2022 7:56 AM
To: Patrick Hines <PHines@mhepc.com>
Subject: Newburgh - TIS Adjacent Developments

Good Morning Pat,

Hope you had a good weekend. Following up on our pre-application meeting last week regarding the proposed Popeyes on the
southwest corner of  the intersection of  Route 52 & Route 300, we wanted to follow up regarding any potential adjacent
developments in the vicinity of  this intersection that should be included in the Traffic Impact Study for the project.

At your earliest convenience, would you be able to send over the applicable projects or direct us to another contact that may be
able to share the information? Thank you very much for your help.

Regards,

Kevin

Kevin Savage, PE, PTOE

Project Manager

1515 Market Street | Suite 1920 | Philadelphia, PA 19102

PH: (445) 202-5400 | Ext. 3224 | Cell: (609) 617-3629

Additional office locations:

Florida (Delray Beach) - 100 NE 5th Ave | Suite B2 | Delray Beach, FL 33483 | PH: (561) 921-8570

Maryland (Annapolis) - 125 West Street | Annapolis, MD 21401 | PH: (732) 681-0760

New Jersey (Belmar) - 825 8th Avenue | Belmar, NJ 07719 | PH: (732) 681-0760 | Fax: (732) 974-3521

New Jersey (Chester) - 245 Main Street | Suite 110 | Chester, NJ 07930 | PH: (908) 879-9229 | Fax: (908) 879-0222

New Jersey (Lake Como) - 1904 Main Street | Lake Como, NJ 07719 | PH: (732) 974-0198 | Fax: (732) 974-3521

New Jersey (Newark) - 50 Park Place | Mezzanine Level | Newark, NJ 07102 | PH: (973) 755-7200

New Jersey (Toms River) - 40 Main Street | 3rd Floor | Toms River, NJ 08753 | PH: (732) 974-0198 | Fax: (732) 974-3521

Pennsylvania (Lehigh Valley) - 95 Highland Ave | Suite 170 | Bethlehem, Pennsylvania 18017| PH: (610) 598-4400

Pennsylvania (Newtown) - 826 Newtown Yardley Road | Suite 201 | Newtown, PA 18940 | PH: (267) 685-0276 | Fax: (267)
685-0361

Texas (Austin) - 901 Mopac Expressway South | Barton Oaks Plaza One | Suite 300 |Austin, TX 78746 |PH: (512) 646-2646

http://www.mhepc.com/
mailto:phines@mhepc.com
http://www.mhepc.com/
mailto:ksavage@dynamictraffic.com
mailto:PHines@mhepc.com
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Texas (Dallas) – 714 S. Greenville Avenue | Suite 100 | Allen, TX 75002 | PH: (972) 534-2100

Texas (Houston) - 6925 Portwest Drive| Suite 100 | Houston, TX 77024 | PH: (281) 789-6400

Please visit our website:

Disclaimer

This e-mail is confidential. It may also be legally privileged. If you are not the addressee you may not copy, forward, disclose or
use any part of this email text or attachments. If you have received this message in error, please delete it and all copies from
your system and notify the sender immediately by return e-mail. Internet communications cannot be guaranteed to be timely,
secure, error or virus free. The sender does not accept liability for any errors or omissions. Any drawings, sketches, images, or
data are to be understood as copyright protected.

Disclaimer

This e-mail is confidential. It may also be legally privileged. If you are not the addressee you may not copy, forward, disclose or
use any part of this email text or attachments. If you have received this message in error, please delete it and all copies from
your system and notify the sender immediately by return e-mail. Internet communications cannot be guaranteed to be timely,
secure, error or virus free. The sender does not accept liability for any errors or omissions. Any drawings, sketches, images, or
data are to be understood as copyright protected.

8 attachments

C1 - Polo Club Traffic Impact Study Final.pdf
3229K

13 - Traffic Study 12-03-2020.pdf
3261K

996.0602 - Sketch Plan 5 11-02-22.pdf
3940K

D - 1325.01 Traffic Impact Study.pdf
2495K

2021-02-12 Maser Traffic Ltr World Resorts.pdf
1551K

2021-08-18 Revised Supplement to Traffic Impact StudyAug2021.pdf
1315K

2021-05-14 Matrix TIS no appedices.pdf
5627K

RE: Newburgh - TIS Adjacent Developments.eml
29375K
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David Smith <davidbsmith1992@gmail.com>

Re: FW: Request to consider amendment to zoning map for Tax Map Parcel Section
4 Block 2 lot 6, 689 NY Rt 32 and Terrizzi Drive
2 messages

Gil Piaquadio <supervisor@townofnewburgh.org> Fri, Oct 14, 2022 at 9:59 AM
To: John Cappello <jcc@jacobowitz.com>
Cc: "town-clerk@townofnewburgh.org" <town-clerk@townofnewburgh.org>, "councilmanlobiondo@townofnewburgh.org"
<councilmanlobiondo@townofnewburgh.org>, "councilmanruggiero@townofnewburgh.org"
<councilmanruggiero@townofnewburgh.org>, "councilwomangreene@townofnewburgh.org"
<councilwomangreene@townofnewburgh.org>, "councilmanmanley@townofnewburgh.org"
<councilmanmanley@townofnewburgh.org>, Mark Taylor <mtaylor@riderweiner.com>,
"planningboard@townofnewburgh.org" <planningboard@townofnewburgh.org>, "davidbsmith1992@gmail.com"
<davidbsmith1992@gmail.com>, ritesh patel <riteshpatel23@yahoo.com>

John
My concern would be an in-ground fuel tank near Chadwick Lake. our reservoir 
That being said it would be considered by the entire Town Board and consultants
Stay well
Gil

On Tue, Oct 4, 2022 at 3:50 PM John Cappello <jcc@jacobowitz.com> wrote:

Dear Supervisor Piaquadio and Town Council members,

                                   

            My office represents EK Dant, LLC  (The Ritesh Patel Family) who own the above referenced
property.  The Patel family purchased the property with the intent of continuing to operate the existing old
convenience store, which at one point include a gas pumps island, that has occupied the property for
decades (which they are currently doing) with the intent to substantially renovate or demolish and rebuild
the aging facility. Mr. Patel also intends to install a gas pump aisle. At the time of purchase Mr. Patel was
unaware that the property was zoned  RR residential and the convenience store is a pre-existing
nonconforming use. Therefore any redevelopment and improvement  of the property is severely
restricted.

                                          The property is located with frontage on a NYS Highway Rt. 32 and provides
an ideal location for a convenience store so people in the vicinity can pick up items without having to
travel far and also gas up on the way to or home from work.

                                          I have been advised that the Town is currently looking at making some
amendments to its comprehensive plan and zoning code. Rather than attempting to pursue a costly use
variance where the ZBA will be bound by the strict criteria set forth in NYS Town Law, we believe it would
be to everyone's interest to pursue an amendment to the zoning map to zone this property as a B
(Business) zoning district that allows convenience stores with or without gas pumps. This would allow the
property and building to be substantially improved and provide a much more attractive site in an area
where a service like this would be greatly appreciated.

                                          We would love to appear at a Town Board workshop meeting or at a comp plan
committee meeting  to discuss this in more detail. Please let me know if and what works best for all of
you

 

                                    Thank you and I look forward to discussing this project with the board in the near
future.

Thanks and have a great weekend!

 

mailto:jcc@jacobowitz.com
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John Cappello

Partner

Jacobowitz and Gubits, LLP

158 Orange Ave., P.O. Box 367

Walden, NY 12586

(845) 778-2121 x 231

Fax (845) 778-5173

jcc@jacobowitz.com

www.jacobowitz.com

 

 

 

This electronic message is intended to be viewed only by the individual or entity to whom it is addressed.
It may contain information that is privileged, confidential and exempt from disclosure under applicable
law. Any dissemination, distribution or copying of this communication is strictly prohibited without our prior
permission. If the reader of this message is not the intended recipient, or the employee or agent
responsible for delivering the message to the intended recipient, or if you have received this
communication in error, please notify us immediately by return e-mail and delete the original message
and any copies of it from your computer system. Thank you.
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Gil Piaquadio,
Town Supervisor
1496 Route 300
Newburgh, NY 12550
Phone (845) 564-4552
Fax (845) 566-9486

Mark Taylor <MTaylor@riderweiner.com> Mon, Dec 19, 2022 at 5:00 PM
To: David Smith <davidbsmith1992@gmail.com>
Cc: Gil Piaquadio <supervisor@townofnewburgh.org>

Dave,

 

I’m not sure I forwarded this on to you previously for the Committee to
address when the time comes.

 

Best,

 

Mark
[Quoted text hidden]

https://www.google.com/maps/search/1496+Route+300+Newburgh,+NY+12550?entry=gmail&source=g
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David Smith <davidbsmith1992@gmail.com>

FW: Lands of 601 West Rte9W Inc SBL 20-2-53 and 20-2-55
1 message

Mark Taylor <MTaylor@riderweiner.com> Fri, Dec 9, 2022 at 1:31 PM
To: David Smith <davidbsmith1992@gmail.com>

 

 

From: Mark Taylor
Sent: Friday, December 09, 2022 1:31 PM
To: Darren Doce <ddoce12@gmail.com>
Cc: Gil Piaquadio <supervisor@townofnewburgh.org>; Scott Manley <councilmanmanley@townofnewburgh.org>;
planningboard@townofnewburgh.org
Subject: FW: Lands of 601 West Rte9W Inc SBL 20-2-53 and 20-2-55

 

 

Dear Darren:

 

Supervisor Piaquadio requested that I respond to the inquiries in
your letter of December 5, 2022.

 

The Comprehensive Plan Committee (consisting of the Town
Board members and Planning and ZBA Chairmen) had a kick off
meeting with Planner Dave Smith this fall, reviewed the status of
implementation of the previous Comprehensive Plan Update,
discussed approaches the current undertaking and certain readily
apparent issues in the Town.

 

The Town was then awaiting news with regard a grant application
to fund a substantial portion of the cost of the Comprehensive
Plan Update but Gil has since instructed that Dave Smith
proceed.  The Town is in the process of setting up a mechanism

mailto:ddoce12@gmail.com
mailto:supervisor@townofnewburgh.org
mailto:councilmanmanley@townofnewburgh.org
mailto:planningboard@townofnewburgh.org
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on the Town’s website for the submission of public input on the
Comprehensive Plan.  The Committee will likely conduct a few
meetings at different locations in the Town where it solicits input
before developing an updated Plan and then conducting a public
hearing.  It will then refer a recommended updated Plan to the
Town Board to conduct its own hearing  (with Council members
also sitting as Committee members, the proceedings will be
somewhat duplicative, but still required.)

 

The Supervisor has discussed also potentially having regularly
scheduled Committee meetings with the Planner in attendance
for member discussion, but we will need to see how that works
out scheduling wise, etc.  Property owner’s specific requests for
rezoning or creating or extending overlay districts will likely first
be addressed during these meetings and whether the specific
owners will be allowed to present at that time or await public input
sessions will be at the discretion of the Committee. 

 

All Committee meetings will be open to the public.  Notice will
typically be given in advance on the Town’s website, so I’d
recommend you check it on a regular basis.

 

You can submit supplemental information in support of a rezoning
request at any time to the Supervisor, as I believe he is
maintaining a file with zoning requests from property owners for
distribution to the Committee members and planner when the
time is appropriate.

