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Site Plan Review

A Division of the New York Department of State

Site plan defined

Rendering, drawing, or sketch
prepared to specifications,
containing necessary elements
(listed in zoning ordinance or
local law), which shows the
arrangement, layout and
design of the proposed use
of a single parcel of land as
shown on plan

General City Law §27-a
Town Law §274-a
Village Law §7-725-a

A Dtvislan of tha Naw York Departmant of State
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Focus on single parcel

« Can be used.without zoning
« Applicable to many uses
« Projects may range in size

» Change in use may trigger review
if provided for in local law -

« Consider comprehensive plan

A Division of the Naw York Dapartment of State

Designating review board

Governing board may retain review authority or delegate
authority to review some or all uses to another board:

+ Planning board

+ Zoning board of appeals
as “original” jurisdiction

+ Other authorized boards

Once delegated,
decisions are not
appealed to the
governing board

A Divialon of the New York Dapartmant of Stata
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All uses more intensive than two-unit residential

All uses more intensive than two-unit residential

v yonx } Division of Local
ADivislon af the Naw Yark Department of State é%:.:.. Governmant Services|
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Zoning districts more intensive than R-2

A Divialon of tha New York Departmant of State

Local site plan review regulations

» Specify uses requiring site plan approval
» Specify review board
* Indicate who will enforce conditions
« Specify submission requirements
* List local procedures '

— Public hearings not required by statute
* List elements or criteria for review ‘

ADivision of the New York Dapartment of State &2 mlm‘*
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Examples of elements for review
» Proposed grades & contours
- Sewage & storm drainage

- Utilities Only elements

+ Traffic, access & parking specified by

+ Building placement governing

* Architectural features board by law or
- Lighting & signage ordinance

» Screening & landscaping
* Relationship with adjacent uses

A Division of the New Yark Departmant of State
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Storm Water Pollution Prevention Plan (SWPPP)

« Required if more than 1 acre of land disturbed
* Reduce runoff rate & volume
* Remove pollutants from runoff generated on site
» Natural alternatives to engineered systems:
— LID (Low Impact Development): preserve
natural drainage features & patterns
— Green Infrastructure: use vegetation and soil
to manage rainwater where it falls

A Divislon of the New York Dapartmant of State

Utilities

A Divislan of the New York Departmant of State
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- Traffic impacts

A DMvision of the New Yark Dapartmant of State
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Land Use 100 Peak Hour Trip Thrasholds
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« Limit access points
— Increase spacing

« " Sight distance

« Intersections

« Side road access

= Internal roads

= Parallel access roads

A Division of the New York Dapartment of Stata

Access management
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Ingress and egress

Pedestrian friendly internal circulation
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Pedestrian friendly parking plaement

» Everyone is a pedestrian, :
but site design is often
designed for the car

* Better building orientation
~ Pedestrian friendly
. Scale
*» Visual interest
» Access

A Division of tha New York Department of Stata

Building orientation, architectural features
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Review elements

Pedestrian friendly
parking placement

This is not what we
mean by parking in the .
rear of the building

A Division of the New York Dapartmant of State

Lighting and noise
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Landscaping, buffering, storage

Site plan layout & materials

Survey map
Location map
Scale
Physical features
Existing & proposed:
Buildings
Roads & site access
Parking & loading
Water & sewer

_ Stormwater
Other utiliies

A Divislan of the New York Dapartment of State
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Sample detail sheet

Parking plan

Location & number of parking

» Utilities spaces
« Stormwater = ADA compliant spaces
+ Parking « Signage location & dimensions *}}
. : * Measurement & materials of
Landscaping parking spaces & drive aisles
: A.ccess * Location of loading areas,
« Sidewalks dumpster & bypass lane
+ Signage » Location of landscape islands
+ Lighting » Turning movements for largest
vehicles to access site
A Divislon of tha Naw York Dapartment of State ‘QQ&,." Qton oftocal ADIMslon of the New York Depertment of Stats 5%"“:::]0”5 uionoftocal
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Parking detail Landscape plan
» Location of plantings
e Chartlisting trees,
shrubs & groundcover
materials number,
sizes and plant
names for each
- lrrigation system or
notes
ADlvislon of the Naw York Department of Stata {'_C‘%‘;,'&"[WW:“‘“"‘; , ADMislan of the New Yark Department of State z‘:%'}s':l Ofvision of Local
27 28
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Tree planting details Tree & sidewalk detail
ADiviston of the New York Departmant of Stata 4"-‘-:2:“ Division of Locsl ADivision of tha New York Daparment of Stato QE"‘!W":&:@
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Landscaping detail

e £ o o
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b orey

A Divislon of tha New York Dapartment of State

ADivialon af the New York Dapartmant of State
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SEQR compliance

