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MEMORANDUM 

TO: Peter G. Barber, Supervisor 
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Date: February 24, 2026 

SUBJ: Town Board Consideration of Acceptance of a Planned Unit Development 
Application at 20-24 New Karner Road – Pine Bush Parc, LLC 

_______________________________________________________________________________ 

20-24 New Karner Road Planned Unit Development Summary
An application for a change of zone has been submitted requesting a change in zone of 50.9 +/-
acres from the Business Non-Retail Professional (BNRP) District to a Planned Unit Development
(PUD) District and Open Space (OS) District.    Three parcels are included in the application: 20
New Karner Road at 6.32 acres; 22 New Karner Road at 39.76 acres; and 24 New Karner Road at
4.53 acres. The three parcels are currently undeveloped and consist of mature wooded forests.
The Kaikout Kill bisects the 22 New Karner Road parcel.  No development is proposed on this
parcel.  According to the applicant’s project narrative this 39-acre parcel is proposed to rezoned
as Open Space and conveyed to the Albany Pine Bush Preserve Commission.

Surrounding zoning and land uses consist of the following.  The parcel to the north is located in 
the R40 District and consists of a National Grid substation.  Parcels further to the north include 
office/warehouse uses in Charles Park located in the Industrial District.  The parcel to the south 
consists of a shopping plaza located in the BNRP District.  Parcels farther to the south are located 
in the Local Business (LB) District and include a financial institution and retail establishment.  The 
parcels to the east include medical office uses in the BNRP District.  Parcels further to the east, 
across New Karner Road consist of a residential single-family development in the R15 District, 
undeveloped land in the Local Business District and Post Office and shopping plaza in the Local 
Business District.   

The project will consist of the following: 

• Approximately 11 acres of the 50 acres site will be included in the area to be developed.
The remaining 39 acres will be preserved and rezoned to Open Space.
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• 210 units consisting of one four-story building (closer to New Karner Road) and one five-
story building at the rear of the development area of the site and closer to the national 
Grid substation parcel. 

•  15% of the units (32 units) will be designated as workforce housing and reserved for 
households making between 80% and 120% of the Area Median Income (AMI). 

• The closest building to New Karner Road will be approximately 245’ from the road.  
Existing vegetation will be maintained to buffer the buildings from New Karner Road. 

• A cross section detail was provided showing the relation of the two buildings to New 
Karner Road and surrounding buildings.  The site gradually decreases in elevation from 
New Karner Road to the rear of the 11-acre development site.  The Finished floor 
elevation of the four-story building (building nearest to road) is 260’ and the elevation of 
New Karner Road is 268’ feet.  This will assist in decreasing the visual impacts of the 
building from the roadway as the building is lower in elevation. 

• A visual impact analysis was prepared including building renderings as viewed from 11 
New Karner Road (Post Office), 16 Gladwish Ave, 10 New Karner Road (adjacent shopping 
plaza) and aerial view. The renderings show the existing mature trees that will be 
maintained will screen the buildings from New Karner Road and adjacent uses.   

• Access to the site will be from two new curb cuts from New Karner Road.  This section of 
road is a County Road and will require review and approval of the curb cuts from the 
Albany County Department of Public Works. 

• The site is located within the Albany Pine Bush Preserve Management Area (Area 3) and 
recommended for Full Protection.   
 

Previous Pine Bush Senior Living PUD Approval – Local Law No. 7 of 2017 & Local Law No. 2 of 
2021 
In May 2017 the Town Board approved a Planned Unit Development consisting of (1) 56 unit 
assisted living facility; (2) 40-unit memory care facility; (3) 96-unit independent living facility; and 
(4) senior educational and resource facility. Also required as part of the PUD was the conveyance 
of 39.9 acres of land to the Albany Pine Bush Preserve Commission (APBPC) and a one-time 
payment of $48,000 ($250 per unit) to the Albany Pine Bush Preserve Commission.  The applicant 
was also required to install a 5’ wide and 850’ lineal feet concrete sidewalk along New Karner 
Road.  
 
In August 2021 the Town Board approved an amendment to Local Law No. 7 of 2017. The 
amendment included removing the previously approved 96-unit independent living facility with 
86 affordable independent living units, along with the previously approved 56 unit assisted living 
facility and 40-unit memory care facility.  The 39.9 acres of open space and payment of $48,000 
remained.  The PUD was reliant upon State funding for the affordable senior units, but was 
unable to obtain funding and the PUD has since expired. 
 