 

Should you have additional questions or concerns, please do not
hesitate to contact me.
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Best wishes for the Holidays!

 

Mark Taylor
Request for Storage Locker Overlay (Update 12-5-22).pdf
227K
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Vincent J. Doce Associates 
Land Use Consultants 

5 Lincolndale Road 
Campbell Hall, NY 10916    

Tel: 845-561-1170 
 
 
September 23, 2022 
 
 
 
Newburgh Town Board 
1496 Route 300 
Newburgh, NY 12550 
 
Re: Town of Newburgh Tax Parcel SBL 20-2-53 & 55 
  Lands of 601 West Rte 9W, Inc. 
  Request for Self-Storage Center Overlay District  
 
  
 
Dear   Supervisor Piaquadio and Newburgh Town Board Members: 
 
We have recently been engaged to review the above captioned parcel and make 
recommendations as to its best use.  After reviewing the property history, studying its 
existing uses, and the uses in the adjacent neighborhood, we have concluded that storage 
facilities would be an excellent choice, particularly in conjunction with an innovative 
approach. 
 
Said use will allow the property and neighborhood to be enhanced. 
It will allow removal of the existing buildings. 
It will involve new construction. 
It will require attractive site improvements and landscaping. 
The property is located on the westerly side of 9W, just southerly of the existing 9W Self-
Storage Center Overlay District. 
 
A location map accompanies herewith, said map depicting the subject property and the 
existing Overlay District. 
 
Will you kindly advise as to your consideration and direction? 
 
Thank you for your time and indulgence. 
 
Sincerely, 
 
 
Darren C. Doce 
 
 
 
 





David Smith <davidbsmith1992@gmail.com>

FW: Critical Environmental Area permit approvals 
1 message

Mark Taylor <MTaylor@riderweiner.com> Wed, Nov 23, 2022 at 4:09 PM
To: Gil Piaquadio <supervisor@townofnewburgh.org>, Scott Manley <councilmanmanley@townofnewburgh.org>, Joe Mattina
<mattina-bldgdept@townofnewburgh.org>, Gerald Canfield <codecompliance@townofnewburgh.org>
Cc: David Smith <davidbsmith1992@gmail.com>

 

 

From: planningboard@townofnewburgh.org <planningboard@townofnewburgh.org>  
Sent: Wednesday, November 23, 2022 3:06 PM 
To: Mark Taylor <MTaylor@riderweiner.com> 
Cc: 'Patrick Hines' <PHines@mhepc.com>; 'Dominic Cordisco' <cordisco@gmail.com>; 'Jim Campbell' <campbell-
bldgdept@townofnewburgh.org>; 'Kathleen Wersebe' <kwersebe@mhepc.com>; 'Kenneth Mennerich'
<kmennerich@att.net>; 'Frank S. Galli' <FFSG80@AOL.com>; 'Cliff Browne' <CBrowne@xrite.com>; 'John A. Ward'
<JSWard74@msn.com>; 'David Dominick' <david.dominick10@gmail.com>; 'Stephanie DeLuca'
<stephaniedeluca.pb@gmail.com> 
Subject: RE: Critical Environmental Area permit approvals

 

Mark-the Planning Board will consider this matter for board business at our meeting of 12/15.

Thank you.

 

 

John P. Ewasutyn, Chairman

Town of Newburgh Planning Board

21 Hudson Valley Professional Plaza

Newburgh, NY   12550

 

(845) 564-7804 – Phone

(845) 564-7801 – Fax

 

Email – planningboard@townofnewburgh.org

 

From: Mark Taylor <MTaylor@riderweiner.com>  
Sent: Wednesday, November 23, 2022 1:16 PM 
To: Joe Mattina <mattina-bldgdept@townofnewburgh.org>; planningboard@townofnewburgh.org 
Cc: Gerald Canfield <codecompliance@townofnewburgh.org>; 'Gil Piaquadio' <supervisor@townofnewburgh.org>; Scott
Manley <councilmanmanley@townofnewburgh.org>; Dominic Cordisco <dcordisco@drakeloeb.com>;
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engineering@townofnewburgh.org; Pat Hines <PHines@mhepc.com> 
Subject: RE: Critical Environmental Area permit approvals

 

These could potentially  be even considered as a Board business item by the
Planning Board without an appearance required so applicants could avoid consultant
expense.

 

Best,

 

Mark

 

 
 

From: Mark Taylor  
Sent: Wednesday, November 23, 2022 1:40 PM 
To: Joe Mattina <mattina-bldgdept@townofnewburgh.org>; planningboard@townofnewburgh.org 
Cc: Gerald Canfield <codecompliance@townofnewburgh.org>; 'Gil Piaquadio' <supervisor@townofnewburgh.org>; Scott
Manley <councilmanmanley@townofnewburgh.org>; Dominic Cordisco <dcordisco@drakeloeb.com>;
engineering@townofnewburgh.org; Pat Hines <PHines@mhepc.com> 
Subject: Critical Environmental Area permit approvals

 

Joe, John,

 

John Ewasutyn referred Ken Lytle to me with regard to an application for a building permit for a garage
accessory to a residence located in the Chadwick Critical Environmental Area.

 

Ken advised that the permit application had been referred to the Planning Board based upon the provisions of
Zoning Code Section 185-22C which provides in pertinent part:

 

Critical environmental areas. All existing land uses and all proposed construction, land management
activities and land development within any critical environmental area shall be subject to review by the
Planning Board with regard to environmental performance standards that may be adopted by the Planning
Board and revised from time to time and shall be considered as Type 1 actions under the State Environmental
Quality Review Act (SEQRA).[1] Such environmental performance standards may require increasing the
minimum bulk standards listed in Article IV, Schedules of District Regulations, of this chapter.

(1) 

Chadwick Lake Critical Area of Environmental Concern. The following standards shall apply to all
development proposed within the Chadwick Lake Critical Area of Environmental Concern:

mailto:engineering@townofnewburgh.org
mailto:PHines@mhepc.com
mailto:mattina-bldgdept@townofnewburgh.org
mailto:planningboard@townofnewburgh.org
mailto:codecompliance@townofnewburgh.org
mailto:supervisor@townofnewburgh.org
mailto:councilmanmanley@townofnewburgh.org
mailto:dcordisco@drakeloeb.com
mailto:engineering@townofnewburgh.org
mailto:PHines@mhepc.com
https://ecode360.com/9614260#ft9614275-1
https://ecode360.com/9614046#9614046
https://ecode360.com/9614276#9614276


(a) 

No land development activity or accessory use of any kind that involves the construction of impervious
surfaces, sewage treatment or discharge of effluent shall occur within 200 feet of the shoreline of Chadwick
Lake.

(b) 

No septic tank or leaching field shall be located within 150 feet of any perennial stream that is tributary to
Chadwick Lake nor on any of the following soil types as mapped in the soil survey of Orange County

published by the United States Department of Agriculture, October 1981, or a more recent edition, if any:[2]

[2]

Editor's Note: In the original copy of L.L. No. 4-1991 no soil types were listed.

(c) 

Any proposed construction or land management activities within the Chadwick Lake Critical Area of
Environmental Concern shall be required to submit a plan for approval by the Planning Board indicating:

[1] 

The total site area to be disturbed by construction and site development and by land management activities,
such areas not to exceed 20% of the gross site area.

[2] 

Specific measures for controlling soil erosion and the transport of soil by storm runoff into Chadwick Lake
or its tributaries.

[1]

Editor's Note: See Environmental Conservation Law § 8-0101 et seq.

 

  Note however, that the SEQR regulations do not give municipalities authority to designate all actions as
Type I actions, only Unlisted Actions.  Section 617:4 state a Type I action can consist of::

any Unlisted action that exceeds a Type I threshold established by an involved agency pursuant to section
617.14 of this Part.

 

 

Section 617.14 provides:

 

All agencies are subject to the lists of Type I and Type II actions contained in this Part, and must apply the
criteria provided in section 617.7(c) of this Part. In addition, agencies may adopt their own lists of Type I
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actions, in accordance with section 617.4 of this Part and their own lists of Type II actions in accordance
with section 617.5 of this Part.

 

The Town has by local law designated actions in the Chadwick CEA as Type I Actions pursuant to the
authority granted under the above provisions both in Zoning Code Section 185-22 C and in Section 100-11. 
  However, it had authority only to do so with regard to Unlisted Actions, not Type II actions:

 

The SEQRA regulations list of Type II actions includes:

 

construction, expansion or placement of minor accessory/appurtenant residential structures, including
garages, carports, patios, decks, swimming pools, tennis courts, satellite dishes, fences, barns, storage sheds
or other buildings not changing land use or density;

 

So, the Town is bound by the SEQRA regulations to treat these applications as Type II actions and cannot
elevate them to Type I status.

 

With regard to the referral and Planning Board plan submission required under Subsection 2 C 1 and 2, the
plan required to be submitted appears to be similar or equivalent to one that might be required for a
stormwater permit rather than a site plan application, but more limited in scope than that required under
Chapter 157..  Section 157-4, with regard to stormwater permits, does exempt developments that disturb less
than 10,000 sq. ft. as well as  residential developments consisting of single-family dwellings, which disturb
less than one acre and not requiring construction of any new public or private road and not part of a larger
development scheme, so the plan is not required to meet the same standards as for a stormwater permit and
only must meet 2C 1 and 2. 

 

Based upon the analysis above, I would advise that the Planning Board should treat these referrals  as a Type
II action with the only fee to be for consultants review (MHE’s engineering review of the plan’s adequacy),
and likely handled in one appearance, with the approval limited to the plan showing the stormwater/erosion
and sediment control protections afforded to Chadwick Lake and its tributaries and based on the MHE
review.

 

I’m copying Gil and Scott in case they want to consider any legislative relief either now or as part of the
Comprehensive Plan process.

 

Best,

 

Mark

 

 



1/22/23, 11:47 AM Gmail - FW: Petition for Zoning Law Amendment (15789-001)
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David Smith <davidbsmith1992@gmail.com>

FW: Petition for Zoning Law Amendment (15789-001)
1 message

Mark Taylor <MTaylor@riderweiner.com> Thu, Nov 10, 2022 at 2:43 PM
To: David Smith <davidbsmith1992@gmail.com>

 

 

From: John Cappello <jcc@Jacobowitz.Com>
Sent: Thursday, November 10, 2022 11:42 AM
To: supervisor@townofnewburgh.org; councilmanlobiondo@townofnewburgh.org; councilmanruggiero@
townofnewburgh.org; councilwomangreene@townofnewburgh.org; councilmanmanley@townofnewburgh.org
Cc: Mark Taylor <MTaylor@riderweiner.com>; 'planningboard@townofnewburgh.org' <planningboard@townofnewburgh.
org>
Subject: FW: Petition for Zoning Law Amendment (15789-001)

 

Dear Supervisor Piaquadio and Council members,

 

                    In follow up to our recent meetings and discussions attached please find an executed petition requesting an
amendment to the zoning map for the Stewart Commons properties from B to IB or in the alternative an amendment to
the zoning code to permit warehouse uses as part of a “Business Park” in the B zoning district. The reasons supporting
the request are set forth in the petition as well as in a memo that I emailed to all of you late September.

