AMENDMENT #1



Amendment #1

1. Remove greenbelt uses that should be restricted to the urban core or are potentially contrary
to rural character until the city defines “intensity of development” for those uses.

e In the Rural Residential (RR) zoning district, delete the following uses:
o Country Club
o Educational Facility — Primary and Secondary.

e In the Gateway Commercial Rural (GC-R) District, delete the following uses, which are
not “complimentary” but are duplicative of uses that are clearly urban and belong
downtown:

o Community Center

o Medical/Dental Offices
o Office*

o Passenger Terminal

*Offices are permitted only in the portion of the GC-R bounded by Crescent Avenue to
the north, Route 9 to the west and lands currently zoned as INST-PR to the east and
approximately 3,300 feet to the south.

e Inthe GC-R, delete the following uses that belong in higher density residential zones:
o Dwelling — Multi-Family: Above Ground Floor
o Dwelling — Multi-Family: Residential Only Structure
o Dwelling —Townhouses

e Inthe GC-R, delete the following uses to address “intensity of use” issues:
o Campground
o Eating and Drinking Establishments (more that 40 seats)
o Educational Facility — Vocational
o Hotel (more than 20 guestrooms)



AMENDMENT #2

(the following text is taken from the final
UDO, with our recommended changes
shown in tracked changes)



Article 16. Conservation Design
16.10 DESIGN STANDARDS

A. These design standards may be exempt with a written decision by the Design Review Board
or Planning Board as follows:
1. The uses in the structure are unique and preclude meeting the rural character objectives
of the ordinance; or
2. The lot configuration is unique and precludes meeting the rural character objectives of
the ordinance; or
3. That there are extraordinary circumstances unique to the parcel that demonstrates that
the design standards cannot meet the rural character objectives of the ordinance.

B. Landform

Landform is the gradient, slope form, and orientation of development in relationship to the

shape of the land. Landform is the signature element that is essential for achieving an

environment that has its own identity or sense of place.
1. Locally distinct natural landform features should generally be left in a natural state.
2. Natural rural landforms are typically soft and roll due to the rounding effect of wind and
water over time. Geometric landforms may also be present in areas of shallow bedrock
or seasonal flooding. The character and diversity of the natural landform should be
reflected in grading to accommodate development.

3. Minimize cuts and fills. When grading is necessary, slopes should be graded to mimic
existing slopes and blend smoothly into the surrounding landform. Graded slopes should
be a maximum of 1:5 and gradually blend into surrounding slopes.

4. New developments should not erase landforms that are indigenous to the area. Instead,
solutions should reflect and reinforce the area’s own topographic features.

w

C. Vegetation
Vegetation is the review of varying plant forms and their relationship to development and its
mass on the landscape. In addition to the benefits plants offer the ecological system (soil
stabilization, clean air, wildlife habitat) their presence or absence, how they are configured or
arranged, and their species has a significant influence on development character. In the rural
environment vegetation, not structures, is the primary determinant of how far we can see and
where we look. Every effort should be made to:
1. Preserve existing vegetation patterns and species mix and density.
2. Select and place new vegetation in ways that enhance the indigenous vegetation
characteristics.
3. Vegetation in undeveloped rural areas is typically clustered. Rural vegetation should not
be in geometric patterns that are associated with the urban environment.
4. 4. Use existing vegetation and topography to screen new buildings if possible.

D. Structures



The height, placement, form, and pattern of building envelopes can establish an urban or rural
character to any development. The intent of this section is to identify building envelopes, forms
and patterns that are complementary to and reflective of rural characteristics.

1.

B

Building envelopes in rural areas should be designed to maximize the preservation of
the site's natural features (e.g., landform, vegetation), whereas, in more urban
environments, sites are more often modified to accommodate the building.

The placement of building envelopes in relationship to rights-of-way critically affects the
character of a community. Varied setbacks provide a different experience than a street
where buildings are placed uniformly along a street.

Rural placement is historically deeper and more varied than in urban environments and
therefore recommended.

4. When building envelopes must be placed in open fields they should be oriented to and

reflect the alignment and orientation of the site's natural features.

Group building envelopes in clusters or tuck them behind tree lines or knolls rather than
spreading them out across the landscape in a “sprawl!” pattern.

Site building envelopes so that treetops and crest lines of hills as seen from public places
and roads will screen future buildings. Use vegetation as a backdrop to reduce the
prominence of the structure. Wherever possible, open up views by selective cutting of
small trees and pruning lower branches of large trees, rather than by clearing large
areas or removing mature trees.

The dominant visual context from the rural roads should be of natural and agricultural
features, with structures visually subservient. Typically, development should be interior
lot development with 70% of the immediate highway viewshed preserved.