Albany Pine Bush Preserve Commission Technical Committee 
Concept plans were referred to the Technical Committee for their December 2025 meeting.  In a 
letter dated December 18, 2025 the Technical Committee provided the following comments: 

1. Areas designated full protection are recommended for protection in their entirety using 
the greatest means of protection possible, including donation, acquisition in fee, land 
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exchanges/swaps, purchase of development rights or conservation easement. Specifically, 
Full Protection Area 3 is valued for its existing and/or restorable pitch pine-scrub oak 
barrens, threatened and endangered species, aquatic resources, and the site’s ability to 
link and buffer adjacent preserve lands. 

2. The project appears to meet State Environmental Quality Review (SEQR) thresholds for a 
Type I Action and thus will require a coordinated SEQR review. 

3. The Technical Committee recommended the Town of Guilderland prepare, or request to 
have prepared, a thorough assessment of potentially significant adverse environmental 
impacts and determine how best to balance social, economic and environmental 
considerations associated with the implementation of the proposed concept plans for the 
site, consistent with SEQR. 

4. An environmental impact statement would provide the applicant, the Town and the 
community with an understanding of how best to avoid, minimize and mitigate adverse 
environmental impacts associated with implementing the proposed site plan. At a 
minimum we recommend such measures be comparable to those detailed in Local Law #7 
of 2017, including but not limited to dedicating open space to the Town, requiring per unit 
mitigation fees, utilizing native plant landscaping, and exterior lighting that limits ambient 
light pollution. 

 
Comprehensive Plan Update 2025 
The Town Board adopted the Comprehensive Plan Update in November 2025.  There are a 
number of recommendations/goals in the Comprehensive Plan that are supportive of the 
proposed 20-24 New Karner Road PUD, as follows: 
 
Recommendation C-5 - Prioritize the preservation of natural resources and animal habitat in 
Guilderland to promote healthy and functioning ecosystems that mitigate costly and harmful 
conditions such as invasive species, flooding, and soil erosion. 
 
Recommendation “e” within the C-5 recommendation states to “Continue to partner with land 
conservancies, trusts, and other organizations whose missions include natural resource 
preservation.”   
 
The Albany Pine Bush Preserve Commission (APBPC) mission is to protect and manage the unique 
natural communities and species of the Albany Pine Bush, while also allowing for controlled 
public recreational and educational use. The long-term vision is to protect 5,380 acres to ensure 
the ecosystem's long-term viability. This means the Commission is still working to Preserve over 
1,900 additional acres. The APBPC aims to create a connected Preserve by acquiring land within a 
designated "study area". Land is protected through fee acquisition from willing landowners, 
donations, and conservation easements. The APBPC aims to create a connected Preserve by 
acquiring land within a designated "study area". Land is protected through fee acquisition from 
willing landowners, donations, and conservation easements. The applicant is volunteering to 
convey 39.9 acres of the 50.9-acre site to the APBPC to permanently preserve the acreage within 
the Full Protection Area. 
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Recommendation D-1 – Explore tools and approaches to support the Town’s Pro-Housing 
Designation. 
 
In 2024 the Town of Guilderland was designated a Pro-Housing Community by the NYS Office of 
Homes and Community Renewal and strategies should be investigated to support the steps of the 
program. When considering potential streamlining of approvals and land use permitting the focus 
should be affordable housing, accessible housing, accessory dwelling units, and supportive 
housing.  
 
The Town should be proactive in seeking affordable and workforce housing opportunities as this 
approach can increase neighborhood diversity while meeting the housing needs of low- and 
moderate-income citizens. Pursuing such projects can assist in alleviating housing shortages and 
attract a wide range of residents.  
 
Recommendation D-3 - To maximize the Town’s investments in public water and sewer, 
transportation, and pedestrian connections, expand opportunities for housing types other than 
single-family in appropriate districts, provided there are design standards to ensure new 
housing is compatible with existing neighborhoods. 
 
