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(Complete the cettlflcatlon in the paragraph that applies to the filing of this local law and 
strike out that which Is not applicabie.) 

1. (Final adoption by local legislative body only.) 

I hereby certify that the local law annexed hereto, desienated as local law No o¥W-?^9P^ 
oflhe (CounivQ(Ciiy)(Town)(Village) of ^ANP.M^E, . . was duly passed by the 
. . S M P . , I ^ . . ' T O M . 6 ^ ^ on-^VJ^X.2Ai.„ ^ 9 ? . , in accordance wilh the applicable provisions oflaw. 
(Name of Legislative BoUy) 

2. (Passage by local legislative body with approval, no disapproval or repassage after disapproval 
by the Elective Chief Executive Officer*.) 

I hereby certify lhal the local law annexed hereto, designated as local law No. --- of 19 
ofthe (County)(Cily)(Town)(Village) of was duly passed by the 

on 19 , and was (approved)(nol approved)(repassed afler 
(Name of Legislaiivt BoJy) 

disapproval) by the and was deemed duly adopied on 19— , 
(Elective Chief Executivt Officer*) 

in accordance with the applicable provisions of law. 

X (Final adoption by referendum.) 

I hereby certify that the local lawannexed hereto, designaied as local law No. of 19 
of the (County)(City)(Town)(\^I!age) of - was duly passed by the 

on 19— , and was (approved)(nol approved)(repassed after 
(Name of Legislativt Body) 

disapproval) by the - on --- 19----. Such local law was submined 
(Elective ChiefExecutive Officer*) 

to the people by reason ofa (mandatory)(permissive) referendum, and received the affirmative vote of a majority of 
the qualified electors voting thereon at the (general)(specia!)(annual) election held on 19--- , in 
accordance with the applicabie provisions oflaw. 

4. (Subject to permissive referendum and final adoption because no valid petition was filetl requesting 
referendum.) 

1 hereby certify that the local law annexed hereto, designated as local law No. of 19. 
of Ihe (Counly)(City)(Town)(Vil[age) of was duly passed by the 

on 19— , and was (approved)(nol approved)(repassed after 
(Name of Legislative BoJy) 

disapproval) by the - on 19 — . Such local law was subject to 
(Eltctivt Chitf Extcutivt Officer*) 

permissive referendum and no valid petition requesting such referendum was filed as of 19---- , in 
accordance with the applicable provisions of law. 

* Elective ChiefExecutive Officer means or includes the chief execudve ofllcer ofa county electe<l on a county-
wide basis or, If there be none, the chalrpei-son of the c(Miuty legislative body, tlie mayor o f a city or vlliage, or 
the supervisor of a lown where such ofticer Is vested with the power l<» approve or veto local laws or ordinances. 
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5, (City local law concerning Charter revision proposed by petition.) 

I hereby certify that the local law annexed hereto, designated as local law No of 19 
of the City of having been submitted to referendum pursuant to the provisions of 
section (36)(37) ofthe Municipal Home Rule Law, and having received the affirmative vote of a majority of the 
qualified electors ofsuch chy voting thereon al the (special)(general) election held on 19—, 
became operative. 

6. (County local law concerning adoption of Charter.) 

I hereby certify Ihat the local law annexed hereto, designaied as local law No of 19 
of the County of Stale of New York, having been submitted lo the electors 
at the General Election of November 19-- , pursuant to subdivisions 5 and 7 of section 33 oflhe 
Municipal Home Rule Law, and having received the affirmative vole of a majority oflhe qualified electors ofthe cit
ies ofsaid county as a unit and a majority ofthe qualified electors of tbe towns ofsaid county considered as a unit 
voting at said general election, became operative. 

(If any other authorized form of final adoption has been followed, please provide an appropriate certification.) 

I further certify that I have compared the preceding local law with the original on file in this office and that the same 
is a correct transcript therefrom and ofthe whole o f ^ c h original local law, and was finally adopted in the manner in
dicated in paragraph i , above. 

Perk ofthe County legislalive body. City, TOWD or Village Cleric 
or officer designated by local legislative body 

(Seal) Date: JULY 29^ 2003 

(Certification to be executed by County Attorney, Corporation Counsel, Town Attorney, Village Attorney or 
other authorized attomey of locality.) 

STATEOFNEWYORK 
COUNTY OF r^ijL'tooi-jLirti-jix 

I , the undersigned, hereby certify that the foregoing local law contains the correct text ai)d that all proper proceedings 
have been had or taken for the enactment of the local law annexed Irerelo. 

Signature 

RUSSELL C. BENNETT. Town Attorppy 
Title 

County 
*̂ '*y of SAND LAKE 
Town 
Village 

Date: JULY S ' f , 2003. 
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BON ACRE HAMLET DEVELOPIVIENT CODE 

TOWN OF SAND LAKE 
PDD LEGISLATION FOR BON ACRE HAMLET 

LOCAL LAW NUIVIBER IV OF 2003 

A LOCAL LAW TO AMEND THE TOWN OF SAND LAKE ZONING REGULATIONS TO PROVIDE 
FOR THE CREATION OF A PLANNED DEVELOPMENT DISTRICT, "BON ACRE HAMLET," TOWN 
OF SAND LAKE, NEW YORK 

WHEREAS, a proposed development area is located on a ninety-three (93+/-) acre parcel ioiown as the Bon Acre 
Property in the Town of Sand Lake; and 

WHEREAS, the purpose of Planned Development Districts (PDDs) is to relieve the inflexibility of conventional 
zoning and provide areas in town where economies of scale or creative architectural or planning concepts can be 
used without departing from the spirit and intent ofthe existing zoning; and 

WHEREAS, PDDs generally pennit a mbcture of land uses on the same tract, allow for a mix of different dwelling 
units, and provide a means of securing, improving, and maintaining useable open space; and 