The following structural guidelines apply only to structures in conservation subdivisions,
which are also located in architectural review districts. The intent in these areas is to
have the mass and roof forms of structures contribute to the rural character of the
development. These guidelines are examples of the preferred way to design and site
uses but they should not considered the only acceptable solution.

a. Massing of structures or structural elements influences rural character.
Historically, rural buildings were often an assemblage of additions. These additions over
time created a complexity of roof forms that have become icons associated with our
rural agrarian environments.

b. Rural roof form options include, but are not limited to, symmetrically pitched or
hip roofs with or without gables and horse barn-type roof ends.

E. Circulation Systems

Circulation systems are comprised of both vehicular, pedestrian, and bicycle systems. In
general, rural systems are curvilinear in alighment, a pattern that evolved out of historic
systems following the lines of least resistance (e.g., stream corridors) following natural
landforms.

1.

Whenever possible, roads (and the resultant lot layout) should be planned and designed
so the site's cultural and environmental features are preserved and enhanced.
Vehicular and pedestrian circulation systems should retain and reuse historic farm
roads, railroads, trolley lines and lanes. This guideline allows a development to build



upon the site's historic context while minimizing clearing and disruption of the
landscape. Care should be taken to apply this guideline only where its implementation
would not destroy the historic lanes, hedgerows, and stonewalls it was meant to
preserve. Otherwise, vehicular and pedestrian circulation systems should be arranged to
reflect the patterns of the site landform, vegetation, water bodies and vegetation
massing.

3. Minimize clearing of vegetation at the edge of the road, clearing only as much as is
necessary to create a driveway entrance with adequate sight distance. Use curves in the
driveway to increase the screening of buildings.

4. Rural road edges are historically unprotected (e.g., no curbs or gutters, with only a
shoulder for user safety).

5. Trail systems connecting destination areas should be designed in accordance with the
guidelines of the Saratoga Greenbelt Trail Plan, comprised of flexible materials (e.g.,
asphalt, stone dust, bark, wood chips), and connect areas of concentrated development.

6. Sidewalks should only be used to connect facilities within areas of concentrated
development.

Natural Landform:

Typical rural landform is softened over
time duse to natural erosion by wind and
water

Geometric Landform

Atypical of rural landform unless influenced
by the presence of hard subsurface mate-
nal such as shallow bedrock or outcrop-
pings or (he erosion and compaction
caused by seasonal flooding.

Landform Character




Existing Grade Road Pavement
'\/ v _ .
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Desirable:

L Cut-Siope blended into

existing landform.

visible scar mpacting
existing landform

Blending grading into existing landform

Natural landform

Allowable landform modification to
accommodate individual access.

e Desirable:
Character of surrounding
landform is preserved or
mimicked in new develop-

ment. 'Sense of place' and
homeowner's connection
to site are reinforced.

Undesirable:
No sense of original landform,
Leaves uniform, non-descript
development.

Landform Preservation




" a. Diverse species content and clustered vegetation
patterns are a result of natural propagation and
succession and should be used in rural settings.

b. Geometric alignment and designated specics content
are more appropriate for urban arcas.

a, In rural areas, the massing
and spacing of vegetation deter-
mines scale of space and framing
of viewshed.

b. In urban area, siting, scale, and character of
structures determines mass/space relationship
and character of viewshed.
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Framing views



Desirable:

Existing Slope
Proposed Grade

-
e TP

a. Building envelope responds to site character. Example shows structure that
appears to “grow” from the site.

Undesirable:

b. Existing topography is manipulated to
accommodate buildings.

Existing Slo
Proposed Grade & >iope

Rural road with varied setbacks




Neighborhood cluster




Hamlet cluster

Horse Barn

Roof forms



Hammerhead

Subdivision roads: form responds to and enhances natural rural character. Features such as
streams, vegetation and landforms are incorporated into the design.




Hammerhead Cul-de-sac

Subdivision roads: design using arbitrary geometric forms that require the removal of existing
vegetation and dramatic alteration of site character and/or topography.




AMENDMENT #3

(the following text is taken from the final
UDO, with our recommended changes
shown in tracked changes)



Article 13. Land Use Board Applications

I. Architectural Review Approval Standards

The Design Review Board must evaluate whether the proposed alteration or construction is
compatible with the subject structure, site, and neighboring properties in the architectural
review overlay district with regard to:

1. Height

The Design Review Board must consider whether the height of the proposed structure is
compatible with the historic form and context of the site and neighboring properties and with
any specific zoning district intent.

