SITE PLAN REVIEW REPORT - Town of Guilderland Planning Board
March 8, 2023
Laviano Mixed Use Commercial Building

1859-1871 Western Avenue

The Planning Board recommends that the site plan be modified to conform more closely to the Town
Zoning Code’s Site Plan Design Guidelines (Section 280-39) and Town Comprehensive Plan (Westmere
Corridor Study, 2016) and avoid the need for variances. Alternatives should be considered to develop
the site with the required area variances eliminated or reduced in scale. (While many compliant
alternatives exist, the Planning Board provided some sketches as examples attached). The Planning
Board does not see that the desire of the applicant to maximize the size of the building and push the
limits of what the site can physically accommodate outweighs the adopted plans and codes of the Town.
Different building sizes, configurations and use mix should be considered. It seems that compliance with
the design guidelines and zoning code were only given consideration after the Planning Board identified
them and not prior to the applicant establishing the size, location, and design of the proposed building
on the site and generating the self-created hardship.

The Planning Board is also concerned that the situation is not unique to the applicant’s property and
development of the property in this manner, at variance to the Code requirements and inconsistent
with the design guidelines and Comprehensive Plan, would set a significant precedent for future
development in the corridor and neighborhood.

The building as currently proposed does not appear to take the design guidelines (Exhibit A) nor the
recommendations in the Westmere Corridor Study (Exhibit B) into consideration. The footprint of the
building appears to be too large for the site, thus triggering the need for setback and parking variances
and making compliance with the design guidelines and the Westmere Corridor Study difficult. As stated
in the zoning code, the Zoning Board of Appeals and Planning Board shall consider the design guidelines
in review of development projects. The stated Purpose of the site plan design guidelines is to “...ensure
that new buildings, additions, and alterations are consistent with the Comprehensive Plan and
neighborhood studies...”

Specifically, the proposed structure is located to the rear of the lot with the front of the building set
back approximately 45’ further than the buildings torn down to allow redevelopment of the site and the
remaining buildings located to the east in the BNRP zone (Exhibit C). While inconsistent with the design
guidelines calling for consistent setbacks and building alignments, this location requires a rear setback
variance of 9’ 3” (26%) that could be avoided and reduce encroachment on adjoining residences. This
proposed building location also disregards the buffer requirements between the LB and BNRP zones and
the neighboring Residential zone where a 40’ and 20’ buffer “...consisting of trees, hedges, shrubs
and/or other landscaping...” is required, respectively. The 5’ buffer setback proposed requires 35’ and
15’ variances and provides little opportunity to plant a buffer and no such plantings are proposed on the
site plan. Also inconsistent with the design guidelines, the plan provides 100 percent of the parking



within the front yard and 25 percent of the required parking located entirely within the front yard
setback necessitating another area variance. This is also inconsistent with the Design Guidelines and
Supplementary Regulations for Mixed-Use Buildings which both state that parking should be located
behind, or along the side of buildings and visually screened from the road...” While some of the
noncompliant parking is proposed to be “banked” this appears to run contrary to the purpose of banked
parking and to the purpose of the off-street parking requirements which state in part to “...ensure that
the property on which the use is located is not overdeveloped.”
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EXHIBIT A

Section 280-39 Site Plan Design Guidelines



2/24/23, 4:35 PM Town of Guilderland, NY Site plan design guidelines.

Town of Guilderland, NY
Friday, February 24, 2023

Chapter 280. Zoning

Article IV. District Regulations

§ 280-39. Site plan design guidelines.

A

B.

Purpose. The site plan design guidelines ensure that new buildings, additions, and alterations are
consistent with the Comprehensive Plan and neighborhood studies and promote a pedestrian-friendly
environment. The guidelines discuss site planning principles related to overall layout; access; parking;
pedestrian circulation; landscaping; natural site design; building architecture; and signage. These
guidelines shall not be construed to amend or waive applicable site plan requirements.

Applicability. The Zoning Board, Planning Board and Zoning Inspector shall consider these design
guidelines in review of a development project and may use discretion in applying the guidelines to projects
involving a change in tenancy and conversion or rehabilitation of existing structures.

Building design standards. New or in-fill construction should be designed to be compatible with the general
character of buildings on the street frontage. The setback, height, bulk, gable and pitch of roofs, use of
porches, shutters and other exterior design elements should result in an overall design that complements
the existing character of the streetscape. Building design standards should also consider the following:

(1) The development of public parks, commons, or pedestrian plazas with amenities such as benches
and landscaping should be encouraged.

(2) The adaptive reuse of existing structures should be encouraged to complement the character of the
existing development.

(3) Additions to existing buildings should use materials and details complementary to those incorporated
in the parent structure.

(4) New buildings adjacent to existing structures should be designed consistent with the architectural
features of existing structures in terms of form, materials, fenestration, and roof shape.

(5) New buildings, or additions to existing buildings, should reflect the discernible pattern of window and
door openings that is established among adjacent structures or is present in the existing building.

(6) The construction of blank or windowless facades should be avoided.
(7) The utilization of ribbon or continuous strip glazing in a building facade should be avoided.

(8) New buildings should have a roof shape similar in proportion, form and character to the majority of the
existing structures having frontage on the same corridor. Dead-flat roofs are generally inconsistent
with the existing character of the Town and should be avoided, except where the size or type of the
building requires a flat roof and facade variations and architectural features can disguise the flatness
of the roof. The use of green and landscaped roofs is encouraged.

