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Town of Ballston 
Highlights of Major Proposed Zoning Changes  

to Address Updated Comprehensive Plan  
November 2021 

 
A. Rural Character and Targeted Growth Goals 

•  Maintain rural character by limiting growth in rural areas and enhancing land conservation. 
•  Expand the Town’s active and passive recreational resources to meet the growing demand for 

these amenities. 
 

Proposed Zoning to Meet Goals: 

1.  Removes the PUDD (Planned Unit Development District) as an allowable zoning technique in all 
districts. 

2.  Changes density of development in the Rural District to 1 dwelling unit per 5 acres with a minimum 
lot size of 1 acre and increased front, side and rear yard setback requirements.  Also increased the 
minimum lot width required to 250 feet and lowered the maximum lot coverage allowed. 

3.  Expands use of traffic calming methods in all business-oriented districts. 

4.  Requires use of the conservation subdivision design technique for all major subdivisions with 50% 
of the parcel permanently preserved in the Rural and the Ballston Lake Residential District.  Other 
aspects of this requirement are that it allows for application of traditional neighborhood design of 
clusters within a Conservation Subdivision in the Ballston Lake Residential District.  

5.  Removes the ability for the Planning Board to waive conservation subdivision requirements. 

6.  Adds language to require paths, trails and bike routes to be provided when subdivisions occur. 

7.  Removes multi-family dwelling development in all zoning districts in Town except within a senior 
housing district that might be established in the future. 

8.  Allows for townhouse development in some districts, but at the same density as any other kind of 
residential dwelling. The number of townhouse units allowed would be the same as the number of 
single family dwelling units allowed. 

9.  Removes the Transfer of Development Rights program and all related text in the zoning and 
replaced it with a purchase of development rights (PDR) program.  This is a multi-faceted program 
that: 

o Is designed to incentivize developers to participate in the PDR program and pay PDR fees in 
exchange for residential density bonuses. The money earned will be dedicated to 
permanently preserve agricultural lands, open space, and areas having high environmental 
sensitivity. 
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o The Town Board will set a fee for a PDR. For every one PDR fee paid, the developer will be 
eligible to gain 1 dwelling unit bonus. 

o Up to 50% of the total density bonuses the applicant is eligible for can be used as of right 
when the appropriate number of PDR fees are paid, except in the Hamlet Residential 
District, up to 75% of the bonuses can be used as of right.  Town Board approval will be 
needed to apply the remaining 50% of bonus units the parcel is eligible for (or the final 25% 
in the Hamlet Residential).  Note that no density bonuses allowed through the Purchase of 
Development Rights Program are allowed to be used in the Rural District. 

o The zoning outlines the residential density allowed when bonuses are to be used. 
o An additional incentive is offered to those who provide green energy initiatives in their 

residential development.  For residential developments, provision of green energy initiatives 
will reduce the PDR fee paid to further the incentive. 

o Commercial buildings may increase their building footprint (size) by also participating in the 
PDR program and green energy initiative.  The zoning details the amount of building size 
increases available through provision of various green energy initiatives.  A PDR fee would 
have to be paid and the type of green energy initiative provided would determine how 
much square footage increase they can get.  For commercial developments, provision of 
green energy initiatives will also reduce the PDR fee paid to further the incentive. 

10.  Adds regulations for temporary signs. 

11.  Establishes both minor and major home occupation use in primary dwellings to allow for and 
promote no/low impact home offices, telecommuting, and businesses. Now no/low impact minor 
home occupations do not need Planning Board approval, while major ones continue to require a 
special use permit.  

12.  Adds requirement for submission of a lighting and landscape plan as part of a site plan review 
application. 

13.  Adds requirement for elevation drawings as part of a site plan review application so that the 
Planning Board can adequately understand building design. 

14.  Adds definition of and allowance for use of an accessory dwelling unit in most residential districts  
(except for Ballston Lake Waterfront). It now allows for an accessory dwelling unit to be created 
within a principal dwelling or in an accessory structure on the property, but not both. 

15.  Allows subdivisions in the Rural and Ballston Lake Residential to use average lot size. This means 
that landowners can create a variety of lot sizes in a subdivision provided water and septic 
requirements can be met and that the average density equals that required for the zoning district. 
This will allow more flexibility and will promote less of the uniformity typically seen with 
conventional subdivisions. 

