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The town’s main commercial corridor takes on
an intimate feel in the Hamlet of Varna.

It is the intent of the Commercial Development Design Guidelines to supplement, not
supercede town land use regulations. New commercial development in the town,
including that along the Route 13/366 corridor and within the Hamlet of Etna, must
continue to adhere to all applicable zoning, subdivision, and site plan regulations and
procedures required by the town and other review agencies.
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I.

BACKGROUND

INTENT

The Commercial Development Design Guidelines help to implement the
recommendations of the Town of Dryden Comprehensive Plan and are attached as an
appendix to the Selected Ordinances and Local Laws of the Town of Dryden. The design
guidelines are to be used by interested property owners, developers, and public officials
and town staff with respect to non-residential projects located within the town. The
design guidelines are written to be compatible with the town zoning code and
development regulations, which should be referred to as necessary and appropriate. The
design guidelines also establish “character areas” along the town’s primary commercial
corridor – Route 13/366 – for which more specific guidance is provided.
Specifically, the design guidelines envision commercial development in the town that:
 Respects and complements the town’s unique and largely rural character;
 Strengthens a “sense of place” in areas of the town where there is an established
or emerging concentration of activity;
 Utilizes shared parking lots and interconnected service drives to reduce curb-cuts
and maintain road safety and function; and
 Results in well planned, consistent design and landscaping for a cohesive look
and feel, while allowing for creativity and expression on individual project sites.

APPLICABILITY

The guidelines apply to new construction or proposed alterations to existing non
residential buildings on all properties in the Town of Dryden. In addition, more detailed
guidance is set forth for commercial development along Route 13/366, the town’s
primary commercial corridor. Along this corridor, character areas extending
approximately 500 feet back from the Route 13/366 right-of-way have been established,
as shown in Figure 1. These character areas recognize areas within the town’s
commercial corridor that possess unique characteristics and opportunities and that are
consistent with the community’s vision for these areas as they grow and develop in the
future.
Adherence to the design guidelines is expected to the maximum extent practicable. As
such, the design guidelines, in conjunction with the town’s zoning, should be factored in
at the earliest stages of concept development for proposed commercial projects and
improvements in the town. They are meant to convey a richer, more thoroughly
articulated vision for commercial development than can be conveyed by “cut and dry”
zoning requirements. Because the design guidelines cannot anticipate the unique
conditions or opportunities present on individual properties, there may be occasions
where a specific element of the guideline may not apply. In such cases, it is incumbent
upon both the applicant, and those charged with reviewing and approving the proposed
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project, to arrive at solutions that are still in keeping with the spirit and intent of the
larger principals of the guidelines. Lastly, the application of the design guidelines should
be informed by the scale and scope of proposed projects, including the amount of
financial resources involved, the intensity of the use and the impacts it may have on
town character and infrastructure.

DEFINING EXPECTATIONS, ENCOURAGING CREATIVITY

The design guidelines convey the community’s vision for how commercial development
should fit into the landscape and contribute to the character and quality of life of the
town. At the same time, the design guidelines also respect and support the efforts of
those proposing projects in the town, those who bear the risks and devote personal time
and resources to commercial endeavors. As such, the strength of the design guidelines
derives from: (1) A clearly articulated overall design vision for commercial development
in the town, and (2) Providing room for flexibility and common sense solutions for
individual projects.
Successful implementation of the guidelines will require collaboration and cooperation
between those proposing commercial projects, and the officials and staff charged with
reviewing and approving them. As such, the design guidelines should be viewed as a
“framework” for dialogue that sheds light on expectations and opportunities during the
development review process, for all parties involved. In the end, the design guidelines
are about creating high quality settings in the town that provide for economic
opportunity and innovation, while strengthening the town’s quality of life and “pride of
place” for years to come.

Final Copy

Page 3 of 23

Town of Dryden – Commercial Development Design Guidelines

Page Intentionally Left Blank

Page 4 of 23

Final Copy

Town of Dryden – Commercial Development Design Guidelines

II.

TOWN WIDE GUIDELINES

The following guidelines apply to all properties within the town where commercial
development is proposed. Additional guidelines for character areas along Route 13/366
are set forth in Section III.

ACCESS MANAGEMENT AND CIRCULATION
In order to create safe and comfortable
circulation for pedestrians and drivers, it is
necessary to minimize the interaction
between cars and people, and provide
clear crossing areas where cars and
people must come together. Limiting the
number of entry points to a development
increases the amount of uninterrupted
sidewalk along the front of a
development, thereby decreasing
pedestrian crossings, and creating a
relationship between buildings. This
improved relationship makes providing
pedestrian connections between adjacent
commercial developments easier and
more natural.

