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PREFACE – HISTORICAL NOTE OF SIGNIFICANCE 
 
After the Town of Lake Pleasant received initial funding in early 2004 by Senator Elizabeth O’C Little 
for the purpose of preparing a new Comprehensive Plan, the Town invited the Village of Speculator to 
participate without additional expense.  The invitation specified the Town and Village would retain their 
independence in commitments and zoning recommendations and that the result could be either joint or 
individual comprehensive master plans and separate zoning updates. The Village accepted the invitation 
and appointed representatives as identified in the Comprehensive Master Plan Working Committee page. 

 
The Town and Village representatives jointly interviewed the consultant candidates and unanimously 
selected Saratoga Associates to provide the necessary services. During the first few working sessions it 
was agreed that we should treat the Town and Village interests as one Community, and the study 
proceeded in that manner. 

 
The Town and Village representatives harmoniously worked both cooperatively and independently on the 
analysis for land utilization and potential zoning changes in their respective jurisdictions. All draft 
documents reflected this working relationship until June of 2005, at which point the Village Board 
decided to withdraw from the cooperative effort to develop a meaningful Plan. Since this time there have 
been two additional Village Board meetings, and in each instance a majority of the Trustees has not been 
willing to reverse their decision. A copy of the Village Board of Trustees meeting minutes voting to 
withdraw from the process follows this Preface.  
 
IT IS IMPORTANT TO RECOGNIZE THE BENEFICIAL CONTRIBUTIONS OF ALL WORKING 
COMMITTEE PARTICIPANTS AND THE VALUE OF THE RESULTING COMPREHENSIVENESS OF 
THE ORIGINAL DRAFT PLAN, WHICH REFLECTED THE NEEDS OF THE COMMUNITY. 
 
THE WITHDRAWL OF THE VILLAGE HAS RESULTED IN THIS STAND ALONE COMPREHENSIVE 
MASTER  PLAN. THIS PLAN HAS BEEN MODIFIED ONLY TO THE EXTENT THAT IT RELATES 
EXCLUSIVELY TO THE TOWN OF LAKE PLEASANT. THE STRUCTURE OF THE PLAN HAS NOT 
CHANGED, THUS RETAINING COMPATABILITY WITH A VILLAGE PLAN CONTAINING THE SAME 
OBJECTIVES, SHOULD THE VILLAGE DECIDE TO RE-ENTER THE PROCESS IN THE FUTURE.  
 
THIS STAND ALONE UPDATED TOWN COMPREHENSIVE PLAN REFLECTS THE LOSS OF THE 
VILLAGE PARTICIPATION AND THE LOSS OF INCLUSION OF THE ECONOMIC CENTER OF THE 
COMMUNITY. 
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JULY 5, 2005 

VILLAGE OF SPECULATOR 
BOARD OF TRUSTEES 

 
ORDER OF THE DAY 
 
 Mayor Tracy brought a resolution to the attention of the Board from the Town of 
Lake Pleasant for an application to the Environmental Protection Fund for funding to begin 
implementation of the Joint Comprehensive Plan by preparing a NYS Route 30/8 Corridor 
Enhancement Plan and Design Standards.  Trustee McComb said he had a concern about 
this resolution as it alludes to the implementation of the Comprehensive Plan that has not 
been agreed to at this point.  He said he would like more information on this resolution and 
would like to table this matter until Saratoga Associates can address the Board.  Trustee 
McComb made a motion to tale the matter until the next meeting.  There was no second.  A 
contentious discussion began during which Mayor Tracy read a letter from George Sherman 
and a statement that she had written. 
 
 Mr. Sherman’s letter said that while there were no definitive proposals at this time, 
there is a definite need for affordable housing in the area to encourage sustained growth in 
the area.  Mayor Tracy stated that Mr. Sherman has been a strong supporter of the Village 
and has been a part of many improvements to the area.  Mayor Tracy said that much of what 
Trustee McComb has opposed in the past has been based on misinformation.  Mr. McComb 
made a rebuttal to Mayor Tracy’s comments.  Regarding the consolidation of garbage 
service, he told how he calculated the cost per ton.  A lengthy discussion ensued. 
 
 Trustee McComb also said that he felt it was inappropriate of the Village Attorney to 
go to the Planning Board and make a proposal to include one- and two-family houses when 
the Village Attorney might be a partner in the corporation that is proposing affordable 
housing.  Trustee McComb was forceful about Mayor Tracy investigating a possible conflict 
of interest with the Village Attorney and the proposed changes in zoning.  Mayor Tracy said 
that Trustee McComb’s actions in this matter also seemed like a conflict of interest.  

 
The Village Land Use Code is sufficient for the Village.  Trustee Rudes said she looked at it 
as another railroading by the Town of Lake Pleasant. 
 
 Trustee McComb made a motion that the Village withdraw from the Comprehensive 
Plan Committee and that the Village come back and do its own Comprehensive Plan and 
Zoning.  Trustee Hoover seconded and the vote was as follows:  Trustee McComb, Hoover 
and Rudes – yea and Trustee Cook – nay.  The motion passed. 
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POLICY STATEMENT 
 
 

 
Pursuant to Section 272-a(11) of General Town Law, all town land use regulations must be in 
accordance with a comprehensive plan adopted pursuant to this section, and that plans for capital 
projects of another governmental agency on land included in the town comprehensive plan adopted 
pursuant to this section shall take such plan into consideration.” 
 
 
This Comprehensive Plan was adopted by ______________ on ______, 2005, and it shall be the 
policy of the Town of Lake Pleasant to reference the Comprehensive Plan, and all future amendments 
for all rezonings and infrastructure projects planned by the Town and proposals from other 
government agencies.  A copy of this Plan has been provided to county and state agencies to assist 
with their plans and projects in Lake Pleasant. 
 
For each budget year, this Plan will be referenced and actions, new laws and regulations will be 
incorporated into the Plan for the coming year.   
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Section 1: Introduction 
 

1.1 Community Setting  
 

he Town of Lake Pleasant, which encompasses the Village of Speculator, is a close-knit 
community of around 880 full-time residents, based upon the 2000 U.S. Census. Lake 
Pleasant is located in the south-central section of the Adirondack Park, and is dominated by 

numerous lakes, ponds, mountains, and tens of thousands of acres within the NYS Forest Preserve, all 
of which contribute to the areas unprecedented scenic beauty.  Lake Pleasant resides within Hamilton 
County, the third largest county in the state, encompassing over one million acres or 11,721 square 
miles in area.  Hamilton County is one of only two counties located entirely within the Adirondack 
Park, and boasts a year-round population of 5,292 according to the 2000 U.S. Census. 
 
Lake Pleasant last underwent a comprehensive planning process in the early 1970s, the product of 
which was the development of the Town’s zoning ordinances.  Their zoning ordinances have been 
amended several times over the years, with the most recent amendment in 2003.  As of late, there has 
been renewed interest in planning within Hamilton County, particularly regarding the issue of 
economic development after the development of The Hamilton County Economic Development 
Strategic Plan1 (the “Economic Plan”), adopted by the Board of Supervisors in March of 2002.  The 
Economic Plan has set in motion a series of technical and funding support programs for economic 
development, helping to mobilize the Town of Lake Pleasant to once again consider planning as a 
means to facilitate economic growth and sustainability. 
 
With funding assistance from Senator Elizabeth O’C Little and a Grant through the Local Waterfront 
Revitalization Program of the NYS Environmental Protection Fund (administered through the 
Department of State, Division of Coastal Resources2), the Town decided to embark on this 
comprehensive planning process in March of 2004.  The objective, is to identify methods, projects 
and policies that will result in real change. By capitalizing on it’s economic and social opportunities, 
the Town hopes to meet the diverse needs and expectations of their full and part-time residents, as 
well as visitors, through the fulfillment of commonly held goals in a fiscally compatible, culturally 
sensitive, and environmentally conscious manner.  
 
The Department of State, Division of Coastal Resources is involved in a wide variety of programs and 
initiatives that help revitalize, promote and protect New York’s communities and waterfronts. The 
Division works with local governments to prepare Local Waterfront Revitalization Programs that 

                                                 
1 Camoin Associates, Inc, Hamilton County Economic Development Strategic Plan. March 2002. 
2 The Department of State, Division of Coastal Resources is involved in a wide variety of programs and initiatives that help 
revitalize, promote and protect New York’s communities and waterfronts. The Division works with local governments to prepare 
Local Waterfront Revitalization Programs that define a local vision for the waterfront, and provides technical and financial 
assistance for plans and projects that expand public access, revitalize waterfront areas, restore habitats, and strengthen local 
economies.  
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define a local vision for the waterfront, and provides technical and financial assistance for plans and 
projects that expand public access, revitalize waterfront areas, restore habitats, and strengthen local 
economies.  
 
1.2 The Comprehensive Planning Process 
 
Planning activities, such as the creation of a comprehensive plan, play an integral role in setting a 
course for the future as a community addresses a variety of aspects of community life.  Specifically, a 
comprehensive plan: 
 
> Provides a strategic occasion to formally consider the need for community-wide changes in 

development patterns on a foundation that is community – based and community driven; 
 
> Systematically identifies and creates a public record of community assets, opportunities, and 

needs; 
 
> Produces a vision for the community that is shared across a variety of community perspectives 

and interests including neighborhoods, businesses, institutions, and environmental interests; 
 
> Outlines specific actions to achieve that shared vision; and  

 
> Establishes a framework for community-wide collaboration on plan implementation. 

 
Working Committee 
 
As soon as the Town made the decision to move forward with a comprehensive plan, the Town Board 
appointed a Working Committee.  This Committee was originally made up of a cross-section of Town 
and Village elected and appointed officials, volunteers, residents, and business owners.  As described 
above under the Historical Note of Significance, the Village Board decided to withdraw from of the 
Comprehensive Plan process.  The Committee, now only represented by Town residents, Officials 
and volunteers, has met frequently and provided valuable input into the planning process. The 
Committee has contributed by conducting reconnaissance surveys throughout the community, 
preparing drafts of the plan components, communicating with community residents on the issues of 
the Plan, and contributing valuable local knowledge.    
 
Inventory and Analysis  
 
One of the first tasks the Committee set out to complete was the Inventory and Analysis.  The 
Inventory and Analysis (I&A) provides the Town of Lake Pleasant with an overview of the existing 
land uses, current growth trends and patterns, local economy, development opportunities, housing 
needs, infrastructure capabilities, the transportation network, recreational amenities, and 
environmental conditions.  The I&A sets the groundwork for an economic development strategy that 
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includes the identification of suitable areas for future development, as well as the identification of 
other issues, concerns and deficiencies in the community that need to be addressed in the 
Comprehensive Plan through plan recommendations.  The document is developed in a format, which 
allows for easy reference by Town Officials, planning and zoning board members as well as 
developers, and residents alike.  The Inventory and Analysis is located under a separate cover in 
Appendix 3. 
 
1.3 Public Participation  
 
A comprehensive plan is nothing if the community is not actively engaged.  To ensure sufficient 
participation, a series of opportunities for the public to participate in the plan-making and review 
process has been provided.  
 
> Issues Identification Workshop held in July 2004:  The purpose of this public workshop was to 

introduce the community to the comprehensive planning process.  In addition, participants were 
asked to work together to define the Community’s strengths and identify issues that should be 
addressed in the Plan.   
 
Based upon the ranking of priorities, workshop participants consider the creation of more year-
round job opportunities, better branding and marketing of local assets towards the improvement 
of the local economy, and improving the choices of workforce housing to be the highest priorities 
for the Town to address. The full results of this Workshop are provided in under a separate cover 
in Appendix 4.  

 
> Community Survey July 2004:  Over 1,400 community surveys were distributed to ensure every 

resident of Lake Pleasant and Speculator received a copy, including part-time residents.  The 
opinion of every resident was important to ensure the Plan addresses a wide spectrum of issues.  
Based on the 30% response rate, the survey results are statistically valid with a sampling error of 
+5%.  Further, the survey results also represent a healthy cross-section of views from full and 
part-time residents.  The majority of surveys administered by Saratoga Associates for 
comprehensive plans typically sees a 30% response rate, which have been more than sufficient to 
guide the development of plan recommendations.  