WHEREAS, the Town of Sand Lake Master Plan, adopted in 1995, provides that the first and second 
implementation measures under the Land Use Goals, Objectives and Implementadon Measures, are to: "[u]se zoning 
to concentrate uses, particularly commercial and retail uses, in hamlet areas to prevent sprawl development," and 
"[ujse zoning to encourage the utilization of Planned Development Districts as an acceptable land use alternative;" 
and 

WHEREAS, the Bon Acre Hamlet property provides an appropriate location for a new hamlet, which will 
complement the existing hamlets ofWest Sand Lake and Averill Park by supporting the growth of the community in 
a manner consistent with the historic development pattems of Rensselaer County and the Town of Sand Lake; and 

WHEREAS, the Bon Acre Hamlet project will achieve a number of important economic and quality of life 
objectives, including enhancing the tax base, providing much needed commercial and housing opportunities, and 
improving the public's access to recreational areas and open space; and 

WHEREAS, the Town of Sand Lake Plannmg Board voted unanimously, with one member absent, to issue a positive 
recommendation to the Town Board to amend the Town Zoning Map to change the zoning ofthe subject parcel of 
land to a Planned Development District; and 

NOW THEREFORE, BE IT ENACTED BY THE TOWN BOARD OF THE TOWN OF SAND LAKE AS 
FOLLOWS: 

This local law shall be known as Number IV of2003 and amends Chapter 250 ofthe Town of Sand Lake Code to 
add a new Article XXVI to provide for the creation of a "Planned Development District, Bon Acre Hamlet, Town of 
Sand Lake" to read as follows: 

RECEIVED 

JUL 0 9 2003 
CHRISTINE KRONAU 

TOWN CLERK 



Article XXVI 

Planned Development District, Bon Acre Hamlet, Town of Sand Lake 

§250-134. Area Affected 

Notwithstanding any other provision of the Town of Sand Lake Zoning Ordinance, Town Code 
and the Zoning Map ofthe Town of Sand Lake, the zoning in the area within the boundaries 
described in Section 250-136 of this Chapter shall constitute a Planned Development District to 
be known and described as "Planned Development District, Bon Acre Hamlet, Town of Sand 
Lake." 

§250-135. Purpose 

The purpose of this article is to provide for the zoning of certain lands in accordance v^th the 
provisions and standards hereafter set forth which are intended to foster innovative site planning 
and development, and to encourage sound design practices. This local law is further intended to 
promote the flexibility and design of the project by allowing a mix of commercial, retail, service, 
office, recreation and residential uses in a compatible and unified plan that will result in a more 
efficient and effective use of land. 

§250-136, Property Description 

1, The area of the Bon Acre Hamlet Plaimed Development District consists of 93+/- acres 
all that tract, piece or parcel of land situate in the Town of Sand Lake, Rensselaer County, State 
ofNew York, lying Northerly of the West Sand Lake - Averill Park State Highway No. 5278, 
New York State Route 43, and is further bounded and described as follows: 

BEGINNING at a point in the Northerly line ofthe above named state highway at the 
Southeast comer of the lands conveyed by Harvey A. Perreault and Leo P. Perreault to Benjamin 
Gauch and Doris Gauch by deed recorded in the Rensselaer County Clerk's Office on April 16, 
1956, in Liber 1000 at page 232, running thence along the Easterly Ime of Gauch, aforesaid, 
N17°13'50" E, 150.00 feet to a point; Thence along the Northerly line ofthe land conveyed to 
Gauch, and other lands conveyed by Harvey A. Perreault and Leo P. Perreault and an extension 
thereof, N72°32'10"W, 410.89 feet to apoint in the Easterly line ofthe lands now or formerly of 
Charles E. Wilkins, Jr.; Thence along the Easterly line of Wilkins, aforesaid, and the Easterly 
line ofthe lands now or formerly of Russell J. Normandin, reputed owner, and a continuation 
thereof, N00^47'50"E, 1,271.40 feet to apoint; Thence along the lands now or formerly of Alice 
L. Tifft the following five (5) courses and distances: 1. S73°15' 10"E, 530.26' feet to a point; 2. 
N64°3r50"E, 921.96 feet to apoint; 3. Nir i7 '10"W, 764.70 feet to a point; 4. N47°45'50"E, 
457.18 feet to a point; 5. N23°04*50"E, 183.53 feet to point in the Southerly line ofthe ands of 
Louis J., Steven & Anthony S.L. Valente. Thence along the lands ofsaid Valente S66°55' 10"E, 
490.29 feet to a point in the line of Eugene T. Sr. & Dorothy Pawlson. Thence along the Easterly 
line ofthe lands conveyed to Harvey A. Perreault and Leo Perreault the following three (3) 
courses and distances: I . S7°20'50"E, 766.49 feet to a point at a comer ofthe lands ofthe 
Central School District No.l of the Towns of Sand Lake and Poestenkill; 2. S84*39M0"W, 27.06 



feet along the lands ofsaid School District to a point; 3. S5°20'50"E„ 1,351.88 feet along lands 
ofsaid School District to the Northeast comer of the lands, reputedly of Bon Acre Management 
Corp.; Thence along the lands of said Bon Acre Management Corp, the following four(4) courses 
and distances, being shown in a property line agreement between Bon Acre Management Corp. 
and Bon Acre Realty Corp., dated October 14,1987, and recorded In the Rensselaer County 
Clerk's Office onNovember 10,1987 at Book of Deeds 1475 page 40; 1. N72''32'10"W, 
505.32 feet to a point: 2. S17°27'50"W, 200.00 feet to a pomt; 3. N72°32* 10"W, 114.00 feet to a 
point; 4. S17''27'50"W, 1,050.0 feet to a point in the Northerly line ofthe above mentioned state 
highway; Thence along the same state highway, N72''32'10"W, 1,000.00 feet to the point or 
place of beginning, and containing about 92.93 acres of land., and as shown on a map entitled 
"Zoning Map 'Bon Acre Site.'" 