Pleasant, walkable internal pedestrian
connections

 Provide automobile connections to adjacent lots and developments through
shared access roads, linked parking, etc.
 Provide pedestrian connections between adjacent commercial developments
through sidewalks, multi-use paths, etc.
 Minimize entry points and curb cuts. Temporary curbcuts may be provided for
individual sites along the town’s major corridors, as they are developed.
However, as additional sites are developed, such curbcuts may be abandoned in
favor of a safe and conveniently located curbcut that serves multiple, adjoining
businesses.
 Establish a pleasant, walkable environment for pedestrians through landscaped
sidewalks and multi-use trails.
 Utilize a consistent theme of street trees, other landscaping elements, and
pedestrian amenities to provide a unified streetscape.
 Provide internal pedestrian connections (on site, from parking lots, to adjacent
lots, etc.) through pedestrian walkways and access to and around development.
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(Above) Buildings, parking lot(s) and open space should relate to one another in such

a way as to create the feeling of one unified development and minimize entry points
from the road.

A clear pedestrian path links
parking to building
entrances. Pavement
textures and landscaping
define the pedestrian path.

Page 6 of 23

Final Copy

Town of Dryden – Commercial Development Design Guidelines

SERVICE AND ROOF SCREENING
 If a trash compactor unit is to be used, this unit shall attached to the building
and be screened in with materials and colors that are consistent with the building
that it serves. Also, an effort to minimize the noise of the compactor unit from
adjacent properties shall occur.
 Dumpsters must be screened with materials and colors that are consistent with
the building that it serves (i.e. a brick building must have a dumpster screened
with brick walls).
 Loading docks, if attached to a building, must be screened with materials and
colors that are consistent with the building that it serves (i.e. loading docks
attached to a brick building must be screened with brick walls).
 Antennas, satellite dishes, air handling units and other mechanical equipment
placed on a roof should not be visible from the street.
 Communications and cellular towers should be as unobtrusive as possible.

BUILDING MATERIALS
 The usage of metal sided buildings as façades for primary structures should be
minimized, especially in highly visible areas and along principal commercial
corridors.
 All new construction or redevelopment of a property should, to the greatest
practical extent, utilize materials and design that is either evocative or respectful
of a rural setting. This should include wood and stone for primary façades.

SIGNS
 Lower, monument style signs are preferred where visibility from the right-of-way
is not an issue. Preferred monument signs are low, horizontal with raised
lettering set off by flowers, shrubs, or lawn.
 Sign materials should relate to the materials and style of the building(s) they
serve. Plastic signs, banners, or flags that include loud colors, particularly colors
not pertaining to the building materials or style, are discouraged.
 The pole element of a pole-mounted sign should be architecturally pleasing and
in proportion to the sign that it carries.
 Ample landscaping should be provided at the base of signs.
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 In general, multiple tenant signs are discouraged,
especially where building mounted signs are easily
read from the main traveled way upon which the
businesses front. In such cases, a single, plaza
sign, denoting the name of the plaza, is preferred.
 Keep signs simple. Too many combinations of
colors, type faces and symbols can result in visual
chaos.

While internally illuminated
signs are acceptable,
building mounted signs can
appear more attractive if
illuminated externally.

Better

Bad
In cases where there are too many individual retailers to fit on one sign, or where a
more unifying look is desired, “plaza signs” are often preferable to multi-tenant signs.
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Bad

Good
In the “Bad” example to the left, too much information and competing colors,
result in an unattractive and confusing sign. In the “Good” example to the right,
an attractive sign reinforces the character of the use it advertises and creates a
cohesive and inviting environment.

This low, monument style sign incorporates
elements of the adjacent stone wall.
Signs should be adequately
landscaped at their bases. The larger
the sign, the more landscaping is
needed.
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NATURAL SITE DESIGN

Site design shall recognize and respect the site’s natural features, creating a balance
between the program of the new development and the environmental impact. By
recognizing and building with the existing topography, it becomes possible to integrate
stormwater management into the design, lessen the amount of grading and erosion, and
thereby lessen the environmental impact to surrounding areas. In addition, by
incorporating the site’s natural features into the site design, it becomes possible to
create a more aesthetically relevant place which fits into its context.
 Existing mature trees should be maintained and species selected for planting
should be appropriate for this region and microclimate of the setting.
 Utilize native vegetation and avoid invasive species.
 Development should minimize cut and fill, utilize gentle grading and avoid abrupt
grade transitions. Any grade changes shall be in keeping with the general
appearance of neighboring developed areas.
 Utilize sensitive construction practices and erosion control (limit soil erosion and
disturbance).
 Natural drainage ways, contours and landforms should be respected and
disturbance to these areas should be minimized.