(9) A large building facade and the sides visible from the street corridor should incorporate changes in
plane and architectural features that give the appearance of several common-wall buildings.

(10) Major modifications to existing landscape, such as extensive grading, clear-cutting of trees, or other
similar activities, should be avoided. Rain gardens and other natural methods for handling stormwater
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2/24/23, 4:35 PM Town of Guilderland, NY Site plan design guidelines.
should be considered.

(11) The number of off-street parking spaces provided should be the minimum necessary to adequately
serve the intended use.

(12) Service alleys for deliveries and utility access should be established along rear property lines.

(13) New development should be sensitive to existing conditions and patterns of development, particularly
where historic structures are present. When new development occurs it should maintain consistent
architectural character along with setbacks, spacing, and alignment between the new and existing

buildings.
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(14) The layout for new or infill development should correspond with existing buildings, roads, and road
intersections. Existing intersections should be used as access points to new development where
possible, and new buildings should relate to existing buildings to create a safe and pleasant
pedestrian environment.
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Buildings, parking lots and open space should relate to one another and create a unified
development.

(15) Building design should creatively reflect traditional elements of the area's character. Diversity that is in
tune with the massing, proportion, decorative design elements, and street relationships of nearby
buildings is encouraged. Clusters of buildings with internal open spaces are desired, rather than
single buildings separated by vast expanses of parking lots. Old and new structures should appear as
a comprehensive sequence in size and shape.
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2/24/23, 4:35 PM Town of Guilderland, NY Site plan design guidelines.

New development should not conflict with the scale and character of adjacent structures.

(16) A variety of roof types, heights and gable orientations in proportion to the volume of the building
should be incorporated. Extensive use of very steep, or flat or very low-pitched roofs should generally
be avoided. Sloping roofs can be broken up by the use of dormers and gables to give the facade more
visual prominence.

D. Parking guidelines. The design of parking should consider the following guidelines:
(1) Parking should be secondary to the buildings and pedestrian system.

(2) Parking should be located behind or along the side of commercial structures, and be visually
screened from the road to create a more interesting streetscape.

(3) Smaller, well-connected parking areas are generally preferred.

(4) Create additional (side/back) entrances to buildings to render side and back parking lots more
attractive to customers.

(5) Utilities, dumpsters, and service areas should respect adjacent residential uses.

(6) Reciprocal parking agreements and easements should be used to provide shared access to
driveways and parking whenever possible.
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(7) Provide and preserve trees to shade parking areas and walkways to structures.
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Provide visual buffers around and through parking lots.

(8) Provide landscaped medians and islands to break up and define parking areas, and to perform
stormwater management functions.

(9) Parking lots should include a snow storage and disposal area that provides for snow melt over a
vegetated or green infrastructure area.

E. Access management and pedestrian circulation. To create safe and comfortable circulation for
pedestrians, interaction between motor vehicles and pedestrians should be minimized by considering the
following design guidelines:

(1) Provide clear crossing areas for pedestrians.
(2) Limit the number of entry points and curb cuts to a development.

(3) Providing motor vehicle connections to adjacent lots and developments through shared access roads
and linked parking.

(4) Pedestrian walkways, marked crosswalks and multi-use paths should be used to connect buildings to
one another, to parking areas, and to public streets and sidewalks.

(5) Facilities for pedestrian and bicycle circulation within the site, and connection of such facilities to
adjoining properties and facilities, are encouraged.

(6) Establish a pleasant, walkable environment for pedestrians through landscaped sidewalks.

(7) Utilize a consistent theme of street trees, other landscaping elements, and pedestrian amenities to
provide a unified streetscape.

F. Landscaping. Landscaping should be designed to serve several functions, including softening and framing
building structures, highlighting building and vehicle entrances, defining pedestrian movement, screening
undesirable views, and perform stormwater management functions by considering the following:
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Town of Guilderland, NY Site plan design guidelines.
Install appropriate landscaping to provide visual cues about location by using consistent plantings and
hardscape throughout an area, but which is unique to each area.

In existing commercial strips, expand green space and planting areas to improve the aesthetics.

In new projects, use open space as an integral component of the design scheme, rather than as a
remnant of the development process.

Plant street trees for shade and to enclose the street and define the edge of public and private space.
Existing specimen trees should be used to the extent feasible.

Landscape parking areas to provide visual relief, shade and buffers to adjoining uses. Trees, shrubs,
flowers, and ground cover should be used as appropriate.

Large impervious surfaces should be divided into smaller units through the use of landscaped
medians and islands.

Courtyards, parks, and similar green spaces should be considered to provide transitions between
commercial and other uses.

Provide landscaping that complements the building and highlights access points.

Landscaped areas in or adjacent to parking or other impervious surfaces should be designed to
function as stormwater management facilities.

(10) Provide landscaped buffers to visually screen parking lots.

(11)

Minimize use of invasive species of trees, shrubs, and flowers for landscaping and renovation.
Instead, utilize plant species native to the area to the greatest extent practicable.

G. Signs. The use of signs as design elements is important for maintaining a desirable community character

and
(1)
(2)

(3)

should consider the following:
Signs should be at a scale appropriate to the use and volume of the facility.

Signs should be maintained to avoid visual blight and provide a fair and competitive economic
environment.

Buildings or their architectural treatments should not be so garish in line, color, or effect so as to
constitute a sign in themselves.
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EXHIBIT B

Westmere Corridor Study Excerpts
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EXHIBIT C

Neighborhood Aerial Photo
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