Multi-family housing types can allow for efficient use of water, electrical utility, and 
transportation infrastructure, since a greater number of people are connected by fewer miles of 
pipe, cable, and road. Multi-family housing can also support the maintenance or expansion of 
public transportation service in a given area by providing sufficient population densities to satisfy 
transportation system demand models. Like other types of development, multi-family residential 
development should be situated appropriately, where infrastructure investments can support 
such construction, and should conform to design guidelines that are in accord with the 
envisioned neighborhood character. 
 
Recommendation D-11 - Add an inclusionary zoning requirement for affordable residential units 
in Planned Unit Developments. 
 
Inclusionary zoning refers to planning ordinances that require or incentivize the creation of housing 
units that are affordable to low- to moderate income households. By adding inclusionary zoning as 
a required component of future PUDs in Guilderland, the Town can enlist private developers as 
allies in a coordinated approach to providing more affordable housing options to Town residents.  
 
The applicant is proposing that 15% of the units (32 units) will be designated as workforce housing 
and reserved for households making between 80% and 120% of the Area Median Income (AMI). 
 
Parks, Recreation, Open Space & Historic Resources Chapter in the Comprehensive Plan 
A goal listed in this chapter of the Comprehensive Plan states:  
 
“Prioritize the preservation of open space in the Town of Guilderland, particularly where such areas 
perform critical ecosystem functions and/or contribute to scenic resources that influence the 
character, aesthetics, economy, health and welfare of the town.” 
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The applicant is volunteering to convey 39.9 acres of the 50.9-acre site to the APBPC to 
permanently preserve the acreage within the Full Protection Area. 
 
Pro-Housing Community Designation 
In June 2024 the Town of Guilderland became a designated Pro-Housing Community by NYS Homes 
and Community Renewal.  In 2023, Governor Hochul signed Executive Order No. 30 to establish 
the Pro-Housing Community Program in order to recognize and reward municipalities actively 
working to unlock their housing potential and encourage others to follow suit. Localities that have 
successfully unlocked housing growth or committed to taking important steps to support housing, 
such as by streamlining permitting and adopting pro-housing policies, and that have applied and 
submitted critical housing and zoning data to the state, will receive a certification from New York 
State Homes and Community Renewal. 
 
As part of the certification process the Town submitted documentation showing that our housing 
stock had increased by 0.33 percent in the previous year or 1 percent over the previous three years 
to qualify for the certification. Additionally, the Town Board had to pass a resolution (Resolution 
No. 1 of 2024) stating the Town’s commitment to Pro-Housing principles along with submitting the 
required housing and zoning data.  The resolution included a number of steps the town would take 
to assist in alleviating the housing crisis, including: 
 

1. Streamlining permitting for multi-family housing, affordable housing, accessible housing, 
accessory dwelling units, and supportive housing. 

2. Adopting policies that affirmatively further fair housing. 
3. Incorporating regional housing needs into planning decisions. 
4. Increasing development capacity for residential uses. 
5. Enacting policies that encourage a broad range of housing development, including multi-

family housing, affordable housing, accessible housing, accessory dwelling units, and 
supportive housing.  

 
As highlighted above, Recommendation D-1 in the Comprehensive Plan Update recommends the 
Town explore tools and approaches to support the Town’s Pro-Housing Designation.  A number of 
the Pro-Housing policies listed above are supportive of the proposed PUD.   
 
Review Process for Planned Unit Development Applications 
The PUD review process is outlined in §280-17.E of the town zoning law.  The Town Board is the 
lead agency with the Planning Board providing site plan review and recommendations to the Town 
Board. 
 
Planning Board Sketch Plan Review 
If the Town Board accepts the application the next step in the review process would be for the 
Town Board to refer the application to the Planning Board for sketch plan review.  The Planning 
Board will review the plan and provide a report back to the Town Board.  
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Town Planner Recommendations 
The Town Planner recommends the Town Board accept the 20-24 New Karner Road PUD 
application based on the following: 
 

1. Public comments made during the 3 ½ year comprehensive plan update process highlighted 
the need for more affordable housing options in Guilderland. The applicant is proposing 
15% of the units (32) to be workforce housing units, addressing the housing affordability 
issue the Town is facing.  
 

2. The proposed PUD is implementing recommendations and goals in the 2025 
Comprehensive Plan Update as summarized in this memo.  The recommendations were the 
result of lengthy public involvement process and represent the vision residents have for the 
Town. 