 
The results of the survey demonstrates that job creation and economic development, 
environmental preservation, access to health care services, sharp increases in property values, 
adequacy of emergency services, and workforce housing are some of the most important issues 
facing the community over the next 10 years.  The full results of the Community Survey are 
located under a separate cover in Appendix 5.  

 
> Working Committee Public Hearing:  The Working Committee agreed upon a Draft Plan and it 

was released for public review and comment.  A public hearing was held on June 7, 2005.  The 
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purpose of the public hearing was to receive comments about the draft plan.  Transcripts of the 
hearing and a summary can be found in Appendix 7. 

 
> Public Comment Period:  The Working Committee provided a 30-day public comment period.  

The Committee accepted all written comments towards the development of the final draft.  All of 
these comments as well as a summary of each and responses can be found in Appendix 7.    

 
> Town Board Public Hearing:  Once the Town Board formally receives the Final Draft 

Comprehensive Plan from the committee, they will schedule at least one public hearing.  In 
accordance with state law, communities are required to hold hearings prior to making a decision 
regarding plan adoption.  

 
Once the Town Board adopts the comprehensive plan, the plan should serve as a guide for future 
action by public and private entities in the Town.  It should also be noted that comprehensive plans 
should not be looked at as a “cure-all” for every issue in a community, but instead, be used as tool to 
deal with an array of issues in a coordinated approach.  As with any planning report, this plan is a 
living document and should be reviewed regularly to determine if the goals and recommendations 
found within continue to be relevant based on changing circumstances.  The Plan should be regularly 
revised and updated in line with the ever-changing situations a community faces.   
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Section 2: Vision and Goals  
 
Introduction 
 
Lake Pleasant offers a unique quality of life in a scenic Adirondack setting.  This community has a 
diverse, but healthy mix of full and part-time residents, visitors, existing businesses, and recreational 
resources along with an established and evolving tourism industry.  The diversity of residents and 
visitors is recognized and embraced as a positive asset of the community, which has resulted in 
productive partnerships and noteworthy accomplishments, such as the construction of the Lake 
Pleasant Public Library addition by Camp Fowler as a community service project.  While the area is 
located in the heart of the southern Adirondack region, it is well connected to nearby population 
centers via NYS Routes 30 and 8.  The Village provides sewer and water services to a majority of its 
residents, with the capacity to extend these services as funding permits.  Further, the local school 
system is recognized for its state-of-the-art facility and excellence in the quality of education.  
 
2.1 Vision Statement 
 
The Town of Lake Pleasant will continue working to enhance and capitalize on the economic and 
social opportunities to establish a balanced economy that meets the diverse needs and expectations of 
our full and part-time residents as well as our visitors for the benefit of the community as a whole.  
This will be accomplished through the fulfillment of commonly held goals in a fiscally compatible, 
culturally sensitive, and environmentally conscious manner. 
 
2.2 Community Goals 
 
To achieve this Vision, the Town has established a set of goals to guide decision-making.  The 
recommendations in the Comprehensive Plan attempt to direct action toward achieving these goals.  
The goals, in no particular order, are as follows: 
 
> Provide opportunities for the development of a variety of housing options to meet the needs of a 

diverse population.  
 
> Expand the local economic base through the promotion of commercial development along with 

appropriate types of business, recreational, and tourism related industries for the benefit of all 
residents and visitors. 

 
> Maintain a balanced tax base.  As the Community grows, the cost of providing services (such as 

schools, recreation, etc.) for new residential development will grow as well.  From a fiscal 
perspective, new residential growth rarely pays for itself in property taxes.  Therefore it is 
important to ensure that the community maintains a balance of residential and commercial 
development. 
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> Encourage and promote high quality and financially feasible public water and sewer services in 
areas of the Town identified in this plan to meet the needs of the Community, for future growth, 
to protect public health, and to preserve the quality of our environment.  

 
> Promote the growth of infrastructure necessary to support technology-related economic 

development opportunities as they materialize.  
 

> Promote the awareness and preservation of significant natural resources such as stream corridors, 
shorelines, wetland systems, scenic vistas, other special places important to the Community, and 
the overall community character of the Town. 

 
> Routinely and consistently manage, monitor, evaluate, and amend as necessary, Town land use 

regulations, to help guide development in a manner consistent with the vision and goals set forth 
and to facilitate the successful implementation of the Comprehensive Plan.  
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Section 3: Recommendations 
 
Based on the findings of the Inventory and Analysis, the results of the public Issues Identification 
Workshop and the Community Survey, specific project and policy recommendations have been 
developed to achieve the Community Goals in accordance with the Vision.  So as to provide a 
structured process for explaining the following recommendations, they have been divided into five (5) 
categories:  
 
1. Economic Development Strategies 

> Non-Tourism Recommendations 
> Tourism Recommendations 
 

2. Parks and Recreation  
 
3. Housing  
 
4. Rural Character and our Environment 
 
5. Infrastructure and Community Services 
 
3.1 Economic Development Strategies 
 
3.1.1 Non-Tourism Recommendations  
 
Existing Conditions 
 
One of the most commonly raised issues during the Comprehensive Plan public involvement process 
was the need for more year-round employment opportunities.  This need was also identified during 
the preparation of The Hamilton County Economic Development Strategic Plan3 (the “Economic 
Plan”), adopted by the Board of Supervisors in March of 2002.  Other recommendations included 
looking for ways to benefit from the emerging technology sector, and improve Lake Pleasant’s image 
in the economic development and tourism market through improved market branding.   
 
When it comes to attracting new businesses, the Town of Lake Pleasant is clearly at a competitive 
disadvantage in the global market place.  The disadvantages are due in part to the limited talent pool, 
a lack of developable and affordable properties, distance to the major population centers, consumers, 
and land and air transportation resources, and the inability of the Town to directly offer financial 
incentives to businesses.   
Beyond the locational factors, there are other issues that adversely affect the ability of upstate 
communities to attract and retain even small businesses.  According to a January 2002 report by the 

                                                 
3 id. 
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Buffalo Branch Federal Reserve Bank of New York Community Affairs and Regional Economics in 
partnership with the Center for Governmental Research Inc. titled Small Business: Big Challenge – A 
Survey of Small Firms in Upstate New York (The 2002 Business Survey), the majority of small 
businesses cited health insurance premiums, workers’ compensation costs, energy costs, and finding 
qualified individuals as some of the main barriers to small business growth.  
 
The 2002 Business Survey also found that when small businesses where asked to list the two main 
reasons for their current business location, 54% cited closeness to family, while 34% cited proximity 
to their consumers.  The next most frequent cited reasons where quality of life/standard of living, and 
low rent/property costs, suggesting two areas in which upstate New York compares favorably with 
other regions as a location for business.   
 
Some additional important findings of the 2002 Business Survey include: 
 
> Survey respondents indicated that what they need most to grow their businesses is more demand 

for their product or service, followed by better access to capital, lower taxes/fees, and lower non-
wage labor costs.   

 
> Less than a third of the respondents believe that local schools, colleges, and universities are 

teaching the skills their companies need. 
   

> Upstate business owners see a need for better access to information about small business 
resources.  Almost three-fourths of the respondents indicated that both a statewide guide to 
available resources and a small business assistance center would be helpful.  

 
So what does this information mean for Lake Pleasant?  There are some issues the Community cannot 
directly address, including the size and talent of the local labor pool, labor-related costs, energy costs, 
proximity to population centers, consumers, and major transportation resources; and ability to provide 
financial incentives.  Indirectly, the Community can encourage local and regional schools and 
colleges to offer courses that could improve the local labor pool, and provide support for State 
sponsored economic development incentives.  For example, the Town should continue to work with 
the County and local representatives as they move forward with securing Empire Zone Designations 
for specific commercial areas in the Adirondacks.  Also, the Community can examine various 
methods available to improve the local telecommunications infrastructure. 
 
As stated in the Economic Plan, additional year-round jobs could be achieved by focusing on business 
expansion and retention efforts to expand the local economic base.  The Strategies in the Economic 
Plan underscored the need to retain and expand existing businesses, help entrepreneurial ventures to 
grow, and foster a positive business climate in Hamilton County.  These activities were considered as 
measures that would increase year-round employment opportunities, raise wage levels, and expand 
the tax base.   
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With all of the recent economic development planning in Hamilton County, it is important not to 
duplicate efforts, but instead, look to profit from the successes so far, and begin taking advantage of 
these resources.  All of existing studies and programs, by themselves, will not help expand the local 
economic base.  The Community cannot sit back and wait for something to happen, instead, it needs 
to be proactive and engage not only Hamilton County, but also the numerous other organizations, 
agencies and resources that provide economic development assistance.  The Town will need to 
provide a conduit for existing and future businesses to become familiar with and take advantage of 
the numerous funding and technical assistance programs.  If the Community would like to benefit 
directly, they will need to be the driving force, and not expect that another entity will directly 
advocate for their success.  
 
Therefore, Lake Pleasant needs to evaluate their existing businesses and provide opportunities for 
them to modernize and expand; and improve the marketing of the area and capitalize on the 
unparalleled quality of life the Community has to offer.  Further, the Community will need to identify 
areas where new businesses operations could be developed, encourage and facilitate the establishment 
of home-based and small businesses; and amend the applicable land use regulations to facilitate 
compatible economic growth. 
 
Recommendations: 

 
1. Invest in, modernize and grow existing businesses  
 
Hamilton County quickly began to capitalize on the Economic Plan by establishing a micro-enterprise 
assistance program to provide technical assistance and financing for businesses.  So far, Hamilton 
County has secured a $400,000 Community Development Program grant from the Governor’s Office 
of Small Cities (GOSC).  The County is using the $400,000 grant as a revolving fund to finance the 
Micro-Enterprise business development program, the Lodging Facility Improvement Program, a 
Technical Assistance Program, a Small Business Center and a Tourism Marketing Initiative.   
 
To date, the County has loaned out $398,000 of the $400,000 grant.  This money has been loaned to 
11 business throughout the County, and resulted in the creation of 40 new jobs, 12 of them being full-
time, year-round jobs.  Two local businesses that received loans included the Speculator Department 
Store ($25,000) and Adirondack Catering ($50,000).  Due to the success of the grant program, the 
County has applied for an additional $400,000 from GOSC to ensure the program continues and 
remains viable into the future. 
 
With the expansion of the micro-enterprise program, the Town should be encouraging local 
businesses to avail themselves of the loans and grants from Hamilton County as well as the numerous 
other local, regional, state and federal economic development resources provided in the Hamilton 
County Guide to Technical and Financial Assistance for Economic and Business Development 
Leaders (located in Appendix 2).  This is a valuable resource for the Town that provides brief 
descriptions of various assistance organizations, including those that that complement traditional 
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financial institutions by helping communities to establish, expand or modernize their operations, as 
well as aid local governments and community agencies in developing strategies for economic 
development.  This is not an all-inclusive guide, but it does provide an introduction into the vast array 
of organizations available for economic development assistance. 
 
Two additional important entities that are not included in the guide include: 
 
Fulton-Montgomery Community College 
http://fmcc.suny.edu/ 
2805 State Hwy 67 
Johnstown, New York 12095-3790 
Phone:  (518) 736-5300 
Services:  Provides, among several other important and valuable courses, continuing education 
courses in Management and Leadership, Grant Writing, Workforce Skills, Small Business 
Development, Industrial Safety, Healthcare, Personal Finance, Real Estate, and Insurance.  
 
National Grid  
http://www.nationalgridus.com/niagaramohawk/business/ecdev/ecdev.asp Karen Mousaw, 
Economic Development Program Coordinator 
300 Erie Boulevard West 
Syracuse, NY 13202 
Services:  Grants and technical assistance for new and expanding businesses, community planning, 
main street investment and revitalization; and the establishment of shovel ready sites. 
 
 
This information should be made available to existing local businesses, entrepreneurs and investors.  
With the numerous forms of funding and technical assistance available, it can be overwhelming for 
someone to navigate and find a resource matching their individual needs.  Without a locally available 
source to obtain the necessary information on the funding and technical assistance programs, the 
Town is at a disadvantage.   
 
Techniques for increasing the visibility, distribution and accessibility of this information range in 
complexity, from simply providing links from the Town website to Hamilton County and other 
economic development websites, to a more time and resource consuming approach of providing more 
detailed economic development information on the Town website.  A variety of methods are 
recommended and discussed below. 
 