The example on the left shows how an alternative development plan can preserve
existing topography rather than regrading an entire site which requires clearing
existing mature trees.

 Utilization of “green techniques” for handling stormwater and runoff are
encouraged where feasible, such as bio-retention swales, pervious paving
materials and pervious alternatives to asphalt and concrete, such as modular
paving systems or reinforced grass block (or other “dust-free” materials). For
more detailed regulations and best management practices for minimizing and
treating stormwater and runoff, applicants should consult the town’s Stormwater
Management, Erosion and Sediment Control Law.
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LIGHTING AND UTILITY PLACEMENT
 Locate utilities underground to the furthest extent possible. All above ground
utility boxes and similar facilities should be clustered and screened with
landscaping.
 Lighting should be appropriate to the
rural setting. For example, do not “over
light” (too many lights or lights that are
too bright), always include full shielding
to eliminate glare, and outside of hamlet
areas and large parking lots, minimize
lighting to preserve dark skies and limit
light pollution.
 In general, lighting fixtures should not be
taller than the buildings that they
illuminate.
 Strong contrasts between lit and unlit
portions of a site should be avoided, in
favor of lower-powered more evenly
distributed lighting.

Overhead wires and utilities
can equate to clutter and
detract from the appearance of
the town.

 Canopy lighting should be fully recessed.

LANDSCAPING
 All required street trees should be placed between the edge of the road and the
parking area or front building line, whichever is closest.
 Parking areas located between structures and the road should be softened with a
low growing hedge and/or an attractive fence or wall.
 Large expanses of parking should be broken up with tree and shrub plantings.
 A transition zone consisting of pedestrian amenities and landscaping should
occur between buildings and parking areas.
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No Transition Zone

Good Transition Zone

The presence of a transition zone between the parking and building areas allows
safe access for pedestrians in an aesthetically pleasing manner.

In this example, landscaping and a
low stone wall define the
pedestrian pathway and buffer the
parking lot behind it.

Clear pedestrian pathways through
parking areas and landscaping
provide shade and break up a large
expanse of parking.

Bad

Bad

Lack of landscaping and little differentiation between automobile and pedestrian circulation
systems translates into unappealing and unsafe environments, for all users.
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ACCESS TO PUBLIC TRANSIT AND TRAILS
 Access to public transportation (Tompkins Consolidated Area Transit (TCAT),
Cortland Transit, or other transit service) should be provided at visible,
attractive, and safe locations within the corridor.
 Opportunities for making connections to the town’s trail system should be
explored for properties that abut the system.
 Bicycle racks are encouraged and should be placed in easily observable locations.
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III. CHARACTER AREA GUIDELINES
The following guidelines apply to all projects within 500 feet of the Route 13/366
corridor, as shown in Figure 1. Within this corridor, three “character areas” have been
established, each with its own unique set of guidelines.

A.

VILLAGE/HAMLET CHARACTER AREA

The Village/Hamlet character
area specifically corresponds to
the Hamlets of Varna and Etna,
and the area just north of the
Village of Dryden, as depicted
in Figure 1. However, many of
the principles set forth for this
character area can potentially
be applied to other areas of the
town where a more
village/hamlet like environment
may be appropriate, such as at
crossroads areas where a
cluster of businesses and
activity naturally emerges, or
when development is proposed
on larger properties that may
have access to water and
sewer infrastructure. The
design goal of the
Village/Hamlet Character Area
is to strengthen a sense of
place, relate buildings to a
pleasant, pedestrian
environment, and respect and
celebrate the community’s
heritage.

VILLAGE/HAMLET “CORE BUILDING BLOCKS”

The above sketch conveys some of the key attributes – or “building-blocks” – that
constitute a Village/Hamlet environment. These building blocks should be incorporated
into development projects and improvements in the Village/Hamlet character areas.
While the application of these building-blocks on individual sites may vary based on
specific site conditions and opportunities, the principals behind them should continue to
govern the overall project.
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VILLAGE/HAMLET GUIDELINES
SITE LAYOUT
 All parking should be located
behind buildings, and never
between the front of a building
and the public street on which it
fronts.
 Buildings should provide a
primary street facing front
entrance, in addition to any
secondary entrances that provide
access from parking areas
located in the rear.
 Structures should maintain
consistent setbacks with respect
to one another, particularly with
respect to front yard setbacks.
Proposed deviations from
established setback patterns
need to be justified by a
compelling design goal that
strengthens the Village/Hamlet
character.