Must complete SEQR before making final local decision
+ Require Environmental Assessment Form (EAF) w1th
application submission
+ Establish lead agency if coordinated review
+ Make determination of significance
— Positive (EIS required) or negative declaration
» "Complete application”
— Negative declaration issued
— Paositive declaration issued and Draft Enwronmental Impact Statement
(DEIS) accepted for public review
— NYCRR Part617.3

Public hearing

« Not statutorily required, but could be required locally
« Hold within 62 days of “complete application” (SEQR)
« |f DEIS hearing, hold in conjunction with SP heanng
= Open Meetings Law
« Publish legal notice in newspaper of generali circulation at least 5
days prior

— Extend to at least 14 days when DEIS hearing
* Mail notice 10 days prior:

— Applicant

— County planning (GML 239-my) if applicable ,

— Adjacent municipality (GML 238-nn) if applicable

A Divislon of the New York Department of Stata ‘ 4’-?-'1-,,__“: “""“““G""“ds | A Divisiars of the Naw York Department of State i’\?’f"!: wm
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as 36
County referrals GML §239-m Notice to adjacent municipalities
Must be referred to County Planning Agency if within 500 + GML §239-nn requires notice of public hearings held for
feet °f4“4’e poundary of. approvals on property within 500 feet from municipal
»  Municipality boundary for:
+ State or county park or recreation area — Site plan review
* R-O-W of state or county road — Special .use permit
+ R-O-W of county-owned stream or drainage channel — Subdivision review
* State or county land on which a public building is located + Notice clerk of adjacent municipality at least 10 days
+ Farm operation in a state agricultural district prior to public hearing by mail or email
— Except for area variances
ADlvision af the New York Dapartmant of State d:‘%;"a" m‘x’gwm ADiviskan of th Naw York Dapartment of State @‘mﬂm
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Direct appeal

An area variance

application may be

made by applicant
directly to ZBA

A Division of the New York Department of State

Ability to place conditions

+ “...directly related to and
incidental to a proposed
site plan”

- Forexample:
landscaping; drainage

A Divisian of the New York Department of State

37

38

33

40

Waiver of requirements

Review board may waive
submission or permit
requirements if;

Example:
Waive screening with
existing natural buffer

— Authorized by governing board

— Deemed unnecessary in interest
of public heaith, safety or general
welfare or inappropriate to
particular property

ewvoex | Division of Local

A Dlvision of the New York Department of Stats.

Professional project review services

Review costs may be charged to
applicant, if locally authorized.
Office of State
Comptroller Local regulations can specify
Opinion 90-14 pre-established fees

— Possible municipal budget item

— Staff training

ewvome | Givision of Locst
ADivision of the New York Department of Stata ) ‘_’__)_:;%.m ]W
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Parkland

Land or money in lieu of parkland
for residential recreation needs

« General City Law §27-a.6
« Town Law §274-a.6
« Village Law §7-725-a.6

A Divislon of the Naw Yark Dapartment of Stat

Security agreements

If improvement will not be
installed prior to issuance of
certificate of occupancy, be
sure to get a security
agreement

— Cash in escrow
— Performance bond
— Letter of credit

Wowyam | Division of Lol
A Divialon of the New York Department of Stata é%g., | 3 £
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Enforcement ' Decision and appeals

» Authorize CEO/ZEO to enforce site plan . « Must render within 62 days after close of hearing
pompleged as agreed, and any conditions i ! * File with municipal clerk within 5 business days
Impose: YT

P S - — 30 day statute of limitations for appeal
— Require approval conditions be met to L )
« . Decisions are not appealed to governing board

extent practicable prior to issuance of )
certificate of occupancy or compliance + Aggrieved parties may file appeals under Article 78 Civil

. Practice Law and Rules in New York State Supreme Court

» Could be stated in site plan local law,

" — Appellate Division
.. zoning code, or statement of CEO/ZEQ
duties — Court of Appeals

A Division of the New York Department of State gﬁ%‘&‘l"“"‘“ﬁ“ﬁ‘ A DMslon of the New Yark Department of Stata @T«“lmﬁ‘:&
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New York Department of State

