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Plan, as well as any Overlay or Floating Districts that apply to the property. 

 14. Traffic flow patterns within the site, entrances and exits, and loading and unloading areas, as well as curb cuts 

on the site and within 100 feet of the site.  The Planning Board may, at its discretion, require a detailed traffic 

study for large developments or for those in heavy traffic areas to satisfy the requirements of §220-40N. 

 15. For new construction or alterations to any structure, a table containing the following information shall be 

included: 

  a. Estimated area of structure currently used and intended to be used for particular uses such as retail 

operation, office, storage, etc.; 

  b. Estimated maximum number of current and future employees; 

  c. Maximum seating capacity, where applicable; and 

  d. Number of parking spaces existing and required for the intended use. 

 16. Elevations at a scale of one-quarter inch equals one foot for all exterior facades of the proposed structure(s) 

and/or alterations to or expansions of existing facades, showing design features and indicating the type and color 

of materials to be used. 

 17. Where appropriate, the Planning Board may request soil logs, percolation test results, and storm run-off 

calculations. 

 18. Plans for disposal of construction and demolition waste, either on-site or at an approved disposal facility. 

 19. Long-form Environmental Assessment Form or Draft Environmental Impact Statement. 

 20. Where appropriate, a cultural resource survey of resources with historic or archaeological significance. 

 21.  Where appropriate, a site analysis using the Open Space Priority scoring and Priority Conservation Network 

items from the adopted Town Open Space Plan. 

 22. Other information that may be deemed necessary by the Planning Board. 

 

C. Waivers 

The Planning Board may waive or allow deferred submission of any of the information required in Subsection B 

above, as it deems appropriate to the application.  Such waivers shall be discussed in the course of pre-application 

conferences.  The Planning Board shall issue a written statement of waivers for all major projects.  This statement 

shall be filed in permanent record of the property. 

 

D. Criteria 

In reviewing Site Plans, the Planning Board shall consider the criteria set forth below.  The Planning Board shall also 

refer for non-binding guidance to the three-volume set of illustrated design guidelines published by the New York 

Planning Federation  in 1994, entitled Hamlet Design Guidelines, Building Form Guidelines, and Rural Design 

Guidelines., 

 1. Layout and Design 

a.  To the maximum extent practicable, development shall be located to preserve the natural features of the site 

and to avoid wetland areas, steep slopes, significant wildlife habitats and other areas of environmental 

sensitivity. The placement and design of buildings and parking facilities shall take advantage of the site's 

topography, existing vegetation and other pertinent natural features.  The Planning Board may require that an 

applicant prepare a conservation analysis as described in §220-20A of this Chapter. 

b. All structures in the plan shall be integrated with each other and with adjacent structures and shall have 

convenient access between adjacent uses.  Structures shall, where practical, be laid out in the pattern of a 

traditional hamlet. 

c. Structures that are visible from public roads shall be compatible with each other and with traditional 

structures in the surrounding area in architecture, design, massing, materials, proportion, texture, color and 

placement, and shall harmonize with traditional elements in the architectural fabric of the area. Building 

components such as windows, roof lines and pitch, doors, eaves and parapets shall be compatible with historic 

structures in the town. Vertical, double-hung windows and steeply pitched roofs are encouraged.  Designs shall 

avoid flat roofs, large expanses of undifferentiated facades, and long plain wall sections.  Rooftop and ground 

level mechanical equipment shall be screened from public view using materials harmonious with the building, 

or shall be located where they are not visible from any public ways. 

d. Where appropriate, setbacks shall maintain and continue the existing setback pattern of surrounding 

properties. 

e. The Planning Board shall encourage the creation of landscaped parks or squares easily accessible by 
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pedestrians. 

f. Trademarked architecture which identifies a specific company by building design features shall be prohibited, 

unless the applicant can demonstrate that the design is compatible with the historic architecture of Gardiner or 

the Building Form Guidelines. 

g. Impacts on historic and cultural resources shall be minimized. 

h. Newly installed utility service systems, and service modifications necessitated by exterior alterations, shall 

be installed underground. When feasible, existing aboveground utility service systems shall be placed 

underground. 

 2. Landscaping 

a.  Landscaping shall be an integral part of the entire project area, and shall buffer the site from and/or integrate 

the site with the surrounding area, as appropriate. 

b.  Landscape plantings of shrubs, ground cover and shade trees, as well as perennials and annuals and other 

materials such as rocks, water, sculpture, art, walls, fences, paving materials and street furniture, shall be 

encouraged to create pedestrian scale spaces and to maintain landscape continuity within the community. All 

landscaping within the site shall be designed to facilitate conservation of the environment and preservation of 

community aesthetic character. This shall be accomplished through the use of native plant material and the 

retention of existing natural vegetation, thereby reducing or eliminating the need for irrigation, pesticides, 

herbicides and fertilizers. 

c. Existing tree stock eight or more inches in diameter at breast height shall be protected and preserved to the 

maximum extent possible to retain valuable community natural resources and promote energy conservation by 

maximizing the cooling and shading effects of trees. The preservation of mature plant species, hedge rows, 

wetlands and woodlots shall be encouraged and included as a design element in the development of the site. 

d. Landscape buffers shall be provided between uses that may be incompatible, such as large-scale commercial 

uses and residences.  Such buffers may include planted trees and shrubs, hedgerows, berms, existing forestland 

or forest created through natural succession.  The width of such buffer areas will depend upon the topography, 

scale of the uses, and their location on the property and nature of buffer composition. 

e. If deemed appropriate for the site by the Planning Board, shade trees at least six feet tall and two-inch caliper 

shall be planted and maintained at 20- to 40-foot intervals along roads, at a setback distance acceptable to the 

Highway Superintendent. 

f. For landscaping parking lots, see Subsection 220-38A(4)(c). 

