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SAMPLE PUBLIC EDUCATION CAMPAIGN FOR A BALLOT INITIATIVE 
 
A comprehensive campaign to involve the public in open space protection and affordable housing planning should 
be launched by the Open Space and Affordable Housing Board. The goal of this campaign is threefold: (1) raise 
the public’s awareness and interest in open space protection and affordable housing, (2) build a level of support 
for public funding for these initiatives, and (3) ensure that potential partners, farmers, and landowners are 
included in the planning and implementation of the Rhinebeck Plan and the Open Space and Affordable Housing 
Implementation Plan. The overall timeline is a multi-year process.  
 

YEAR 1 ACTIONS NOTES 
Months 1-6 
 

! Develop open space and affordable housing fact sheet, detailing the 
public benefits of open space conservation and affordable housing, 
examples of other towns’ successes, etc. 

! Develop goal (acres/parcels) for land acquisition (for open space 
preservation and/or affordable housing production).  

! Utilize open space resources map and priority parcel criteria to 
determine open spaces and farmlands most in need of preservation.  

! Distribute fact sheet to local businesses, farmers, and the public 
Conduct public outreach and distribute fact sheets at Town events, 
including festivals, weekly farmer’s market, on website, etc. 

! Post fact sheet and related literature in Town Hall and library. 
! Develop broadcasts to air on Channel 23, PANDA, the local closed 

circuit television station. 
! At each opportunity, solicit comments and suggestions about open 

spaces that are important to the citizens of Rhinebeck.  
! Determine viability of ballot initiative for first year. If viable, develop 

permissive referendum for November ballot. 
! Pass permissive referendum in November. 

 
 
 
 
 
 
 
 
 
! Ongoing  
 
 
! Ongoing 
! Ongoing 

Months 7-12 
 

! Continue education and outreach campaign, as above, with new goal of 
passing a bond act. 

! Refine land acquisition targets (acres) and fact sheets as necessary. 
! Determine amount of bond required and average cost/household. 
! Develop ballot measure language 
! Campaign for bond act. 

 

YEAR 2   
Months 13-18 
 

! Continue campaign for and pass bond act 
! Issue bond and solicit matching funds from County and partners 
! Begin to implement initial land acquisitions in cooperation with 

landowners of priority parcels. 

 

Months 19-24 
 

! Continue with acquisition process. 
 

! Ongoing 
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EXAMPLES OF INFORMATION FOR AN OPEN SPACE EDUCATION CAMPAIGN 
 
Economic Benefits of Open Space: Studies overwhelmingly show that real estate values remain stable in 
communities with high quality open spaces, protected scenic viewsheds and intact historic resources. In fact, 
protected open space, beautiful views and remnants of our collective history increase the attractiveness and value of 
adjacent properties, which in turn increases the tax base. Cost-of-services (roads, plowing, police and fire protection 
and the like) are controlled. (Excerpted from the Rhinebeck Plan) 
 
Environmental Benefits of Open Space: Conserving natural and cultural resources allow our biological diversity 
(biodiversity) to remain intact and our community to remain healthy. Preserved wetlands continue to filter out 
pollutants, prevent flooding, and protect our drinking water. Open vegetated farm fields and forested hills cleanse the 
air and absorb storm water runoff, which, in turn, reduces erosion and danger of flooding. New roads are minimized, 
mitigating the adverse effects oil and chemicals that wash off in rain and snow. (Excerpted from the Rhinebeck Plan) 
 
Community Benefits of Open Space: The goals and success of preserving the rural, scenic, natural and historic 
character of the Town can be measured in the number of farms saved and acres of wetlands preserved, but there are 
also community benefits that, while perhaps intangible, are just as powerful for residents. For many of us, seeing and 
experiencing the beauty and harmony of nature in our open spaces triggers a feeling of freedom and contentment, of 
living a decent and hopeful life. We develop pride of place, transforming from mere resident to being a citizen, and 
then, by supporting a common cause, we join together and become a community. We feel we are part of a place in 
the world where our lives become more worthwhile and more meaningful. (Excerpted from the Rhinebeck Plan) 

 
EXAMPLES OF INFORMATION FOR AN AFFORDABLE HOUSING EDUCATION CAMPAIGN 
 
Affordable Housing Myths and Facts 
Myth: Nobody I know needs affordable housing. 