Division of Local Government Services
518-473-3355
localgov@dos.ny.gov

https.//dos.ny.qov/training-assistance

owon | Divislon of Local
A Divislon of the Naw York Department of Stata [_J_:‘g 1
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‘Open: Space ’ :
Road Systema .
Traffic:. k
: Walkways
Miltiple: Uses
' Paﬂdng Areas.
 Transit Access
Public Space
Landscaping
A}fchit,eem;e ~
sgn
Design Standards

'Design Principles for Commercial and
| Industrial Sites

By Holly. L.: Thomas

Site plan decisions have alasting effect on a

community’s appearance and function. The
design of development projects is, therefore,
a matter of public concern. This report

.. briefly presents elements that form the basis

.1 for better site planning and twelve principles

- for designing and evaluating commercial and
‘Industrial site.plans. It Is a framework for a

serles. of educational briefs that will address

‘ many of these prmciples in more detail.

‘ ‘Keys tef Better ‘k‘Site’ Planning A

_Several elements ensure that new development
-or redevelopment prolects will turn out well for all
' concerned , :

First a well thought—out comprehenswe plan

- and zoning consistent with that plan should

support high standards for all development.
Weak regulations lead to weak or cumbersome

" decisions. Outdated or inconclusive plansare = .

not likely to match the community’s needs and -

- are difficult to defend If challenged.

" Second, zoning and site plan standards
-'should be well crafted, up to date, and

innovative. They should include design
guidelines orstandards to ensure that new

development:will fit harmoniously with the best of -

what already exists.

Third, the community must Iead developers
to consider the interrelationships among
sites. These interrelationships can include

- traffic pattermns; open space connections, routes

- for bicyclists, pedestrians, and transit vehicles,

“'visual impacts; links to housing ‘and recreation -
o for 'prospective empldyees a_nd clients, and so

on.

" Fourth, every pro]ect should be held to the

high standards needed to accomplish the

. community’s goals. Local officals should
. ‘consistently enforce environmental protection,

open space, landscaping, parking, circulation,
pedesjtrian’ﬁ access, and other standards.

Fifth, the community should understand how
its standards can improve a pr’oject’s quality
and marketabllity. Development is a risk-
ridden business and these risks are voluntarily
incurred. The best designers and developers
know how:to profit while meeting community
standards and are attracted to careful communl-
ties.

Sl L :
eE AU . :
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- Typical Light Industry/Commercial Plaza
- - Parking in Front Dominates Site, Perfunclory.

- :Landscaping, Required Open Space Conceritrated
. -at Rear of Site, Building Shapes Unlnterestlng and
Monolithic, No Sidewalk Lmks, No Plan Made for:

Access to Adjacent Slte

- Preferred Light Industry/Commercial Plaza
Parking in Rear, Landscaping Dominates Site,
‘Required Open Space Used to Enhance Site :

- Design, Building Shapes More Interesting, -
‘Pedestirian Trail Provided , Accéssway 1o Ad/acenr

[ 8jte Resemed for Future Use .

S|te Planmng Prmclples

Wlth these keys in mind, the followmg 12 srte
planmng pnncnples should be applied.

1. Preserve and Take Advantage of

Natural Features

-Shape thefsne plan around imporant
natural features; not vice versa; look at

~these features before the design is
‘even conceived. :For example,
consider mature trees, rock outcrops,
‘slopes, wetlands, and stream channels
as landscape components and:oppor-
tunities, not obstacles.

Use natural features as amenities to
minimize maintenance costs and
énvironmental impacts:and to relate
‘footpaths and the landscape plan {o
the larger open space system.

Volume 1 Design Series For Planning B8 Mot et ai LI




2. Design and Protect the Open Space System

+  Establish a minimum open space requirement, and
arrange it on each site so that it works as partof a
system rather than only as a percentage of lot size.

»  Develop an open space system plan for aach site, in
addition to the landscape planting and drainage plans.

+  Link the natural open space system to the landscaping
plan by landscaping with native species and low
maintenance plants as much as possible,

+  Develop community landscaping standards and street
tres.programs. Encourage groups to “adopt” street
fronts, boulevard medians, and other landscapsd
public spaces to maintain and improve them.

3. Give Pedestrians Priority

+  Include walkways in all cornmercial and industrial site
plans; use them to link parking lots, transit stops, and
buildings on site and with adjacent properties. Provide
connections to nearby residential, recreational, and
institutional uses as well.

+  Coordinate these pedestrian systems with access for
buses and vans.

»  Provide benches, shade, and human-scale lighting.

» Provide planted oriandscaped strips between the
sidewalk and road. Enforce requirements that the
landscaping be kept in good condition.