2. Scale

The Design Review Board must consider whether the scale of the proposed structure is
compatible with the relationship of the building and its architectural elements to neighboring
structures and community character.

3. Mass and Open Space

The Design Review Board must consider whether the relationship of the dimension and mass
of a building to the open space between it and adjoining buildings is compatible with the
character of the neighboring area and with any specific zoning district intent.

4. Proportion

The Design Review Board must consider whether the proposed structure and its architectural
elements, including front facades, windows, doors, and bays, are consistent with the
dominant proportion of neighboring structures and site.

5. Directional Expression

The Design Review Board must consider whether the directional expression of a building and
its architectural elements are compatible with the dominant horizontal or vertical expression
of the neighboring buildings.

6. Architectural Rhythm

The Design Review Board must consider whether the architectural, rhythmic pattern resulting
from repeated elements such as window and door openings, columns, arches, and other
facade elements is consistent within the subject structure and consistent with neighboring
structures.

7. Front Setback
The front setback for the building line of all new construction must be compatible with

neighboring buildings and any specific zoning district intent.

8. New Construction and Additions



New construction and additions should be undertaken such that their removal will not impair
the original historic form and integrity of the structure and site.

9. Treatment of Major Building Elements

a. Doors
Existing historic doors and door openings must be retained and rehabilitated
whenever possible. Restoration of historic openings is encouraged where previously
altered. Where doorways must be altered to meet current building code and safety
requirements, doors and entrance ways must be designed to respect the exterior
architectural character of the building.

b. Windows
Existing historic windows and window openings must be retained and rehabilitated
whenever possible. Restoration of historic openings is encouraged where previously
altered.

c. Roofs
Features that give a roof its essential historic and architectural character must be
retained and rehabilitated whenever possible. Roof designs for new structures must
be compatible with neighboring buildings. Exterior mechanical equipment shall be
minimized and screened from view.

10. Materials

Materials used in new construction must be compatible with those traditionally used in the
neighboring area. Contemporary materials may be acceptable provided that the overall
texture, color, and details of the building are compatible with neighboring buildings.

11. Colors

Colors used in new construction must be compatible with neighboring buildings. Architectural
features of historic buildings must be restored with colors and finishes appropriate to the
nature of the materials and to the historic character of the building. Where historically
documented colors are not used, colors must be appropriate to the building's predominant
architectural style(s).

12. Special Rural Character Standards
For all Architectural Review Applications within the Rural Residential district, the Design
Review Board must consider the applicable design standards set forth in Article 16.10.




AMENDMENT #4

(the following text is taken from the final
UDO, with our recommended changes
shown in tracked changes)



4.6 GATEWAY COMMERCIAL DISTRICTS STANDARDS
A. Gateway Commercial Districts Dimensional Standards

1. Table 4-H: Gateway Commercial Districts Dimensional Standards establishes the
dimensional standards for the gateway commercial districts.

2. Where allowed in the GC-U district, single-family, single-family attached, two-family,
and townhouse dwellings are not subject to the dimensional standards of Table 4-H, but
rather are subject to the dimensional standards of the UN District for such dwelling
types as specified in Table 4-A.

3. Where allowed in the GC-R district, single-family, single-family attached, and two-family;
and-teownhouse-dwellings are subject to the dimensional standards of Table 4-H, with
the following exceptions:

Dwellings shall be located behind the primary commercial or mixed use
building of the development. The minimum front setback shall be 20 feet from
the rear of the primary commercial or mixed use building, or 40 feet from a
right-of-way within the development, whichever is greater.

Maximum density of residential dwelling units is subject to Section 4.6.A.4

4. The maximum density of residential dwelling units on any lot within the GC-R district or
the portion of a lot within the GC-R district shall be 1 dwelling unit per 15,000 square
feet of lot area within the district. Where the calculation of allowed number of dwelling
units results in a fraction of a dwelling unit, the result shall be rounded down to the
nearest whole number. The resultant number of dwelling units permitted on the lot may
be divided amongst permitted building types.

5. The area designated as GC-R bound by Crescent Avenue to the north, Route 9 to the
west, and lands currently zoned as INST-PR to the east and approximately 3,300 feet to
the south are subject to the dimensional standards of Table 4-H, with the following
exceptions:

a. Buildings shall include two usable stories. Building footprints greater than 20,000
square feet shall have a minimum of 30% of each structure as 2 stories. A typical
rural roof form shall also be applied to this additional story.

b. The minimum front setback shall be 60 feet.