> Linking to the Hamilton County Department of Economic Development and Tourism 

website - http://hamiltoncounty.com/z-index.cfm from the Town website 
www.lakepleasantny.org:  The County’s site provides phone numbers and e-mail address to the 
appropriate County departments for general assistance to the business community.  The site also 
provides information on available sites and business for economic development.   

 
> Incorporate Economic Development Information on The Town Website 

www.lakepleasantny.org:  An alternative and more proactive approach could involve the 
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utilization of the Town website as the prime resource for local economic development 
information.  In addition to links to the Hamilton County and Chamber of Commerce websites, 
links to the other useful agencies, organizations and companies listed above and in Appendix 2, 
as well as the countless other additional economic development resources available on-line could 
be provided.  More detailed information on available local parcels and buildings for development, 
the Town land use regulations and zoning maps, and other useful local information should be 
provided on the website as well.  This information would target local business owners and 
entrepreneurs as well as outside investors looking to establish new, relocate or expand their 
businesses.   

 
This task would be the responsibility of the Town.  The first step would involve the selection of a 
couple of appropriate volunteers to begin compiling a list of economic development sites and 
organize them into an easily accessible format.  Assistance from the County and other relevant 
agencies should be sought.  This task will be labor intensive and require significant research to 
obtain all the relevant information and organize it in an easy to understand format.  The next task 
would be to regularly maintain the economic development information and provide updates on 
grant and loan availability, grant awards, and other continually evolving information. 

 
> Coordinate with the Hamilton County Department of Economic Development and Tourism: 

Another alternative approach, and one that might require less direct involvement, and time and 
resource commitment by the Town could include close coordination with the County to ensure 
the County’s website provides up to date information on the economic development opportunities 
in the Lake Pleasant region, including any vacant and underutilized parcels and buildings that are 
on the market and are appropriate sites for future economic development, along with sufficient 
information and links on local, regional, state and federal economic assistance programs.  The 
intent is to not only to provide useful information to local business owners, residents and potential 
investors, but also to catch the eye of outside investors looking to establish a business in the Lake 
Pleasant area.   

 
Currently, Lake Pleasant is underrepresented from an economic development perspective on the 
Internet, and as a result, is likely overlooked by potential investors as a place to locate a business.  
Becoming visible is the first important step.  It should be noted that websites have been cited by 
economic development professionals as one of the most effective marketing modes for small rural 
towns and areas. 

 
> Incorporate Economic Development Information on The Adirondack Speculator Region 

Chamber of Commerce Website www.adrkmts.com:  The Town could also seek to incorporate 
relevant economic development information on the Chamber’s website, and support’s it’s regular 
updates.  

 
This will be an ongoing task, and information sharing with the Chamber will be essential for a 
successful site.  The Town and Chamber should avoid duplicating services, but every attempt 
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should be made to increase the availability of as much local economic development information 
on the web as possible.  

 
> Regular Information Workshops:  Beyond making the information more accessible, the Town 

could request that the County, and the other organizations and agencies listed above conduct 
regular information sessions for current business owners and potential investors.  These 
workshops could be held with assistance from Fulton – Montgomery Community College, at 
which several continuing education programs are offered, including small business development, 
management and leadership development.  In addition, in order for these workshops to be 
successful, they must be properly planned, publicized, and highly visible.  

 
This task could be achieved with very little funds as the organizations and agencies the Town 
would like to invite usually provide these services free of charge, with the exception of travel 
expenses.  The Town would be responsible to initiate this project, and coordination with 
adjoining communities may be necessary to achieve the desired turnout.  Traveling workshops 
around Hamilton County could also be considered to attract more interest.  Fulton – Montgomery 
Community College should be contacted first to determine if the college might be interested in 
assisting with the logistics of planning and holding these workshops, as well as providing 
associated instructional services.  
 

> Informational Packet/Brochure:  With assistance from the County, the Town could also put 
together a complete package of funding and technical assistance that could be made available for 
existing business owner and investors at the Town Hall, on the Internet, and at the Chamber of 
Commerce.  This task could be accomplished by utilizing existing materials available on the web 
and by contacting relevant agencies to request appropriate materials.  This information could also 
mailed to existing businesses on an annual basis to keep them up to date on the latest resources 
available.  

 
This task may require more of a labor commitment than financial investment on the part of the 
Town than the preceding recommendations.  Therefore, coordination with the County will be 
important to not only avoid duplication but also to share in costs.  The immediate first step would 
be to begin accumulating all available information and organize it by topic area:  local assistance, 
state assistance, federal assistance, funding programs and continuing education.  This is another 
task where close coordination with the County as well as Fulton – Montgomery Community 
College could be invaluable to its success.  

 
2. Identify sites that can host appropriate business development within the Town without 

compromising environmental standards related to traffic, noise, visual, and other impacts. 
 
Businesses use several factors when looking for locations to relocate or expand, including the 
availability of pre-permitted sites, the labor pool, logistics (market access, highway linkages, etc.), 
cost, capacity and reliability of electric power; telecommunications, disaster risk, and local and state 
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incentives.  While direct improvements to some site location factors are out of the control of 
communities such as the cost and reliability of power or the depth and skill of the labor pool, 
communities can address some factors including seeking and supporting telecommunication 
improvements and the identification of appropriate sites and buildings that could support future 
appropriate development.  This recommendation will deal with the identification of potential sites for 
future business development. 
 
Another crucial step communities should take to expand their local economic base is to proactively 
identify potential buildings and sites in the Community that could support appropriate forms of 
business development.  Available buildings and sites are predominant locational factors used during 
location/site selection processes by businesses interested in relocation or growth.  Communities 
looking to grow their economic base through the attraction of appropriate businesses need an active 
list of sites that could support future development.  Waiting until the sites become available to begin 
planning is often too late, and these communities will almost certainly be overlooked during site 
selection processes.   
 
To facilitate this process, the Working Committee conducted a vacant and underutilized lands 
analysis, the initial results of which are depicted on Figure 1 – Buildable Lands Overlay Analysis map 
(located in Appendix 1).  The map was prepared using Geographic Information System (GIS) 
technology.  The GIS analysis first identified all of the vacant and underutilized parcels in the Town.  
To select the underutilized parcels, real property information from Hamilton County, APA Land Use 
Area data, as well as Town Zoning District information were assessed to identify those properties that 
could support additional development based upon existing and allowable density.  The next step 
involved overlaying environmental data including wetlands, floodplain and slope information.  
Finally, Working Committee members conducted site visits to all of the vacant and underutilized 
properties that did not have significant environmental constraints.  From publicly accessible areas, 
committee members assessed each sites existing conditions and the potential for future development.  
Out of this process came the following two sites as depicted on Figure 2 Potential Rural Light 
Industrial Sites (located in Appendix 1).   
 
These sites have been identified as potential choices for future development.  It is important to note 
that each site is privately owned, that the owners do not have current plans for development or sale, 
and the identification of these sites in the Comprehensive Plan does not imply that the sites are or will 
be available for development.  The intent for identifying the sites is to begin building a database of 
developable parcels and to establish a dialogue in the Community regarding the proactive attraction 
of business to the area. 
 
Site #1 is comprised of 2 lots totaling 160+ acres.  The parcels are currently vacant and forested, with 
some rock outcroppings and steep slopes along NYS Route 8, from which the site could be accessed.  
No sewer and water services are provided in this area and the extension of such services would be a 
significant undertaking.  The site is of sufficient size to accommodate on-site water and sewer, 
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provided appropriate soil conditions are present.  This site is currently zoned as Recreation by the 
Town of Lake Pleasant and within the APA Low Intensity LUA designation.  
 
At first glance this site is attractive for certain business uses, provided potential impacts on 
surrounding uses are avoided or mitigated as the site is located adjacent to a residential subdivision, 
but outside of the more developed area of the community.  Provided the soils are sufficient for on-site 
sewer and potential impacts to adjoining properties could be mitigated, this site could be marketed for 
a multitude of compatible uses.  
 
Sites #2 and #3are vacant and underutilized, respectively.  They both have very little development 
constraints with the exception of some slopes in excess of 25% on site #2 near the northern portion of 
the parcel.  In addition to minimal environmental issues, the accessibility of the parcels makes them 
very attractive.  While Site #2 is within reach of sewer and water if the funds were available to extend 
them (preferably by an investor), Site #3 should be considered out of reach without significant 
investment.  Due to these issues, Sites #1 and #2 should be considered optimal for low-impact 
development, such as office and warehousing uses.   
 
With the available regional labor pool, Lake Pleasant region could absorb approximately 80 acres of 
new business development.  While a few hundred acres for potential development could and should 
be identified, the Community should only commit resources towards planning and (if the opportunity 
presents itself and funding is available) pre-permitting for no more than 80 acres.   
 
The Community should continually assess opportunities for business development and could use 
Figure 1 which identifies all areas within the Town that are currently vacant or underutilized, and 
provides all pertinent environmental data such as slopes, wetlands and land use and zoning districts.  
This map does not imply that these sites are available or suitable for development, and should only be 
used as a planning tool for identifying potential areas in the Community that could be targeted for not 
only business development but also workforce housing as discussed in more detail in Section 3.3 
Workforce Housing below.  
 
Compatible Uses 
 
While certain types of business uses would not be compatible with the character of Lake Pleasant 
(i.e., uses that produce or have the ability to produce noxious or offensive emissions and/or could be a 
hazard to human health including, but not limited to: solid waste incinerations, explosive 
manufacturing, and concrete and asphalt plants) should not locate within the Community, there will 
be others that are small enough in scale and with minimal or no adverse impacts such that it would be 
appropriate to have them locate within the Community.  This would enable the Community to 
encourage the growth of local employers in a way that is consistent with maintaining environmental 
quality.  It will also allow the Community to reap some of the property tax benefits associated with 
business development in a manner that is consistent with the maintenance of environmental standards.  
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Some appropriate next steps include:  
 
A. Zoning Amendments: Both sites 1 and 2 could be identified as a potential site for a Planned 

Business District (PBD), in which the current underlying zoning would remain, while allowing 
for an investor and developer to approach the Town with a proposal to develop a compatible 
project.  The PBD would be a floating district and would not reside in any one spot until an 
applicant applied to have their property rezoned to a PBD.  The PBD would allow the sites to be 
developed in a more flexible manner and not restricted to the underlying Town zoning 
regulations.  The APA regulations will need to be met. However, there does exist the possibility 
of obtaining a map amendment from the APA, if there is the need and the environment could 
support the proposed amendment.  

 
> The first step would be to develop the PBD Law for public review and community adoption.  

This law would identify the different types of business the Town would like to see with 
design standards, setback requirements, screening techniques, and the review process for 
establish a PBD.  This step would be the responsibility of the Town and close coordination 
with the APA is recommended.   

  
> The second step, applying for a PBD would be the responsibility of an applicant, and would 

likely involve a thorough environmental review and close coordination with the APA and 
other involved regulatory agencies.  While the environmental review and the associated costs 
would be the responsibility of the applicant, the Town could structure the PBD Law so as to 
allow for a streamlined review approach closely coordinated with the APA. 

 
> As an alternative, the Town could work with the landowners of these and other potential 

development sites and conduct more detailed analyses towards getting the sites certified as 
“Shovel Ready” through the Empire State Development Build Now – New York Program. 
 
Funding for conducting the necessary environmental reviews and going through the Build 
Now New York Program could be provided by: 
 
> Empire State Development – Private developers and municipalities can partner and apply 

for interest free loans of up to $100,000. 
 
> Legislative Member Item – Perhaps the most efficient way to obtain necessary funding is 

to coordinate with the local representatives and seek funding support for your economic 
development projects. 

 
B. Coordination with the landowners: Regardless of the approach that is chosen, close 

coordination with the involved landowners will be necessary.  These parcels are currently 
privately owned and this Plan is not recommending that the Town pursue ownership.  While 
the Town does not need permission from the landowners to identify these parcels as possible 
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locations in the Plan, establishing a dialogue with the landowners will facilitate the process 
and may lead to the discovery of useful information not readily available to the Community. 

 
The Town could create a committee or select a few individuals to establish a relationship with the 
landowners, gauge their interest in the process and identify their future plans for the sites, if any. 