                     I am also copying Planning Board Chair Ewasutyn as a member of the Comp Plan committee (I do not have
the email of other members) in the hopes that the committee will review the petition and provide comments as necessary
so we can consider this (if you all are so inclined) in as expedited a manner as possible.

Thank you for your consideration on this matter and I look forward to working with the Board and Committee on what
should be an exciting project for the Town.

 

Have a great weekend

 

John Cappello

Partner

Jacobowitz and Gubits, LLP

158 Orange Ave., P.O. Box 367

Walden, NY 12586

(845) 778-2121 x 231

Fax (845) 778-5173

jcc@jacobowitz.com

www.jacobowitz.com
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This electronic message is intended to be viewed only by the individual or entity to whom it is addressed. It may contain
information that is privileged, confidential and exempt from disclosure under applicable law. Any dissemination,
distribution or copying of this communication is strictly prohibited without our prior permission. If the reader of this
message is not the intended recipient, or the employee or agent responsible for delivering the message to the intended
recipient, or if you have received this communication in error, please notify us immediately by return e-mail and delete the
original message and any copies of it from your computer system. Thank you.
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David Smith <davidbsmith1992@gmail.com>

FW: Rt 9W ROW dedications 
1 message

Mark Taylor <MTaylor@riderweiner.com> Tue, Jun 21, 2022 at 12:25 PM
To: David Smith <davidbsmith1992@gmail.com>
Cc: Gil Piaquadio <supervisor@townofnewburgh.org>

Dave,

 

Following up on the Comprehensive Plan Committee meeting, please see the below from Ken Wersted regarding Route
9W.

 

 

Best,

 

Mark

 

From: Kenneth Wersted <KWersted@cmellp.com>  
Sent: Tuesday, June 21, 2022 12:20 PM 
To: Mark Taylor <MTaylor@riderweiner.com> 
Subject: Rt 9W ROW dedications

 

Mark, I spoke with John last week and he mentioned the conversation I had with DOT about ROW and Route 9W. He’s
asked that I share that with you as it might relate to work that David Smith is doing. That convo is detailed in the following
bullet from our February meeting with DOT. Please let me know if you or David have any questions.

 

On Route 9W, a third center turn lane will be a big win. Consider requiring applicants dedicate the necessary
ROW, so that NYSDOT can build a project in the future. Could take a long time, but incrementally it will help.

ROW dedication could take 9 months for Attorney General to review, so say 1 year for complete process.
Dedicating to the Town then Town to DOT could be an option but not the preference. Prefer to be applicant
to DOT; DOT would tie the action into their permit and hold the permit open until the dedication process is
complete.      

 

 

Ken Wersted, PE (NY, VT), PTOE

Associate

Creighton Manning | 518.689.1834 (d) | www.cmellp.com
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From: Kenneth Wersted  
Sent: Wednesday, February 09, 2022 12:12 PM 
To: supervisor@townofnewburgh.org; phines@MHEPC.com; councilmanmanley@townofnewburgh.org;
mtaylor@RIDERWEINER.com; engineering@townofnewburgh.org 
Cc: 'planningboard@townofnewburgh.org' <planningboard@townofnewburgh.org> 
Subject: RE: Rt 300 - Fair Share Contributions

 

Notes from our 2/8 (3PM) call with DOT:

 

Lee Zimmer, Lance Gorney, Jason Brenner - NYSDOT
Pat Hines, Scott Manley, Mark Taylor, Ken Wersted – Town of Newburgh
Ken gave overview of projects on the Route 300 corridor and the Gardnertown/Rt 300 concept
NYSDOT: Back to back left turn lanes and a right turn lane sign needed on span.
NYSDOT: consider inflation – dollars given now may not be of the same value by the time the project is built.
Getting expected funds from all contributors could result in a shortfall based on the original budget once the project
is ready and out to bid. This needs to be taken into account.
NYSDOT: DOT job costs are rising as materials and shortages become more scarce.
All – discussed options at the Rt 52/Rt 300 intersection- tight ROW. Removing that as a restriction, what would
address capacity limitations? A roundabout, even a small one, might fit without removing buildings. NYSDOT to
check the volumes and capacity.
NYSDOT: Consider improvements elsewhere; i.e. collect funds but apply to locations that can be improved in a
reasonable timeframe. E.g. a project can’t mitigate wetland impacts on their site so mitigation is provided
elsewhere, off-site.
NYSDOT if Rt 52 had to go to protected left turn movements, split phasing, things will really worsen.
NYSDOT: could try to extend detection zones to monitor when there are gaps in traffic and cycle over to other
approaches. Adaptive signal control might have an application here.
NYSDOT: Town could consider two options (Poughkeepsie and Wallkill mentioned as examples)

Gather contributions from specific projects towards specific improvements. This is very targeted and could
result in projects being idle for years while the final funding/contributing comes along, meanwhile, the cost
of the project continues to increase. Contributors are limited to projects identified as having an impact.
Create a Transportation District, draw a line on a map, every project (big or small) contributes based on
their trip generation. Develop a list of projects and rank priority. When there are enough funds for a project,
initiate it. If there is enough funds for a smaller, easier project, priority could change. E.g. is it better to save
up for the big project even if it takes a long time, or accomplish smaller projects sooner?

On Route 9W, a third center turn lane will be a big win. Consider requiring applicants dedicate the necessary
ROW, so that NYSDOT can build a project in the future. Could take a long time, but incrementally it will help.

ROW dedication could take 9 months for Attorney General to review, so say 1 year for complete process.
Dedicating to the Town then Town to DOT could be an option but not the preference. Prefer to be applicant
to DOT; DOT would tie the action into their permit and hold the permit open until the dedication process is
complete.      

NYSDOT is in preservation mode – not looking to build new infrastructure, simply maintain what they have, so
there are no plans for State improvements to Rt 9W, 300, or 52. Transportation Bill is coming but they don’t know
how the funds intend to be distributed. Agencies already lining up to ask for funds. Unknown whether preference
would be giving to shovel ready projects; projects with a dedication process could take years.

Region 8 has 10% of the States bridges but has the worst rating because they have the oldest bridges.
NYSDOT available for any follow up questions

 

Ken Wersted, PE (NY, VT), PTOE

Associate

Creighton Manning | 518.689.1834 (d) | www.cmellp.com

mailto:supervisor@townofnewburgh.org
mailto:phines@MHEPC.com
mailto:councilmanmanley@townofnewburgh.org
mailto:mtaylor@RIDERWEINER.com
mailto:engineering@townofnewburgh.org
mailto:planningboard@townofnewburgh.org
mailto:planningboard@townofnewburgh.org
http://www.cmellp.com/


 

 

 

 

-----Original Appointment----- 
From: Cisco Webex <messenger@webex.com>  
Sent: Monday, February 07, 2022 10:13 AM 
To: Cisco Webex; Zimmer, Lee (DOT); Brenner, Jason (DOT); Gorney, Lance (DOT); Kenneth Wersted;
supervisor@townofnewburgh.org; phines@MHEPC.com; councilmanmanley@townofnewburgh.org;
mtaylor@RIDERWEINER.com; engineering@townofnewburgh.org; Barrett, Karen (DOT) 
Subject: FW: Rt 300 - Fair Share Contributions 
When: Tuesday, February 08, 2022 3:00 PM-4:00 PM America/New_York. 
Where: https://meetny.webex.com/meetny/j.php?MTID=me274360db488fe174a6ecf76617042ef

 

Hello. Pls. see call-in info below.

 

 

Karen Barrett

Program Aide - Traffic & Safety Group

 

New York State Department of Transportation, Hudson Valley Region

4 Burnett Boulevard, Poughkeepsie, NY 12603

(845) 437-3320 │ karen.barrett@dot.ny.gov

www.dot.ny.gov
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1/22/23, 12:09 PM Gmail - FW: Electric Vehicle Charging Stations
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David Smith <davidbsmith1992@gmail.com>

FW: Electric Vehicle Charging Stations
8 messages

Mark Taylor <MTaylor@riderweiner.com> Tue, Aug 10, 2021 at 6:10 PM
To: "davidbsmith1992@gmail.com" <davidbsmith1992@gmail.com>

Dave,

 

Gil suggested this may be an appropriate matter to address in the Comprehensive Plan revisions.

 

Best,

 

Mark

 

From: Mark Taylor
Sent: Sunday, August 08, 2021 6:29 PM
To: Gil Piaquadio <supervisor@townofnewburgh.org>
Cc: Scott Manley <councilmanmanley@townofnewburgh.org>; Gerald Canfield <codecompliance@townofnewburgh.org>
Subject: Electric Vehicle Chargieng Stations

 

Gil,

 

The inclusion of Electric Vehicle Charging Stations as a permitted accessory use was raised in the applicant’s comments
on the East Coldenham Hamlet Overlay District zoning amendment.

 

I am addressing the comment in a suggested revision to the Table of Uses for the overlay district, but you may want to
consider a more comprehensive zoning amendment to address these in the future.  This could be a possible work session
agenda item.  I’m aware they’ve been installed in the Wal-Mart parking lot, but I’m not sure how Jerry decided to treat
them.

 

The attached guidebook includes a pretty good discussion and several samples of zoning amendments from around the
country.

 

Best,

 

Mark
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David Smith <davidbsmith1992@gmail.com>

FW: Overlook Farms, Rt 9W - Town of Newburgh Planning Board (# 2019-23) /
Request for Senior Housing Density Modification
Mark Taylor <MTaylor@riderweiner.com> Fri, Aug 26, 2022 at 11:49 AM
To: Scott Manley <councilmanmanley@townofnewburgh.org>
Cc: Betty Greene <councilwomangreene@townofnewburgh.org>, Paul Ruggiero
<councilmanruggiero@townofnewburgh.org>, Anthony LoBiondo <councilmanlobiondo@townofnewburgh.org>, David Smith
<davidbsmith1992@gmail.com>, "supervisor@townofnewburgh.org" <supervisor@townofnewburgh.org>

Scott,

 

Per our discussion, attached the study submitted by Farrell to Gil in support of the Overlook Farms senior density bonus
request.

 

Best,

 

Mark

 

From: schutzmanlaw@aol.com <schutzmanlaw@aol.com>
Sent: Sunday, August 21, 2022 10:12 AM
To: supervisor@townofnewburgh.org
Cc: councilmanmanley@townofnewburgh.com; Mark Taylor <MTaylor@riderweiner.com>; dcordisco@drakeloeb.com;
zags1413@gmail.com; g.pancost@farrellbuilding.com; tom@tomanarumo.com
Subject: Fwd: Overlook Farms, Rt 9W - Town of Newburgh Planning Board (# 2019-23) / Request for Senior Housing
Density Modification

 

,

Dear Supervisor Piaquadio:

 

I am writing to you as counsel for Farrell Communities at Overlook Ponds LLC, the Owner
and Applicant in respect of its above referenced  application for Site Plan approval currently
pending before the Town of Newburgh Planning Board.  

