TOWN
OF
LANCASTER

SITE PLAN REVIEW REGULATIONS

Adopted by the Town Board
November 1990
As part of Chapter 400 "Zoning"
of the Code of the Town of Lancaster
Revised: June 2021
File: zonsite.reg

LANCASTER TOWN CODE

Section 400-75. Site Plan Review.
A. Intent. The intent of site plan review is to evaluate specified land uses in terms of their suitability
to natural site conditions, their compatibility with surrounding land uses and their conformance
with overall plans for the community, thus minimizing possible adverse effects on the health,
safety and welfare of local residents.
B. Required site plan review. A site plan must be submitted for all:
(1)

Multiple-unit apartment complexes and condominium units. Residential developments for
townhouse units and patio homes are subject to the subdivision regulations of the Town of
Lancaster.
(2) New commercial, industrial, recreational, religious or institutional developments.
(3) Alterations or additions to existing commercial, industrial or public developments which
increase original gross floor area by seven hundred fifty (750) square feet or more.
(4) Modifications to off-street parking, loading and stacking areas and structures.
(5) All development within any overlay district established by this chapter.
(6) Any changes in use or intensity of use which the Code Enforcement Officer determines will
significantly impact the characteristics of the site in terms of parking, loading, access,
drainage, utilities, traffic or other environmental impact for any commercial, industrial or
multi-family use.
(7) Any use involving outside storage or expansion of outdoor storage areas or movement of
outside storage areas.
(8) Any use involving construction or alteration of drive-in or drive-through business facilities.
(9) Any non-residential use in a residential district.
(10) A site plan must be submitted for all applications to modify any previously approved site
plan.
C. Site plan required information. The site plan shall include the following information, except
where the Planning Board may choose to waive certain requirements set forth in this section as
deemed appropriate. The site plan shall be prepared by a licensed New York State professional
engineer, architect or licensed land surveyor as appropriate (please note that the town requires
drawings to be in a CAD and GIS readable format):
(1)
(2)
(3)
(4)

(5)

Application form, notes, and other required written information.
Title of drawing, including name of development, name and address of applicant and person
who prepared the drawing.
Location plan. North point, professional stamp, scale (one-inch equals 20 feet or other
appropriate scale) and date.
A boundary survey plotted to scale of the proposed development, including its acreage, a
legal description thereof, existing topographic features including contours or spot elevations
at a fifty-foot grid, large trees (six inches or greater in diameter), buildings, structures,
streets, property lines, utility easements, rights-of-way, sewers, water mains, fire hydrants,
culverts and other significant man-made features, delineated wetlands and land uses, and an
aerial photo map of the site being considered for the site.
Geotechnical evaluation demonstrating the suitability of the site for the project.

(6)
(7)
(8)

(9)
(10)
(11)
(12)
(13)
(14)
(15)

(16)
(17)
(18)
(19)

(20)
(21)

(22)

The lines and names of existing and proposed streets and sidewalks immediately adjoining
and within the proposed site.
Layout, number and dimension of lots.
Location, proposed use, height and floor plan of all nonresidential and all residential
structures containing three (3) or more dwelling units, location of all parking, loading and
stacking areas with access drives.
Location and proposed development of all open spaces, including parks, playgrounds and
open reservations.
Existing and proposed watercourses and direction of flow.
Topographic map and drainage plan showing existing and finished grades, engineering
calculations and the potential impacts to local surface waters.
Water supply plan, including location of fire hydrants.
Paving, including typical cross sections and profiles of proposed streets, pedestrian
walkways, bikeways and parking lots.
Sewage disposal plans, for information only.
A landscape plan indicating location, type and size of trees and vegetation, identifying those
to be preserved; and location, type and size of trees, vegetation and other amenities to be
provided.
Location and design of lighting facilities, fences, walls and signs.
Location and dimension of all signs for which use permits are required under this chapter.
Proposed easements, restrictions, covenants and provisions for homeowner's associations
and common ownerships.
Plans for residential and non-residential construction shall show front, side and back
elevation. Drawings shall include type of building material, color of building and color of
roof. Plans should include an architectural rendering of the finished building.
Site location map on USGS Quad Ranking Scale and/or a recent Town map.
Stormwater pollution prevention plan. A stormwater pollution prevention plan consistent
with the requirements of this chapter and Chapter 300, Stormwater Management and
Erosion and Sediment Control, shall be required for site plan approval. The SWPPP shall
meet the performance and design criteria and standards of this chapter. The approved site
plan shall be consistent with the provisions of this chapter and Chapter 300.
Silt fencing shall be installed at the curb line at the time of excavation of a lot in a
subdivision serviced by the Town of Lancaster storm sewer system. The Town of Lancaster
Department of Code Enforcement may direct an additional silt fence to be installed on any
building lot in the Town of Lancaster to prevent the siltation materials into a retention,
detention or drainage ditch or stream. All silt fencing shall be installed in accordance with
the New York State Department of Environmental Conservation (NYSDEC) Stormwater
Design Manual.