 
3. Facilitate the establishment of more home-based/cottage Industries and small business 

 
In addition to improving access to valuable business development assistance, the Town could also 
increase the ability for small business to develop and expand through specific zoning amendments.  It 
is important that such uses be allowed pursuant to the zoning regulations in ways that are not 
burdensome to the person operating the home-based business.  The Town should review its zoning 
ordinances to ensure appropriate forms of business are not restricted, appropriate densities are 
allowed, mixed-commercial and residential uses are permitted in appropriate areas, and the review 
process is not overwhelming nor too costly.  
 
At the same time, the regulations should protect existing residential neighborhoods from excessive 
traffic, noise and parked vehicles.  The use of architectural and site design standards will also aid in 
preserving the residential character of neighborhoods hosting home-based business.  
 
 
 
Some appropriate next steps include: 

 
Consider appropriate zoning amendments to facilitate the appropriate development of home-based 
and small business.  This could include increasing the zoning districts in which they are allowed, 
identifying the types of business the Town would and would not like to see, and develop specific 
Special Use Permit review criteria to aid the planning boards in ensuring the uses do not result in 
adverse impacts on the surrounding community.   
 
An effective approach taken by some communities is to categorize home-based businesses by their 
level of potential impact on the surrounding neighborhoods.  For example, home-based business in 
which the owner meets customers at the business are likely to generate traffic and the need for 
parking and therefore could be required to obtain a Special Use Permit to ensure the surrounding 
neighborhood will not be adverse affected.  Conversely, a home-based business in which the owner 
meets customers off the premises or electronically and therefore is not likely to generate significant 
traffic or the need for parking may only need to obtain site plan approval.  Categorizing the uses will 
facilitate the establishment and growth of home-based businesses by having an effective streamlined 
and fair regulatory process with the main goal of mitigating potential adverse impacts to the 
surrounding neighborhoods.  
 
4. Encourage the establishment of art galleries, high-end antique and gift shops, and restaurants. 
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These types of establishments are becoming more common in rural communities that are popular 
tourist destinations.  Lake Pleasant is a well-established destination for outdoor enthusiasts as well as 
those seeking a relaxing Adirondack experience.  As discussed in the Inventory and Analysis, the 
Town and Village populations during the summer months grows upwards of 5,650 persons.  Further, 
based upon the Community Survey, more than half of the seasonal residents have household incomes 
over $100,000, demonstrating a significant amount of purchasing power.  The number of seasonal 
resident and visitors combined with their purchasing power represents a significant untapped resource 
for economic development.   
 
To tap into this resource, the Community should encourage the establishment of art galleries, high-
end antique and gift boutiques, as well as restaurants with gourmet menus.  While a majority of the 
business may initially be seasonal, as the Community evolves, additional businesses move in and the 
tourism season is expanded into the winter months, year-round jobs could be created.  
 
While the Community cannot physically invest in the creation of these businesses, the zoning 
regulations should be reviewed to ensure there are adequate opportunities for the businesses, and they 
are not overly regulated.  Also, the Community could begin creating an atmosphere that these 
businesses are welcome and the consumers are here to buy their products.   
 
Specifically, an initiative to put the Community on the map as a destination for high-end consumers 
could be considered, and the Chamber of Commerce should be engaged to focus on this lucrative 
market segment.  The Community could concentrate on continually improving the pedestrian 
connections and the aesthetics of the area by working with NYSDOT to construct more crosswalks, 
plant street trees along Route 8/30, and institute some traffic calming measures such as a planted 
median and other measures throughout the corridor to slow traffic and allow for safer pedestrian 
access.   
 
Also, the Community should allow and encourage where appropriate, more outdoor dining and 
seating areas, and the construction of new businesses closer to the sidewalks on Route 8/30 to 
facilitate outdoor seating for restaurants and entice pedestrians to frequent shops.  All around 
improvements to the attractiveness and pedestrian connections of the main commercial area are 
essential in attracting new business and consumers.    
 
An additional measure to facilitate the creation of these lucrative businesses is to encourage the use of 
cooperatives as discussed below.  
 
5. Consider Cooperatives to Increase Opportunities for Small Business Start-Ups and Expansion 

of Existing Businesses. 
 
Cottage industries in the area such as arts and crafts and woodworking operations are usually home-
based, and smaller business.  To provide a critical mass and increase capacity to leverage resources, 
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formation of cooperatives is encouraged as a strategy to expand these small businesses.  Creation of 
cooperatives at a regional level is recommended for sparsely populated rural areas such as the 
Adirondacks.  The cooperative model has succeeded largely in the Midwest, especially in states like 
Wisconsin, Iowa, North Dakota and Minnesota where cooperatives exist in all sectors of the 
economy.  Cooperatives have thrived not only in food businesses and agriculture, but in senior 
housing, utilities, health care, cable TV, manufacturing, and sustainable forestry, as well.   
 
The cooperative model could be an effective way to provide the means for small businesses that 
cannot afford to buy or rent a storefront to invest with other businesses and share in the costs.  Art 
galleries, gift stores, natural food stores and others could occupy a single building and also provide 
space for other vendors to display their products.  Ultimately, these businesses may be able to afford 
to rent, purchase or build a store of their own, and create additional job opportunities.  
 
Examples of local business that could be considered for cooperatives may include but not be limited 
to the following: 
 
> Arts and Crafts Store 
> Art Gallery  
> Pharmacy 
> Clothing Store 

 
These are merely examples of businesses that could be created and/or expanded through the use of 
cooperatives.  In addition to the list of benefits below, cooperatives should be viewed as conduits for 
allowing new and existing business to flourish, and a cost-effective manner. 
 
Funding, valuable information and support for cooperative development could be received from the 
following: 

 
> National Cooperative Business Association (NCBA): technical assistance and training for 

cooperative development. http://www.ncba.coop/ 
> The U.S. Department of Agriculture provides grants up to $300,000 with matching funds of 

25% of total project costs for cooperative development in rural areas. 
http://www.rurdev.usda.gov/rbs/coops/fund.htm 

 
6. Take full advantage of the pending NYS Empire Zone designations: 
 
Pending legislation in Albany, if approved, would mean every commercial property located within the 
Adirondack Park would be eligible for Empire Zone tax benefits.  The Town should continue to 
support this legislation, and upon approval, take full advantage of the designations, by working with 
existing commercial property owners and looking to designate additional properties, including those 
that are currently vacant or abandoned to provide incentives for future business development.   
 



 
 

Town of Lake Pleasant  September 2006 
Comprehensive Plan Project #2004-022.10M Page 3-13 

In the interim, the Town could consider specific locations and business in the community that would 
benefit from the designation.  Specifically, the two potential business development sites identified 
above and shown on Figure 2 could be considered for future designation.   
 
The Empire Zone Designations are a form of economic development incentives, and due to the fact 
that Lake Pleasant may not be able to provide financial incentives to attract business, the zone 
designations would be a welcome resource to furthering the economic vitality of the community. 
 
7. Capitalize on the growing Tech Valley Initiative 
 
With Hamilton County being part of the 18-county Tech Valley Initiative and the recent inclusion of 
the Adirondacks Speculator Region in the Tech Valley Chamber Coalition, Lake Pleasant could 
consider methods to increase its capacity and readiness for responding to the challenge of promoting 
the area as a location with prime business and recreational opportunities within the entire 18-county 
Tech Valley community. Readiness would touch the areas of physical infrastructure (water and 
sewer), telecommunications, workforce development, and quality of life. 
New York's Tech Valley, encompassing 18 counties, stretches from Clinton County in the north to 
Dutchess County in the south, Fulton County to the west and Columbia County to the east. These 
counties include Albany, Clinton, Columbia, Dutchess, Essex, Franklin, Fulton, Greene, Hamilton, 
Montgomery, Orange, Rensselaer, Saratoga, Schenectady, Schoharie, Ulster, Warren, and 
Washington.  This rapidly expanding technology hub features more than 1,000 high-tech companies 
that employ over 50,000 people and pump $5 billion into the region's economy.  One of the strengths 
of the region is the diversity of its tech sectors.  The five sectors that were identified as having the 
greatest potential for growth in the region are biotechnology, energy, information technology, 
nanotechnology, and advanced materials.   
 
The Albany-Colonie Regional Chamber of Commerce coined the term “Tech Valley” in March of 
1998. Working in concert, the Albany-Colonie Chamber, Rensselaer County Regional Chamber of 
Commerce and The Chamber of Schenectady County launched The Tech Valley Chamber Coalition, 
on June 27, 2002, to promote the assets and advantages of living and working in the region.  In less 
than a year, 14 additional chambers from throughout Tech Valley have joined the coalition.  The 
promotion of the region as Tech Valley involves a number of initiatives, all aimed at marketing the 
area as a location with prime business opportunities and a superior quality of life.  
 
The majority of this anticipated economic and associated residential growth would be consolidated to 
the immediate Capital Region area.  While it is unlikely that Lake Pleasant will be targeted for large 
tech-related economic development projects, there is a high possibility that smaller companies would 
find the scenic – Adirondack setting, with convenient access appealing.  With this in mind, Lake 
Pleasant should capitalize on this significant potential asset and seek one or more companies by 
touting the areas “quality of life” resources.  At the same time however, the Town needs to be 
cognizant of the potential for adverse impacts associated with increased residential and economic 
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growth.  To accomplish mutually beneficial outcomes,  some critical steps need to be considered and 
are offered here: 
 
> Enhance the local Sewer and Water infrastructure to facilitate economic development and 

to ensure future development can be sufficiently accommodated by the Town’s 
infrastructure to mitigate against potential adverse impacts.   

 
As noted by the Hamilton County Economic Development Strategy, there is a need to provide 
sufficient water and sewer capacity to accommodate future development.  Vacant and underutilized 
properties could be primed for commercial, business, and residential development through the 
provision of utilities such as water and sewer.  
 
Specifically, the potential Business Site #1 discussed above and depicted in Figure 2 could benefit 
from public sewer and water extensions.  As other areas are identified for potential development 
outside of the reach of the sewer and water services, the logistics of extending the infrastructure will 
need to be addressed, and if possible, the developer could cover a portion if not all of the costs, 
depending upon the size of the development.  
 
Carrying out this recommendation would require a cooperative partnership between the Town and the 
Village.  
 
Possible sources of funding include the following state and federal programs: 
 

> Clean Water Sate Revolving Fund, NYS Environmental Facilities Corporation (EFC) 
> Drinking Water State Revolving Fund, NYS EFC 
> Build-NY Program, NYS Empire State Development (NYS ESD) 
> CDBG Comprehensive Grants, NYS Governor’s Office of Small Cities (NYS GOSC) 
> Grants for Public Works and Public Facilities, Economic Development Agency (EDA), Dept. 

of Commerce 
> USDA Rural Development Water and Waste Disposal Loans and Grants 

 

> Coordinate with National Gridto Identify measures for increasing the reliability of electrical 
power for new economic development 

 
Investors and developers look at several factors when assessing potential locations for development, 
including the reliability of power and other services.  While a municipality that relies on a private 
utility company for electric services cannot physically invest in increasing reliability, they can 
establish and maintain relationships with these companies and express their desire to see an increase 
in reliability. It is important for the Community to begin this dialogue immediately if it decides to 
move forward with identifying specific sites for economic development.  Therefore, the Community 
will be able to demonstrate to any perspective investors/developers that the Community is being 
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proactive on this issue and is thinking ahead – another important step in increasing the appeal of your 
community.  
 
> Continue to develop and enhance the local telecommunication infrastructure.  
 
Currently, Town residents have access to DSL service from Frontier, which may be considered 
inadequate for new and growing technology-based businesses.  The availability of a more reliable and 
efficient high-speed telecommunications service, such as T1 Service, could help make the area more 
attractive to potential residents and visitors, as well as set the stage for readiness in its participation in 
the Tech Valley Initiative.   
Lake Pleasant Central School (LPSC) currently uses T1 Service and has excess capacity that could be 
utilized more efficiently and for the benefit of the entire community.  While the Town may not be in a 
position to directly invest in improving the local high-speed telecommunication services provided by 
private companies, it could coordinate with LPCS to identify strategies for capitalizing on the existing 
telecommunications infrastructure for economic development benefits. 
Alternatively, or at the same time, the Community could apply pressure to both the service provider 
and the County to proactively enhance the local telecommunications systems.  The Town could also 
encourage, but not be financially responsible for the development of “wired areas” in local schools 
and public buildings, and encourage the creation of “hot spots” in local motels/hotels, and downtown 
businesses.  Upon improving broadband capacity, encouraging the proliferation of “wired” locations 
would help promote Lake Pleasant’s reputation as an area where connectivity and modern 
convenience is available in the midst of the Adirondacks.  The presence of cyber cafés and hot spots 
in the commercial core could also provide attraction to younger visitors to the area.   
 