+  Encourage traditional strest-front designs that group
buildings close to roads and use windows to.appeal to
passersby in community centers, Instead of strip-
mall designs wnh deep setbacks and less interesting
facades.

4. Control the Coverage

»  Establish maximum coverage limits for all paved or
impervious surfaces, including all parking areas and
drainage systems.

»  Tailorthose limits to the community; densely settled
areas such as cities, village centers, and some
hamlets warrant a higher coverage allowance than
more sparsely developed areas.

5. Minimize Traffic Impacts

+  Require developers to construct and maintain links to
adjacent uses. Where adjacent parcels will not be
developed for some time, require the. developer to
leave the accessway clear and provide for its future
construction through deed restrictions-and bonds or
contributions to a transportation improvement fund.

*  Require or provide incentives forthevsharing' of access
points, especially near-intersections with traffic lights.

_+ Limit the opportunity for left turns or cross-traffic turns
that require new median cuts or an additional signal on
a major highway. These turns should be handled
through service roads or existing traffic lights.

6. kEncourage Bus, Bicycle, Van Access

+  Design new projects so that they can accommodate
transit vehicles with suitable turning areas, drop-off
points,.and bus shelters.

« Include bike parking areas and bikeways within all
major site designs and downtown development plans,
Connect but do not necessarily combine them with
pedestrian routes.

Typical Commercial intersection
Parking in Front, Each Site Has Own Access to Main Road, Minimal and
Fragmented Landscaping, Generic Architecture

Preferred Commercial Cluster )
Parking Behind Buildings, Shared Access to Both Roads, Ample and
Unified Landscaping, More Interesting Architecture




7. Break Up, Conceal, and Buffer the Parking
Lots

»  Place parking along the side and rear of buildings
rather than in front. In'.community centers, place the
-buildings near the streets to further conceal the
parking and 1o link the site to the streetfront and
sidewalk systems.

+ - Generously landscape the lot and its perimeter.
Include the area within the parking fields in:the
landscape plan as well, with the planting distributed
among islands of shrubs and shade-giving trees.

+ -~ In areas that can handle the traffic concentration or
-where low speeds are called for (as in a community
center), offer bonuses in commercial footage in
‘exchange for the construction of parking decks and
underground parking areas.

« -~Usé the most current parking generation rates to
_ensure that parking lots are not over- or under-sized.
‘Allow complementary uses to share some of thelr

~'parking spaces.

- For iafge projects, allow developers to postpone full
construction of the parking lot until demand is evident.
A performance bond can ensure proper compliance.

< n congested highway corridors or downtowns link the
required lot size and permitted square footage to
efforts to limit traffic. For example, give boriuses for
effective ride-sharing and shuttle bus programs.

* Make the parking fit the normal need, not the worst
case scenario, and provide alternative, unpaved
parking areas for peak volumes.: For example,

shopping centers can provide grassed fiolds with trees
to accomodate holiday shoppers instead of paving
every concelvable space.

8. Encourage a Mixture of Uses

»  Look for opportunities to encourage a mixture of uses
in one building as well as on one site, as long as those
uses complement each-other and the site Is an
appropriate size. Work with building code officers to
tailor permitted uses within any one building to fire
code and Insurance requirements.

» Encourage the mixing of residential, commercial, and
office spaces in downtown or main street business
districts and strive for a traditional “main street” feeling
in the site design.

+  Encourage second and third floor apartments over
small businesses.

9. Use Architecture that Fits the Community

+  Make sure that site plan regulations specifically include
architectural quality and compatibility among the items
to consider in any review.

«  Develop specific illustrated architectural guidelines
based on local standards, pattems and preferences.

+ In high density areas such as town centers, hamlets,
cities and other appropnate areas, use short maximum
setbacks to require that bulldings be placed near the
street. This will help conceal the parking areas and
make the sign andlandscape designs effective-at a
smaller scale. ‘

Typical Commercial/Office Strip

Parking in Front, Multipfe Curb Cuts, Maximum Visual Intrusion and Site
Clearance, No Trail System, Unpleasant Pedestrian Environment, No
Common Open Space, Existing Woodland Pushed to.Rear of Sites

" Preterred Commercial/Office Group

Parking In Interior of Site, Shared Access to Main Road, Minimal Visual
Intrusion on Landscape, Sidewalk and Trail System, Common Space for
Site Workers and Visitors, Existing Woodland Used as Landscape Buffer:




10.

Encourage conversions of older houses, Takirig the Initiative
in keeping with community design

themes, rather than their derriolition and

lf local officials and resrdents don’t know what they
replacement.