A prominent entranceway that “speaks” to
the public street on which it fronts, while
parking is located in the rear.
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 Whenever possible, shared parking should be provided between adjoining
properties. This serves to limit the amount of parking required and to reduce the
need for multiple curbcuts.
 Where possible, on-street parking should be utilized to fulfill parking
requirements and needs.

SIDEWALKS AND STREETSCAPES
 Where feasible, sidewalks should be provided.
Landscaped buffer strips should be provided
between sidewalks and streets.
 Crosswalks, curb bulb-outs, appropriate
signage, lighting, pedestrian crossing signals,
and traffic lights should be provided to
enhance the pedestrian realm.
 Changes in pavement materials, texture, color
and pattern should be utilized, especially at
crosswalks.
 Utilize street trees and planted medians.
 Provide benches and other opportunities to sit
and relax in public spaces.
 New residential areas adjacent to
Village/Hamlet centers should utilize a
pedestrian friendly, compact and
interconnected street pattern that is tied to the
Village/Hamlet center.
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BUILDING DESIGN AND APPEARANCE
 New construction should be or appear to be a maximum of two stories in height.
Additional commercial and residential uses are encouraged on second stories.
 Ground floor commercial (office/retail) is encouraged along principal roads.
 Shared mail boxes and newspaper delivery points should be encouraged.
 Building façades should have ample windows that can be seen into, with darkly
tinted windows discouraged.
 Front porches may be used to create a strong rhythm and to provide shelter for
pedestrians, as well as outdoor seating for restaurant uses.
 Building character and scale should compliment and strengthen the
Village/Hamlet character.
 Existing, character-establishing structures should be incorporated into
development plans, and/or adaptively reused, where feasible.

Consistent setbacks, complimentary architecture, and
unifying elements such as the white picket fence,
strengthen the Village/Hamlet character in this view of
Varna.
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B.

MIXED-USE/MEDIUM DENSITY CHARACTER AREA

The Mixed-Use/Medium Density character area applies to the area centered on the node
formed by the western intersection of Route 13/366, east along Route 13 to the eastern
intersection with 366, and then along 366 to just south of the hamlet of Etna. This area
is shown in Figure 1.
The goal for projects and improvements within this character area is to create a sense of
place, while anticipating and planning for more intense commercial and/or mixed-use
development that may possibly occur given the location of this area and the presence or
proximity to infrastructure and utilities. An emphasis should be placed on providing
coordinated growth that relies on shared curbcuts and internal circulation systems, to
preserve the character of road frontage, and maintain safety and efficiency of the
town’s commercial corridors. Where appropriate, sidewalks and trail connections should
be provided. Finding opportunities to link this area of more intense development with
public transit is also a goal.

MIXED-USE/MEDIUM DENSITY “CORE BUILDING BLOCKS”

The sketch below conveys some of the key attributes – or “building-blocks” – that
constitute a Mixed-Use/Medium Density environment:

These building blocks should be incorporated into development projects and
improvements in the Village/Hamlet character areas. While the application of these
building-blocks on individual sites may vary based on specific site conditions and
opportunities, the principals behind them should continue to govern the overall project.
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MIXED-USE/MEDIUM DENSITY GUIDELINES
PARKING AND SITE LAYOUT
 Parking should be minimized along the Route 13 and Route 366 frontages.
 Shared parking facilities and curbcuts should be provided.
 Access to properties should be provided via side roads wherever possible. Where
no such road or access currently exists, a new road should be provided that
serves the current project and can be extended to accommodate future
development. Distances between curbcuts on Route 13/366 should be maximized
to the greatest extent possible.
 Building entrances should face Route 13 and/or 366 and provide a direct
connection to any sidewalk systems. A second entrance may be placed to the
rear to serve visitors entering from the primary parking area.