 

By way of background on July 7, 2022  the Town of Newburgh Planning Board held and
closed a public hearing respecting Applicant’s above referenced Site Plan application respecting its
Overlook Farms development project, and at which time the Planning Board  approved the
Applicant’s request for referral to the Town Board for its due consideration of  a senior housing
density modification; this with respect to the planned construction of a total of 203 market rate
residential apartment housing units of which 23 residential units would be designated for senior
market rate housing in accordance with the requirements of the Town of Newburgh Code Section
185-48. 
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Further to  the Town Board’s request my client has undertaken an independent review and
study of the need for senior housing in the Town of Newburgh.  In support of the need for such
senior housing I have enclosed the  report of Capacity Consulting dated August 19, 2022,  entitled
"Town of Newburgh and Regional Areas - Senior Living Real Estate Market Analysis".

 

I am advised  that the Town Board may have scheduled this matter for discussion and
consideration at tomorrow’s Town Board meeting (Monday, August 22, 2022).  Notwithstanding my
client requests that in light of certain summer scheduling conflicts that if discussion is scheduled for
tomorrow that instead the Town Board adjourn this matter for discussion and its due consideration
to take place at its September 2022 (4th Monday)  meeting.   

 

Thanking you and the Town Board members in advance for your due consideration hereof, I
am

 

           Sincerely yours, Stan

Stanley A. Schutzman, Esq.

STANLEY A. SCHUTZMAN, P.C.

Email:  schutzmanlaw@aol.com
            Assistant:  Diana E. Frailey
            Email:       fraileyd@aol.com
Phone:      (845) 600 - 8LAW (8529)
Facsimile: (845) 600 - 1LAW (1529)

Rockland County Office:              Dutchess County Office:
61 S. Main Street                            P.O. Box 969                       
New City, N.Y. 10956                      Poughkeepsie, N.Y. 12602

 

This e-mail message and any attachments are confidential and may be privileged. If you are not
the intended recipient, please notify Diana E. Frailey immediately by return e-mail and please
destroy all copies of this message and any attachments. Thank you.

 

IRS Circular 230 Disclosure: To ensure compliance with requirements imposed by the IRS, we
inform you that any U.S. tax advice contained in this communication (including any attachments) is
not intended or written to be used, and cannot be used, for the purpose of (i) avoiding penalties
under the Internal Revenue Code or (ii) promoting, marketing, or recommending to another party
any transaction or matter addressed herein.

 

 

Hi Stephen, 

 

mailto:schutzmanlaw@aol.com
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Attached is the final report: Senior Living Real Estate Market Analysis. 

 

Please let me know if you have trouble opening the file. 

 

Have a great weekend! 

 

Best, 

Martyna 

 

----
Martyna Triggs | Senior Market Analyst 
martyna@capacitygroupusa.com
908-510-3299 

 

 

Senior Living Real Estate Market Analysis.pdf
6664K

mailto:martyna@capacitygroupusa.com
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The Town of Newburgh and Regional Area  
Senior Living Real Estate Market Analysis 

August 19, 2022 
 
 
Stephen Zagoren, CDO 
Farrell Organization 
P.O. Box 14 
2317 Main St. 
Bridgehampton, NY 11932 
Zags1413@gmail.com 
(631) 766-0023  
 

Martyna Triggs | Senior Analyst  
Sonja Fosgate | Market Analyst  
 
Capacity Consulting 
210 East Main Street, Suite 306 
Middletown, NY 10940 
(908) 510-3299 
martyna@capacitygroupusa.com 
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Executive Summary  
 
 
Summary  
 
The senior landscape in the Town of Newburgh and 
regional area is expected to grow substantially as the 
population ages and Baby Boomers reach retirement. 
Demand for accessible, senior apartments catering to 
the active adult is strong in the Hudson Valley region, 
but supply is limited.  
 
Note, the discussion in this report revolves around 
seniors seeking to downsize to an apartment with 
luxury amenities. While the demand for senior 
subsidized housing in the region is considered, it is not 
the basis for our active adult community demand 
analysis due to demographic differences.  
 
Orange County and the Town of Newburgh 
surrounding region lacks 55+ active adult apartments 
to meet current demand. Due to inflation, rising costs 
of living, and general economic uncertainty, one-third 
of seniors will seek simpler lifestyles to weather their 
current life stage.  
 
Regional area around the Town of Newburgh has about 8,095 NON-income restricted housing 
units specifically indicated for adults over the age of 55 that include independent living, active 
adult communities, and skilled nursing facilities.  
 

The majority of these units – 6,197 – are designed for 
independent or active lifestyles and do not include 
comprehensive healthcare in addition to housing. 
Despite this prevalence of 55+ housing units, there 
are only a total of 612 apartment units in 55+ 
communities available in Orange County that are not 
income restricted.  
 
According to AARP 2021 "Home and Community 
Preferences Survey," one-third of adults 50 and older 
say they may choose to live in an age-restricted 
active adult community that could provide various 

amenities for a fee (32%).1 One-third of Orange County’s 50+ population is about 34,000 
individuals, and one-third of the Town of Newburgh’s 50+ population is about 3,452.  
 
The Town of Newburgh does not need a landslide of new residents to make a substantial 
impact. Due to their small housing base, a small influx of 50 households would make a major 
impact. 
 
Despite these prevalent needs in the region, there is an overall misalignment between the aging 
population and appropriate housing. Hudson Valley Patter for Progress has been highlighting 

Active Adult Community 
Supply & Demand Outlook  
 
About 34,000 seniors in Orange County are 
considering a move to an age-restricted 
active adult community in the future. 
 
There are 8,095 non-income restricted 
housing units in Orange County. Only 612 
are apartment units.  
 
Orange County’s 65+ cohort increased 
41.7% between 2010 and 2021.  
 
By 2030, 35% of the Mid-Hudson Valley’s 
population is projected to be over 55. 
Currently it is 30%. 
 

Active Adult Communities 
 
The term “active adult” (AA) was coined to 
describe 55+ communities that focus on 
lifestyle preferences rather than health care 
services. Most of these active adults desire 
a low-maintenance lifestyle within a resort-
like setting that is often more affordable than 
conventional seniors housing alternatives.  
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the disparity between the region’s aging population and providing adequate housing to meet the 
current and future demand. While they are primarily highlighting the need for affordable senior 
housing, the overall growing population of seniors in the region is a concern.  
 
Hudson Valley consumers are struggling with an affordability crunch as they juggle rising home 
prices, interest rates, and inflation outpacing income growth. Many seniors are attempting to 
protect their assets by selling their home and downsizing to a smaller, lower cost living situation.  
 
Senior Living Inventory  
In total, there are an estimated 8,095 housing units specifically indicated for adults over the age 
of 55 that are not rent controlled in and around the Newburgh area, including independent living, 
active adult communities, and skilled nursing facilities. The majority of these units – 6,197 – are 
designed for independent or active lifestyles and do not include comprehensive healthcare in 
addition to housing. Despite this prevalence of 55+ housing units, there are only 612 apartment 
units in 55+ communities available in Orange County that are not income restricted. 
 
Several new construction projects have broken ground to provide lower-income seniors with 
affordable housing. However, these projects do not include active adult options for seniors 
downsizing from their current lifestyles.  
 
Demographic Increases  
In the Town of Newburgh, 33.3% of the population is currently 55+ years old or 10,357 
individuals of the 31,985 residents. According to the 2020 Decennial Census, its population has 
increased about 14% since the last census.  
 
Orange County’s 55+ age cohort increased 38% (or by 39,307 people) between 2000 and 2020. 
In 2000, there were 62,821, and in 2020 there are 102,128 individuals 55+. Orange County has 
the largest 55+ population of the Mid-Hudson Valley counties.  
 
In the Hudson Valley, adults 55+ are projected to comprise 35% of the region’s population by 
2030, a 17% increase from 2017. Currently, it is 30%.  
 
Baby Boomers began turning 65 in 2011 and by 2030, the 65+ population will be 21% of the 
total US population, a 50% increase over 2020. 
 
Demand 
The demand for housing in Orange County and the Hudson Valley region is seeing a more 
stabilized, balanced market in contrast to the frenzied market of 2021. As mortgage interest 
rates are rising to their highest point in 12 years, homebuyers are rethinking their needs. Real 
estate agents are also observing longer cycles for their customers to close.  
 
However, there is still a shortage of housing across the region despite the normalizing market. 
Newburgh-based Hudson Valley Pattern for Progress says the region is in a housing crisis 
which the pandemic has only heightened. The Hudson Valley area lacks a balanced supply of 
housing at all levels – including affordable, workforce, and market rate housing.  
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Supply 
The Town of Newburgh’s total vacancy rate was 7.6% for 2020, Balmville was 4.7%, 
Gardnertown was 10.4%, and Orange Lake was 5.3%. In comparison, the vacancy rate in 2020 
for Orange County was 9.6% and 5.8% for the United States.  
 
The national rental vacancy rate is 5.8%, according to the U.S. Census Bureau. According to 
economists, a healthy rental vacancy rate typically hovers around 7 to 8%. 
 
The period between 2010 and 2019 marked a spike in new residents for the Town of Newburgh 
at 3,767, an increase of 22%. More specifically, new renter-occupied units increased 79% from 
2010 to 20019. More residents are choosing to rent versus own.  
 
 
Active Adult Outlook  
 
The Hudson Valley real estate market is cooling off and entering a more balanced market in 
comparison to 2021 thanks to higher interest rates and more picky, conservative homebuyers. 
However, homes are still priced higher than pre-pandemic trends and are still selling albeit at a 
more moderate pace.  
 
The rental market directly correlates with the housing market. As the housing market is 
becoming more balanced, prospective homebuyers are switching to rental options as the cost of 
owning a home is out of their reach.  
 
The Hudson Valley has been struggling with its apartment rental supply for years even before 
the pandemic. More specifically, purposeful active adult living for baby boomers is becoming 
more desirable to the demographic. The New York Times states that older Americans are 
looking for a variety of rates and services.  
 
 
Methodology 
 
Analyzing the active adult housing market in the Town of Newburgh, Orange County, and 
Hudson Valley required an investigation of demographics, migration patterns, population trends, 
and the current housing market include vacancy rates.  
 
Because the Active Adult (AA) sector is in its infancy, it has not been separately tracked but 
rather data has been lumped into the senior housing (SH) or multi-family (MF) category. As the 
sector matures and grows in size and transaction volume, data mining organizations will 
develop a clear and separate data set for the sector.  
 
The following regional departments and county offices were contacted for an interview:  
 

• Orange County Chamber of Commerce 
• Orange County Department of Planning 
• Orange County Partnership for Economic Development 
• Orange County Office for the Aging  
• Hudson Valley Pattern for Progress  
• National Investment Center for Seniors Housing & Care (NIC) 
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Background 
 
 
Town of Newburgh  
 
The Town of Newburgh is located at the northeastern 
extremity of Orange County, the fastest growing of 
New York State's 62 counties, and the only County in 
New York which borders both the Hudson and 
Delaware Rivers. The Town of Newburgh is a county 
subdivision and contains the Hamlets of Balmville, 
Gardnertown, and Orange Lake. These hamlets are 
considered Census Designated Places (CDPs) and 
are individually tracked by the Census Bureau. The 
Town also surrounds on two sides the City of 
Newburgh, which is a separate municipality. 
 
The Town of Newburgh is located approximately 60 
miles north of New York City. The Town is 45 square miles and includes part of Stewart 
International Airport. The Town is strategically located at the junction of Interstate 84 and New 
York State Thruway Interstate 87. Other major arteries which cross the Town of Newburgh 
are New York State Highways 9W, 17K, 32, 52, and 300. State Highway 207 skirts the 
southeast corner of the Town. 
 