D. Site Plan review procedure.
(1)
(2)

(3)

All plans must be submitted 21 days prior to the Planning Board meeting.
The Building Inspector shall review the site plan application to ensure that it is complete
and in conformance with this chapter, the approved development plan, if one exists, and all
other applicable laws. Thereafter he shall forward the plan to the Planning Board and other
agencies for review as appropriate.
Within thirty (30) days of its receipt of the application, each agency shall review it and
notify the Planning Board in writing of its comments or recommendations.

(4)

Within sixty (60) days of its receipt of the application for site plan approval and after
holding an open meeting, the Planning Board shall issue its recommendation for action and
notify the Building Inspector, Town Clerk and applicant of its recommendation. This time
period may be extended by the written request of the applicant. In evaluating the
application, the Planning Board may seek advice from the agencies it deems appropriate.
The Planning Board's recommendation shall be issued in the form of a written report of
approval or disapproval of the site plan. In a recommendation to approve the site plan, the
Planning Board may recommend conditions limiting the use and the occupancy of the land
or proposed buildings consistent with the intent and purposes of this chapter. If the
Planning Board recommends disapproval, it shall state its reasons.
(5) SEQR shall be completed for all site plan projects, as required by law, with the Planning Board
providing an advisory opinion to the Town Board, or other appropriate agency, as lead agency.
(6) Criteria. In considering the site plan for approval, the Planning board shall evaluate, and the Town
Board shall consider, the public health, safety, welfare, comfort and convenience of the public in
general, the residents of the proposed development, and the residents of the immediate
surrounding area. The Town Board may prescribe such appropriate conditions and safeguards as
may be required in order that the results of its action shall, to the maximum extent possible, further
the following:
(a)
Compatibility. The character of proposed use is compatible with the surrounding
neighborhood and the Town’s Comprehensive Plan.
(b)
Vehicular access. The number of proposed access points is not excessive, all access points
are an adequate width, grade alignment and visibility, access points, proximity to intersections or
places of public assembly, and similar safety considerations are reviewed for all site plan
approvals.
(c)
Lighting. Exterior lighting shall be planned, erected and maintained so the light is confined
to the property and will not cast direct light or glare upon adjacent properties or public roads. The
light source shall not be higher than 20 feet. High-intensity lighting shall not be permitted.
(d)
Parking. Adequate off-street parking, queuing and loading spaces are provided to minimize
the number of cars parked or standing on public roads.
(e)
Pedestrian circulation. The interior circulation system is adequate to provide safe
accessibility to all parking areas and ensure adequate separation of pedestrian and vehicular traffic.
(f)
Landscaping and screening. All parking, storage, loading and service areas on properties
adjacent to residential areas are reasonably screened and the general landscaping of the site reflects
the character of the neighborhood and surrounding area.
(g)
General screening requirements.
[1]
Open storage areas, exposed machinery and outdoor areas used for the storage and
collection of solid waste as permitted by this chapter shall be visually screened from roads and
surrounding land uses. Suitable types of screening include opaque and semi-opaque fences od a
height necessary to screen the intended use. Where planted hedges are proposed, plant species,
size, and layout should be developed to provide an effective screen within three years of
installation. Native or naturalized species of low-maintenance trees and scrubs should be planted
wherever possible.
[2]
In locations where potential health or safety hazards may arise, such as solid waste
storage/collection areas, a fence as otherwise permitted by this chapter ay be required to prevent
unauthorized access to the premises. At all intersections and driveways, for a distance of 30 feet
from the edge of the right-of-way (or the pavement where streets are private) screening shall be
restricted to a maximum height of 2 ½ feet and trees shall be maintained to a clearance of seven
feet above the ground to ensure sight lines remained unobstructed.