> Workforce Development: Coordinate with Fulton-Montgomery and other local Colleges 

towards the creation or enhancement of educational programs geared towards technology 
and the environment as well as small business development.  

 
Working with Fulton-Montgomery Community College, and other local colleges, programs could be 
developed that have a strong background on science/technology and the environment.  These two 
themes would promote a healthy balance in accordance with the area’s inclusion in the Tech Valley 
Initiative, while also encouraging the development of eco-tourism businesses.  This could also 
involve the study of green technology such as alternative energy uses as part of the curriculum.  In 
addition, Fulton-Montgomery provides Geographic Information System (GIS) and Global Positioning 
System (GPS) courses and training, which are funded by NASA.  This demonstrates that the College 
has a healthy technology foundation for developing additional technology-based programs. 
 
In addition to Fulton-Montgomery Community College and SUNY Plattsburgh, additional 
Adirondack and nearby colleges include: 
 
> Paul Smiths College:  http://www.paulsmiths.edu/  
> Herkimer Community College:  http://www.hccc.ntcnet.com/  
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> Adirondack Community College:  http://www.sunyacc.edu/  
 
The following programs could be enhanced or established that focus on business development and 
provide technical assistance:  
 
> Online continuing education and workforce development 
> Funding source availability  
> Establishing business cooperatives 
> Using technology to grow existing businesses 
> Training for high technology positions beyond small businesses 
 
It is also very important for the Town to establish and maintain relationships with these institutions.  
This is a long-term effort and is intended to not only provide valuable education to current business 
owners and those interested in opening a business, but also to set the stage years into the future for 
ensuring local children will learn the necessary skills future companies will be looking for.  
 
The Town would not necessarily need to expend funds to begin implementing these 
recommendations.  Instead, a handful of volunteers could coordinate with local colleges and 
universities to identify ways in which they could be of assistance and continue to provide and 
increase the opportunities for business-related educational services.  
 
8. Capitalize Improve Local Market Branding 
 
Effective marketing of the Lake Pleasant area can significantly improve the Community’s ability to: 
1) attract, retain, and expand business, 2) improve the community’s image both inside and outside the 
community, and 3) promote policies and programs. To successfully market the community, there are 
two important components of marketing that will need to be addressed: 
 
> Developing the message, and 
> Developing the appropriate marketing technique to convey the message. 
 
The goal of promotion activities is to elicit a response from the target audience.  That response can be 
to inquire for further information about the community, visit the community, change the image of the 
community, or ultimately, locate to the community.  The following is an overview of an effective 
strategy to facilitate market branding.  
 
Developing the Message 
 
In creating the brand that will help market the community, it is important to enhance or reinforce 
positive images, neutralize or change unfavorable images, or create an image if no image exists. 
Effective messages are characterized by their validity, credibility, and simplicity.  The image of the 
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location is a critical factor in influencing the decision of businesses or individuals to visit, invest in, or 
locate to the Lake Pleasant area.  Marketing messages, slogans and logos can help reverse any 
negative images of the community by creating new perceptions to replace the unfavorable ones.  
 
The two main approaches to creating the message would be to: 
 
> Stress community strengths, good features, and positive factors in the message. The new positive 

message must be backed by improved real performance in the community. 
> Promote an image of what the community wants to be. 

 
For example, one of the strategies recommended is to coordinate with local educational institutions to 
ensure educational programs exist and continue to evolve with a strong emphasis on both 
science/technology and the environment. Another is to work on developing advanced 
telecommunications connectivity and promoting the Adirondack Speculator Region’s inclusion in the 
Tech Valley Initiative, while also developing nature-based tourism programs.  Developing a viable 
main street/commercial core, providing housing for all market segments, and improving recreational 
resources all contribute to the improvement of quality of life for the Community.  The market 
branding for the Lake Pleasant region could focus on the image of what the Community wants to be 
in the future.  Adopting the recommended strategies would reinforce the image for the Community.  

 
Delivering the Message. 
 
The main techniques for reaching a target audience include: 1) web-based marketing, 2) advertising, 
3) publicity, 4) promotional materials, 5) direct mail, and 6) personal selling.  Each technique has a 
different potential for cost, exposure, presentation, explanation, credibility, impact, and the number of 
times the message can be used to be effective. 

 
> Web-Based Marketing 
One of the most efficient and effective ways to market the Community is through Internet website 
marketing.  E-government is becoming a common aspect in community development as 
businesses, citizens, and non-profits continually access the web for information.  Business and 
site selectors are particularly drawn to websites where they could easily access information.  The 
joint Town/Village website should feature a good design and layout.  Essential information 
should include the following: 1) name of community or organization; 2) staff names, titles and 
contact information; 3) mailing/street address; 4) phone numbers. The website must serve a 
purpose and be filled with sufficient information to answer the major questions of those visiting 
the site.  The website could include other important such as:  

o On-line permit applications 
o On-line fee payment 
o Current projects in the community 
o Publicity opportunities 
o Area attractions 
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o Calendar of community events 
o Success stories 
o Publications 
o On-line BRE (Business Retention & Expansion) surveys 
o Economic development directories 
o Area employment opportunities 
o Available property in the community (buildings or vacant land) that could meet a 

prospective business’ needs. 
 

> Advertising 
Advertising is useful in promoting name recognition and an image of the community since it 
reaches the largest audience.  The message has to be standardized for a variety of audiences. 
Targeted advertising efforts should focus on the media with the greatest exposure to the intended 
prospects.  Newspapers and national magazines reach a wide audience, while trade journals and 
trade magazines allow a more targeted message. 

 
> Publicity 
Publicity or Public Relations, is non-paid, commercially significant news or editorial commentary 
about the community or specific projects taking place in the community.  Publicity could be in 
the form of a feature in the six o’clock news, a newspaper article, media events, and press 
releases.  Publicity is a useful vehicle for establishing a positive image both inside and outside the 
area, for developing a particular policy or activity, and for brining attention to a new attraction in 
the community such as the recreational amenities, downtown, or an employer that has made its 
move to the area.  These would attract potential visitors or businesses that may also be looking to 
find a site. 

 
> Promotional Materials 
Promotional materials could stimulate interest and provide needed information regarding the 
community.  These materials could include newsletters, brochures, video/slide presentations, and 
websites, and be used in connection with other marketing techniques. 
 
> Direct Mail 
Direct mail allows the community to target a direct message, while offering substantial flexibility 
in terms of package that could include a letter, a brochure or other informational materials.  It is 
important to target a key decision maker within the company, not just the company, so the letter 
reaches a person in a position to make or influence company decisions.  Sources can include 
directories; self-generated lists based on contacts, local industry suppliers and buyers, or 
subscription lists from journals. 

 
> Personal Selling 
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Personal selling is the most effective marketing tool as this involves direct contact between 
parties and allows relationship building.  This could include trade fairs, event hosting, and require 
preparation, display development, and training for personnel who will staff display booths, and 
prepare support information and brochures. 

 
This recommendation will require a concerted effort on the part of the Town and close coordination 
with the Adirondacks Speculator Chamber of Commerce.  It is recommended that a core group of 
interested volunteers, business owners, and other people familiar with marketing to set this initiative 
in motion. 
While not necessary to get started, funding is available, particularly through the Quality Communities 
Grant Program to pay for professional services and material costs associated with developing 
brochures and other materials.  http://www.dos.state.ny.us/qcp/qcp2.html 
 
3.1.2 Tourism Recommendations  
 
Tourism represents a significant portion of the local economy in the Town of Lake Pleasant as well as 
all of Hamilton County.  Service-related industries account for 24% of employment in both the Town 
and Village.  As a major component of the local economy, tourism-based services should be 
strengthened and enhanced.  This would involve the following areas of focus: 

 
While the Lake Pleasant area has a history of being a place of retreat for families of all generations, it 
has been noted that there is a need to develop venues that would cater to the full-age spectrum, 
including children and teens, young adults, empty-nesters and retirees.  With nearby Lake George 
marketing itself as an amusement park resort area, the Lake Pleasant area could market itself as an 
outdoor recreation resort area where more high-quality activities are offered, including cultural and 
eco-tourism based adventures.    
 
 
Recommendations: 

 
1. Create a Culturally Integrated Tourism Experience 

 
The Town of Lake Pleasant could become more of a focal point for travelers interested in outdoor 
recreation, sightseeing, and rest or relaxation.  However, successfully implementing this concept will 
require more than just the creation and printing of a brochure with a logo.  The five principles 
enunciated by National Trust for Historic Preservation provide an excellent framework and starting 
point for discussing how to implement an expanded tourism economy without detracting from the 
high quality of life local residents and without harming the fragile environment of the Adirondacks.  
They are as follows: 

 
> Focus on authenticity and quality of life.  A unique environment centered on two pristine lakes 

has helped shape the character of Lake Pleasant by attracting a variety of permanent residents and 
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visitors alike.  The authentic and high-quality experience found in this community has been one 
of the driving forces of its success in attracting visitors and residents.  Consequently, 
redevelopment efforts must avoid “prettification” that is more closely associated with some 
heavily developed tourist areas.  To date, Lake Pleasant has been able to preserve its small-
community and Adirondack character, even as second home development has been increasing as 
of late.  One method of preserving this character would be through the implementation of 
architectural and site design standards discussed below in Section 3.4 Rural Character and Our 
Environment.   

 
> Preserve and protect resources.  Part of the legacy of Lake Pleasant are the lakes and 

surrounding shorelines and hillsides.  The protection of these resources is paramount to a 
sustainable future.  The authenticity of the experience is strengthened if the natural environment 
is preserved.  Comprehensive Plan Section 3.4 Rural Character and Our Environment provides 
the specific recommendations towards the preservation and protection of Lake Pleasant’s 
environmental resources.  
 

> Make sites come alive:  A site that is actually used by a community is a much more compelling 
heritage tourism experience.  Fragile or endangered materials and/or facilities should certainly be 
protected.  However, if it is consistent with sound environmental and historic preservation 
practices, communities should continue to actively use those sites that illustrate their history 
and/or culture.  
 

> Find the fit between a community and tourism.  Tourism succeeds when the resources 
communicate what is special about the place, its environment, and its way of life.  Such places 
quickly lose their appeal if efforts to accommodate tourists overwhelm the character of the place.  
Several places in southern Vermont have suffered from this dynamic.  At the same time, if Lake 
Pleasant is to benefit from tourism, visitors must feel welcome and comfortable.  Through 
coordinated programs of information dissemination and signage, visitors can be directed to the 
features or events that make the area special.  This will provide visitors with an enjoyable 
experience, while at the same time, minimize any unanticipated disruptions to community life 
caused by errant or uninformed visitors.   
 

> Collaborate.  A successful resource-based tourism experience comes from the creation of 
consistent messages and well-coordinated series of experiences for each visitor.  This can only be 
done through the close collaboration of existing organizations and enterprises.  No one single 
entity could keep track of all the ingredients that make a compelling tourism experience.  Even if 
one entity could undertake every tourism-related activity in the community, the resulting 
experience may not be as fulfilling.  Therefore, collaboration is essential if visitors are to have an 
experience that truly reflects community character.  
At the same time, collaboration is essential for effective marketing and promotion.  The Town of 
Lake Pleasant experience involves outdoor land and water – based recreation, shopping, dining, 
local arts and cultural events, history, and other opportunities to explore the community.  Each 
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one of the enterprises that offer these types of activities must be prepared to refer its visitors to 
other destinations within the community and region.  Similarly, the “market presence” of such an 
experience can only be maximized if the participating organizations and enterprises undertake 
joint marketing and promotional efforts.  For example, a local historical society of local restaurant 
is each more likely to attract new clientele if they are part of an overall “experience” in the 
community.  This would enable each to capture new visitors that they may never be able to reach 
through its individual advertising budget.  