 
What is an Active Adult Community? 
 
Active adult communities focus on lifestyle preferences rather than health care services. The 
communities are a rapidly growing niche segment of the residential real estate market and 
outsized demand is expected over the next 10 years. 
 
Active adult communities cater to empty nesters and retirees aged 55 and greater by providing 
a low-maintenance lifestyle within a resort-like setting that is often more affordable than 
conventional seniors housing alternatives. Typically, the average age in the communities is in 
the 70s, notwithstanding the 55-pus restriction labeling. Baby boomers view active adult 
communities as a viable alternative to traditional independent living options, which typically offer 
a continuum of services better suited for less active seniors who require a more detailed focus 
on health care, meals and housekeeping. 
 
While amenities vary, they can include a fitness center, walking/jogging trails, parks, a 
clubhouse, pool, tennis courts and golf. Active adult communities also offer: 
 

• Financial flexibility—After selling the family home, residents can rent at the communities 
without the typical homeowner expenses such as property taxes, mortgage interest and 
maintenance. 

• Lifestyle-driven experience—The communities cater to older adults’ desire for a social 
and healthy lifestyle by providing organized events, fitness and nutrition classes, arts 
and crafts programs and continuing education courses. 
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Consumer Profile 
 
Residents choosing to live in adult communities share the following straights:  
 

• The target Seniors age cohort is 65 to 82. Average age is 74/75. 
• Single or widowed  
• Retired, have a fixed, steady income, and are looking forward to enjoying the rest of their 

lives before requiring extra care services  
• Move closer to their families  
• Enjoy freedom and flexibility of renting  
• Looking for affordability because they’ve been priced out of the market in active-adult 

communities 
• Don’t want to buy a house and would rather sell their home to use their home equity to 

travel or give to their kids 
• Lost lots of equity during the housing crash and haven’t forgotten the experience, so 

they would rather take their cash now and lease 
• Love no being concerned with property values, homeowner’s insurance, and property 

taxes  
 
 
Active Adult and Senior Living Inventory  
 
In total, there are an estimated 8,095 housing units specifically indicated for adults at or over the 
age of 55 that are not rent controlled in and around the Newburgh area, including independent 
living, active adult communities, and skilled nursing facilities. Most of these units – 6,197 – are 
designed for independent or active lifestyles and do not include comprehensive healthcare in 
addition to housing. Despite this prevalence of 55+ housing units, there are only a total of 612 
apartment units in 55+ communities available in Orange County that are not income restricted. 
 
Independent and Active Adult Facilities 55+ 

Community 
Name County Type Units Monthly 

Rent Total Cost Wait 
List 

Blackburne Farm 
Townhomes Orange Single-Family 29   $400,000 to $500,000 YES 

Bluestone Commons  Orange Apartments 46 $1,200 to 
$1,900   YES 

Christie Place Westchester Condominiums 42   $800,000 to 
$1,500,000 NO 

Eden Park Rockland Single-Family 34   $500,000 to $700,000 YES 
Farrell Communities at 
Gardnertown Orange Apartments 164 $2,250 to 

$2,325   NO 

Glassbury Court at 
Hunterbrook Westchester Single-Family 90   $500,000 to $700,000 NO 

Heritage Hills Westchester 
Single-Family 

2,600 
  

$350,000 to $700,000 NO 
Condominiums   

Hudson Pointe 
Apartments Orange Apartments 85 $1,600 to 

$1,850   NO 

Idlewild Creek 
Apartments Orange Apartments 215 $1,599 to 

$2,499   NO 

Jefferson Village Westchester Condominiums 1,000   $400,000  NO 
Regency at Fishkill Dutchess Condominiums 164   $250,000 to $500,000 NO 
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Regency at Wappinger Dutchess Single-Family 225   $500,000 to $650,000 NO 
Reserve at Lakeside Orange Apartments 102 $2,101    NO 
Stoneleigh Woods at 
Carmel Putnam Single-Family 68   $400,000 to $500,000 YES 

The Hollows at Blue 
Hill Rockland Single-Family 126   $500,000 to $800,000 YES 

The Residences at 
Butterfield Putnam Condominiums 49   $500,000 to $700,000 YES 

The Retreat at Carmel Putnam 
Single-Family 101   $700,000  NO 
Condominiums 211   $400,000  NO 

The Views at Pomona Rockland Condominiums 56   $200,000 to $500,000 YES 
Trump Park 
Residences Westchester Condominiums 141   $450,000 to $600,000 YES 

Villas at Seminary Hill Putnam Condominiums 50   $200,000 to $400,000 YES 

Warwick Grove Orange 
Single-Family 192   $600,000  NO 
Condominiums 23   $400,000  YES 

Wildflowers at Wallkill Orange Single-Family 283   $440,000  YES 
Wolfe Landing Rockland Single-Family 43   $500,000 to $700,000 NO 
Woodcrest at Jacobs 
Hill Westchester Condominiums 58   $200,000 to $400,000 YES 

 
 
Assisted Living Facilities 55+ 

Community Name Units Monthly 
Rent 

Braemar Living at Wallkill 200 $4,250 
Promenade at Middletown 115 $3,250 
The Eliot Erie Station 96 $2,700 
Glen Arden Inc. 216 $4,200 
The Sentinel of Port Jervis 160 $2,500 
Mt. Alverno Center 85 $5,400 
Hedgewood Home for Adults 192 $3,270 
Hope Gardens Respite and Long Term 
Care 245 $4,977 

New Windsor Country Inn 86 $2,750 
The W Senior Living at Goshen 120  

Carlucci Home 23 $4,500 
Valley View Center  360 $3,250 

 
 
The majority – 69% of 55+ housing is owned units, including condominiums and single-family 
homes. The remaining 31% of housing units are rentals, but these also include assisted living 
facilities, which may require a large down payment as an entrance fee. Assisted living facilities 
in Orange County can command entrance fees as high as $400,000 per unit2. 
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Single-family housing is the most prevalent in the 55+ communities, representing 46.8% of the 
area inventory. Condominiums and assisted living facilities account for 22.2% and 23.4% 
respectively, sharing a similar percentage of the inventory. Independent and active-adult 
apartments make up only 7% of the totality of 55+ housing units in and around the Newburgh 
area, presenting an area of opportunity and need.  
 

 
 
 
 
 
 
 
 

To Own
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To Rent
31%
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Demographics  
 
 
Newburgh 
 
The Town of Newburgh, or Newburgh Town according to the U.S. Census, has a population of 
31,985, and its residents skew older. About 10,357 or 33.3% of the population is 55+ years old. 
The Town has a total of 12,406 housing units: 11,355 are occupied and 661 are vacant. 5,258 
housing units are owner-occupied by 55+ year old individuals. 720 are renter-occupied housing 
units by 55+ year old individuals.  
 

 
Among six age groups — 0 to 4, 5 to 19, 20 to 34, 35 to 49, 50 to 64, and 65 and older — the 20 
to 34 group was the fastest growing between 2010 and 2020 with its population increasing 44%. 
The 5 to 19 age group declined the most, dropping 22% between 2010 and 2020. 
  
Newburgh has also seen growth in children under the age of five. However, 35- to 49-year-olds 
and 5- to 19-year-olds have declined, indicating that established families are moving away from 
the town while those just starting are finding their place there. The population over the age of 50 
is growing steadily at a rate of 16.3%. The population growth past 65 years is 23%, indicating 
that Newburgh residents are choosing to age in place. 
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Orange County, New York   
 
Orange County, New York according to the U.S. Census, has a population of 382,077, and its 
residents skew older. About 102,128 or 26.5% of the population is 55+ years old. The county 
has a total of 146,879 housing units: 135,746 are occupied and 11,133 are vacant. 45,990 
housing units are owner-occupied by 55+ year old individuals. 14,535 are renter-occupied 
housing units by 55+ year old individuals.  
 

 
 
Among six age groups — 0 to 4, 5 to 19, 20 to 34, 35 to 49, 50 to 64, and 65 and older — 
the 65+ group was the fastest growing between 2010 and 2020 with its population increasing 
36.4%. The 35 to 49 age group declined the most dropping 15.1% between 2010 and 2020. 
There was also growth in adults between the ages of 20 and 34. However, 35- to 49-year-olds 
and children of all ages have declined. The population over the age of 50 is growing steadily at 
a rate of 18%. The population growth past 65 years is 36%, indicating that Orange County 
residents are choosing to age in place. 
 

 
 
According to the 2020 Decennial Census, Orange County’s total population increased 7.6% 
since the last decennial census in 2010. The far northeast region of Orange County experienced 
a 17.2% population increase, displayed in the map below in bright green above Balmville. The 
map to the right of the county map is a closer look at the census tracts located in the northeast 
region.3  
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Hudson Valley 
 
As the chart below shows, the population aged 55 and above has grown significantly in every 
Mid- Hudson Valley County since 2000. This trend is explained in large part by the baby boomer 
generation moving into older age cohorts. The baby boomer generation is typically defined as 
people born after World War II, between 1946 and 1964. Under this definition, people in the 
baby boomer generation in 2017 were aged 53 to 71.  
 

Mid-Hudson Valley 
Population Aged 55+: 2000-2020 

 
 2000 2017 2020 Change 

 Count 
% of Total 

County 
Population 

Count 
% of Total 

County 
Population 

Count 
% of Total 

County 
Population 

Count % 
Change 

Columbia 17,278 27% 23,317 38% 243,56 41% 7,078 29% 

Dutchess 58,981 21% 89,904 30% 96,037 33% 37,056 39% 

Greene 12,655 26% 17,170 36% 18,083 38% 5,428 30% 

Orange 62,821 18% 95,826 25% 102,128 27% 39,307 38% 

Putnam 18,267 19% 30,619 31% 32,862 33% 14,595 44% 

Sullivan 18,429 25% 24,409 32% 25,489 34% 7,060 28% 

Ulster 40,657 23% 59,725 33% 62,946 35% 22,289 35% 

HV Total 229,088 21% 340,970 30% 361,901 34% 132,813 37% 

NYS 4,136,339 22% 5,547,153 28% 5,806,129 30% 1,669,790 29% 

US 59,266,437 21% 88,479,909 28% 94,464,256 29% 35,197,819 37% 
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The Mid-Hudson Valley has a higher percentage of people aged 55 and above (37%) than both 
New York State (29%) and the United States (37%). Among Mid-Hudson Valley counties in the 
study area, Columbia had the highest percentage of people aged 55 and above in 2020 (41%). 
Greene County was not far behind with the second largest percentage of county population 
aged 55 and above in 2020 (38%). Putnam County experienced the greatest percentage 
increase in people aged 55 and above, rising by 44% from 2000 to 2020. Orange County was 
not far behind at a 38% increase from 2000 to 2020.  

 
Source: Census, 2020; American Community Survey, 2017; Census, 2020 
 
 
The result of a projected continued population increase in the oldest age cohorts is clearly seen 
in the below age pyramid for the Mid-Hudson Valley. An age pyramid is a visual representation 
of the age distribution within a population. This age pyramid shows the 2015 population of the 
Mid-Hudson Valley compared to the 2030 population as projected by the Pattern for Progress 
model. Similar to the trend seen from 2000 to 2017, the population aged 55 and above is 
projected to make up an increasing share of total population. By 2030, 35% of the Mid-Hudson 
Valley’s population is projected to be over 55. Currently it is 30%. 
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Mid-Hudson Valley Age Pyramid 
2015 vs. 2030 Projection4 
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United States  
 
The baby boomers (post-World War II babies) began turning 65 in 2011 and by 2030, the 
remainder will also reach age 65 and account for approximately 21% of the total United States 
population.  
 