(7)

[3]
Except as otherwise required herein, screening shall be no lower than six feet
unless the Planning Board determines lower height is required for safety reasons.
(h)
Natural features. The proposed use is compatible with geologic, hydraulic, and soil
conditions of the site and adjacent areas and the existing natural scenic features are preserved to
the greatest possible extent.
(i)
Public facilities. The public facilities that service the proposed use, including water,
sanitary sewer, drainage, roads and related facilities, parks and open space are adequate for the
intended level of use.
(j)
Avoidance of nuisance. The proposed use will not create noise, odor, dust or smoke as to
create a nuisance or to be detrimental to adjoining properties.
(k)
Stormwater management and drainage requirements. The proposed development shall:
[1]
Not result in post-development discharge rates and volumes that exceed
predevelopment discharge rates and volumes to adjoining properties.
[2]
surface water runoff shall be minimized and detained on site as long as possible
and practical to facilitate groundwater recharge. When available, municipal stormwater sewers
may be employed to handle excess runoff.
[3]
If stormwater cannot be channeled into municipal stormwater sewers, stormwater
runoff shall be detained on-site. In no case shall increase runoff due to development activity be
directed onto adjacent property. Techniques for delaying surface stormwater runoff shall be
developed to prevent any increase in the runoff rate as a result of storms with a twenty-five-year or
less recurrence frequency.
[4]
The natural state of watercourses, swales or rights-of-way shall be maintained as
much as possible. All drainage facilities shall be designed for a ten-year storm minimum. The
Town Board may, on the Town Engineer’s recommendation, require facilities sized for more
intensive storms should development conditions in the vicinity of the site warrant a greater degree
of protection.
(l)
In no case shall plans be approved that would alter the course of a natural watercourse
shown on the United States Geodetic Survey maps and the Official Town Map, or that would
restrict or impede the free flow of water in these waterways, with piping or other structures, except
by approval of the Town Board (which may require a public hearing) and, where applicable, a
NYSDEC permit.
(m)
If the site plan is approved, no topsoil removal, excavation, filling, grubbing, grading or
stripping shall be commenced without a determination by the Town Engineer and Building
Inspector that said activities will not create issues with erosion, sediment, dut control and drainage,
including ponding of water.
Standards for recommending site plan approval. The Planning Board shall recommend approval of
a site plan if it finds that:
(a)
The proposed site plan is consistent with the development plan if one is required.
(b)
The proposed site plan is consistent with the intent, objectives and specific requirements of
this chapter.
(c)
Adequate services and utilities will be available prior to occupancy.
(d)
The site plan is consistent with all other applicable laws.
(e)
When evaluating an application for development within an ERPOD, the Planning Board
and Town Board shall consider:
[1]
Protection of environmentally sensitive areas, as defined in this section.
[2]
Open space/natural resource management.

(8)

(9)

E.
(1)

(2)
(3)

(4)

(5)

(6)

[3]
Protection of trees and wildlife habitat.
[4]
Opportunities for public access.
[5]
Creation of visual buffers and screens.
Town Board proceedings. Town Board action. Following completion of planning Board review
and upon receipt of the Planning Board’s report regarding the site plan, the Town Board shall,
within 60 days:
(a)
Refer back to the Planning Board for additional data, if necessary;
(b)
Approve the site plan;
(c)
Approve the site plan with conditions limiting the use and the occupancy of the land or
proposed buildings consistent with the intent and purposes of this chapter; or
(d)
Deny the site plan application.
Except for subdivisions that have been duly filed in the office of the County Clerk, if construction
of the approved development has not commenced within two years from the time of site plan
approval, that approval shall be deemed revoked. Extensions of this period may be granted by the
Town Board.
Enforcement of Site Plan; security; penalty.
Upon approval of a site plan the owner/developer shall meet the conditions imposed by the Town
Board, including but not limited to the landscaping, buffer zones, fencing, finished exteriors,
parking areas, dumpster location, etc., within sixty (60) days of issuance of the certificate of
occupancy by the Building Inspector, unless extension is granted by the Town Board.
A violation of the site plan is a violation of the Zoning Law and may be enforced as provided in
this chapter.
The owner/developer shall be required to post a performance bond or cash security in a form
acceptable to the Town Attorney and Town Board in a sum equivalent to estimated cost of work to
be completed at the time the Building Inspector issues a certificate of occupancy.
The Building Inspector and Town Engineer shall calculate the estimated cost of completion.
Failure to comply with the conditions within sixty 60 days of posting the security or performance
bond shall result in forfeiture of the bond or security.
All drainage systems’ as-built elevations for inverts, receiver rims and finished grade topography
shall be submitted to the Town Engineer for review and acceptance prior issuance of a certificate
of occupancy/compliance. This shall apply for all commercial projects, residential subdivisions
and any improvements conveyed to the Town of Lancaster.
To assist future lot buildouts in residential subdivisions:
(a)
Piped rear yard drainage systems, drain risers shall be marked with design finished grade.
(b)
Non-piped rear yard drainage systems, grade stakes indicating finished grade shall be set
and maintained until lot completion.