 3. Parking, Circulation, and Loading 

a. Roads, driveways, sidewalks, off-street parking, and loading space shall be safe, and shall encourage 

pedestrian movement. 

b. Vehicular and pedestrian connections between adjacent sites shall be provided to encourage pedestrian use 

and to minimize traffic entering existing roads.  The construction of connected parking lots, service roads, 

alleys, footpaths, bike paths, and new public streets to connect adjoining properties shall be required where 

appropriate. 

c. Off-street parking and loading standards in §220-38 shall be satisfied. 

d. Access from and egress to public highways shall be approved by the appropriate highway department, 

including Town, County, and State. 

e. All buildings shall be accessible by emergency vehicles. 

f.  Parking spaces shall have wheel stops or curbs to prevent injury to trees and shrubs planted in landscaped 

islands. 

g. Bicycle parking spaces and racks shall be provided in an area that does not conflict with vehicular traffic. 

Designated van/car pool parking, and other facilities for alternatives to single occupancy vehicle use shall be 

provided wherever possible. 

h. In developments where a link to schools, churches, shopping areas, trails, greenbelts and other public 

facilities is feasible, or where a trail connection is recommended in the Comprehensive Plan or in a Town Open 

Space Plan, a trail corridor shall be reserved on the  approved Site Plan for this purpose.   

 4.  Reservation of Parkland 

 For any Site Plan containing residential units, the Planning Board may require the reservation of parkland or 

payment of a recreation fee pursuant to Town Law, §274-a(6). 

 5. Miscellaneous Standards 

a. Buildings and other facilities shall be designed, located, and operated to avoid causing excessive noise on a 
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frequent or continuous basis. 

b. Drainage of the site shall recharge ground water to the extent practical.  The peak rate of surface water 

flowing off-site shall not increase above pre-development conditions and shall not adversely affect drainage on 

adjacent properties or public roads or increase turbidity of water flowing off-site. 

c. Applicable requirements for proper disposal of construction and demolition waste shall be satisfied, and any 

necessary permits or agreements for off-site disposal shall be obtained. 

d. No materials shall be placed below the finished grade of a site other than utilities, sand, gravel, rocks, and soil 

that are uncontaminated by any solid waste or hazardous materials.  Materials that were previously 

contaminated and have been reconditioned shall not be permitted under this Subsection (e), except that 

decontaminated material may be used as a base for road or parking lot construction, provided that such 

decontaminated material does not pollute groundwater or surface water. 

e.  Structures shall be located, constructed and insulated to prevent on-site noise from interfering with the use of 

adjacent properties. Similarly, buildings shall be situated to prevent off-site noise from intruding on new 

development.  Methods for blocking noise shall be used where appropriate, and shall include fencing, walls and 

natural buffers, such as berms and landscape planting with deciduous and coniferous trees and large shrubs. 

§220-66 PROCEDURE FOR MAJOR PROJECT SITE PLAN APPROVAL 

A. Applicability 

This §220-66 applies to Major Project Site Plan approval applications where no Special Permit is required.  See  

§220-67 for Minor Project Site Plan applications. 

 

B. Pre-application Meetings and Classification 

Before filing an application, a preliminary discussion conference with the Planning Board is encouraged. The Building 

Inspector shall classify the application as a Major or Minor Project.  

 

C. Submission  

All Major Project Site Plans shall be submitted, with multiple copies as required by the Planning Board, to the 

Building Inspector, who shall distribute them to the Planning Board and such other municipal boards, officials, and 

consultants as the Planning Board deems appropriate.  In addition to the Site Plan drawings, the applicant shall submit: 

 1. A long-form Environmental Assessment Form or Draft Environmental Impact Statement. 

 2. An agricultural data statement as defined in §220-74, if required by §220-37D. 

 3. The Site Plan application fee, as established by the Town Board, and any required escrow deposit for review 

costs, as required by the Planning Board. 

 

D. Application for Area Variance 

Where a proposed Site Plan contains one or more features which do not comply with the dimensional regulations of 

this chapter, application may be made to the Zoning Board of Appeals for an area variance pursuant to §220-59F 

without a decision or determination by the Building Inspector. 

 

E. SEQRA Compliance 

Upon receipt of application materials it deems complete, the Planning Board shall initiate the New York State 

Environmental Quality Review process by either circulating the application and Environmental Assessment Form to 

all involved agencies (if coordinated review is undertaken) or by issuing its determination of significance within 20 

days.  Where the proposed action may have a significant effect on the environment, the Planning Board shall issue a 

positive declaration and require the submission of a Draft Environmental Impact Statement (DEIS).  No time periods 

for decision making in this chapter shall begin to run until either acceptance of a DEIS as satisfactory pursuant to New 

York State Department of Environmental Conservation Regulations or the issuance of a negative declaration. 

 

F. Public Hearing and Decision 

 1. The Planning Board shall hold a public hearing on the Site Plan and shall follow the provisions on notice, 

agricultural data statements, county review, and time limits for Special Permits in §§220-62E through G. 

 2. Criteria for decisions on Site Plans shall be limited to those listed in §220-65D.  In granting Site Plan approval, 

the Planning Board may impose any conditions which it considers necessary to fulfill the purposes of this chapter.  

These conditions may include increasing dimensional or area requirements, requiring the set-aside of perpetual 