By 2050, the 65-plus age group is estimated to exceed 85.6 million, a more than 50% increase 
over its estimated 2020 population (56.1 million). The same figure for 85-plus group is even 
higher. By 2050, the 85-plus age group is estimated to exceed 18.5 million, a 177% increase 
over its estimated 2020 population (6.7 million). Additionally, by 2035 the 65-plus age group is 
estimated to be larger than the population under age 18. By 2035, there will be 78.0 million 
people 65 years and older compared to 76.7 million under the age of 18.5 
 
One of the primary drivers in trends for the aging population is mortality rates. Survivorship rates 
have shown consistent improvement for many decades. In the United States in 1972, the 
average life expectancy of a 65-year-old was 15.2 years. By 2017, the most recent available 
data, this metric increased by 5.2 years to approximately 20.4 years. Additionally, it is estimated 
that about one out of every four 65-year-olds will live to be 90 years old, with one of every 10 
expected to live past 95 years of age.6 
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Market Supply & Demand  
 
 
Market Summary (2022 Q2) 
 
The second quarter of 2022 marked a turning point in the U.S. housing market, as rising 
inflation, skyrocketing sales prices, and surging mortgage interest rates finally caught up to 
market participants. Mortgage rates exceeded expectations and hit a 14-year high in June, 
having jumped nearly 3% since January, while national existing-home sales prices topped 
$400,000 for the first time ever. Buyer demand has cooled rapidly amid the rising costs of home 
ownership, as many Americans have lost mortgage eligibility or are now unable to afford a 
home in the current economic climate. 
 
As market dynamics shift, talks of a housing correction have intensified. Although opinions are 
mixed on where the market is headed, many economists agree that the housing boom of the 
last two years has peaked. Mortgage applications are down considerably from this time last 
year, while undeterred buyers are having to pay significantly more per month to own a home. As 
a result, home sales continued to decline nationwide in Q2, largely returning to pre-pandemic 
levels, according to Lawrence Yun, Chief Economist at the National Association of 
REALTORS®. With demand moderating, housing supply has been improving in recent months, 
a sign the market is transitioning toward a more balanced market. 
 
"Upward pressure on housing prices brings upward pressure on rent," says Jerry Howard, the 
chief executive officer of the National Association of Home Builders (NAHB). Many renters have 
opted to continue renting and wait out the housing market's inflated prices, but now many 
cannot afford to move elsewhere. According to data released in June from real estate brokerage 
company Redfin, rents have increased by double-digit percentages in the past year across the 
country due to limited rental availability. 
 
The national rental vacancy rate is 5.8%, according to the U.S. Census Bureau. The average in 
the Northeast is 4.95%. A healthy rental vacancy rate typically hovers around 7 to 8%. Other 
economists recommend 5% for a healthy market. A rental vacancy rate of above 12% is 
considered high, and above 20% is considered hyper-vacancy. 
 
 
Town of Newburgh  
 
Supply & Demand 
The Town of Newburgh combines the CDPs of Balmville, Gardnertown, Orange Lake, and the 
surrounding area. The data collected in this section does not reflect the City of Newburgh. The 
Town of Newburgh has a vacancy rate of 7.6% from a total of 12,406 units (11,745 occupied 
units and 661 vacant). The homeownership rate is 82.0%, and the median gross rent is $1,612.  
 
Balmville has a total of 1,200 occupied housing units with 83 vacant units. The homeownership 
rate is 83.3%. Balmville also has the lowest vacancy rate in the Town of Newburgh at 4.7% in 
2020. The median gross rent is $2,034. 
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Gardnertown has a total of 1,618 occupied housing units with 118 vacant units. The 
homeownership rate is 78.8%. Gardnertown also has the lowest vacancy rate in the Town of 
Newburgh at 10.4% in 2020. The median gross rent is $1,575. 
 
Orange Lake has a total of 3,574 occupied housing units with 198 vacant units. The 
homeownership rate is 88.8%. Orange Lake also has the lowest vacancy rate in the Town of 
Newburgh at 5.3% in 2020. The median gross rent is $1,538. 
 
The chart below contains total figures of individuals who have moved into the Town of 
Newburgh for both owner-occupied and renter-occupied units. The data presented is in 
increments of 10 years between with the exception of the most recent data: 2019 or later. There 
is no further detailed data before 1989.  
 
The period between 2010 and 2019 marked a spike in new residents for the Town of Newburgh 
at 3,767, an increase of 22% or 681 residents from 2000 to 2009. During the 2010 to 2019 
period, owner-occupied units decreased 15% while new renter-occupied units increased 79%. 
 
Data for 2019 or later is displaying a significant increase in renter-occupied movers versus 
owner-occupied movers. This data is limited to pre-pandemic numbers.  
 

 

The chart below plots vacancy rates for the Town of Newburgh and its CDPs. The Town’s total 
vacancy rate was 7.6% for 2020, Balmville was 4.7%, Gardnertown was 10.4%, and Orange 
Lake was 5.3%. In comparison, the vacancy rate in 2020 for Orange County was 9.6% and 
5.8% for the United States.  
 
Note, all four regions have experienced a decline in vacancy from 2019. Additionally, the Covid-
19 pandemic’s effects are not represented in the chart or yet by the Census Bureau. The market 
trends section examines the most recent developments for the Town of Newburgh.  

2,330 

1,839 

3,086 

3,767 

333 

2,241 

1,757 

2,806 

2,432 

77 

89 

82 

280 

1,335 

256 

1989 or
earlier

1990-1999

2000-2009

2010-2018

2019 or later

Year Moved into Town of Newburgh Unit
Renter-Occupied Owner-Occupied Total Occupied Units



The Town of Newburgh and Regional Area 
Senior Living Real Estate Market Analysis | August 2022 
 

18 

 

Source: Census, 2020 ACS 5-Year Estimates Data Profiles 

 

Orange County  
 
Supply & Demand  
Orange County gained 28,497 people, or 7.6%, between 2010 and 2020, according to the 2020 
Decennial Census. That number may actually be greater, considering the state of the real estate 
market in the county since the COVID pandemic shut down metropolitan areas and forced 
urban dwellers to consider less crowded conditions in the Hudson Valley. Most of the growth in 
the county occurred in the southern and eastern communities.  
 
More precisely, between 2018 and 2019 the population of Orange County, NY grew from 
381,951 to 384,940, a 0.783% increase and its median household income grew from $75,825 to 
$84,458, a 11.4% increase. 
 
The most concentrated sections in the county are the Town of Palm Tree (32,954), Middletown 
(30,345) and Town of Wallkill (30,486), the City of Newburgh (28,856), Town of Newburgh 
(31,985), and Town of New Windsor (27,805).7 
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The Times Herald-Record’s database contains the latest available information about the real 
estate trends obtained from Realtor.com. It shows how hot each market is across the state, the 
number of recent sales, sales trends and a report on inventory trends locally, statewide and 
nationally. As of July 2022, Orange County’s supply score is 46.92 compared to last year’s 
score of 52.89. The County’s demand score is 16.68 compared to last year’s score of 10.72. 
Currently, the county is in a buyer’s market with houses on the market at a median of 37 days.   

 

 
 
In July 2022, the median listing home price in Orange County, NY was $400K, trending up 
11.4% year-over-year. The median listing home price per square foot was $221. The median 
home sold price was $398.8K. The sale-to-list price ratio was 104.94% which means homes in 
Orange County, NY sold for 4.94% above asking price on average in July 2022.8  
 

 

Hudson Valley  
 
Supply & Demand  
In Putnam, Dutchess, Orange and Ulster counties, inventory is at new lows, with each county 
recording fewer than two months’ worth of inventory at the conclusion of the first quarter of 
2022, according to the Hudson Gateway Association of Realtors (HGAR). This means that if no 
new homes were listed for sale, the available homes on the market would sell out in less than 
two months. 
 
Residential sales in the first quarter of 2022 in Westchester, Putnam, Rockland, Orange, 
Sullivan, and the Bronx were down from the historic peaks of 2021 but still posted strong results 
when compared with 2019 and 2020. 
 



The Town of Newburgh and Regional Area 
Senior Living Real Estate Market Analysis | August 2022 
 

20 

Residential sales, which include single-family homes, condominiums, co-operatives and 2-4 
family multi-family homes, decreased 11.6 percent in Rockland County – nearly twice as steep a 
decrease as 6.3 percent in Westchester County.  But not as severe as a 28.1 percent drop in 
Putnam County, 14.7 percent in Orange County, and a 19.8 percent in Sullivan County in first 
quarter 2022 compared to same time last year, according to OneKey MLS, LLC. 
 
Westchester, however, saw an increase in the number of condominium transactions which saw 
a 27.8 percent comparing 2022 sales to 2021 sales.9 
 
The chart below provided by Coldwell Banker Village Green Realty in their Local Experts 
Quarterly: Real Estate Report for Orange County in Q2 2022. Sales for both single family and 
condos have decreased since this time last year. New listings have also decreased. However, 
the average days on the market have decreased from 61 in 2021 to 50 in 2022. Therefore, the 
market still favors the seller while it continues to balance out.  

 
Orange County | Q2 2022 

Real Estate Snapshot – Change since last year10 
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United States  
 
Supply & Demand  
The U.S. economy is facing a web of uncertainties, strains and unprecedented events. The 
U.S. Consumer Price Index is at its highest since November 1981, while wages lag far behind. 
As Consumer Packaged Goods companies and property owners make clear their intention to 
continue raising prices, home-buying demand is decreasing, even as the country faces an 
ongoing housing shortage. Thanks to rapidly increasing interest rates, many would-be buyers 
are opting out of the market, creating additional demand for rentals.  However, renters are 
holding out for deals, choosing more affordable neighborhoods, bringing in roommates and 
even moving back in with parents to save money. 
 
The Census Bureau identifies the national rental vacancy rate is at 5.8%. According to the 
National Multifamily Housing Council (NMHC), the U.S. needs to build 4.3 million more 
apartments by 2035 to meet the demand for rental housing. This includes 600,000 units (total) 
to fill the shortage from underbuilding after the 2008 financial crisis.  
 
The NMHC reports that there has been an increase of 60% in the number of adults aged 45 or 
older renting in the last decade. Additionally, 20% of U.S. households are married couples with 
children, which reduces the demand for traditional homes. 
 
Underproduction of housing has translated to higher housing costs – resulting in a decline of 4.7 
million affordable apartments (monthly rents less than $1,000) from 2015-2020. Zumper’ July 
National Index shows a return to substantial price increases. Nationally, median one-bedroom 
rent is now $1,450, representing a 2% increase over last month and an 11.3% year-over-year 
jump. July’s two-bedroom median is $1,750, a 2% increase month-over-month and 9.3% 
increase year-over-year.11 
 

 
 
 
 
 
Future Outlook 
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The US rental market is undersupplied, and since housing prices are reaching ever higher, 
more Americans will be forced to turn to renting. Most will believe their rental will be a short-term 
transition but without new construction seriously increasing pace, their tenancy might be much 
longer. 
 