Section 258-36. Site Plan Review Fee.
B.

A site plan review fee is required. Where an application is made to the Town of Lancaster to
review or amend a site plan as required by Chapter 400, Zoning, of the Code of the Town of
Lancaster, the following site plan review fees shall be imposed as part of the review process:
Area
(Acres)
0 to 1
Greater than 1

Fee
$600
$600 plus $175 for each additional acre or fraction thereof

Section 258-37. Stormwater pollution prevention plan review and inspection fee.
A stormwater pollution prevention plan review and inspection fee shall be paid by the applicant for the
review of the stormwater pollution prevention plan (SWPPP), the review of any subsequent revisions to
a SWPPP, and all inspections of development activities/sites associated with enforcing/overseeing
implementation of the SWPPP as follows:
A.
For single-phase residential and commercial development projects (Scheme A):
Area
Acres
Fee
0 to 5
$500
5 to 10
$850
Greater than 10 $850 plus $300 for each additional 5 acres (or a fraction thereof) over 10
B.

For multiphase residential and commercial development projects (Scheme B):
(1)
When the entire project is first being reviewed and approved by the municipality, use
Scheme A above to determine an initial fee based on the entire acreage of the project
to be developed in several phases.
(2)
Add $500 for each subsequent phase after the first initial phase, to be collected at the
beginning of each subsequent phase.

Section 258-34. State Environmental Quality Review Act fees.
The Town is subject to the State Environmental Quality Review Act. In addition to any other fees
imposed in this section, to cover professional expenses in reviewing submittals, any application for a
non-Type II activity shall, in addition to any other fees imposed, include the following State
Environmental Quality Review Act fees.
A. Review fee for a short-form EAF: $100.
B. Review fee for a long-form EAF: $250.

TOWN OF LANCASTER
APPLICATION FOR
SITE PLAN APPROVAL

____________________________________________
(Name of Project or Development)
===================================================================================
Have you obtained Emergency 911 development and street name clearance from the Town of Lancaster Police Chief? Circle: Yes No
It is necessary to do so before this application is filed with the Town Clerk. ( ) Check here if Police Chief advises you that name
clearance is not necessary for this project.
Received ____/____/____
Site Plan Fee: $_____________

SEQR Act Fee

$________________

SWPP Fee: $________________

To: The Town Planning Board c/o the Town Clerk
The undersigned owner(s) hereby requests approval by the Town Planning Board of the site plan, more specifically enumerated below.
Transmitted, herewith, are thirty-one (31*) prints, no larger than 36"x24" in size, folded to a size not larger than 10" by 13", of a
site plan for the proposed development along with an aerial photo map of the site which includes an area within 3,000 feet of the
proposed boundaries of the site being considered for site plan approval and our check in the amount of $
payable to the
Town of Lancaster for the site plan review fee. * Thirty-two [32] prints if project is located on Transit Road.
Development Name: ______________________________________________________________________________________
Location (SBLno.)_________________________________________________________________________________________
Briefly describe development: _______________________________________________________________________________
________________________________________________________________________________________________________
Signature and address of applicant:
_________________________________________________ ______________________________________________________
(Signature)
(Name - Print)
________________________________________________
(Address)

________________________________________________________
(Phone No.)

___________________________________________________________________________________________________________
Signature and address of property owner:
_________________________________________________ ______________________________________________________
(Signature)
(Name - Print)
________________________________________________
(Address)

________________________________________________________
(Phone No.)

___________________________________________________________________________________________________________
==================================================================================
Person designated to receive ALL official correspondence from the Town of Lancaster
_________________________________________________
(Print Name)
___________________________________________________
(Address)

________________________________________________

(Phone No.)