 
3. The Town Board previously adopted a local law for a 182-unit senior living PUD on this site, 

consisting of assisted living, memory care and affordable senior housing. The proposed 210-
unit PUD is similar in nature in terms of density and area of disturbance.  
 

4. The existing topography of the site and the applicant’s proposed site plan show the majority 
of trees along New Karner Road will be maintained and buffer the development from 
surrounding residential land uses. 
 

5. The applicant is proposing to convey 39 acres of land (78% of the site) to the Albany Pine 
Bush Preserve Commission.  The proposed development will be limited to an 11 acre area 
adjacent to New Karner Road. 
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20 NEW KARNER ROAD PUD 

Project Narrative 

January 29, 2026 

 

 

INTRODUCTION 

The proposed project site is located at 20-24 New Karner Road in the Town of Guilderland, Albany County, 

New York. The site is located approximately 800 feet north of the intersection of New Karner Road and 

Western Ave. The project area includes a total area of approximately 50.90 acres. The project area 

specifically includes parcels 40.00-2-18.1, 40.00-2-18.2, 40.00-2-18.3 and 40.00-2-18.4. Lot line 

adjustments and/or lot consolidations are proposed.  

 

The applicant for the project is PINE BUSH PARC, LLC, 453 Broadway, Brooklyn, NY 11211. The owner of 

the property, according to tax map records, is the estate of Martin J. Kehoe, Jr. at 936 Kings Road, 

Schenectady, NY 12303. 

 

The project proposes a residential development consisting of one (1) four-story multi-family building and 

one (1) five-story multi-family building and associated parking, access, utilities and amenities. The 

remaining lands not associated with the proposed development will be rezoned as open space and 

conveyed to the Albany Pine Bush. The proposed project supports the goals of the Town of Guilderland 

Comprehensive Master Plan and helps to strengthen the fabric of the existing development in the Town 

by providing a mix of market rate and work force housing. The project will be developed in accordance 

with all local, state, and federal requirements.  

 

EXISTING CONDITIONS 
Existing Land Use and Zoning  

The project area is located within the Business Non-Retail Professional (BNRP) as defined by the Town of 

Guilderland zoning code. Under existing conditions, the project area is currently vacant and consists of 

mature wooded areas. The project area has approximately 431 feet of frontage along New Karner Road. 

The project area is relatively level near New Karner Road with moderately steeper slopes towards the 

center of the site near the Kaikout Kill. 

 

Soils 

According to maps from the Natural Resources Conservation Service (NRCS) of Albany County, the onsite 

soils are classified as follows:  

 

Colonie Loamy Fine Sand, Co – (0-25% slopes): This is a very deep, moderately sloping, well-
drained to excessively drained soil formed in glaciolacustrine, glaciofluvial, or eolian deposits 
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dominated by fine sand and very fine sand. The potential for surface runoff is negligible to 
medium. Depth to the water table is more than 6 feet, and depth to bedrock is more than 6 feet. 
Hydrologic Soil Type A. 

 

Hudson Silt Loam, HuE – (25-45% slopes): This is a very deep, relatively steeply sloping, moderately 
well-drained soil formed in clayey and silty lacustrine sediments. The potential for surface runoff 
is medium to very high. Depth to the water table is 18 to 24 inches, and depth to bedrock is more 
than 6 feet. Hydrologic Soil Type C/D. 
 

Wetlands 

There are no known wetlands within the proposed areas of disturbance. An updated wetland delineation 

is being conducted. 

 

PROPOSED CONDITIONS 
The proposed 20 New Karner Road PUD project involves the construction of two (2) buildings with 

associated parking, outdoor amenity space, sidewalks, landscaping, and utilities. The building proposed 

closer to New Karner Road will be 4 stories in height with a 34,350 square foot T-shaped footprint. This 

structure will include 93 multi-family units. The second structure located further from New Karner Road 

will be 5 stories in height with a 34,350 square foot L-shaped footprint. This structure will include 117 

multi-family units. In total, 210 dwelling units are proposed, with 15% of the units designated as work-

force housing. The proposed workforce housing units will be reserved for households making 80% to 120% 

of the Area Median Income (AMI). The proposed workforce housing will provide more affordable housing 

options within the Town of Guilderland. The remaining units will be standard market rate apartments. 