§250-137. Districts 

A. The Bon Acre Hamlet property shall be divided into the following four districts: 

1. The Hamlet Center District; 
2. The Pond View Residential District; 
3. Residential and Community Recreation District; and 
4. Conservation District 

B. District Boundaries Map 

1. The boundaries ofthe Bon Acre Hamlet Districts are hereby established on the map 
entitled "Zoning Map 'Bon Acre Site.'" 

2. Boundaries are approximate and are presented for organizational purposes. 
3. The locations ofthe district boundaries are not fixed by survey and shall remain 

flexible, within one thousand (1,000) feet, until established during preliminary and 
final approval for construction by the Planning and Town Boards in accordance with 
§ 250-145 - Approval Procedure - below. 

C. District Boundaries 
Once established as described above, where uncertainty exists as to the boundaries of 

districts, the following rules shall apply: 

1. Boundaries indicated as approximately following the center lines of roads shall be 
construed to follow such center lines. 

2. Boundaries indicated as approximately following lot lines shall be construed to follow 
such lot lines. 

3. Boundaries indicated as following shorelines of ponds shall be construed to follow 
such shorelines and, in the event of change in the shoreline, shall be construed as 
moving with the actual shoreline. 

4. Boundaries mdicated as parallel to or extensions of features indicated in Subsections 
(a) through (c) shall be so construed. Distances not specifically indicated on the 
Zoning Map shall be detennined by the scale ofthe map. 



§250-138. Hamlet Center District 

A. The Purpose of the Hamlet Center District - The Hamlet Center District is intended to create a 
mixture of uses where the majority of commercial uses will be located. It will include a 
common, framed by rows of shops along the sides, and a main street lined with traditionally 
designed buildings with a variety of retail shops, entertainment, professional and 
service-related businesses producing a pedestrian scale, village-like atmosphere. The hamlet 
center will have a mix of both commercial and residential uses. Parking in the Hamlet Center 
District will be secondary to the buildings and the pedestrian environment, with parking 
spaces generally located behind the buildings. Shade trees should line the streets in the hamlet. 
Open spaces surrounding this district will be threaded with a walking path/recreation trail. 

B. Permitted Uses 

1. Commercial 
(a) Bed and Breakfast Establishment 
(b) Day Care Center 
(c) Motel 
(d) Professional Office 
(e) Recreation Business 
(f) Restaurant 
(g) Retail Business 
(h) Service Business 

2. Residential 
(a) Apartments 
(b) Multi-family Dwellings 
(c) Town Houses 

3. Other 
(a) Accessory Use 
(b) Active Recreation 
(c) Open Space 
(d) Passive Recreation 
(e) Public or Civic Use 
(f) Religious Use 
(g) Utility Use 



§250-139. Pond Viev*' Residential District 

A. The Purpose ofthe Pond View Residential District - The Pond View Residential District is 
predominantly residential with a senior housing development on the wooded rise near the 
pond. Residences and limited commercial and institutional uses will also be allowed in this 
area. Commercial use will be limited to a restaurant that may incorporate a small retail 
operation. In addition to the restaurant use near the existmg pond, the District can also 
accommodate retail operations that are incidental to, and incorporated into, the senior housing 
project. Open spaces surrounding this district will be threaded with a walking path/recreation 
trail. 

B. Permitted Uses 

1. Commercial 
(a) Day Care Center 
(b) Professional Office 
(c) Restaurant 

2. Residential 
(a) One-family Dwellings 
(b) Two-family Dwellings 
(c) Town Houses 
(d) Senior Housing Development 

3. Other 
(a) Accessory Use 
(b) Open Space 
(c) Passive Recreation 
(d) Religious Use 
(e) Utility Use 

§250-140. Residential and Community Recreation District 

A. The Purpose ofthe Residential and Community Recreation District - The puipose ofthe 
Residential and Community Recreation District is to provide a large area of open land that can 
be used for playing fields. In additional to the playing fields, a residential neighborhood is 
planned for the area across from the playing fields. Potential commercial uses could include 
indoor sports facilities, a fitness center and medical arts uses. Open spaces surrounding this 
district will be threaded with a walking path/recreation trail. 

B. Permitted Uses 

1. Commercial 
(a) Bed and Breakfast Establishment 
(b) Day Care Center 



(c) Professional Office 
(d) Recreation Business 
(e) Restaurant 

2. Residential 
(a) One-family Dwellings 
(b) Two-family Dwellings 
(c) Town Houses 

3. Other 
(a) Accessory Use 
(b) Active Recreation 
(c) Open Space 
(d) Passive Recreation 
(e) Religious Use 
(f) Utility Use 

§250-141, Conservation District 

A. The purpose of the Conservation District - The purpose of the Conservation District is to 
protect die wetlands at the north end of the site from development. 

B, Permitted Uses 

1. Passive Recreation 
2. Open Space 

§250-142. General Provisions 

A. Density Limits 

1. The following limits on commercial density and residential housing units shall apply to 
the entire Bon Acre Hamlet PDD when it is completely developed. The densities 
described below are permitted subject to the provision of adequate water and sewer, 
in accordance with the rules and regulations of the New York State Department of 
Health. While the individual densities of the three districts created herein may vary, 
their combined densities and number of housing units shall not exceed the following: 

(a) Commercial Space - The gross leasable area of all commerciai buildings shall not 
exceed one hundred and fifty thousand (150,000) square feet. 

(1) Big Box Exclusion—No single commercial establishment 
shall have a gross leasable area larger than sixty thousand 
(60,000) square feet. 



(2) Recreation Business Exception—The fields, courts, ice 
rinks or playing areas (and their associated seating areas 
and maintenance and storage areas) that are established for 
one indoor Recreation Business use in the Bon Acre 
Hamlet, shall be excluded from die overall commercial 
density of 150,000 square feet and exempt from the 60,000 
square feet Big Box Exclusion. 

(b) Residential Units - The total number of residential dwelling units shall not exceed 
eighty-five (85) dwelling units, excluding the one hundred (100) units specifically 
designed for senior housing. 