In the National Association of Realtors 2021 Home Buyer and Seller Generational Trends 
report, baby boomers are the largest share of sellers at 43%. When selling, Younger and Older 
Boomers trade for a home that has a difference of less than 100 square feet, essentially trading 
a similar sized home. Baby Boomers are selling to move closer to friends and family, due to 
retirement, or because their home is too large. Younger Boomers have owned their home 
typically 14 years before selling, while Older Boomers owned their home 16 years before 
selling.12  
 
More seniors are turning to rental opportunities to downsize from their current homes, simplify 
their lives, and/or to move closer to their children and grandchildren. Within the U.S., the 
population of seniors 55+ is projected to grow 8% between 2020 to 2025 with a median income 
growth of 10% between the same years. By 2030, seniors 65+ will account for approximately 
21% of the total United States population. By 2050, the 65-plus age group is estimated to 
exceed 85.6 million, a more than 50% increase over its estimated 2020 population (56.1 
million). 
 
The U.S. active adult (55+) community market size was valued at USD 565.3 billion in 2021 and 
is anticipated to expand at a compound annual growth rate (CAGR) of 4.01% from 2022 to 
2030. Increasing demand from baby boomers, reduction in the stigma of retiring, and growing 
interest of investors in senior living facilities are driving the market.  
 
The living preferences of baby boomers are changing, as this population wants to stay 
independent and lead an active lifestyle. Thus, post-retirement they prefer to relocate to 
communities that have residents with shared values and not senior living or assisted living 
facilities.13 
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November 13, 2019 
 
Hon. Gil Piaquadio, Supervisor and 
Town Board Members 
Town Hall 
1496 Route 300 
Newburgh, NY 12550 
 
Re:  Senior and Affordable Housing  
 
Dear Supervisor Piaquadio and Town Board Members, 
 
On behalf of Planning & Development Advisors (PDA), thank you for providing this opportunity to assist the 
Town of Newburgh in the review of the Town’s Zoning Code relative to senior housing and 
affordable/workforce housing and the density bonus provisions associated with each.  This technical memo 
evaluates: 1) the changing demographic conditions in the Town and County particularly with age cohorts 55 
and over; 2) an evaluation of the Town’s existing Sections 185-47 and 185-48 (Affordable Housing and Senior 
Housing, respectively (included as an appendix item as part of this submission)) in comparison to other code 
provisions in communities comparable to the Town of Newburgh.  With respect to senior housing, there 
continues to be an increasing societal need and demand for quality facilities to provide specialized housing for 
individual who require some assistance with daily living, specially including senior citizens.  While some senior 
housing models are designed to allow residents to “age in place”, some communities (e.g., the Town of 
Greenburgh) have taken this concept to also allow for a resident to “age in place” within the community itself, 
meaning that the community provides the opportunity for a variety of senior housing options to exist.  The 
specialized housing designed to serve seniors provides significant benefits to the community as the senior 
population forms a stable part of the community, generates limited traffic on area roadways, does not utilize 
school resources, and can serve as a source of sustained support of local businesses.  Beyond the specialized 
housing market, a recent Wall Street Journal article (see attached) notes that “aging in place” technology 
including sensors that respond to a variety of medical conditions, facial recognition for identifying visitors, and 
houses with malleable fixtures that can be adjusted as residents age create opportunities for seniors to stay 
in their existing residences longer.   
 
Table 1, Selected Demographic Conditions/Trends highlights and provides a comparison of the aging of the 
population for the Town, County and State.  As noted in the recently published article (refer to Appendix of 
this report) this is not an uncommon phenomenon in New York State.  Recent work by this office in the Town 
of Cortlandt, NY revealed that the population in that community is now more than one-third age 55 plus.  It is 
important to note that the Town of Newburgh consistently has a greater percentage of its population age 55 
plus compared to both Orange County and New York State.  The 55+ age cohort is an important distinction 
because it marks a threshold that a housing community can legally restrict the age of occupants.   
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Table 1 

Selected Demographic Conditions/trends 
 

Community Year Age 55+ Total 
Population 

% of total 
population 

Town of Newburgh 2000 6,191 27,568 22.4  
2010 8,077 29,801 27.1  
2017 9,316 30,697 30.3      

Orange County 2000 62,821 341,367 18.4  
2010 83,032 372,813 22.2  
2017 95,826 378,174 25.3 

     
New York State 2000 4,136,339 18,976,457 21.7 
 2010 4,921,611 19,378,102 25.3 
 2017 5,547,153 19,798,228 28.0 

  Source: US Census Bureau 
 
The petition submitted on behalf of the Polo Club1 application references a study by Harvard University related 
to population projections and housing needs for seniors and cites the growing demand for senior related 
housing.  That study highlights trends that this office has been observing for a number of years as we have 
reviewed senior housing projects (e.g., Kendal on Hudson approved in 2002) or have been part of the 
development team (the Club at Briarcliff originally approved 2003).  Our more recent efforts reviewing a 
Brightview Senior Living proposal in the Town of Greenburgh and promoting a zoning change in the Town of 
Cortlandt for active senior housing further reinforces the trends observed earlier.  From our own findings we 
can concur with the aforementioned Harvard Study that seniors typically: want to age in place and continue 
to live close to family, friends and support network that they have developed over the years; and, want to 
downsize to a residential unit that is more mobility friendly (e.g., single level, access to elevator).  With respect 
to the concept of aging in place, this is often a term used for facilities that allow a resident to transition from 
independent living, to assisted living to skilled nursing as there health and abilities dictate.  As noted above, 
the Town of Greenburgh has adopted the aging in place concept to include the entire community and are in 
the process of amending their zoning code to allow for a broader spectrum of senior housing products.   
 
Currently the R-2 R-3 B and IB Zoning Districts provide for a bonus provision for affordable housing, the R-3, B 
and IB provide for a bonus provision for senior housing and assisted care, with Town Board authorization 
required for modifications to density, lot dimensions and building setbacks in addition to site plan review, and 
nursing homes are permitted in the AR, R-2 and R-3 Districts all allowed subject to site plan review. (All units 
in a project in the B or IB, except existing, would have to be affordable and/or senior, so the term “bonus” is 
somewhat of a misnomer for those Districts even though used in the Code.)  It is noted that the Town of 
Newburgh currently includes senior housing as a multi-family or active adult product.  The Town’s 
Comprehensive Plan2 includes a recommendation for updating the definition of senior housing and identifying 
appropriate location for development.  In addition to senior citizen housing and senior assisted-care facility, 
there are other forms of senior housing which are not currently identified in the Town’s zoning code, including: 
 

 
1 Correspondence from Daly & Weinberg, PLLC received by the Town of Newburgh May 7, 2019 
2  Town of Newburgh Comprehensive Plan Update, October 2005, page II-44, III-61, IV-6 
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Senior multi-family/active adult: age restricted apartments. 
 
Independent living: age restricted apartments, house keeping services, prepared meals offered daily, 
activities, programming, transportation services. 
 
Assisted Living (comparable to the current assisted-care facility): age restricted apartments, house-keeping 
services, prepared meals offered daily, activities, programming, transportation services, assistance with 
activities of daily living (bathing, dressing, medications). 
 
Assisted Living (Memory Care): age restricted apartments, house-keeping services, prepared meals offered 
daily, activities, programming, transportation services assistance with activities of daily living (bathing, 
dressing, medications), secure neighborhood 24/7 with lower staff to resident ratios (more staff as compared 
to assisted living) to support residents with dementia. 
 
Skilled nursing (Nursing Home of Convalescent Home): age restricted apartments, house-keeping services, 
prepared meals offered daily, activities, programming, transportation services assistance with activities of 
daily living (bathing, dressing, medications), licensed for higher acuity residents that need more significant 
care. 
 
Continuing Care Retirement Community (CCRC): a community offering a full range of housing and services 
ranging from independent living to skilled nursing. 
 
 
Table 2 below, provides a summary of the number and type of senior related housing communities within the 
Town. 
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Table 2 
Summary of Existing Senior Housing Resources 

 
Name Address Type of 

housing 
# 
units/ 
beds 

rental/
owner 

Income 
Guide 

Amenities Zoning 
District & 
Density 
Bonus 
Sought 

Senior 
Horizons 

353-355 
South Plank 
Road 

Active 
adult 
55+ 

70 
units 

rental 1 person 
$40,620          
2 person 
46,380 

Secure entry, on-
site laundry 
facilities, 
libraries, 
community 
room, planned 
activities, beauty 
salon, fitness 
room 

B 

Lakeside 
Senior 
Housing 

Lakeside 
Road 

Active 
adult 
55+ 

102 
units 

rental 
 

community 
room, exercise 
room 

IB/102 

Stewart 
Woods 

Stewart 
Avenue  

Active 
adult 
55+ 

42 
units 

  
Fully equipped 
fitness center, 
TV lounge and 
billiards room, 
Library and 
media center, 
Social activity 
room, Private 
projection 
screen home 
theatre, Dog run. 
Walking trails to 
shopping and 
Shortline Bus 
Terminal. 

IB/42 

Gardnertown 
Commons 

Gardnertown 
Road 

Active 
adult 
55+ 

20 
units 

rental 
  

R-3/20 

Meadow Hill 
Expansion 
(fka, Golden 
Vista) 

Meadow Hill 
Road 

Active 
adult 
55+ 

21 
units 

rental 
  

R-3/21 

Saphire 
Nursing at 
Newburgh 

172 Meadow 
Hill Road 

Skilled 
Nursing 

190 
beds 

rental 
 

personal 
laundry, formal 
dining room, 
beauty & barber 
shop, social and 
recreation 
programs 

R-3/NA 

Compiled by Planning & Development Advisors with input from the Town of Newburgh Code Compliance Department 
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In summary, the Town of Newburgh has a total of 255 approved units of active senior housing (55+) 185 
units, or 72 percent were derived through the Town’s bonus provision legislation, 144 of those units are 
located in the IB District pursuant to that legislation.  In addition, the Town of Newburgh Planning Board is 
currently entertaining two site plan applications (The Polo Club and Hudson Place at Overlook Farm) that 
include bonus provisions. At some point the Town will likely be approached by senior housing providers that 
develop the more specialized senior housing product (independent living and assisted living).  These specific 
types of senior housing typically have lower impacts to the community but provide fiscal benefits to the school 
district with no impacts.   

The question of whether the Town should consider continuing the existing bonus provisions for active senior 
housing should be tempered with a better understanding of the number of units to existing population.  The 
Governor’s Smart Growth Cabinet prepared a Retirement Housing Zoning overview3 which identifies different 
zoning techniques for implementing zoning to create senior housing. As part of that publication, several towns 
that have implemented Golden Age Housing (i.e., senior multi-family/active adult) were identified.  Table 3 
below provides a comparison of the population age 55+ to the number of senior multi-family/active adult 
units.  As indicated in Table 3 the Town of Newburgh has a higher ratio of senior multi-family/active housing 
to population.  This might be an indicator that the Town may not need to continue to rely on the bonus 
provision in the Code to continue to develop senior multi-family housing associated with non-age restricted 
housing or could reduce the current bonus provided.    Further, it is noted, that the existing ordinance includes 
a bonus of assisted-care units.  As noted below, it is unlikely that a senior housing provider would include an 
assisted living component as part of a bonus program because of the specialized services required for that 
particular housing option and the economies of scale necessary create such a facility.   