This represents an overall project density of approximately 4.1 units per acre. Project amenities are to be 

determined, however the applicant intends to include active/passive open spaces, an interconnected 

sidewalk system, and recreation areas. 

 

The proposed development is located in the upland areas between New Karner Road and the Kaikout Kill. 

The proposed action is located more than 220 feet from New Karner Road. The existing vegetation will be 

maintained to the greatest extent possible to provide natural screening. The site access will also be 

designed to limit visual impacts on New Karner Road. The proposed development also intends to maintain 

the areas adjacent to the Albany Pine Bush and the Kaikout Kill to the greatest extent possible while still 

maintaining a substantial distance to New Karner Road. 

 

Access to the site is intended to be via two full access curb cuts extending from New Karner Road that will 

be coordinated with the New York State Department of Transportation. The primary access point will be 

the northern entrance with the secondary southern entrance for use by fire and emergency services. The 

proposed development will be in accordance with the Town of Guilderland requirements and will provide 

a minimum of 1.5 spaces per unit. In total 315 spaces are required. The proposed site plan includes 321 

spaces, with 8 ADA accessible spaces.  

 

Approximately 11 acres of the overall project site is associated with the proposed residential 

development. The remaining 39.9 acres will be rezoned as Open Space and conveyed to the Albany Pine 

Bush Preserve Commission. 
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It is our opinion that the proposed PUD would complement existing development within the New Karner 

Road and Western Ave Corridors and existing development within the Town of Guilderland. The proposed 

project site is conveniently located in close proximity to employers, major highways, public transportation, 

retail and town recreational opportunities.  

 

PROPOSED INFRASTRUCTURE 
Water service will be provided by connecting to the existing Town of Guilderland Water Department 

public infrastructure. Wastewater service will be provided by connecting to the existing Town of 

Guilderland Sewer Department public infrastructure. 

 

Stormwater Management  

Stormwater runoff from the proposed site will be managed on site utilizing a designated stormwater 

management area. Stormwater management practices will be addressed in a project specific Stormwater 

Pollution Prevention Plan (SWPPP) which will be designed and implemented in accordance with the 

NYSDEC technical standards. In general, the design of the project will follow the natural topography as 

closely as possible, using existing site topography and drainage features to convey stormwater runoff. The 

stormwater management system and appurtenances shall be designed and constructed in accordance 

with all local, state, and federal requirements and will be privately owned, operated and maintained by 

the applicant.  

 

SUMMARY 
The 20 New Karner Road PUD project will uphold the Town’s vision by working with existing land features, 

following zoning guidelines while providing desirable and affordable housing options in the Town of 

Guilderland. The proposed project supports the goals of the Comprehensive Master Plan and helps to 

strengthen the fabric of the existing development in the Town by providing a mix of market rate and 

workforce housing. The applicant and the applicant’s engineer look forward to working with the Town of 

Guilderland to advance this project.  
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View from 11 New Karner Road (Post Office)
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View from New Karner Road Looking at 14 New Karner Road
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View from 16 Gladwish Ave
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Aerial View
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View from 10 New Karner Road - Looking from Plaza Driveway
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195 NEW KARNER ROAD, SUITE 1 • ALBANY, NEW YORK 12205 • PHONE 518.456.0655 • FAX 518.456.8198 
WWW.ALBANYPINEBUSH.ORG 

100% Recycled Paper 

December 18, 2025 

 

Mr. Kenneth Kovalchik, Town Planner  

(via electronic mail only) 

Guilderland Town Hall 

5209 Western Turnpike; PO Box 339 

Guilderland, NY 12084 

 

Re: 20 New Karner Road   

 

Dear Mr. Kovalchik,  

Thank you for providing updated concept plans for the above referenced project and for joining 

us at the December 2nd Technical Committee meeting. The following comments and 

recommendations are offered in response to that discussion and the plans provided.  