(c) Senior Housing - The total number of housing units specifically designed for 
senior housing shall not exceed one hundred (100) dwelling units. 

B. Lot Dimensions, Coverages, and Setbacks 

1. Commercial structures constructed within the Bon Acre Hamlet shall be set back a 
minimum of fifty (50) feet from other properties adjacent to the Bon Acre Hamlet 
where commercial uses are or may be located and one himdred (100) feet from 
adjacent properties where residential uses are or may be located. 

2. Residential structures constructed within the Bon Acre Hamlet shall be set back fifty 
(50) feet from other properties adjacent to the Bon Acre Hamlet. 

Dimensions per lot Hamlet 
Center 

Pond View 
Residential 

Residential 

Recreation 

Conservation 

Minimum Lot Area (square feet) 3,000 30,000 30,000 X 

Maximum Structure Coverage 90% 30% 30% 0% 

Maximum Impervious Surface 100% 50% 50% 0% 

Maximum Structure Height (feet) 40 35 35 0 

Minimum Lot Width (feet) 40 60 60 0 

Minimum Front Yard (feet) 0 20 20 0 

Minimum Rear Yard (feet) 0 20 20 0 



C. Height Exemptions 

The height limitation shown above shall not apply to the following: belfries, church spires, 
cupolas, penthouses and domes that are not used for human occupancy; nor to chimneys, 
ventilators, skylights, water tanks and necessary mechanical appurtenances usually carried 
above the roof level; nor to flag poles, monuments, transmission towers and cables, radio and 
television antennae or towers and similar structures. Such features, however, shall be erected 
only to such height as is necessary to accomplish the purpose for which they are intended. No 
advertising device of any kind whatsoever shail be inscribed upon or attached to that part of 
any chimney, tower, tank or other structure that extends above the height limitations. There 
shall be no height limitation on bams, silos and other farm structures. 

D. Parking 

1. Highly visible parking areas can damage the historic-style layout and architectural fabric of 
the Hamlet, interfere with pedestrian accessibility, and reduce the residents' quality of life. 
In order to balance the need for adequate parking with the need to minimize harm resulting 
from requiring excessive parking, off-street parking requirements shall be established 
within the minimum and maximum ranges shown on the Off-Street Parking Chart. The 
Planning Board will set the number in the course of reviewing development applications. 

2. The final number and layout of parking spaces shall be based on the need to protect public 
safety and convenience while minimizing harm to the evolving character of the Hamlet. 
The size of a parking space shall be nine feet by eighteen feet (9'x 18'). The aisle width 
and other dimensions shall follow commonly accepted engineering standards for parking 
layout and circulation. In determining the parking requirements for any proposed use, the 
Planning Board shall consider: 

(a) The maximum number of persons who would be parking at the use as employees, 
customers, clients, members, students, or odier users, at times of peak usage. 

(b) Feasibility of minimizing parking requirements by sharing spaces witii other adjacent 
uses. 

(c) The size of the structure(s) and the site. 
(d) The availability of existing off-street parkmg available on a shared-use basis, and on-

street parking. 



3. Off-Street Parking Chart 

Apartments above commercial uses no additional off-street parking required 

Bed-and-Breakfast Establishment 1 space for each resident and 1 space per guest room 

Day Care Center 1 space per 200 max. - 1000 min. square feet 

Motel 1 Space for each bedroom 

Professional Office 1 space per 200 max. - 1000 min. square feet 

Restaurant 1 space per 200 max. - 1000 min. square feet 

Religious Institution 1 space for each 2 max.- 8 min. seats 

Retail & Service Businesses 1 space per 200 max. - 1000 min. square feet 

Residential Dwelling Units (except apartments) 2 spaces per unit 

Senior Housing Units 1 space per 2 units 

4. Parking requirements for uses not shown on the chart above shall be determined during 
development review based on the criteria listed above. 

5. All square foot requirements refer to the gross leasable area ofthe building or portion 
thereof dedicated to the use m question. 

E. Loading 
Off-street loading facilities shall be provided for each commercial or manufacturing 
establishment and shall be so arranged as not to interfere witii pedestrian or vehicular traffic 
within the Bon Acre Hamlet or on Route 43. 

F. Subdivision 

1. Subdivision of die property witiiin die Bon Acre Hamlet is permitted in accordance witii tiie 
Subdivision Regulations of die Town of Sand Lake. 

2. New lots created witiiin tiie Bon Acre Hamlet are subject to the lot dimensions, coverages, 
and setbacks described in Section B of this article. 

3. If tiie Subdivision Regulations of tiie Town of Sand Lake and tiie dimensional requirements 
of tiiis code conflict, die Planning Board shall defer to tixe provisions of tiie Bon Acre 
Hamlet Development Code and Design Guidelines. 



§250-143. Design Guidelines 

A. Introduction - The Bon Acre Hamlet Design Guidelines will be used during the 
implementation of the design and site plan review of the Bon Acre Hamlet. These design 
guidelines were developed to be used by the owner, developers, and the public officials 
responsible for reviewing projects in the Hamlet. The design guidelines are written to help 
guide the Hamlet as it develops. 

B. Intent and Purpose - The purpose of these guidelines are to advance the sense of place and 
character expressed in the Bon Acre Concept Plan. It is envisioned that these design 
guidelines will aid in the development of the Bon Acre Hamlet as it grows, offering an 
interesting, cohesive, and attractive setting that complements the other hamlets and all other 
development in the Town of Sand Lake. It is the intent of these guidelines to support good 
development and cormnunity character-building ideas, and to allow flexibility in their 
application. The intent of the Bon Acre Hamlet Design Guidelines, therefore, is to provide an 
overall set of traditional design principles for the development of the Hamlet. These 
principles are translated into specific architectural and site design guidelines that govem the 
physical design and layout of the Hamlet. Where strict application of these guidelines would 
stifle their purpose, they shall not be followed. 