Table 3 
Comparison of units to population 

Community Population 55+ # Senior housing 
MF/Active 

Ratio (unit to 
population) 

Town of Newburgh 9,316 255 1:36 
Town of Oyster Bay 97,355 1,400 1:69 
Town of Hempstead 225,744 1,260 1:179 

Source: US Census Bureau, Town of Oyster Bay, Town of Hempstead, Town of Newburgh, compiled by Planning & Development 
Advisors  

One issue the Town may want to consider regarding the senior housing bonus provision is whether to keep 
the provision but clarify that it would be targeted to affordable senior housing (active senior 55+).  The Town’s 
Code presently uses size restrictions on senior units to encourage affordability (the size of units are the same 
as that for affordable units), but this may not be the most effective technique given that seniors are typically 
living on more limited or fixed incomes.  As noted in Table 2, there is currently one facility (Senior Horizons) 
with 70 units that provides that resource within the Town.  

It is important to note, that there needs to be a distinction with respect to the provision of senior housing and 
the provision of affordable senior housing.  Recently some communities like the Village of Irvington and the 
City of White Plains have instituted affordable housing provisions as part of the development of senior housing 
projects in those communities, regardless of the type of senior housing being proposed.  Senior housing 
providers have indicated that it is problematic for senior housing developments that include services (e.g., 

3 https://aging.ny.gov/LivableNY/ResourceManual/PlanningZoningAndDevelopment/II2m.pdf 

https://aging.ny.gov/LivableNY/ResourceManual/PlanningZoningAndDevelopment/II2m.pdf
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independent living, assisted living) to include an affordable component given the more service intensive the 
use compared to a more traditional age restricted or active adult product. 
 
Affordable/workforce Housing 
 
With respect to affordable housing4, it does not appear that the Town has any current, or at least limited, 
developer interest in the use of the bonus provision to advance affordable housing construction.  The Code 
does not require the mandatory inclusion of affordable housing but leaves it to the discretion of the developer 
to decide whether to opt in or not.  Many communities that have identified the provision of affordable housing 
as part of an overall housing strategy (these are typically communities just outside of New York City 
(Westchester County, Nassau and Suffolk Counties although there are others see attached) have adopted 
inclusionary affordable housing ordinances that require a certain percentage (typically 6 to 10%) of the overall 
development program be affordable housing based on a percentage of area median income (AMI). The 
Comprehensive Plan Update (page III-44) does reference the potential for mandatory inclusion of affordable 
units into larger market rate single family and multi-family projects with priority for Town residents and 
employees.  
 
With respect to the existing code, the current Affordable Housing section ties the aggregate income limit to 
the median annual Town-paid salaries of all full-time employees.   Input from the Town Accountant indicates 
that the mean average for all full-time employees in the Town is approximately $63,000.  Based on the current 
Code requirements, maximum yearly rents, excluding utilities, for a middle-income dwelling unit shall not 
exceed 25% of the aggregate family income and the maximum gross sales price shall not exceed 2.5 times the 
aggregate family income.  In this case, using current standards approximately $15,750 annually would be 
devoted to paying rent, equivalent to $1,312.50 per month. An affordable for sale product would not exceed 
$157,500 ($63,000 x 2.5).   
 
Based on information from the New York State Affordable Housing Corporation5 (AHC), a sliding scale based 
on family size and income could also be used as a benchmark that might be more effective in addressing the 
creation of affordable housing opportunities.  A typical standard used for creating affordable housing is a 
target income of 80% of AMI, with a sliding scale based on the size of the household.   The current Orange 
County AMI is approximately $96,600, based on the AHC threshold, a four-person household income limit 
would be $77,280.      The Town of Newburgh’s eligibility threshold is much lower ($63,000 v. $77,000) for a 
family of four which might be one of the limiting factors in why affordable housing hasn’t been included as 
part of a density program.     
 
One alternative that was raised in the Comprehensive Plan Update (refer to page 43) was the potential for 
higher density projects devoted exclusively to affordable/workforce housing, targeted to specific zoning 
districts.  This concept might include the use of overlay or floating zones in such areas as the B, IB and or I 
Districts where there is available infrastructure (water, sewer, roads) and the development is proximate to 
retail and service providers which would reduce the potential traffic related impacts.  With respect to this last 
point, it is noted that traffic is typically an impact issue associated with multi-family developments and there 
are certain roadways within Town (e.g., Route 9W) which operate at less than optimal conditions.  The Town 
may want to consider more of a mixed-use development pattern as identified in the Comprehensive Plan 
Update see Item #11 page III-43 as part of a Hamlet zoning concept, Item #15 page III-45 as part of a major 
mixed-use development and as identified in the Intermediate Action Items III-63 related to integrating 
workforce housing with other uses. 

 
4 The Town of Newburgh Comprehensive Plan Update, page 43 notes that affordable housing is also commonly referred 
to as workforce housing or community housing. 
5 https://hcr.ny.gov/system/files/documents/2019/06/2019%20AHC%20Income%20Limits.pdf 
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The Orange County Planning Department participated in a 2009 study6 (the Housing Needs Assessment Report 
or (HNA)) which identified a housing needs assessment and housing affordability challenges. The HNA report 
examined existing and forecasted needs for affordable housing on the County-wide level and by municipality.   
The HNA report included a section on allocations to the different municipalities within each of the respective 
Counties by respective municipality.  The HNA report concludes with a “To be Built” target for each community 
for both owner and renters by community.  For the Town of Newburgh, the target figures for the year 2020 
are 481 units for owner-occupied units and 195 rental units.  As noted in Table 2 above, there is currently one 
development, Senior Horizons, with 70 units that has an affordable housing component.  With respect to 
workforce housing, available records indicate that there is a six-unit workforce housing building at 16 Plank 
Road in the Town of Newburgh.  
 
Quality affordable housing was identified as part of the prior planning process understanding that affording 
opportunities for Town residents and employees to remain in Town is an important societal goal and helps to 
stabilize the community.  In summary, the Town should consider making affordable housing a requirement as 
part of future residential and mixed-use developments and consider a reasonable percentage AMI to target 
the market. 
 
I will make myself available to meet with your Honorable Board in the future should you have any questions 
or comments on the above or attached.   
 
Kind regards, 
 

 
 
David B. Smith, Principal 
 
Cc:  Mark Taylor, Town Attorney 
 
 
 

 
6 A Three-County Regional Housing Needs Assessment, Orange, Dutchess and Ulster Counties 2006 to 2020, April 2009 
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February 4, 2020 

Hon. Gil Piaquadio, Supervisor and 
Town Board Members 
Town Hall 
1496 Route 300 
Newburgh, NY 12550 
 
Re:  Senior and Affordable Housing - Update 
 
Dear Supervisor Piaquadio and Town Board Members, 
 
As you will recall this office submitted for your consideration a technical memo on senior and affordable 
housing dated November 13, 2019.  There is a specific issue related to affordable housing that needs to be 
updated based on new information.  On page 6 of 7 of the November 13th submission there is reference to 
the aggregate income limit for affordable housing being tied to the median annual Town-paid salaries of all 
full time employees.  At that time of submission, the available information we had was the mean average. We 
have recently received updated information from the Town Accountant which now reflects the median 2019 
salary for full time Town employees.  Accordingly, we have updated page 6 of 7, see attached, as a replacement 
page for the original November 13th report.   In addition we have also accounted for family size to make a 
more direct comparison to corresponding affordable housing criteria. 
 
We look forward to meeting with the you and the Town Board to continue this discussion. 
 
Kind regards, 
 
 

 
 
David B. Smith 
 

Cc: Mark Taylor  
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independent living, assisted living) to include an affordable component given the more service intensive the 
use compared to a more traditional age restricted or active adult product. 
 
Affordable/workforce Housing 
 
With respect to affordable housing4, it does not appear that the Town has any current, or at least limited, 
developer interest in the use of the bonus provision to advance affordable housing construction.  The Code 
does not require the mandatory inclusion of affordable housing but leaves it to the discretion of the developer 
to decide whether to opt in or not.  Many communities that have identified the provision of affordable housing 
as part of an overall housing strategy (these are typically communities just outside of New York City 
(Westchester County, Nassau and Suffolk Counties although there are others see attached) have adopted 
inclusionary affordable housing ordinances that require a certain percentage (typically 6 to 10%) of the overall 
development program be affordable housing based on a percentage of area median income (AMI). The 
Comprehensive Plan Update (page III-44) does reference the potential for mandatory inclusion of affordable 
units into larger market rate single family and multi-family projects with priority for Town residents and 
employees.  
 
With respect to the existing code, the current Affordable Housing section ties the aggregate income limit to 
the median annual Town-paid salaries of all full-time employees.   Input from the Town Accountant indicates 
that the median annual salary mean average for all full-time employees in the Town is approximately 
$55,93863,000.  Based on the current Code requirements, maximum yearly rents, excluding utilities, for a 
middle-income dwelling unit shall not exceed 25% of the aggregate family income and the maximum gross 
sales price shall not exceed 2.5 times the aggregate family income.  In this case, using current standards 
approximately $13,98415,750 annually would be devoted to paying rent, equivalent to $1,075312.50 per 
month. An affordable for sale product would not exceed $139,84557,500 ($55,93863,000 x 2.5).   
 
Based on information from the New York State Affordable Housing Corporation5 (AHC), a sliding scale based 
on family size and income could also be used as a benchmark that might be more effective in addressing the 
creation of affordable housing opportunities.  A typical standard used for creating affordable housing is a 
target income of 80% of AMI, with a sliding scale based on the size of the household.   The current Orange 
County AMI is approximately $96,600, based on the AHC threshold, a four-person household income limit 
would be $77,280.  The Town of Newburgh’s eligibility threshold for a family of four is comparable to the AHC 
thresholdmuch lower ($78,313663,000 v. $77,000) for a family of four which might be one of the limiting 
factors in why affordable housing hasn’t been included as part of a density program.     
 
One alternative that was raised in the Comprehensive Plan Update (refer to page 43) was the potential for 
higher density projects devoted exclusively to affordable/workforce housing, targeted to specific zoning 
districts.  This concept might include the use of overlay or floating zones in such areas as the B, IB and or I 
Districts where there is available infrastructure (water, sewer, roads) and the development is proximate to 
retail and service providers which would reduce the potential traffic related impacts.  With respect to this last 
point, it is noted that traffic is typically an impact issue associated with multi-family developments and there 
are certain roadways within Town (e.g., Route 9W) which operate at less than optimal conditions.  The Town 
may want to consider more of a mixed-use development pattern as identified in the Comprehensive Plan 
Update see Item #11 page III-43 as part of a Hamlet zoning concept, Item #15 page III-45 as part of a major 
mixed-use development and as identified in the Intermediate Action Items III-63 related to integrating 
workforce housing with other uses. 
 

 
4 The Town of Newburgh Comprehensive Plan Update, page 43 notes that affordable housing is also commonly referred 
to as workforce housing or community housing. 
5 https://hcr.ny.gov/system/files/documents/2019/06/2019%20AHC%20Income%20Limits.pdf 
6 Per Section 185-47.C. ($55,938 x 1.6 = $78,313) 
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