 
2. Develop Eco-Tourism Programs 
 
As part of the “Forever Wild” theme of the Adirondacks, the Town of Lake Pleasant could develop a 
nature-based / eco-tourism program that uses the natural resources of the area as a focal point to 
attract visitors.  Developing a nature-based eco-tourism program would involve several actions: 

 
> Conducting an inventory of the natural attractions in the area: Both water and land-based 

attractions could be inventoried to help define what is attractive in the area. Water-based 
attractions could include the lake, springs, streams, ponds, etc., while land-based attractions could 
include forests, caves, plant life, wildlife, geological formations, gems, etc. Man-enhanced 
attractions should also be part of the program. These may include picnic areas, campgrounds, 
parks, nature trails, hiking trails, recreation areas, etc. 

 
> Develop a theme/brand: This would involve identifying unique natural landmarks that exist in 

the area, identifying a natural feature that would be the area’s “claim to fame,” or the element of 
the local environment that people in the community value most. A logo and a slogan could be 
developed to sell the image. 

 
> Enhance existing and develop additional festivals and events which have nature-related themes: 

These may include the following: 
 

o Outdoor Survival Courses: Outdoor survival classes could be offered. These courses could 
teach safety skills, including map and compass, and wilderness first aid. 

o Wildlife Expositions 
o Birding Tours  
o Outdoor Photo Contests 
o Nature Tours 
o Habitat Tours 
o Sea-Plane Festivals  

 
> Develop recreation and leisure programs: Recreational activities and leisure programs could be 

used as nature-based tourism tools. These programs could include the market niches identified in 
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this report, as well as nature-based activities that include wildlife observation, hiking, fishing, 
boating, specialty camps and recreation facilities. 

 
> Attract New Market Niches and Expand on Existing. New types of attractions could be 

considered and existing ones could be enhanced to provide interest for all age groups. These 
could include the following recreational activities: 

 
> Horseback Riding: a horse rental facility could be developed where families could rent horses 

and hire a guide that will show local attractions on horseback.   
 
> Bike and Electric Scooter Rentals: Families could have the option of seeing area attractions on 

bikes or electric scooters. 
 

> Canoe and Kayak Rentals: Canoes and kayaks could be rented on Lake Pleasant as part of the 
effort to attract more visitors to the area and increase public access to the lake. Canoes and kayaks 
have minimal environmental impacts on the water body. 

 
> Kid’s Fishing Ponds: Lake Pleasant has a history as an angler’s mecca in the past. A facility with 

fishing ponds for children aged 12 years and under could be developed to provide opportunity for 
parents and children to fish together. Part of the fun would be for young anglers to keep their 
catch from these ponds. 

 
> Simulated Rock Climbing Centers: Simulated rock climbing has been increasingly a popular 

recreational activity for teens and young adults. The simulated rock climbing center would be a 
year-round amenity that could feature both indoor and outdoor rock climbing surfaces with 
interchangeable hand and foot holds and beginning to advanced climbing routes. The rock-
climbing center could offer climbing equipment rental and sales, instructional workshops, open 
recreational climbing and group use of the facility. 

 
> Windsurfing: Windsurfing could be promoted as a sport on Lake Pleasant by providing 

windsurfing lessons, instruction and rentals for beginners, intermediates, up to advanced 
windsurfers. Multi-day windsurfing clinics could also be held for windsurfing enthusiasts. 

 
Other business that could be considered  
 
> Site – Seeing Business  
> Walking Tours  
> Additional Back-County Guiding Businesses  
 
3. Develop a Quality Resort and Conference Center 
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A high quality resort and conference center could be developed to enhance the tourism and 
recreational potential of the Town of Lake Pleasant.  The proposed resort and conference center could 
take advantage of waterfront views as well as offer water sports activities. Many of the new 
attractions recommended in the previous sections could be operated out of the resort and conference 
center. As an area where nature-based tourism is considered as an economic development strategy, 
the resort and conference center could be designed as a green building using alternative sources of 
energy. The following strategies outline the steps that the Town could undertake to develop a 
waterfront resort and conference center. 

 
Specific Recommendations 

 
A. Identify underutilized/vacant waterfront property. 

 
As a starting point, vacant or underutilized waterfront property suitable for development should be 
identified.  Based upon the vacant and underutilized lands analysis, no vacant parcels exist that are 
available for this type of use.  There are a handful of underutilized sites that, if they become available, 
could be considered for redevelopment.  If a particular site does become available, the following steps 
could be used to facilitate the development of a resort and conference center.  

 
B. Secure funding for a Market Feasibility Study for a site and the market repositioning of the 

commercial core. 
 

This could occur before or when a site becomes available.  Ideally, when the community begins to 
perceive that a particular area may become available, a feasibility study should be considered.  If time 
permits, a grant could be sought to develop the study.  However, due to the fast-paced nature of 
development, the Town could consider setting aside some funds every year to develop such a 
feasibility study in advance of a site becoming available.   
 
Alternatively, the community could seek funding for and prepare a preliminary study of the above 
identified and other relevant parcels.  This exercise would weed out the undesirable parcels and allow 
the community to focus their attention on the more optimal sites.  Further, the study will provide the 
community with needed ammunition to seek additional funding for detailed analyses and possibly 
acquisition.  

 
The study would look into the market and financial feasibility of the proposed resort and conference 
center, as well study the market positioning of the area’s commercial core. In addition to the above-
mentioned purposes, the market feasibility study will seek to establish the connection between the 
waterfront development and the commercial core, as well as map out the implementation strategy for 
the proposed development project.  Possible sources of funds for the market feasibility study could 
include the following: 
 
> National GridCommercial District Revitalization Program 
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> Local Waterfront Revitalization Program, NYS Department of State 
> Economic Adjustment Program, U.S. Economic Development Administration  
 

 
C. Solicit a developer through a Request for Qualifications (RFQ) or Request for Proposals 

(RFP).  
 

The RFQ/RFP process is an effective marketing tool to attract private development. In this process, it 
is important to identify a lead agency and establish the selection criteria and process. The lead agency 
has two options: 1) issue an RFQ followed by an RFP or 2) issue an RFP only. Issuing an RFQ would 
cast a wide net from which a “short list” of potential developers could be derived. Short listed 
developers are more likely to respond to a costly RFP process. Undertaking an RFP selection process 
only is more costly for a developer to respond given unknown competition. The RFP could be 
marketed through: 
 

> Regional real estate journals 
> Local commercial leasing guides 
> National organizations, realtors associations, state and builders associations 
> Local and national newspapers 
> The Web 

 
D. Negotiate a contract for the development of the proposed resort and conference center. 
 
Upon reviewing responses from pre-qualified developers, the lead agency could negotiate a contract 
for the development of the proposed resort and conference center. The lead agency could help guide 
the process in accordance with their desired program using information from the market feasibility 
study.  The chosen developer could then proceed with refining the plans for the resort and conference 
center. Funding sources for such a study are mentioned in the previous section of this economic 
development strategy. 
 
 
 
 
 
 
3.2 Parks and Recreation  

 
Existing Conditions 
 
The Town is surrounded by endless acres of open space and recreational opportunities, including 
various water-based recreational amenities.  With these resources, the Community is well positioned 
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to capitalize on a tourism level.  In addition, the local recreational assets should continue to be 
maintained and invested in.  It will be necessary to continue to maintain and invest in Lake Pleasant 
recreational amenities in order to ensure that the expectations, abilities, and interests of all residents 
and visitors alike are met to the fullest extent practicable.  
 
Recommendations 
 
1. Prepare a Town -Wide Parks and Recreational Masterplan:  
 
Even with the limited amount of publicly owned recreational amenities in the Town, the community 
could benefit by preparing a plan that looks out five years for maintenance and investment in and 
expansion of the recreational assets.  The Plan could further identify recreational goals, describe 
existing recreational resources, assess the Community’s recreational needs, recommend improvement 
strategies, and highlight priority implementation items.  In addition, the Town could evaluate the need 
for additional public waterfront access points.  Currently, the Town owns a narrow parcel of land 
along the shore of Oxbow lake, which provides limited access.  There are also three NYSDEC 
operated water access sites in the Town of Lake Pleasant: Moffit Beach on Sacandaga Lake, Lewey 
Lake and Indian Lake Islands Campgrounds.  The Village owns the Lake Pleasant Beach which 
provides swimming access and limited boat access.  Access to waterbodies in the Town is an 
important topic and should be routinely evaluated to ensure sufficient access is provided and that 
overuse of waterbodies is avoided.  

 
2. Consider Extending the Mountain Bike Trails and Host Sanctioned Races 
 
The existing mountain bike trails are significant assets.  If property is available and funding permits, 
the Community could consider expanding the trails.  The Parks and Recreational Masterplan could be 
an appropriate venue for identifying feasible trails extensions.  Whether part of a recreational 
Masterplan or by itself, this recommendation could be pursued by the Town through a separate 
committee of volunteers.  Close coordination with relevant landowners will be necessary and plans 
for trail grading and maintenance will need to be considered. 
 
In addition, the Town could consider attracting sanctioned mountain biking events, which would 
bring in more visitors and assist in putting Lake Pleasant on the map as a mountain bike destination.  
 
3. Consider Expanding Snowmobile, Cross-Country and Snowshoe Trail Opportunities 
 
The Community survey pointed to the desire by residents for more opportunities to snowmobile, 
snowshoe and cross-country ski.  Similar to expanding mountain biking trails, this recommendation 
could be pursued by the Town through a separate committee of volunteers.  Close coordination with 
relevant landowners will be necessary and plans for trail grading and maintenance will need to be 
considered.  
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4. Update Trails Map on a Regular Basis 
 
During the development of this Comprehensive Plan, all of the publicly accessible trails in and 
around the Community have been mapped in GIS.  This trail inventory will need to be updated on a 
regular basis to provide residents and visitors with accurate routes and directions.  
 
3.3 Housing  
 
Existing Conditions  
 
Increasing the number of options for various market segments is central in keeping the local economy 
more viable by ensuring that a workforce is available for existing and incoming businesses. An 
Affordability Analysis for the Town of Lake Pleasant and the Village of Speculator indicates that the 
largest housing need is for homeowner units with selling price below $50,000 and rental units with 
contract rents below $500, what could be considered reasonably priced-housing (it was necessary to 
include the Village in the analysis in order to obtain adequate results for the area).  Based on 2000 
Census data, only 6% of housing in the Village of Speculator and 11.8% of housing in the Town of 
Lake Pleasant had home values less than $50,000.  Homes with selling price below $50,000 would 
cater to households with annual income below $40,000. In 2000, over 60% of households in the 
Village of Speculator and over 62% of households in the Town of Lake Pleasant had incomes below 
$40,000.  Census data also indicates that in 2000, over 27% in homeowners in the Town of 
Speculator and over 31% of homeowners in the Village of Speculator paid more than 30% of the 
monthly income for housing.  

 
Census data indicates that housing is not affordable to 38.8% of renter households in the Town of 
Lake Pleasant and almost 32% of renters in the Village of Speculator. Furthermore, over 29% of 
seniors in the Town of Lake Pleasant and 25% of all seniors in the Village of Speculator pay over 
30% of their monthly incomes for rent, thereby indicating the need for more affordable forms of 
housing.  