The Albany Pine Bush (APB) supports the world’s best remaining example of an inland pitch 

pine-scrub oak barrens (PPSOB), more than 70 wildlife Species of Greatest Conservation Need 

(SGCN), including the federal and state endangered Karner blue butterfly (Kbb) and state 

threatened frosted elfin butterfly. The site has been designated as a National Natural Landmark, a 

Maurice D. Hinchey Hudson River Valley National Heritage Area Site, a National Recreational 

Trail Site, a NYS Unique Area, a NYS Bird Conservation Area and a National Audubon Society 

Important Bird Area. Consequently, coordinating the review of development proposals within the 

APB Study Area, is an essential part of achieving the vision for the Albany Pine Bush Preserve 

(APBP) consistent with Environmental Conservation Law (ECL) Article 46, the 2017 

Management Plan Update for the APBP (APBPC 2017; 

http://www.albanypinebush.org/commission/management-plan) and the vision detailed in the 

2025 Town of Guilderland Comprehensive Plan Update.  

 

▪ Subject location recommended for Full Protection  

The proposal for 20 New Karner Road is located within the APB Study Area, described in the 

APBP 2017 Management Plan Update (APBPC 2017) and within an area recommended for 

Full Protection (Area 3). Areas designated full protection are recommended for protection in 

their entirety using the greatest means of protection possible, including donation, acquisition 

in fee, land exchanges/swaps, purchase of development rights or conservation easement. 

Specifically, Full Protection Area 3 is valued for its existing and/or restorable pitch pine-

scrub oak barrens, threatened and endangered species, aquatic resources, and the site’s ability 

to link and buffer adjacent preserve lands. Consequently, the proposed development is likely 

to have significant adverse impacts on the Albany Pine Bush Preserve Commission’s 

(APBPC) ability to create and manage a viable preserve.  

 

▪ SEQR and the Albany Pine Bush National Natural Landmark 

The project appears to meet State Environmental Quality Review (SEQR) thresholds for a 

Type I Action and thus will require a coordinated SEQR review. The proposed project is 

substantially contiguous to lands protected within the APBP and designated a National 

Natural Landmark by the United States Secretary of the Interior. Even if the proposal limits 

disturbance to fewer than 10 acres, 6 NYCRR Part 617.4 (10) clarifies that actions occurring 

wholly or partially within, or substantially contiguous to any publicly owned or operated 

parkland, recreation area or designated open space, including any site on the Register of 

http://www.albanypinebush.org/commission/management-plan
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National Natural Landmarks that exceeds 25% of any SEQR threshold, shall be classified a 

Type I Action. 

 

The project may also exceed several of the criteria for determining significance outlined in 6 

NYCRR Part 617.7(c), Determining Significance. These include potential adverse changes to 

vegetation, the creation of a material conflict with a community’s current plans or goals as 

officially approved or adopted; and a substantial change in the use, or intensity of use, of land 

including agricultural, open space or recreational resources, or in its capacity to support 

existing uses. As such, it appears that the proposed action may have significant adverse 

environmental impacts. The APBPC therefore requests that the Town of Guilderland prepare, 

or request to have prepared, a thorough assessment of potentially significant adverse 

environmental impacts and determine how best to balance social, economic and 

environmental considerations associated with the implementation of the proposed concept 

plans for the site, consistent with SEQR.  

 

An environmental impact statement would provide the applicant, the Town and the 

community with an understanding of how best to avoid, minimize and mitigate adverse 

environmental impacts associated with implementing the proposed site plan. At a minimum 

we recommend such measures be comparable to those detailed in Local Law #7 of 2017, 

including but not limited to dedicating open space to the Town, requiring per unit mitigation 

fees, utilizing native plant landscaping, and exterior lighting that limits ambient light 

pollution. 

 

These comments represent likely APBPC reactions to the plans submitted and are my speculation of the 

opinion of the APBPC. This letter is not an endorsement of the proposed plans. 

 

Sincerely,  

 
Neil A. Gifford 

Conservation Director 

 

 

cc:  APBPC Technical Committee 

Mr. Sean Reynolds, APBPC Chair – NYSDEC Region 4 Regional Director 

Mr. Christopher A. Hawver, APBPC Executive Director 

Ms. Trish Gabriel, NYSDEC Environmental Analyst – Region 4 

Mr. Michael Clark, Regional Wildlife Supervisor, NYSDEC-Region 4 

Mr. Scott Lansing, Lansing Engineering 

 

 

Citations:  

APBPC. 2017. Management Plan Update for the Albany Pine Bush Preserve. Albany, NY. 

(www.albanypinebush.org)   
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