C. Organization and Applicability - The design guidelines are organized around a set of general 
principles that apply to the entire Bon Acre Hamlet. These general principles are then broken 
down into transportation, site and architectural design guidelines. It should be noted that the 
intent of the design guidelines is not to supercede tiie other provisions of tiiis local law but to 
supplement them. Where design guidelines are applicable, compliance is expected to tiie 
maximum extent practicable. Practical difficulties or potential conflicts shall be worked out 
during the approval process. 

D. Principles - Successful places and memorable communities evolve from a set of guiding 
principles. These principles direct how an area will grow and evolve over time and adapt to 
changing situations. The guiding principles that serve as the foundation for the Bon Acre 
Hamlet Design Guidelines are derived from traditional principles of town planning and 
design. These principles are as follows. 
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1. Create clear vehicular movement and pedestrian patterns, 

(a) The Hamlet shall accommodate pedestrians, bicycles, and motor vehicles. 

(b) The main streets should be lined with trees, sidewalks, low-level lighting, and 
landscaped areas with trees, shrubs, flowers and ground cover. 

(c) Connections between uses shall be encouraged and considered when siting 
adjacent buildings in the Hamlet. Intemal drives or alleys between parking lots 
should form an interconnected network to distribute automobile traffic between 
uses in the Hamlet. 

(d) Sidewalks shall be an integral component ofthe transportation infrastructure, as 
shall bike and/or multipurpose trails. 

(e) A trail system shall loop tiie entire Hamlet 
and be used to strengthen the connection 
between each district. 

(f) bus Access to regional transportation (e.g. 
service) shall be provided at visible, 
attractive and safe locations within the 
Hamlet. 

(g) Vehicular and pedestrian movement shall be 
separated through the installation of a 
pedestrian-friendly streetscape and traffic 
calming mechanisms. Mashpee Commons, a new town center on 

Cape Cod has a pedestrian friendly 
streetscape to clearly separate pedestrian 
and vehicular movement 

11 



2. Relate buildings and structures to the site, 

(a) Human-scale buildings, structures and pubUc spaces (plazas, courtyards, squares, 
open space) and pedestrian access shall be incorporated as an integral component 
of development in the Hamlet, rather than as a by-product of the development 
process. 

(b) All buildings shall be organized in such a way 
that the front of the structure addresses the 
public realm (e.g., front doors on front walks, 
engaging window displays and treatments, 
etc.) which exists along the streets and shall 
be located along the build-to line or setback 
established for that area. 

(c) In the Hamlet Center District, the primary 
building entry should face the street and 
where applicable a secondary entry should 
face the parking area to provide access for 
patrons, employees and deliveries. The 
creation of additional side and back entrances 
to buildings will render side and rear parking 
lots more attractive to customers and the 
buildings more visually interesting to 
pedestrians. 

Plan sieving fuiloin^ aiignmerts 

Drawings illustrating the 
alignment of buildings along the 
street frontage. 

(d) In the Hamlet Center District, provisions for public access such as sidewalks and 
building entry areas shall be incorporated into die site design of all development 
tiiat front die main streets. Such provisions shall allow for pedestrian corridors 
and otiier design elements such as plantings, benches, trash receptacles, bike 
racks, signage, and street trees as appropriate and defined by die design 
guidelines. 
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J. Apply traditional design patterns that respect area and building scale, patterns, and 
details. 

(a) Buildings should be designed accordmg to the regional historic architectural 
styles, with details that maintain and respect the size, scale, pattem and detail of 
appropriate examples of Sand Lake and Rensselaer County's historic structures. 

(b) A "continuity of interesf along the 
street should exist that consists of 
landscaping, unique architecture, and 
attractive and engaging facades, 
entrances and display windows in 
commercial areas. 

(c) Garages, parking lots, service entries, 
storage, maintenance, loading, and 
refuse collection areas should be 
relegated to the rear or sides of 
buildings, screened from public view. 

h is important that new development reflect the 
desired architectural character and detail for the 
Hamlet. The building above (surprisingly a 
McDonald's Restaurant) is similar to the area's 
regional historic architecture. 

(d) Parking lots, service areas, utility facilities, dumpsters and other unsightiy 
elements, as well as adjacent residential areas should be buffered from view 
through the use of plantings, appropriate fencing, a combination of the two, or site 
layout and building configuration. 

Two examples ofthe use of vegetation to buffer undesirable views of parking break up large expanses of 
pavement, and contribute to the character ofthis commercial development in Manchester. Vermont. 
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E. Transportation and Mobility Guidelines 

1. Introduction 

New York State Route 43 (NYS Rt. 43) plays an important role in the transportation 
network of the Tovm of Sand Lake and tiie larger regional area. As such, NYS Rt. 43 
is both a major regional transportation corridor and a collector for locai businesses and 
residents. The town recognizes the need to maintain acceptable levels of service along 
NYS Rt. 43 while providing for the safe and efficient movement of both pedestrians 
and vehicles into and out ofthe Bon Acre Hamlet. Further, clear pattems of vehicular 
and pedestrian movement are essential to creating a safe and pedestrian friendly 
environment within the Bon Acre Hamlet itself To ensure the safe, efficient 
movement of pedestrians and vehicles, both modes of transportation shall be 
accommodated in the hamlet and shall be separated through the use of a well-defined 
streetscape; clear, uniform and safe intersection alignments; and the use of traffic 
cahning mechanisms. Pedestrian and streetscape elements, and traffic-calming 
mechanisms, are addressed mder Section 4-Streetscape and Traffic Calming. 
Suggested design elements that will iacrease mobility within the Hamlet and its 
connection to the existing transportation system on NYS Rt. 43 include: 

(a) Witiiin die Hamlet, average lane widths shall be ofa sufficient 
dunension. Narrower street widths are preferred within the 
hamlet Suggested minimum width is nine feet (9'). Narrow 
streets, even at a minimum of 9' wide, can still accommodate 
cars, service and emergency vehicles and also have die ability 
to slow traffic, and encourage walking. Town road standards 
that are based on suburban conditions (e.g., wider streets) are 
inappropriate for hamlet development. 