Table 4-H: Gateway Commercial Districts Dimensional Standards

Bulk

Minimum Lot Area 10,000sf 20,000sf*
Minimum Lot Width 75' 100
Maximum Building Coverage 45% 35%
Maximum Impervious Surface 85% 60%
Minimum Building Height 24' 18"
Maximum Building Height 40 40'
Setbacks

Minimum Front Setback Build-to zone of 25' to 40' 40"
Minimum Front Build-Out Percentage 50% N/A

Minimum Interior Side Setback

15, unless abutting a residential
district, then 40'

20', unless abutting a residential
district, then 40'

Minimum Corner Side Setback

25’

40'

Minimum Rear Setback

25, unless abutting a residential
district, then 50'

25', unless abutting a residential
district, then 50'

* See exceptions to these requirements as specified in Section 4.6.A

B. Gateway Commercial Districts Design Standards
1. Design Standards

a. The following design standards apply in the gateway commercial districts to new
construction and to any additions to a structure existing as of the effective date
of this Ordinance that exceed 30% or more of the existing structure’s square
footage. Table 4-I: Gateway Commercial Districts Design Standards establishes
the design standards for the gateway commercial districts. In the table, a “v”
indicates that the standard is applicable in the district indicated. The absence of
a “v” indicates that the standard does not apply to the district.

b. Design standards may be exempted by the Design Review Board or Planning
Board as follows:

uses in the structure are unique and preclude meeting the rural character
objectives of the ordinance; or

ii. The lot configuration is unique and precludes meeting the rural character
objectives of the ordinance; or

iii.  That there are extraordinary circumstances unique to the parcel that
demonstrates that the design standards cannot meet the rural character
objectives of the ordinance.




c._Single-family, single-family attached, and two-family;and-tewnheuse dwellings
are not subject to these standards but rather subject to the design standards by
dwelling type of Article 8. Multi-family dwellings are subject to the design
standards of Table 4-I.

ed.Gateway Design Conceptual Development Plans. The following concept plans
illustrate a long-range build-out scenario incorporating existing and new
development. The graphics include existing structures and site elements that do
not meet the objectives of this Section. As these properties are redeveloped, the

goal is to increase compliance with these objectives to the maximum extent

possible.




SOUTH BROADWAY (Rt. 9) GC-R GATEWAY BOUND BY CRESECENT AVE: CONCEPTUAL PLAN

Bulldings located and scaled in response
to existing vegetati ing

Parking to the rear, or limited screened front parking

Vehicular and pedestrian circulation
= systems reflect a rural character through
o curvilinear forms that respond to and
" complement site features
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Table 4-: Gateway Commercial Districts Design Standards

Facade Design

Building facades that abut a public right-of-way (excluding alleys) must not contain
blank wall areas that exceed 30 linear feet, measured per story parallel to the street.

Facades abutting a public right-of-way (excluding alleys) must be divided into multiple
“modules,” expressed through significant architectural changes such as a change in
materials, a change in pattern elements such as fenestration, columns or pilasters, or a
change in building setback through recesses or projections. For buildings 80 in length
or greater, such modules may be no wider than 40 feet.

Commercial storefronts must include traditional pedestrian-oriented elements such as
display windows, bulkheads, transoms, and cornices.

All architectural openings, including windows, doorways, arches, porch framing, etc.
must maintain a height equal to or greater than their width to emphasize the verticality
of such elements.

Window shutters, whether functional or used as a decorative element, must be used
consistently across the building facade, and must be proportioned so as to cover the
window opening when closed.

Buildings must be designed with consistent building materials and treatments that wrap
around all facades visible from a public street. Where material or color treatments
change, there should be a significant change in surface plane of a minimum of six
inches in difference. Differing materials are encouraged to terminate at inside corners.

Mechanical equipment and structural components such as vents must be located and
screened to minimize visibility.




Table 4-1: Gateway Commercial Districts Design Standards

~ Architectural openings maintain
a height greater than or equal
to their width

Facade divided into
multiple “modules” {

A

Traditional pedestrian-oriented elements
Buildings must be designed with
(kneewalle, display windows, transoms) consistent materials and treatments

that wrap around all facades visible
from a public street

Fenestration Design

8 The ground floor of the front facade must maintain a minimum transparency of 25%, v
measured between two and ten feet in height.

9 The ground floor of the front facade must maintain a minimum transparency of 40%, v
measured between two and ten feet in height.

Roof Design

10 Buildings must exhibit a typical rural, pitched roof form, including but not limited to J
gabled, hipped, gambrel, and barn roof forms.

1 Roof forms may include symmetrical pitched roofs or flat roofs with comice treatments.

Slopes of pitched roofs may not be less than 5:12, except that porch roofs may be v

sheds with pitches not less than 3:12.

12 Where parapet walls are used, they must feature three-dimensional corice treatments v
or other shadow-creating details along their tops.