16.  Decreases the allowable size of commercial buildings to ensure such developments are consistent 
with the scale and intensity desired. The PDR and Green Energy Initiative (#9)offers density bonuses. 
These changes proposed are: 

o Rural Highway Transition District from 10,000 square feet to 5,000 square feet (no 
square footage bonus allowed). 
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o Business District from 45,000 square feet to 5,000 square feet (up to 15,000 sf when 
participating in the PDR program). 

o Mixed Use Ballston Lake from 10,000 square feet to 2,000 square feet (up to 5,000 sf 
when participating in the PDR program). 

o Mixed Use Route 50/67 from 90,000 square feet to 10,000 square feet (up to 40,000 sf 
when participating in the PDR program). 

o Burnt Hills Commercial from 25,000 square feet to 15,000 square feet. 

B. Agriculture Goals 

•  Support existing farming community and promote new farming opportunities. 
•  Encourage agri-business opportunities and support existing agribusinesses. 
•  Encourage the conservation of farmland and significant open spaces and ensure the long-term 

viability of agriculture. 
 

Proposed Zoning to Meet Goals: 

1.  Increases the size of the buffer between active agricultural lands and new subdivisions by 
requiring a 200’ buffer between both minor and major subdivisions in the Rural District while 
allowing for a decrease in the buffer size to 150 ‘ under certain, detailed conditions. 

2.  Strengthens the application of agricultural buffers between active agricultural lands and new 
residential uses. 

3.  Adds requirement, to match NYS Agricultural and Markets Law, for submission of the agricultural 
data statement as part of the Site Plan Review process so that the Planning Board has additional 
information and the ability to notify other agricultural owners about development proposals. 

4.  Adds in a section allowing keeping of certain livestock and farm animals on land that is not part of 
a farm operation in the Rural District. This allows for animal agriculture on a small scale based on 
acreage of parcel. 

5.  Adds in a new section on agri-tourism allowed on farm operations with a modified site plan review 
in a manner consistent with New York State Department of Agriculture and Markets guidelines for 
direct sales. 

6.  See also Rural Character and Targeted Growth #4 related to mandatory use of conservation 
subdivisions to preserve 50% of the parcel. Preserved lands can be maintained for farmland. 

C. Hamlet Goals 

•  Focus new growth to the hamlet areas and enhance walkability. 
•  Enhance gateways within the hamlets. 
•  Maintain community character. 
•  Celebrate and protect historic character of the hamlets. 

 

Proposed Zoning to Meet Goals: 
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1.   Changes zoning so that both minor and major subdivisions, instead of just major subdivisions must 
follow procedures for and meet traditional neighborhood design development standards so hamlet 
style lots and streetscapes are provided for when new development occurs.  Changed zoning so that 
new development not part of a subdivision also must meet the setback and other traditional 
neighborhood standards. 

2.  Allows for Purchase of Development Rights Density Bonuses to be used in the Hamlet Residential 
District as per the Comprehensive Plan to allow residential growth to be focused in that area. 

3.  Requires the Planning Board to evaluate all special use permit, site plan and major subdivision 
applications in the hamlet for traffic impacts, and to use traffic calming methods to slow traffic. 

4.  Increases minimum lot size in hamlet areas without water and sewer to 1 acre and with water and 
sewer to ½ acre. Changed front, side and rear setbacks slightly to reflect current development 
patterns there. 

D. Clean Energy and the Environment Goals 

•  Promote use of clean energy alternatives. 
•  Create a network of open spaces to provide wildlife habitat and potential greenway/recreational 

trail corridors. 
•  Ensure the protection of the Town’s important natural resources such as soils, stream corridors, 

wetlands floodplains, and in particular, the water quality and scenic qualities of Ballston Lake. 
•  Explore incentives for residential and commercial growth that will utilize alternative energies 

and designs. 
•  Enhance Ballston's sustainability and resiliency. 

 

Proposed Zoning to Meet Goals: 

1.  Requires all outdoor lighting for commercial uses and external lighting for signs to use LED-style 
lights.  However, continues to regulate the LED style signs. 

2.  Requires all new street trees to be planted to be native species. 

3.  Adds section that requires connection of open space lands that are preserved when  conservation 
subdivision takes place to each other to maintain open space linkages. 

4.  Extends 100’ stream buffer protections already in the zoning to all Class C and Class C (t) streams 
throughout town, not just in the Ballston Lake Watershed. 