0 ) Intersection tuming radii shall also be ofa sufficient 
dimension to accommodate cars safely, service and emergency 
vehicles. 

(c) The design of die main streets in die Hamlet should include a 
well-defined streetscape, as described below. 

Streets in the hamlet 
should be as narrow as 
possible while 
accommodating cars, 
service and emergency 
vehicles. 
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2. Linkage and Curb Cuts 

The clear and orderly organization and movement of pedestrians and vehicles would 
be further enhanced by linking destinations together via a pedestrian network, linked 
parking areas, and by the use of curbs to reinforce the separation of vehicular and 
pedestrian areas, mcluding the following themes: 

(a) Entrances and exits to parking lots should be 
consolidated and shared; 

(b) Sidewalks and intemal drives should link 
businesses and parking areas; and 

(c) Curbs shall be installed to define the edge between 
parking areas and streets. 

Shared access and parking can be 
used to minimize excess parking 
within the hamlet. 
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4. Streetscape and Traffic Calming 

Safe and efficient movement of vehicles and pedestrians can be accomplished through 
a well-defined streetscape. A well-defined streetscape creates an attractive 
environment with clearly defmed pedestrian, vehicular, and shared or overlapping 
zones. In areas of shared movement, traffic-calming mechanisms are used to manage 
the overlap between pedestrian and vehicular zones. These shared areas occur most 
frequently along road shoulders, at mtersections and crossings, and in parking lots. 
Traffic-calming elements that should be part of the streetscape include: 

(a) The alignment of intersections for clear visual 
observation; 

(b) Incorporation of curves into street design to slow traffic; 

(c) Changes in pavement materials, texture, color and 
pattem, especially at crosswalks; 

(d) Construction of sidewalks, curbs and curb bump outs; 

(e) Incorporation of pedestrian crosswalks; 

(f) Use of street trees and planted medians; 

(g) On-street parking; and 

(h) Use of appropriate signage, lighting, pedestrian crossing 
signals and traffic lights. 

Elements of a pedestrian 
friendly streetscape include 
on-street parking, curb 
bump-outs, crosswalks, 
planted medians and 
sidewalks. 
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5, Parking and Pedestrian and Vehicular 
Circulation 

(a) Sidewalks shall be installed within the 
Hamlet, built to acceptable town construction 
standards and shall incorporate universal 
access standards for disabled individuals 
where appropriate and necessary. 

(b) Parking should be subservient to the buildings 
and pedestrian system. Parallel parked cars and street trees buffer 

pedestrians from traffic, define the street 
edge and slow traffic. 

(c) Shared parking areas are preferred and should be encouraged to the maximum 
extent possible. 

(d) Larger parking lots shall incorporate elements such 
as islands with plantings to break up the mass and 
space of the parking lot and to provide for safe 
pedestrian navigation. 

SfnaV ffil e.in'mi bt^isiif.ijs unrm^ from r-iiT.:i 

(e) Parallel on-street parking along the Hamlet's main 
streets should be provided in the Hamlet Center 
District and encouraged in other areas where 
appropriate. 

(f) Parking requirements, as addressed in this local 
law and specific to the area, shall be adhered to for 
all development and construction projects. 

The preferred relationship between 
buildings (fronting the street) and 
parking (at the rear or sides of 
buildings) within the Hamlet Center 
District is illustrated above. 

17 



F. Architectural Guidelines 

L General Architectural Guidelines 

(a) Buildings in the Hamlet should be grouped 
together, to create an attractive and engaging 
streetscape, encourage higher density 
development and preserve open space. 

(b) In commercial areas, clusters of smaller buildings 
are desired, rather than large single buildings 
separated by vast expanses of parking lots. 

Clustering preserves open space and 
encourages higher density development 
within the Pond View Residential 
District in the Hamlet. 

(c) The design of new construction should 
creatively reflect elements of traditionally-
styled local architecture, appear as a 
comprehensive sequence in size and shape, 
be compatible with adjacent buildings and 
positively contribute to the overall 
organization and architectural theme of the 
Hamlet and not detract from it. 

(d) New construction should feature elements 
such as open or enclosed porches, colonnades, 
patios or plazas and landscape amenities that 
are at a human scale. 

A building's relationship to the sidewalk, 
signage, planters, flags, interesting window 
displays, and street trees all contribute to 
the pedestrian scale and atmosphere of this 
commercial area. 

(e) In commercial areas, buildings, ratiier tiian parking lots and pavement, shall form 
a definitive edge to the street. 

(f) In commercial areas, tiie front yard setback should be used for plantings and/or an 
entry feature to make the store fronts more engaging and responsive to the pubiic 
realm of the street and to screen parking areas. 
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P E R S P E C T I V E V I E W - B O K A C R E H A . M L K T 
L O O K I N G ACROSS T H S C O M M O M 

lis drawing illustrates complementary architectural styles, mass, height, roof lines, proportion, scale, materials andfa<;ade treatments 

2, Building Height 

(a) The height of new construction should complement the size of adjacent stmctures. 

(b) Two-story buildings are preferred witiiin die Pond View Residential and 
Community Recreation and Residential Districts. 

(c) Two- to three-story buildings are 
preferred in the Hamlet Center District. 

(d) In areas where more height is desired, 
additional height can be implied by using 
strong vertical proportioning elements on 
the facade. 

An example of how the fagade of a longer 
building and its roofline can gain visual 
prominence through the use of appropriate 
architectural elements. 
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J. Roof Lines 

(a) Peaked roofs are generally preferred to flat roofs. 

(b) Extensive use of very steep, or flat or very low pitched roofs should be avoided. 

(c) Where flat roofs are used, they should be capped by a structural expression of the 
facade, not a fake roof front. 

(d) Sloping roofs should be broken up by the use of dormers and gables to give the 
facade more visual prominence. 

(e) Creative use of gables, dormers, and other roofline elements to highlight 
entrances and bring a sense of architectural distinction are encouraged. 