Fact: Families seeking affordable housing are your friends and neighbors. They are the local workforce and 
include teachers, nurses, craftsmen, school bus drivers, volunteer fire fighters, etc. who are being shut out of 
the housing market because of escalating prices. 

Myth: Affordable housing is unattractive and is a blight to the neighborhood. 
Fact: There are many affordable housing designs that can be constructed efficiently and attractively, and 
that can be “invisible” if integrated with market-rate housing, both in new projects and subdivisions, as well 
as in infill projects or on existing single-family lots. 

Myth: Affordable housing brings down the value of neighborhood homes. 
Fact: Well-designed affordable homes, particularly when integrated with and balanced with market-rate 
housing, have not been found to devalue adjacent property. 

Myth: Higher-density development creates more traffic congestion and parking problems. 
Fact: Higher-density housing generates less traffic per unit than low-density housing, and it can make 
walking, transit, and shared parking more feasible. 

Myth: People who live in affordable housing don’t work. 
Fact: Virtually all people who live in affordable housing do work or are retired. 

 
Adapted from Haughey, Richard M. Higher-Density Development: Myth and Fact. 2005. Urban Land Institute. Washington, DC.  
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SAMPLE INFORMATIONAL / EDUCATIONAL MATERIALS 
 
The Town should provide relevant educational materials including texts and pamphlets, at the Town Hall, 
library, etc. for public use. Some helpful books might include these examples relating to open space 
conservation. 
 

  

  
 
Clockwise from top left:  
  Protecting Open Space Makes Dollars and Sense for Red Hook. (Brochure from recent open space preservation campaign.) 
  Above and Beyond: Visualizing Change in Small Towns and Rural Areas 
  From the Field: What Farmers Have to Say about the Vermont Farmland Conservation Program  
  Property and Values: Alternatives to Public and Private Ownership 
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6 CONCLUSION AND NEXT STEPS 

With the recommendations of this plan, Rhinebeck is stating loud and clear its vision and 
strategy for saving its precious natural resources and maintaining its open space while 
still providing affordable housing opportunities for its residents. These affordable housing 
strategies have a good likelihood of producing between 100 and 200 units of affordable housing 
within a reasonable time period. This numeric range is based on the following ingredients:  

! The Traditional Neighborhood Development (TND) zone has the potential to produce 
yield 60 low-income units, assuming an inclusionary housing set-aside of 20 percent 
applied to a total of about 300 units. 

! Hamlet infill development and related incentive zoning has the potential to produce 30 
affordable units affordable units, out of 150 new hamlet units, total, in the six hamlets. 

! Accessory, two-family and multi-family dwelling units (to be allowed in all residential 
districts will allow lower-cost housing options, particularly rental housing options, for 
current and future residents. Based on current market conditions and the 
recommendations herein, up to five or ten accessory units may be permitted within the 
first few years of implementation. 

! Surplus land, municipally owned land, or land acquired from willing sellers, could be 
transferred or donated to a non-profit housing developer. Focusing efforts on several 
sites appropriate for denser development, for example the gateway sites described in 
Section 4.1.3, has the potential to yield at least 20 affordable units on those sites alone. 

 
The ultimate figure depends on the strength of the real estate market and the pace of 
growth in the community. In contrast, if land continues to be developed without a mandate to 
provide for affordable housing, it is likely that the private market will produce few if any truly 
affordable units. The Rhinebeck Plan and this Implementation Plan provide that mandate, and 
thus represent an immediate and vast improvement in the opportunity to provide affordable 
housing in Rhinebeck. 
 
Implementing the comprehensive, interdependent strategies outlined in this plan will be 
an ongoing effort, and it will require the energy and dedication of a great many people. 
Key to this effort is a realistic assessment of the volunteer, staffing, and financial resources 
available. This plan recommends that a staff person be hired (or a non-profit or consultant be 
engaged) to assist a new Open Space / Affordable Housing Committee (“OSAH Committee”) 
carry out the Rhinebeck Plan and the recommendation in this implementation plan. The staff 
person and Board will work with the Town Board, Planning Board, and Zoning Board in their 
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efforts, and will identify and pursue partnership opportunities with State, County, and not-for-
profit organizations in order to maximize the Town’s own resources. 
 