13 Reflective roof surfaces that produce glare are prohibited, except for cool roofs intended

to radiate absorbed or non-reflected solar energy and reduce heat transfer to the v v

building.




GC-R

Roof forms must exhibit a typical rural, pitched
roof form in the GC-R District

In the GC-U District, roof forms may include symmetrical
pitched roofs or flat roofs with cornice treatments. Slopes
of pitched roofs may not be less than 5:12, except for porch
roofs, which may not be less than 3:12

Ground floor of front facade maintains min.
25% (GC-R) or 40% (GC-U) transparency

Site Design
14 Sites must be designed to ensure safe pedestrian and bicycle access from the public v J
right-of-way, and safe pedestrian and bicycle circulation within the development.
15 Vehicular and pedestrian circulation systems must reflect a rural character through the
use of curvilinear forms that acknowledge and work to complement site features such v
as vegetation and topography.
16 Off-street parking and traffic flow must not interfere with the flow of pedestrian travel or
otherwise detract from the aesthetic character of a development or redevelopment. Al v v
off-street parking must be screened or aligned so that light from vehicle headlights do
not adversely impact abutting properties.
16A. No more than 20% of parking shall be located as convenience
parking in front of the front line of buildings and this standard may
not be waived. The balance shall be located to the rear or side of the v

building. The area between the street and the parking at the side

and front of a building should be landscaped to buffer the visual

impacts.




17 Existing on-site vegetation and topography must be preserved to the extent practicable.
Where topography must be altered, cut and fill slopes must be graded to mimic existing v
slopes, at a maximum of 1:5, and blend smoothly into the surrounding landform.

18 Site designs must employ techniques such as variation in the height and placement of
buildings, as well as clustering of structures and vegetation to reinforce the rural v
character of the area, and to help preserve scenic views of the surrounding natural
landscape.

19 Shared driveways are strongly recommended with the minimum spacing between
adjacent driveways on the same side of the street at 500 feet. Access connections on
opposite sides of the street should be aligned or off-set so as to eliminate left-turn v
conflicts. The Planning Board, as part of site plan review, should evaluate the effect of
proposed driveway locations on development of abutting properties. Proposals for
shared driveways may require cross access easements.

Illustrations of Table 4-1 Design Standards for Gateway Commercial-Rural (GC-R) District

existing slope

minimal slope disturbance

existing slope

o —

inappropriat.e_slope disturbance

&====== Graphics illustrating inappropriate and appropriate site design in regards to existing slopes.




. Example of parking for a new building addition.
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pavement for parking, and hazardous vehicle entries and exits.

. Plan illustrating the negative impacts of multiple curb cuts-removal of vegetation, wasted

500’ min. (curb cut location for new development

¢

4 e i ::Er
(=

development

N\ existing
development

. Plan illustrating limited and shared access. Minimize new driveways for infill commercial




.

Plan illustrating how linear type of development limits views of rural resource characteris-
tics (i.e. vegetation, waterbodies, topography, etc.)

|
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. Plan illustrating how cluster development opens views of rural resource characteristics
(i.e. vegetation, waterbodies, topography, etc.). B




BUILDING

Front Building Walls &

Front building wall articulation requirements.

Road Edge

~
Elevation illustrating consistent one-story building height that does not provide interest in
the landscape and is not recommended for the rural landscape.

11

horse barn

gable end {}

!. Rural roof form types.
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Planting concepts inside commercial nodes (Zeme=&y. Structured alignment with regular
spauny anu single-species horticultural communities are used in commercial nodes and urban residential

areas (ZoRes5).
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2. Prohibited Building Materials
a. Inthe gateway commercial districts, the following building materials are
prohibited on any nonresidential facade facing a public right-of-way (excluding
alleys) or any facade that abuts the lot line of a residential district. However,
such materials may be used as decorative or detail elements for up to 25% of the
facade, or as part of the exterior construction that is not used as a surface finish
material, unless a review by the Design Review Board, prior to site plan review,
approves a greater percentage of use of these materials. Residential structures
are subject to the standards for the dwelling type per Article 8.
i.  Plain concrete masonry units (CMU)

ii.  Corrugated metal

iii. Exposed aggregate concrete wall panels

iv.  T-111 composite plywood siding

v.  Cedar shakes as roofing material

vi.  Plastic
vii.  Asphalt or vinyl siding
viii.  Exterior insulation and finish system (E.L.F.S.)

ix.  Architectural foam
b. Inthe Historic Review Overlay District and the Architectural Review Overlay
District, the Design Review Board must approve the use or any change in building
materials as part of design review.