SIDEWALKS AND STREETSCAPES

Where feasible and appropriate, development projects should directly engage Route
13/366, particularly where sidewalks and other pedestrian amenities are placed
directly along the corridor. With respect to larger projects and sites, additional
opportunities will exist to provide a pedestrian friendly environment internal to the
project site. The general Town Wide guidelines with respect to pedestrian amenities
and circulation, as well as the Village/Hamlet guidelines for more extensive and
internal circulation and site layout, should be consulted. Residential uses developed
in conjunction with commercial uses should relate and respond to the core
commercial areas in a fashion similar to what is described for the Village/Hamlet
character area.
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BUILDING DESIGN AND APPEARANCE
 Façades, roof lines and exterior walls
should have three-dimensional variation
to provide visual interest and variety.
 Façades that face public streets or
adjacent development should be
subdivided and proportioned using
features such as windows, entrances,
arcades, arbors, awnings for visual
interest.
 Entrances should be obvious, attractive,
in scale with the building façade and have
weather cover. Individual tenants should
have separate entrances.
 The composition of a multi-story building
should present a clearly recognizable
base, middle, and top.

Multiple building planes, varied
building materials, and ample
windows create visual interest and
de-emphasize building mass, while
actively engaging the public realm.

 Canopies covering gasoline pump islands, which are freestanding or attached to
the building should not be backlit, except for any approved signage or logo.
Canopies should also reflect the architectural style of the primary building (i.e.
materials, colors, and architectural details).

Windows should be used to provide interest and visual relief. Large,
unbroken expanses of window-less building façade should be avoided.
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C.

RURAL HIGHWAY CORRIDOR CHARACTER AREA

The Rural Highway Corridor character area corresponds to the less developed, rural
portions of the Route 13/366 corridor, as depicted in Figure 1. The rural character of the
Route 13/366 corridor in many ways establishes the impression of the town. Respecting
the rural qualities of the corridor, while maintaining economic opportunities for property
owners is the objective for this character area, preserving the safety and efficiency for
vehicles traveling along Route 13/366 is also key. Because commercial development in
the Rural Highway Corridor is less intense, character defining elements such as regularly
placed roadside trees, low hedges, modest lighting and low, monument style signage,
set the tone.

Rural Highway Corridor “Core Building Blocks”

The above sketch conveys some of the key attributes – or “building-blocks” – that
constitute a Rural Highway Corridor environment. These building blocks should be
incorporated into development projects and improvements in the Village/Hamlet
character areas. While the application of these building-blocks on individual sites may
vary based on specific site conditions and opportunities, the principals behind them
should continue to govern the overall project.
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PARKING AND ACCESS MANAGEMENT
 Limited front yard parking (up to approximately 15 spaces) in the front yard of a
lot is acceptable. However, the bulk of larger parking lots should be located to
the side and rear yards.
 Low hedges and/or walls should be utilized to buffer parking lots.
 Only one driveway or access should be permitted per existing site. Two access
points may be permitted on a single parcel if cross access provisions are in place
with adjacent property owners. Where businesses are clustered, interconnected
parking lots and shared curbcuts should be employed.
 Roadside pedestrian amenities, such as sidewalks, are generally not appropriate
in the Rural Highway Corridor, although some pedestrian amenities may be
appropriate where nodes of businesses concentrate. In such cases pedestrian
linkages between buildings are appropriate.

LANDSCAPING

The defining, organizing framework for the
Rural Highway Corridor is landscaping.
Consistent tree placement along the road
frontage, broad setbacks, and low hedges
to buffer parking establish a country
highway character.
In addition to new landscaping, a special
effort should be made in the Rural Highway
Corridor to respect and incorporate existing
natural and agricultural landscapes into the
development of site plans. Flexibility on site
layout should be provided in order to keep
resources such as farm fields intact and
available for cultivation.

SITE DETAILS

Willow Glen cemetery on Route 13.
Repeating roadside trees, consistent
setbacks and an ample development
buffer, in many ways captures the
desired look and feel for the Rural
Highway Corridor.

 Architectural styles that are evocative or respectful of the rural landscape are
encouraged, as is the adaptive re-use of existing historic structures.
 Metal shed buildings are discouraged, particularly those large in scale.
 Lighting should be kept to the minimum levels needed for safety and security.
Lighting fixtures should not exceed the height of the structures they illuminate.
 Low monument style signage is encouraged. Internally illuminated signage is
discouraged.
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Adaptive re-use of historic
structures, such as the barn to
the left, preserves these
structures and helps to
strengthen rural character.

In the example to the right, a

new commercial structure with
tenants, including national
chains, blends into the rural
landscape through building
design, setbacks and the
incorporation of rural elements
such as a stone wall and
mature trees.
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