5.  Adds references to the Ballston Lake Watershed Management Plan (and any future amendments 
to it) to be used in the further protection of water quality of the Lake. 

6.  Adds new section requiring EVSE (Electric Vehicle Supply Equipment) for all new parking lots. 

7.  Addresses sensitive environmental features that may be on the site by adding new document 
submissions as part of the Site Plan Review process.  

8.  Requires the use of net acreage to calculate allowable residential density in the Rural and Ballston 
Lake Residential districts. This means that environmentally sensitive acreage is subtracted from the 
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total acreage to yield the buildable acreage of the parcel and residential density is calculated from 
the buildable acreage. 

9.  Protects environmentally sensitive areas by establishing setbacks are not to be measured from the 
boundaries of identified constrained land on the parcel, not from the property line. This will further 
protect environmentally sensitive lands.  

 

E. Infrastructure Goals 

•  Maintain existing public water and sewer infrastructure. 
•  Limit the unnecessary expansion of urbanizing infrastructure (especially sewer service) in areas 

of the Town where increased growth is not encouraged and provide adequate service where 
growth is encouraged. 

•  Improve mobility and connections in the Town. This includes investments in needed highway 
infrastructure, improved access to public transportation, and enhancements to the safety and 
attractiveness of non-motorized modes of travel such as bicycling and walking. 

 

Proposed Zoning to Meet Goals: 

1.  Zoning offers higher density in those districts where water and sewer are or could be located.  
Expansion of water and sewer to the Rural District is not included. 

 
F. Enhancing Clarity, Efficiency of Zoning and Zoning Process, and Methods to 

Ensure Community Expectations Met when Development Occurs 
Proposed Zoning to Meet Goals: 

1. Updates existing or added new definitions: 
o Accessory Apartment 
o Actively Farmed Land 
o Agritourism 
o Animals, Livestock and 

Livestock Products 
o Buffers, Farmland 
o Buffers, Wetland 
o Commercial Building 

Footprint 
o Commercial Use 

o Conservation Easement 
o Convenience Store 
o Density, Net and Gross 
o Development Rights 
o Electric Vehicle Supply 

Equipment (ESVE) 
o Environmentally Sensitive 

Features 
o Farm Worker Housing 
o Filing or Gas Station 

o Green Space 
o Home Occupation, minor 

and major 
o Open Space 
o Prime Farmland 
o SEQRA 
o Soils of Statewide 

Importance 
o Unfinished Building 
o Vacant Agricultural Land 

 
2. Changes the name of some zoning districts so that they are more personalized to Ballston and better 

reflect the existing area: 
o Mixed Use Central Ballston Lake – now Mixed Use Ballston Lake District 
o Mixed Use Center North – now Mixed Use Route 50/67 District 
o Mixed Use Center South – now Burnt Hills Commercial District 
o Business Highway 1 – now Business District 
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3.  Updates the purpose statements of each district to better reflect the goals Ballston has for each of 
these as per the Comprehensive Plan. 

 
4.  Reformats all the Use and Dimension tables for easier viewing and clarity. 
 
5.  Adds ability for a performance bond to be required as part of the special use approval process. 
 
6.  Adds in requirement for payment of a Town Parks and Recreation Fee as part of the special use 

approval process, with Fee to be established by Town Board. 
 
7.  Adds in requirement for payment of mitigation fee(s) as part of the special use approval process, 

with Mitigation Fee to be established in the Generic Environmental Impact Statement. 
 
8.  Changes the site plan waiver provisions so that waivers are only requested by the applicant, in 

writing, and clarifying that such waivers are for submission requirements, and not waivers from the 
development standards of the zoning law.  

 
9.  Adds in the previously adopted solar law to the zoning text. 
 
10.  Adds in section establishing standards for accessory structures such as height and setbacks. 
 
G. Changes to the Use Tables 
 

Proposed Zoning to Meet Goals: 

A variety of changes have been proposed for the Use Tables to promote district goals.  In addition to the 
above, the following are also proposed: 
 
1.  Adds Cannabis Dispensary as a use requiring a special use permit in business districts. 
 
2.  In the Business District and Mixed Use Ballston Lake District, changes some business uses from 

requiring a special use permit and site plan to just site plan approval. This is proposed to promote 
business development in business areas. 

 


	Blank Page