The proposed zoning regulations of this plan are the most important tools the Town has 
to implement the Rhinebeck Plan, and passing the ordinance should be the Town’s first 
priority. With the zoning in place, development can be shaped in accordance with the vision of 
the Rhinebeck Plan, preserving open space and creating affordable housing opportunities. 
Reduced density zoning in the most sensitive areas of Town, conservation subdivision 
regulations, Traditional Neighborhood District regulations, setbacks, and buffers will all help 
shape and manage development in a way that preserves open space. Inclusionary zoning 
provisions and least-cost housing strategies will ensure that the new development contributes 
affordable housing opportunities for a range of Rhinebeck residents. Initially, all that is needed 
to implement these policies is the continued effectiveness of the Planning and Zoning Boards, 
but, as noted above, a staff person or consultant knowledgeable in these complex regulations 
should be engaged sooner rather than later. 
 
The OSAH Committee should also be established as soon as possible. The OSAH 
Committee will have as its initial primary responsibility the implementation of an education and 
outreach campaign to lay the groundwork for the adoption of the proposed Rhinebeck Plan, 
and, later, campaigning for necessary funding sources to pursue open space and affordable 
housing strategies. 
 
The implementation table on the following pages includes suggested next steps, in order 
of relative priority, for the coming year. The table should be reviewed and updated OSAH 
Committee in order to reflect current conditions and actions accomplished. 
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Timeline key:  S = Short term  = within 6 months -1 year 

O = Ongoing   
 

No. Recommendation Specific Actions Timeframe Chapter in this Plan 

Interdependent Open Space and Affordable Housing Strategies   

1 Zoning and land use 
regulations 

! Adopt Rhinebeck Plan and proposed zoning ordinance, 
including the recommendations of this implementation plan. 

S 
 
 

3.2.2 
and 
3.3.1 
 

2 Create Open Space / 
Affordable Housing 
Committee (“OSAH 
Committee”) 
 

! Charter the OSAH Committee and appoint members as 
recommended I this plan.  

! Begin identification of funding partners, priority open space 
parcels, and affordable housing opportunities. 

 

S 
 
S 

5.1 
 
3.1, 4.1, and 5.2 
 

3 Create and implement 
public education 
campaign 

! Develop educational brochure. 
! Establish website and link from Town/Village’s homepage and 

from Rhinebeck Plan website. 
! Develop open space and affordable housing fact sheet, 

detailing the public benefits of open space conservation and 
affordable housing, examples of other towns’ successes, etc. 

! Develop goal (acres) for land acquisition (for open space 
preservation and/or affordable housing production).  

! Utilize open space resources map and priority parcel criteria to 
determine open spaces and farmlands most in need of 
preservation. Coordinate efforts with Town Planning Board 
and Conservation Advisory Committee. 

! Distribute fact sheet to local businesses, farmers, and the 
public. Conduct public outreach and distribute fact sheets at 
Town events, including festivals, weekly farmer’s market, on 

S, O 
 
 

5.4 
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No. Recommendation Specific Actions Timeframe Chapter in this Plan 
website, etc. 

! Post fact sheet and related literature in Town Hall and library. 
! At each opportunity, solicit comments and suggestions about 

open spaces that are important to the citizens of Rhinebeck.  
! Determine viability of an open space bond, affordable housing 

bond, or real estate transfer tax. 
 

4 Establish a Community 
Trust Fund 

! The OSAH Committee will establish and administer through 
locally derived revenue streams, including a combination of town 
budget appropriations, possible bond proceeds, possible real 
estate transfer tax proceeds, developer contributions, and 
financial assistance from government and private-sector 
partners.  

! The OSAH Committee should seek assistances from the 
County, State or private sector for record-keeping and yearly 
auditing. 