(f) Longer buildings should provide fluctuations in the roofline, which are designed 
to break up the facade, and make entryways more prominent. 

(g) Antennas, satellite dishes, air handling units and other mechanical equipment 
placed on a roof should not be visible from the street. 

4. Building Proportion and Scale 

(a) The size of new construction, the scale of its footprint, facade and its materials, 
including windows and bays, should be sympatiietic to die scale of its neighboring 
buildings. 

(TD) The proportion of new constmction should be compatible witii tiie proportion of 
its neighboring buildings or to a scale compatible to the smaller ofthe stmctures. 

Drawing illustrating how a "continuity of 
interest" can be obtained through 
landscaping, unique architecture, engaging 
facades, entrances and display windows. 

20 



(c) The relative portion and size of design elements in a structure, such as windows 
and bays, should be kept consistent throughout the design, and in keeping with the 
proportion, general scale and mass of adjacent structures. 

(d) In commercial areas, the overall facade composition can give a small scale 
impression and be sympathetic to the scale of neighboring buildings by: breaking 
the building down into smaller distinct portions; using subtle articulation and 
divisions between two or more stories, decorative designs, and adornment in the 
facade; using similarly sized building materials and wall openings; and by 
coordinating with adjacent buildings. 

5. Building Materials and Colors 

(a) Finish materials and colors should harmonize with the materials and colors of the 
adjacent buildings and positively contribute to the overall theme ofthe Hamlet. 

(b) Building color should complement colors used on adjacent stmctures and be of a 
natural, muted shade. 

(c) The use of constants between the main color tiieme and an accent color are 
recommended (e.g., dark vs. light); however, the number of colors used should be 
kept to a minimum. 

(d) Subtie accents in the plane of tiie facade, created tiirough the use of secondary 
materials such as rough textured materials or decoration (such as brickwork 
pattems), are encouraged but should not be used as primary theme. 

(e) Wood, cement or vinyl clapboard, and brick or stone are tiie preferred materials 
for new constmction. 

(f) In commercial areas, materials such as bricks, stone and wood cement or vmyl 
clapboard, which are smaller in scale, should be used in pedestrian areas instead 
of metal or glass panels. 
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6, Facade Composition/Rhythm in Commercial Areas 

(a) Buildings that face the street should relate 
to the street through an interesting facade, 
entranceway, window treatment or other 
scheme. 

(b) Facades should attempt to 
coordinate/complement the relative 
heights of elements (e.g., datum lines), 
rhythms or bay systems of adjacent 
buildings as they are expressed on the 
facade with adjacent buildings. 

(c) The facade on comer buildings should be 
designed to wrap the comer by continuing 
design elements like horizontal bands or 
comices. 

Streetscape amenities combined with building 
awnings, outdoor dining places and visually 
interesting facades contribute to the human scale 
of this commercial area and make for a lively 
pedestrian experience. 

(d) Facade compositions should be made up of base, middle and top levels that are 
readily discernible form each other. The top level of a facade should be 
noticeable enough to provide a visual cap to the building overall. The base level 
of a facade should sit on a small plinth tiiat creates a subtie transition between it 
and the ground. 

(e) Vertical elements on the facade, such as 
columns, posts and pilasters, colonnades, 
can be used to heighten an otherwise short 
building and create a strong rhythm. 
However, these items should be 
proportioned so as not to appear too thin or 
spindly to carry the weight above them. 

(f) The rhythm ofthe facade should be ofa 
clear, simple and easily recognizable 
pattem. Within tius partem, however, more 
subtle and interesting pattems may be 
utilized to enrich the design further. 

An example of a building wrapping the comer. 
Notice the large display windows and 
distinctive signage. 

(g) Buildings diat are squat in proportion or have a strong horizontal element in its 
facade, such as long rows of windows across die facade, are discouraged. 
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Z Fenestration (Le,, doors and windows) in 
Commercial Areas 

(a) The amount of fenestration in a facade 
should be consistent with the amount of 
fenestration in adjacent buildings and 
should remain sympathetic to the 
buildings in the vicinity and respond to 
the historic local architectural styles. 

This drawing illustrates complementary use of 
materials, scale, proportion andfagade 
treatments such as fenestration in adjacent 
buildings. 

(b) At street level, the ground floor facade and, in particular, the entry should have the 
highest amount of fenestration and depth, should be open and inviting, and should 
have large display windows to glance into. 

(c) The facade on the upper floors should be complementary to the groimd floor 
facade with the upper floors having slightly less fenestration and a decreasing 
percentage of window openings. 

(d) Openings in die facade should be framed by a lintel or arch above doors and 
windows and a sill at the bottom for windows. Lintels in masonry buildings 
should appear strong enough to support the weight they are carrying. 

(e) Window types above die base level should be double hung, awning or transom 
windows on street elevations. 

(f) Pairs of window shutters may be used. If used tiiey should be used consistentiy 
and should appear to actually fit over the entire window opening when closed. 

G. Conclusion 

Project designers and board members responsible for project review, should consider die 
larger context and highest qualities of tiie Hamlet when designing and reviewing new 
construction projects. 
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§250-144. Defmitions 

ACCESSORY USES - Uses customarily incidental to a principal use. Such uses shall be 
allowed on the same terms as the principal uses, whether or not on the same lot. 

BED-AND-BREAKFAST ESTABLISHMENT - A dwelling having a resident host in a private 
single-family home in which rooms are provided for ovemight accommodation, the rates for 
which include breakfast and lodging, and in which a pubhc restaurant may be maintained but no 
other commercial services are offered. The bed-and-breakfast establishment shall not have more 
than ten (10) occupants as lodgers. 

DAY CARE CENTER - A facility that is not a dwelling unit in which care is provided on a 
regular basis to three (3) or more people for more than three (3) hours per day per person as 
definedinNYCRR§418. 

FENESTRATION - A term used to denote the pattem, arrangement, and depth of windows, 
doors and other openings on a building's facade. 