 
 
 

Affordability Analysis 
(Source: 2004 HUD Income Limits for Hamilton County; Analysis by Saratoga Associates) 
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Affordable Gross 
Rent (30% of 

Monthly Income)

Affordable 
Contract Rent 

(25% of Monthly 
Income)

Studio Units
Low 16,700$                418$                     348$                     21,274$                
Moderate 26,700$                668$                     556$                     34,013$                

1-Bedroom Units
Low 19,100$                478$                     398$                     24,331$                
Moderate 30,550$                764$                     636$                     38,917$                

2-Bedroom Units
Low 21,450$                536$                     447$                     27,235$                
Moderate 34,350$                859$                     716$                     43,758$                

3-Bedroom Units
Low 23,850$                596$                     497$                     30,382$                
Moderate 38,150$                954$                     795$                     48,599$                
Low 25,750$                644$                     536$                     32,803$                
Moderate 41,200$                1,030$                  858$                     52,484$                

4-Bedroom Units
Low 27,650$                691$                     576$                     35,223$                
Moderate 44,250$                1,106$                  922$                     56,369$                
Low 29,550$                739$                     616$                     37,643$                
Moderate 47,300$                1,183$                  985$                     60,293$                

5-Bedroom Units
Low 31,500$                788$                     656$                     42,229$                
Moderate 50,350$                1,259$                  1,049$                  64,140$                

Selling Price of 
Affordable 

Homeowner Units

  1 Person

  2 Persons

  3 Persons

Rental Housing

Household Size Income Level
2004 HUD Income 

Limit

  8+ Persons

  4 Persons

  5 Persons

  6 Persons

  7 Persons

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
Recommendations 
 
Based on the above data, there is a need for additional, reasonably priced housing opportunities for 
young families and residents that would like to remain and invest in the Town but cannot afford to do 
so.  This housing type that is needed is termed Workforce Housing.  There will also be a need to 
provide affordable forms of housing for our seniors, along with a need to expand year-round rental 
options for existing and would-be residents looking to relocate to the area.  To accomplish this, the 
following recommendations are being offered.  
 

 
1. Encourage Public/Private Relationships for Workforce, Senior, and Rental Housing 

Developments. 
 

The Town of Lake Pleasant could establish relationships with housing developers and not-for-profit 
community-based housing organizations to initiate the construction of workforce housing in the 
Town.  It is important for developers and not-for-profit groups to establish relationships with local 
governments to allow the proposed projects to become eligibility for state and federal programs that 
require a local government applicant.  These programs may include the following: 
> HOME Program, NYS DHCR 
> Rural Rental Housing Loans, US Department of Agriculture (USDA) 
> Housing Preservation Grant, USDA 



 
 

Town of Lake Pleasant  September 2006 
Comprehensive Plan Project #2004-022.10M Page 3-28 

> USDA Community Facilities 
 
In addition, establishing relationships with developers and not-for-profit groups can be more effective 
then sitting back and waiting for an opportunity to present itself.  To facilitate a successful project, the 
Community should first begin to take inventory of available sites and their existing conditions.   
 
Local preferences reflecting community values for tenants of workforce, senior, and rental housing 
developments 
 
When working with private developers on providing workforce, senior, and rental housing, the 
Community will be in the position to discuss “Local Preferences” for future tenants of any housing.  
These preferences could be set up to ensure that future tenants are existing or former residents of the 
community, are gainfully employed, have no criminal background, and with respect to senior 
housing, are of an appropriate age.  
 
2. Identify Potential Sites for Workforce, Senior, and Rental Housing Developments. 
 
As part of the Comprehensive Plan process, the Working Committee conducted a vacant and 
underutilized lands analysis to identify appropriate sites for future commercial, business and 
residential development.  Figure 1 Buildable Lands Overlay Map depicts the current parcels in the 
Town that are either vacant or underutilized (underutilized parcels are those that have the ability to be 
further subdivided and developed based on local zoning and APA regulations).  

 
Based on the analysis, approximately 7 vacant parcels in the Town were identified as potential sites 
for future housing developments as depicted by red shading on Figure 3 – Potential Development 
Sites.  The identified sites are outside of the sewer and water services area and would need to utilize 
on-site wastewater treatment systems.  All of the identified sites were chosen for the following 
reasons:  they are currently vacant (based on 2004 Hamilton County Real Property Data), and have 
limited, if any, environmental site constraints, such as wetlands and steep slopes.   
 
These sites have been recommended as potential locations for future development of affordable forms 
of housing, and should be used as a starting point by the Town in discussions with developers, not-
for-profit organizations and funding agencies in a collective search for appropriate housing sites.  It is 
also important to note that the identification of these sites does not imply they are currently available 
for development.  Once the Town begins discussions with a developer and/or a not-for-profit 
organization regarding a specific parcel or parcels, the involved landowners will be notified and may 
be asked to enter into negotiations about the feasibility of future development.  
In order to be successful in establishing more affordable forms of housing, the Town will need to be 
vigilant by continually establishing new relationships and maintaining existing ones with developers 
and not-for-profit groups.  Further, the map of potential sites should be updated often to reflect 
current conditions and to allow the Town to provide accurate information as interested parties request 
it.    
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3. Amend the Existing Zoning and Development Regulations Accordingly to Facilitate 

Workforce, Senior, and Rental Housing Developments. 
 
The next step will be to ensure the zoning and development regulations do not preclude the ability of 
future workforce, senior, and rental housing developments. Appropriate amendments could include 
increasing the allowed density and increasing the ability to construct mixed-uses in certain districts.  
Such increases in density would only be permissible and feasible in the APA Hamlet Land Use Areas 
and within reach of municipal sewer and water services.  
 
Other potential amendments could include the use of appropriate density bonuses.  Should the 
proposed residential development be located within the hamlet land use area, an appropriate density 
could be permitted especially for workforce, senior, and rental housing development projects.   
 
The Town could also consider requiring a certain percentage of workforce, senior, and rental housing 
be set aside as part of the approval process for a several lot subdivision.  This may be more 
appropriate if high-density units are proposed, such as townhouses or condominiums.    
 
 
4. Encourage Utilization of Available Funding for Home Maintenance Purposes  
 
In addition to encouraging the use of available funding for the purchase and/or rental of housing units 
to persons in need, there are funding sources targeted to home maintenance needs, such as insulation, 
roofing, heating and cooling; plumbing, siding, and other needs. It is important that homeowners in 
need are provided direction to the appropriate funding sources, and the Town can play a role in 
properly directing potential candidates.  
 
5. Provide Economic Assistance Information to Potential Home Buyers  
 
There is a wide range of local, state, and federal funding sources available to assist homebuyers, and a 
multitude of methods for applying these funds.  To further the accessibility of economic assistance 
information to potential homebuyers, the Community could coordinate with not-for-profit 
organizations to make more readily available brochures and other material outlining all of the relevant 
assistance information.  The packets of information could be available at the Town offices and placed 
on the Town Website, with links to the different housing assistance program websites.   
3.4 Rural Character and Our Environment 
 
Existing Conditions 
 
While not considered one of the most remote communities in the Adirondacks, The Town of Lake 
Pleasant and Village of Speculator do have a combined 88,000 acres of State Forest Preserve lands 
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within their municipal boundaries, making this Community one of the must rural in the State.  A 
significant portion of the private lands are owned by International Paper, and slated for permanent 
protection under a conservation easement with the State of New York.  In all, the Community 
possesses a unique rural character and quality of life that should be enjoyed, protected, and 
capitalized upon to attract new businesses and residents further facilitating a sustainable rural 
economy.  
 
Recognizing the existing jurisdiction of the Adirondack Park Agency (APA) and the Department of 
Environmental Conservation (DEC), the Town is comfortable with the level of protection the 
environment receives through these agencies. It is the Town’s position that additional significant 
Town-imposed regulations are not required. With this said however, the Town’s Cutting Restrictions 
(discussed below) could be improved to enhance the protection of the Town’s waterbodies as well as 
the natural and aesthetic conditions of the shorelines. An adjustment to the Town’s Zoning Map and 
the adoption of commercial design standards are also recommended to improve protection of the 
Town’s environmental resources, community character and quality of life.  
 
Recommendations 
 
1. Future Land Use and Zoning  
 
After review of the Town’s existing zoning map and consideration of the type and scale of future 
development, the Town has determined that for the most part, the existing development patterns are 
appropriate, with some adjustments to the Town’s Zoning Map. As discussed above in 
Recommendation 2 of Section 3.1.1, the Town could consider identifying specific sites for Rural 
Light Industrial Uses, as indicated on Figure 2 – Potential Rural Light Industrial Sites.  
 
In addition to the Rural Light Industrial recommendation, the Town could consider the Zoning Map 
amendments depicted on the Future Land Use and Proposed Zoning Map located in Appendix 1. The 
main rational for the amendments is to bring the Town’s Zoning Districts into closer compliance with 
the Adirondack Park Agency’s (APA) Land Use and Development Plan Map Land Classifications. 
Currently, some of Town’s districts are inconsistent with the APA’s and may result in project 
approval delays or inadvertent violations. In order to be more consistent and allow for future 
development proposals to be efficiently reviewed and if determined acceptable and appropriate for the 
involved district, allow for approvals the twenty proposed Zoning Map Amendments would be 
necessary. Generally, there are no significant shifts in the allowed land use.  
 
As depicted on the Future Land Use and Zoning Map, the major residential and commercial centers 
will continue to be clustered in their existing areas. Specifically: 
 
> Town Amendment #4, located at the intersection of NYS Route 8 and County Road 11 will be 

rezoned to Hamlet Commercial, following the same boundary lines as the APA’s Hamlet Land 
Use Area.  
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> Town Amendment #11 also involves the rezoning to Hamlet Commercial. The rationale of this 
rezoning is that the area compliments the Villages’ commercial area and has access to the 
municipal water and sewer services.  

> Town Amendments #6 and #8 comprise the remainder of the Town’s core commercial zoning 
districts, Business Residential 8.5 and Commercial Residential 1.3 respectively. This area also 
has the possibility to be connected to the municipal water and sewer services.  

> Consistent with the APA Land Use Map, the remaining areas of the Town are proposed to be 
rezoned to reflect the permitted density, with residential being the predominant allowed use. 
Secondary uses could include small commercial and business uses, home occupations/cottage 
industries and open space recreation.  

 
The actual amendments to the Town’s Zoning Map will take place subsequent to the adoption of this 
Comprehensive Plan. This Plan contains recommendations and direction for the zoning regulation and 
map amendments. Additional review and analysis of the ultimate changes will likely be necessary.  
  
2. Prepare and Adopt Design Standards and Best Management Practices  
 
In order to assist in protecting and enhancing the rural Adirondack character of Lake Pleasant when 
future development/redevelopment occurs, it will be critical to ensure it happens in a coordinated 
manner consistent with the overall character of the area.  In an effort to achieve this goal, the Town 
could develop design standards to maintain its traditional pattern of development in specific areas of 
the Community.   
 

The standards could include Architectural and Site design, lighting and vegetative screening 
standards, and could assist in the protection of the: 
 

> NYS Route 8 Corridor from the Village to the Town-Line; 
> Community Gateways; 
> Lakefront Areas; and 
> Residential Areas Adjacent to Commercial and Business Uses. 

 
While zoning regulations define the kinds of activities for which properties can be used and how 
many buildings are allowed per each acre of land, they do not necessarily ensure new development 
will blend in with the Community’s character.  Architecture and site design standards will provide 
guidance for both applicants and the Town planning board, and facilitate appropriate development 
that will not detract from the character of the Community.  
 
The Town could also consider amending their Zoning Ordinance to encourage the use of Best 
Management Practices for development requiring Town approvals. The intent would be to protect 
resources in environmentally sensitive areas to ensure that development does not result in erosion and 
in flooding during site preparation and the development process. Some guidelines could include the 
following: 
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> Structures should be designed in a manner that requires a minimum amount of alternation to the 

steep slope. 
  
> Particular caution should be taken to prevent increases in the rate of stormwater runoff and 

erosion down-slope of any steep slope development site. 
 

> Any site disturbance of slopes exceeding (to be determined) percent should be minimized. 
 

> No site disturbance shall be allowed on slopes exceeding (to be determined) percent, except under 
the certain permitted circumstances (to be determined). 

 
These are only examples of guidelines the Town could consider as BMPs for proposed development 
projects. The zoning update process to occur subsequent to the adoption of the Comprehensive Plan 
will ultimately determine the extent of any guidelines. 
 
3. Review the Town Cutting Restrictions. 
 
Trees and other vegetation serves as screens against noise, acts to stabilize soil, and reduce erosion 
and runoff, as well as function as a refuge for wildlife.  Vegetation also plays an important role in the 
aesthetics of communities, by screening development from public areas such as lake, parks, and 
highly traveled corridors.  The Town restriction could be reviewed to determine if there are any 
contemporary methods available that would more effectively preserve the Community’s valuable 
vegetation and, in turn, the aesthetic resources that contribute to the areas important rural character.  
 