 

S, O 
 

5.2 

 
 



Open Space and Affordable Housing Implementation Plan  
Town of Rhinebeck, NY  August 2007 

Glossary  - 76 - 

7 GLOSSARY OF TERMS 

Accessory Dwelling Unit (ADU)  
A small, self-contained residential unit built on the same lot as an existing single-family home. ADUs may 
be built within a primary residence (such as in an attic or basement), attached to the primary residence 
(like a small duplex unit with a separate entrance), or detached from the primary residence (such as 
conversion of a detached garage). An ADU is subordinate in size, location, and function to the primary 
residential unit. 
 
Affordable Housing  
Housing that has a sales price or rental amount that is within the means of a household that is moderate 
income or less. In the case of dwelling units for sale, housing that is affordable means housing in which 
principal, interest, taxes, and insurance constitute no more than 30 percent of the gross household 
income for a household. In the case of dwelling units for rent, housing that is affordable means housing 
for which the rent, heat, and utilities other than telephone constitute no more than 30 percent of the gross 
annual household income. 
 
Affordable housing fee  
A fee assessed on non-inclusionary developments paid in to Community Trust Fund to be utilized for 
affordable housing purposes.  
 
Area median income (AMI)  
The point at which half the households in an area make less and half make more. The median annual 
income figures are adjusted for family size and calculated annually by the U.S. Department of Housing 
and Urban Development (HUD) for every regional area in the country.22  
 
Conservation Development (Cluster Development, Conservation Design)  
A development in which single-family dwelling units are placed in closer proximity than zoning typically 
allows. Cluster development can save money on infrastructure like roads and their maintenance, while 
preserving permanently for the common good environmental assets like woodlands and environmentally 
sensitive areas, with the resulting open land being protected from future development by deed 
restrictions. 
 
 
 
                                                 
22 The 2007 area median income is $76,400. The Town of Rhinebeck (and all of Dutchess County) is included within 
the current Office of Management and Budget definition of the Poughkeepsie-Newburgh-Middletown NY Metropolitan 
Statistical Area (MSA).  
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Conservation Easement  
A tool for acquiring open space with less than full-fee purchase, whereby a public agency or qualified 
conservation organization buys or accepts a donation of only certain specific rights from the land owner. 
These may be positive rights (providing the public with the opportunity to hunt, fish, hike, or ride over the 
land), or they may be restrictive rights (limiting the uses to which the land owner may devote the land in 
the future.) 
 
Deed  
The document that transfers and proves ownership of a property. 
 
Deed Restrictions  
Restrictions or limitations to the use of property as noted in a deed. 
 
Density  
The number of housing units per unit of land, usually per acre. 
 
Density Bonus  
The allocation of development rights that allow a parcel to accommodate additional square footage or 
additional residential units beyond the maximum for which the parcel is zoned, usually in exchange for the 
provision or preservation of an amenity (such as affordable housing or open space) at the same site or at 
another location. 
 
Developer  
An individual who or business that prepares raw land for the construction of buildings or causes to be built 
physical building space for use primarily by others, and in which the preparation of the land or the 
creation of the building space is in itself a business and is not incidental to another business or activity. 
 
Development  
The construction, reconstruction, conversion, structural alteration, relocation, or enlargement of any 
structure; any mining, excavation, landfill or land disturbance; or any change in use, or alteration or 
extension of the use, of land. 
 
Downzoning 
See “Upzoning”. 
 
Easement  
The right of a person or government agency to use for a specific purpose land owned by another party. 
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Equalized assessed value  
The value of a property determined by the local Tax Assessor. The Tax Assessor utilizing estimates for 
construction cost may obtain estimates at the time of building permit. Final equalized assessed value 
shall be determined at time of project completion. 
 
In-lieu fee  
A fee charged in certain zones, whereby developers who do not choose to build inclusionary housing on-
site may choose to provide a cash contribution, known as an “in-lieu fee,” equivalent to the typical 
construction cost (including land and improvements) of a new two-bedroom unit to the Community Trust 
Fund, or, deed developable land equivalent in market value to the “in-lieu fee” indicated, or a combination 
of the above. 
 
Inclusionary development, housing, or dwelling unit  
Affordable housing built in conjunction with market-rate housing in inclusionary housing developments. 
 