GROSS LEASABLE AREA - A square foot number representmg tiie entire area occupied by a 
building including common areas, storage, mechanical areas, and space occupied by interior 
stmcture and partitions, exclusive of uncovered porches, parapets, steps, terraces and decks. 

HUMAN or PEDESTRIAN SCALE - A scale of layout, design and constmction that relates to, 
the human body's proportions and dimensions as they relate to their surroundings. 

MEDLAN - A paved or planted area separating a street into two or more lanes. 

MOTEL - Any lodging facility, hotel, or inn providing sleeping accommodations for transient 
guests, witii or without a dining room or restaurant {excluding Bed~and-Breakfast 
Establishments) 

PROFESSIONAL OFFICE - Professional office includes attomeys, planners, and tiiose 
professions licensed by tiie New York State Education Department, widi tiie exception of 
pharmacists and pharmacy establishments. 
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RECREATION BUSINESS - Indoor or outdoor facihties, operated as a business and open to die 
public with facilities for uses such as theater, cinema, bowling, tennis, horseback riding, ice 
skating, swimming, golf, soccer, hockey, miniature golf, driving range, nordic skiing facility, 
health and fitness club and open-afr, live theater. 

RECREATION, ACTIVE - A defined area reserved for and specifically designed to 
accommodate outdoor sports and outdoor activities such as, but not limited to, racquet sports, ice 
skating, roller skating, swimming, baseball, soccer, and Softball. 

RECREATION, PASSIVE - A defined area reserved for and specifically designed to 
accommodate general uses such as, but not limited to, jogging, walking and recreation trails and 
paths, picnic areas and scenic views. 

RESTAURANT ~ A business where food and alcoholic beverages or non-alcoholic beverages 
are sold within a building to customers for consumption: 1) at a table or counter, 2) on a patio or 
at outdoor picnic tables, or 3) off the premises as carry-out orders. 

RELIGIOUS INSTITUTION - Use of land, building and stmcttires by a tax-exempt instittition 
where religious worship or reiated activity is conducted. 

RETAIL BUSINESS - Any establishment selling goods to the general public for personal and 
household consumption. 

SERVICE BUSINESS - Any business or nonprofit organization tiiat provides services to the 
public including barber shops, dry cleaners, appHance repair, banks, car wash and craft 
workshops. 

UTILITY USE: An installation used by a public utility to supply electric, gas, water, cable 
television, telephone, or other utility service. Included are such facilities as electric unit 
substations, high voltage transmission lines, pump stations, water towers, and telephone 
substations. Utility distribution facilities servicing customers directiy are considered customary, 
accessory uses, not utility facilities. 
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§250-145. Approval Procedure 

A. Application for constmction ofa building project within the Bon Acre Hamlet shall be made 
to the Town Board. The Town Board shall refer the apphcation to the Planning Board within ten 
(10) days after receipt of the application. The applicant shall fiimish necessary data regarding 
topography, building types and layout, setbacks, water supply and sewage disposal facilities, off-
street parking and loading, ingress and egress, signs, existing and proposed amenities such as 
screening, planting and omamental features, and such preluninary constmction plans and other 
data as may be required for an understanding of the proposed development. 

B. The Planning Board shall review any such constmction applications and may require such 
changes in the preliminary constmction plans as are found to be necessary to meet the 
reqmrements of this local law to protect the established or permitted uses in the vicinity, and to 
promote the orderly growth and sound development of the Bon Acre Hamlet, In reaching its 
decision on the preliminary constmction plans, the Planning Board shall consider the design 
guidelines provided in this locai law and, among other things, tiie following: 

1. The existing character of the neighborhood. 
2. The location of principal and accessory buildings on the site in relation to one 

another and to other structures and uses in the vicinity. 
3. The pedestrian circulation and open space in relation to stmctures. 
4. The traffic circulation features within tiie site, and the amount, location, and 

access to automobile parking areas and loading areas as well as the height and 
bulk of buildings. 

5. The proposed location, type, and size of signs, driveways, and landscape features. 
6. The safeguards provided to minimize possible detrimental effects of the proposed 

use on adjacent properties and the neighborhood in general. 
7. Water supply, storm drauiage, sewage and solid waste disposal in and adjacent to 

the area. 

C. The Planning Board shall approve, approve with modifications or disapprove an application 
for a buildmg project witiiin the Bon Acre Hamlet planned development district, and shall report 
its fmdmgs to the Town Board wdthin forty-five (45) days following the date of referral to the 
Plannmg Board by die Town Board. Planning Board approval of die preluninary constmction 
plans shall neither constitute nor imply a pemiit for said project. 

D. The Tovra Board shall hold a public hearing on any proposal to create or change a Planned 
Development District, vnth public notice, as provided by law as in the case ofany amendment to 
the Tovra of Sand Lake Zoning Regulations. 

E. A building project wdthin die Bon Acre Hamlet shall conform substantially with the 
preluninary construction plans approved by die Planning Board. A permit may be issued after 
final constmction plans and specifications have been filed and approved by a resolution ofthe 
Town Board, hi the event the Planning Board disapproves a building project within a Planned 
Development Disttict, or approves witii modifications diat die applicant is unwilling to make, an 
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affinnative vote of not less than three-fourths (3/4) of the members of the Town Board shall be 
required to approve the said building project. 

F. If constmction work on the proposed building project is not begxm within time limits specified 
by any permit, or if such work is not completed within the period of time specified by such 
permit, approval of the project apphcation shall become null and void and all rights therein shall 
cease, unless the Town Board for good cause authorizes an extension. 

G. All conditions imposed by the Town Board, including those the performance of which are 
conditions precedent to the issuance ofany pennit necessary for the development of any part of 
the entire site, shall run with the land and shall not lapse or be waived as a result of any 
subsequent change in the tenancy or ownership ofany or all of said area. Such conditions shail 
be stated in any certificate of occupancy issued for any use or stmcture in such development. 

27 