, want their community to be like, a developer cannot
i i R be expected to know. ‘Every community must figire =

Provide a Sense of Public Interest 4 wlftjat it wants and write it down: Tt:)en it cang i
and Public Space develop, apply; and enforce standards built on these

, ' concepts and others that match its vision. Some of
Include benches and.public spaces, ~ the steps each municipality can take 1o lead ’
covered walkways, arcades, awnings, - development in the right dlrectlon are: S
etc.'in the entryways, walkways ‘and : ;
open space SYStemS Wherever feasible. ©  «* Penodlcally survey commu rty opinion about -

- specific needs and ideas, ‘and. incorporate these.

Make the commerclal site tnterestmg and - preferences into sité-s cn‘rc strategres and '
lively. For example, include restaurant =~ = ' ' :

patios, courtyards, cafes, orother — « Publicly acknowledge and reward good examples

appropriate outdoor activity areas. - of architectural or stte d sign and landscaping.

\ lmprove the Slgns A - ~ +  Provide incentives for and commend examples of

. Use: Desrgn Standards to Pull lt AIl

' Incorporate srgns mto the archltecture

Build in enough flexibility to meet the

o ~ cooperation among landowners, businesses, and
Develop |gn gurdelmes that calltor .- residents involved in specifi r;ommuntty
coordmated styles and matenals . improvement projects (i.e. downtown clean- up

TN campalgns providing flower beds and landscap-
Limit the number and size of S|gns . 'ing near shared walkways and parks, maintaining

,permltted for each use or srte S ,planted medlans alon publrc ghways etc) L

In hlgh tratfrc corridors, reduce the = . p r
number of permitted signs to limit the = - public use or benefit; including street trees, mml-pa

“visual dlstractron’they cause o ~ o 'space llnks between commercral and resldential srte‘

Dlscourage the use of menu srgns wrth g Seek out developers for lmportant sites targeted for comm

‘ numerous |tems orlong | ..+ use instead of reacting only to whomever comes before "local boards.

~"Look for a track record of creative and responsible srte desrgn |

Encourage the use of wall signs rather - ldentrty and work wrth owners of lands planned for conservat ic n or a mixture -
than free- standlng signs. : -+ - ot development and conservation to develop fair and: speclftc ways to protect
! ~ those lands whrle alIowrng for |ts appropriate use.

Establtsh sign districts for areas of :
special concern. - B : - Keep an eye on what is happemng in adjacent communrtres and antlmpate

how it might affect your: own

Together ok

conclusiont;f '

Develop:illustrated guidelines and i Hhe = L , LA 4 :
standards tailored to the app « - Municipal boards can workiwith developers and:achieve community goals if their

- and priorities of the community se - comprehensive plans and local zoning laws reflect these twelve principles. By

should include landscape designs,’ Incorporating the principles into official documents, decision makers will
parking arrangements, sign themes, ~strengthen their legal authortty and will be able to negotiate effectively with : _
walkway des|gns connections with .~ "developers and residents. Specmc illustrated design guidelines based on these -
adjacent properties, and architectural - principles will further improve the process. Having clear guidance available wrll
features (such as preferred burldmg . jalso make it easier for community leaders to comblne mcentlves with reguta- i
materials, height limits, building mass, = tions ?O produce PFOJGCtS worthy Of acclalm ] :

tacade treatments and root and wmdow

r patterns) ol e "Thts isone of a senes of brief reports the Planmng Department is: preparrng on

©community design issues. Subsequent reports will examine design prlnmples in
Make the |llustratrons wrdely available to ~ more detail. - St

residents and ‘developers to give thema

clearer idea of what the community wants ”’USffaﬂons Adaned From:

-and where it is willing to be flexible.

] The Fort: Drum Land Uso Team Qmmm&zﬂes&a_@uﬂe@gsﬂamwmmawn NY The'Fort: Drum Land Use
- Team; 1980, G

. Lo ‘ S s Yara RoberlD RandaIIG Arendl HarryL Dodson and Elizabeth A. Brabee,’ i
needs of specific projects while insisting  Awer Valioy: A desi 1 and Development, Amberst, MA: Ganter for Foral Massachuseis.

-that they enhance the commun ity UnrversrtyalMassachuserIs arAmhersr 1988,

character. s
Financlal assistance for this Technical Memorandum was received from the U.S. Department of

Transportation and the New York State Departnient of Transportatron The conclusions and
recommendations are the responsibility of the Dutctiess County Department of Planning.