Should the Town wish to revise or enact new vegetation and tree protection ordinances, they should 
choose one that best suits the Community’s needs.  There are various tree and protection ordinances 
in use today, including specimen and special trees, woodland protection/percent tree cover, 
distance/buffer requirements, and special area protection or overlay zones.  Specimen and special 
trees ordinances target the protection of specific species or sizes (diameter) of trees.  Woodland 
protection/percent tree cover regulations focus less on individual trees and more on entire stands or 
woodlands.  Distance/buffer requirements are other widely used techniques for determining what to 
protect by establishing distance or buffer requirements.    
 
One of them most widely used and effective tools available are the special area protection or overlay 
zone regulations.  An increasing number of communities are focusing their vegetation protection 
activities on what might be called “special areas,” lands with important aesthetic and/or 
environmental values that call for special protection.  An advantage to this approach is that it is 
sometimes easier to gain support for stronger protection measures in areas with unique values, such as 
shoreline, hillsides and ridgelines, and other highly visible areas from waterbodies, parks, scenic 
roads, and other important public places and scenic areas. 
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The Town zoning ordinance includes the Scenic Preservation District and the Land Preservation 
Overlay District.  This regulation is intended to regulate development within 100 feet of the high 
water mark for the majority of the navigable waterbodies in the Town.  This Plan recommends that 
the Town review its existing regulations to determine if improvements are necessary to adequately 
protect the aesthetic resources, and if additional areas of the community should be added to the list of 
areas in need of protection.  

 
The effectiveness of any regulation is deeply rooted in consistent enforcement.  In addition to 
reviewing the current shoreline protection regulations, the Town could evaluate the present 
enforcement procedures to determine if additional enforcement is necessary, and if so, how to 
accomplish this.  

 
4. Consider the Use of Alternative Wastewater Treatment Systems  
 
The use of alternative on-site wastewater treatment systems might be necessary to replace failing 
septic systems along the shorelines and where connection to the Village sewer services is not 
practicable or in other parts of the Town where due to site limitations, a conventional system would 
not be feasible.  Other systems such as package plants may also be attractive in certain situations, 
including, but not limited to proposed multi-unit residential developments and medium scale business 
developments that may be proposed outside the reach of the municipal system.  Packaged wastewater 
treatment systems offer users a pre-engineered and prefabricated method of treating domestic 
wastewater with an aerobic process.  This modular approach to the treatment of wastewater provides 
users with a compact, easy to operate, and cost-effective priced unit.  Further, these plants can require 
a fraction of the space needed by other types of systems.  The Town should become familiar with the 
different types of alternatives systems and advocate for their use in situations where site conditions 
and distance to the municipal system may preclude development that would otherwise be positive to 
the Community.    
The Town will also have to take into consideration the potential adverse impacts associated with the 
development of marginal lands which could be made possible through the use of alternative systems.  
Such potential impacts include water quality disturbances, erosions and increased stormwater runoff.  
It will be crucial for the Town to take a “hard look” at these potential impacts during local project 
review.  Assistance in reviewing such projects and mitigating potential impacts will be provided to 
the Town by the APA as well as the health department.  

 
3.5 Infrastructure and Community Services 
 
Existing Conditions 
 
The Town and Village maintain separate governments including separate Town/Village Boards, 
Planning and Zoning Boards and various other departments.  Municipal sewer and water services are 
supplied in the Village only, although there is the potential for extensions into the Town, logistics and 
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funding permitting.  The challenge for both the Town as well as the Village will be to continue to 
provide community services of all types in a coordinated manner that does not necessarily and 
haphazardly deplete the Town and Village’s financial resources.  Organizing efforts on an annual 
basis can help ensure that individual needs are meet and provided efficiently, and without duplication.  
 
Recommendations 
 
1. Enhance community gateways and streetscapes  
 
Through collaborative efforts with the Chamber of Commerce as well as other groups and 
individuals, the three main gateways into the Town (Route 8/30 from the east, Route 30 from the 
north and Route 8 from the west) could be enhanced and further protected.  Well-placed combined 
Town monument signs with landscaping, or some other indication that one has arrived at each 
gateway would be a nice addition.  Local merchants should be encouraged to continue with their 
streetscape enhancements.   
 
Another component to this recommendation could be the development of a Corridor Plan for Route 
8/30 and Route 8.  This Plan would identify specific streetscape enhancements including tree 
plantings, pedestrian connections.  This Plan would be useful in discussion with the NYSDOT during 
the design process for future highway improvements.  It would also be beneficial in securing 
additional grant funds to implement recommended improvements.  
 
2. Continue to pursue funding for the construction of a sidewalk/walking trail along NYS Route 8 
 
The Town of Lake Pleasant is currently pursuing funding to prepare a feasibility study for the 
construction of a 2-1/2 + mile long walkway/bike trail from the Village line along NYS Route 8 south 
to Golf Course Road.  This project is seen as integral to improving pedestrian and bicycle safety in 
the community as Lake Pleasant seek to position itself as the premier Adirondack community to live, 
work, visit and recreate in.  To allow the Town to assess the viability of the proposed project and 
begin situating themselves for future funding for project implementation, a Feasibility Study will be 
necessary. 
 
The Feasibility Study will include a physical and boundary survey of the proposed walkway/bike tail, 
conceptual design and construction estimates for the trail, and coordination with involved 
landowners, the NYS Department of Transportation, and the Adirondack Park Agency; and the 
consideration of applicable project elements necessary for securing additional funding from the 
NYSDOT, and other local, state and federal sources for project implementation.  Should funding be 
allocated for this project, the Town should immediately move to begin the feasibility study and 
identifying future funding sources for permitting and construction services.  
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3. Continue to maintain a working relationship with the NYSDOT to ensure future highway 
projects are developed in a manner that benefits the community beyond improved 
transportation.  

 
Further improvements to Route 8/30 as it enters the Community from the east are needed to provide 
sufficient traffic calming.  Additional bump-outs, and the narrowing of the highway where applicable 
could provide significant traffic calming improvements, necessary to ensure pedestrian safety in the 
part of the Community that pedestrian circulation should be highly encouraged. To ensure the Town 
is able to effectively participate in the planning and design of future transportation projects the Town 
should continue to maintain a working relationship with NYSDOT. 

 
4. Update the Town zoning ordinance and land use regulations in accordance with the 

Comprehensive Plan  
 
Although the Town’s zoning ordinance and land use regulations have proven extremely valuable to 
the Community, adjustments could be made to clarify certain aspects, enhance the effectiveness, and 
increase compliance.  Further, there are a handful of land use related recommendations provided 
throughout this Plan, that could be considered in the updates of the regulations.  The following is a 
summary of the recommended updates: 
 

1. Consider Classifying the identified Potential Rural Light Industrial Sites as Planned Business 
Districts as described – Page 3-9 

2. Amend the Town’s Zoning Map, using the proposed Future Land Use and Proposed Zoning 
Map as a guide.  

3. Review the Towns Land Use Regulations to facilitate the establishment of more home-
based/cottage industries and small business – Page 3-10 

4. Amend the Towns Land Use Regulations accordingly to facilitate workforce, senior, and 
rental housing developments – Page 3-30. 

5. Prepare and adopt design standards and consider encouraging Best Management Practice 
Guidelines. 

6. Review the Town’s cutting restrictions. 
 
Also, there are specific updates necessary to ensure Town compliance with the General Town and 
Municipal Law requirements. Some additional specific recommendations for updating the Town’s 
land use regulations and improving their effectiveness include:   
 
> Consider reorganizing and renaming the zoning districts in the Town and addressing the density 

requirements.  Currently, the districts do not accurately reflect the types of uses preferred in 
certain areas of the community, and the allowed densities are occasionally in conflict with the 
superseding density requirements administered by the APA.  Further, bringing both the Town’s 
zoning districts closer together from a nomenclature, use and zoning map standpoint will provide 
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some consistency and could help alleviate potential confusions on the part of landowners and 
developers.   

 
> The Town could encourage or require planning and zoning board members to attend land use 

planning seminars and training sessions.  This recommendation is offered to ensure that 
volunteers are kept up to date on the latest planning techniques and land use law. 

 
> The Town could consider coordinating with nearby communities to share in the costs of hiring a 

community planner to assist not only in the review of complicated development projects, but also 
to assist in the general interpretation of zoning regulations as well as implementation of the 
Comprehensive Plan.  This is an effective strategy to get the benefits of a professional planner 
without having to allocate funds to pay for full-time salary.  

 
> The Town could also consider developing separate or Joint Citizen Guides to its land use 

regulations.  A companion to the regulations, which discuss in “layman’s” terms the land use 
regulations and project review processes, could aid in avoiding unnecessary delays during project 
review, educate the public of the current regulations, and improve compliance.  
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Section 4:  Implementation  
 
Above, Section 3.0 Recommendations lists a series of suggested policies, programs, and projects for 
implementation to advance the recommended Town Goals towards the commonly held Goals and 
Vision.  It is very important to recognize that some of these actions should be implemented 
immediately, while others can be accomplished over an extended period.  Although the Town may 
feel inclined to implement all of the recommendations immediately, an incremental approach is likely 
to be more efficient and realistic based on the availability of funding resources, staff and volunteers. 
 
As the Town contemplates an implementation strategy, the following process should be followed to 
allow the Town to implement the numerous recommendations: 

 
> Formulating and implementing those regulations necessary to shape, allow and encourage 

appropriate economic development while preserving the natural character of the Community; 
 
> Selecting and completing those projects which catalyze development; and  

 
> Creating programs, which sustain the recommendations into the future.  

 
A Coordinated Approach 

 
Comprehensive Plan Oversight Committee 
 
To help guide the implementation effort, and implementation committee should be created and made 
up of appointments from each of the tasks forces discussed below.  In addition to appointments from 
the task forces, other key members should include Town staff, the Supervisor, Code Enforcement 
Officers, Planners and Chairs of the Planning and Zoning Boards.  The primary purpose of the 
committee should be to clarify and implement a “Blueprint for Action” that will outline activities on 
an annual basis.  The list should prioritize the recommendations by category: Economic 
Development, Housing, Rural Character and our Environment; Parks and Recreation; and 
Infrastructure and Community Services.   
 
Task Forces 
 
Lake Pleasant has a strong history of successful collaborative achievements, and therefore, the Plan 
recommends that the Town Board create a series of task forces targeted to each of the Plan 
recommendation categories.  For example, a task force should be formed to focus on the economic 
development recommendations, and one on Housing, etc.  The purpose of each task force would be to 
refine the ideas and recommendations set forth in the Plan and make recommendations to the 
Comprehensive Plan Oversight Committee on which priorities they feel need to be addressed.  The 
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first task of the Comprehensive Plan Oversight Committee and the task forces should be to prioritize 
the Plan’s recommendations using the Management Phasing Schedule provided below. 
 
Have a yearly list of action items builds accountability.  Citizens, business owners, and community 
organizations can clearly see how the Town intends to carry out the Plan.  Initial successes will 
ensure that this Plan continues to be a focus for successful action in the future.  At the end of each 
year, an annual report should be prepared that will record progress during the calendar year, describe 
the status of current projects, and identify projects needing additional action.  
 
Overtime, conditions in the Town and region will change and new opportunities for action to achieve 
the goals of the Plan will arise.  For this reason, a broader view of the Plan and its implementation 
should occur every five years (or sooner if changing circumstances warrant).  A “report card” can be 
generated that provides a checklist of achievements, a list of recommendations yet to be undertaken, 
and a summary review of accomplishments.  This review provides the flexibility to ensure that the 
Plan continues to reflect the most effective and appropriate means to help the Town achieve a 
sustainable year-round economy and maintain their essential rural – Adirondack character. 
 
Regulatory Actions for Plan Adoption  
 
The Following Steps are necessary for the complete implementation of the Comprehensive Plan: 
 
1. Town Board adoption of the Comprehensive Plan as a Policy Statement. 
 
2. Amend the Town Zoning Ordinance and Map in accordance with the Comprehensive Plan 

pursuant to the requirements of Section 272a(11) of Town Law. 
 

3. Capital Budget– addition of catalytic project list in a five-year schedule. 
a. Prioritize projects and programs 
b. Determine annual budget allocation/commitment  

 
4. Create task forces for project implementation. 

 
 