Inclusionary housing plan  
A plan submitted to the Town during the development review process. To be adequate, the plan should 
address (1) the number, type, size, and income category target for each inclusionary unit, (2) a phasing 
plan to ensure that inclusionary units will be built in a timely manner, (3) a plan for managing the initial 
and ongoing lease and sale of the inclusionary units, and (4) a statement of policy that, once income 
eligibility is met, that occupancy priority of units will, in part, favor residents and workers of the Town (or 
Village) of Rhinebeck. 
 
Income categories  
Commonly defined categories of income classification, as a percentage of Area Median Income (AMI) as 
follows: 

Category   Income range 
Extremely low income  < 30% of AMI 
Very low income  31% - 50% of AMI 
Low income   51% - 80% of AMI 
Moderate income  81% - 120% of AMI 

 
Least cost housing  
Least cost housing consists of housing types that are generally less expensive to build (per unit) than 
typically single-family housing units, and thus can be sold or rented at lower rates than typical homes. 
While least cost housing is not necessarily “affordable” housing per se (meaning it does not necessarily 
cost 30 percent or less of household income), it is generally cheaper, and thus within the reach of many 
low and moderate income families. Examples of least cost housing include mobile homes, some 
manufactured or pre-fabricated units, accessory dwelling units, apartments, and multi-family homes. 
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Low Income 
A household whose income does not exceed 80 percent of the median income for the area, as 
determined by HUD, with adjustments for smaller or larger families.  
 
Median Income 
See “Area Median Income”. 
 
Mixed-Income 
A type of development that includes families with various income levels. Mixed-income developments are 
intended to decrease economic and social isolation. 
 
Mixed-Use 
A type of development that combines various uses, such as office, commercial, institutional, and 
residential, in a single building or on a single site in an integrated development project with significant 
functional interrelationships and a coherent physical design. 
 
Moderate Income  
Households whose incomes are between 81 percent and 120 percent of the median income for the area, 
as determined by HUD, with adjustments for smaller or larger families. 
 
Overlay Zone 
A district established in a zoning ordinance that is superimposed on one or more districts or parts of 
districts and that imposes specified requirements in addition to, but not less, than those otherwise 
applicable for the underlying zone. An overlay zone might restrict certain uses or allow higher densities 
than would be permitted in the same zone in other parts of Town.  
 
Permitting Process 
The process of obtaining government approval to build or renovate in compliance with applicable zoning 
and building codes. 
 
Single-Family Housing 
A type of residential structure designed to include one dwelling. Adjacent units may share walls and other 
structural components but generally have separate access to the outside and do not share plumbing and 
heating equipment.  
 
Subdivision 
The division of a tract of land into defined lots, either improved or unimproved, which can be separately 
be conveyed by sale or lease, and which can be altered or developed.  
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Tax Abatement 
A reduction in taxes, usually for a specified period of time, granted as an incentive in a particular area or 
of a particular type, so as to achieve public purposes, in the case of Rhinebeck and this Plan, to 
encourage affordable housing development, trail and public open space dedication, and land 
conservation. 
 
Tax Exemption 
A reduction in taxes granted for special classes such as elderly or veterans. 
 
Townhouse 
A one-family dwelling in a row of such units in which each unit has its own front and rear access to the 
outside, no unit is located over another unit, and each unit is separated from any other unit by one or 
more common and fire-resistant walls. Townhouses usually have separate utilities; however, in some 
condominium situations, common areas are serviced by utilities purchased by a homeowners association 
on behalf of all townhouse members of the association. 
 
Upzoning 
An increase in the amount of square footage or acreage of land required in connection with 
specified amounts of development:  for example:  a change in the acreage requirement for a 
single family home from one acre to three acres. “Upzoning” is often confused with 
“downzoning”, as it is common to assume that the “up” refers to the amount of allowable density 
instead of the amount of mandated land area. 
 
Very Low Income 
Households whose incomes do not exceed 50 percent of the median area income for the area, as 
determined by HUD. 
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8 APPENDIX 

Proposed zoning text in connection with selected recommendations from this plan. 
 
Town of Rhinebeck Open Space Resources Map, attached separately. 
 
Town of Rhinebeck Scenic Views and Vistas Map, attached separately. 
 
Town of Rhinebeck Biodiversity Map, attached separately. 
 
Pro-formas of development costs, attached separately. 
 




