s

TOWN OF CAROGA
SUBDIVISION REGULATIONS
(Preliminary Draft)

Prepared by
FULTON COUNTY PLANNING DEPARTMENT

AUGUST 8, 1979

Fulton County Planning Department
[bounty Building
Johnstown, New York 12095

The preparation of this report was financially aided through a
grant from the State of New York, pursuant to Chapter 53, Section 1
of the Laws of New York of 1978.



(3

ARTICLE I

Authority and Statutory DefinitionSeeecececcccccscscccccscoes

ARTICLE II

DefinitionSecsesccsscccscscossscccosssncccsccscscssccssscssssoe

ARTICLE II

I

Procedures for Filing and RevieWeosseescececcccoccccccccoccns

ARTICLE IV

Section
Section
Section

Section

A ~ Pre-Application ProceSSeescscsscccscssscsces
B -~ Review of Minor Subdivision Final PlatSeeee
C = Review of Major Subdivision Preliminary

Plats...Q.......O.........O.............O..

D - Review of Major Subdivision Final PlatSesses

DeSign StandardSececcssosccccscccccoscsccsssccsccscscoscsosnscccsssssose

ARTICLE V

Section
Section
Section
Section
Section
Section
Section

A — Generaleecccecccscsccsscesoscosccsscsscosnscoe
B = Street Layouteecessesceecscscecccesscocccnce
- Street DesSigNececcecsscocccsccccsccccsccssase
— Street NameSeeseecsscesccceccccsscosscscscse

Lots....‘........O......................OQ.

- Drainage Improvements........o.............

(SRRSO « Bl o
|

- Parks, Open Spaces, and Natural Featuressee

Cluster Develop@ent...........oo..............o..o..........

ARTICLE VI

Regional Subdivision - Class A and Class B Project RevieWee.

ARTICLE VI

Section
Section
I

A -~ Subdivision - Project RevieWeeecosescsccccs
B - Class B -~ Subdivision = Project Reviewsssso

MiscellaneOUSeeescssecscssocccsscscsscsssscscscsocscssccsnsccscsasssss

Section
Section
Section
Section

A — WaiverSeesseescocsceccsceccscsccscsscsncscecs
B = ViolationSeeesoceocccococscccccssscncoscossce
C - Separability...............................
D

- ForfeiturCscecscecsccscsccccsscccoccsscnccncosse

L=11

5-6

7-9
9-11

11-16
11
11-12
12-14
14
14-15
15
15-16

17-18

19-20
19
19-20

20
20
20
20
20



€ ARTICLE I
Authority and Statutory Definitions.

A. By authority of the Resolution of the Town Board, adopted on May 8,
1979, pursuant to Article 16 of the Town Law, the Planning Board
has the power and authority to review and approve, conditionally
approve or disapprove plats for subdivisions within the unincor-
porated area of the Town.

Be It shall be determined by the Planning Board, at the Sketch Plan
stage, whether a subdivision is a Class A or Class B Regional Project,
pursuant to the Executive Law, Article 27, Section 810, the portion
of which relates to subdivisions, is summarized herein:

CLASS A* PROJECT CLASS B* PROJECT
And Has And/or Has
If Number If Number Shore Lots Other Lots
Land Use of Lots in of Lots in If Fewer Less Than Less Than
Area Subdivision is Subdivision is Lots Than Sq. Ft. Sq. Ft.
Hamlet 100 or more
Moderate
Intensity 75 or more 15 to 75 15 25,000 40,000
Low
Intensity 35 or more 10 to 35 10 50,000 120,000
Rural Use 20 or more 5 to 20 5 30,000 320,000
Resource
Management 2 or more

*Any development in critical environmental areas are Class A Projects.

*Critical environmental areas in the Town of Caroga are the areas designated as
wetlands by the Adirondack Park Agency. -
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ARTICLE II
Definitiqns

Subdivision - As per the Town Law, refers to plats showing lots,
blocks or sites with or without streets or highways. For the pur-
pose of these regulations, therefore, subdivision means: Any
division of land into five or more lots, parcels or sites, either
adjoining or not, for the purpose of sale, lease, license or any
form of separate ownership or occupancy by any person or by any
other person controlled by, or under common control with, or by
any group of persons acting in concert as part of an overall
scheme or plan.

- Major Subdivision - Any subdivision of ten (10) or more lots,

parcels or sites.,

Minor Subdivision - Any subdivision of five (5) through nine (9)
lots, parcels or sites and not requiring any new street. Any sub-
division of four (4) or less lots, parcels or sites requiring the
development of any new street.

Regional Subdivision - Any Class A or Class B subdivision subject
to Class A or Class B project review, pursuant to Article 27 of

the Executive Law of the State of New York. A regional subdivision,
that is both a Class A and Class B subdivision, shall be considered
a Class A project.

Applicant -~ Means any person, firm, corporation, partnership or
association who shall subdivide any land into a subdivision, as
defined above. A duly authorized representative may be named
to act for the applicant at meetings and hearings referred to
herein.

Final Plat - A drawing in final form showing a proposed subdivision
containing all information of detail required by either III-C-2

or ITII-D-2 of the regulations, to be presented to the Planning Board
for approval and which, if approved, may be duly filed or recorded
by the applicant in the Office of the County Clerk.

Preliminary Plat - A drawing or drawings clearly marked "Preliminary
Plat™ showing the layout of a proposed subdivision, as specified
by III-D-2 of these regulations.

Sketch Plan - A sketch of a proposed subdivision showing the in-
formation specified in III-A~2 of these regulations, to enable
the applicant to save time and expense in reaching general agree-
ment with the Planning Board as to the form of the layout and
objectives of these regulations.

Public Facility - A public facility is deemed to be: a new street,
an extension of an existing street, a bridge, culvert in excess
of 24 inches or sewer facilities or drainage facilities.
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Development considerations - means the development considerations

contained in Section 805—(4) of Article 27 of the Executive Law,
as follows:

l. Natural Resources Considerationse.

a. Water: Existing water quality, natural sedimentation
or siltation; eutrophication; existing drainage and
runoff patterns; existing flow characteristics;
existing water table and rates of discharge.

be Land: Existing topography; erosion and slippage;
flood plain and flood hazard; mineral resources;
viable agricultural soils; forest resources; open space
resources; vegetative cover; the quality and availability
of land for outdoor recreational purposes.

Ce Airs: Air quality.
de Noise: Noise levels,

ee OCOritical Resource Areas: Rivers and corridors of rivers
designated to be studied as wild, scenic or recreational
in accordance with the Environmental Conservation Law;
rare plant communities; habitats of rare and endangered
species and key wildlife habitats; alpine and subalpine
life zones; wetlands; elevations of twenty-five hundred
feet or more; unique features, including gorges, water-
falls and geologic formations.

fo Wildlife: Fish and wildlife,

ge Aesthetics: OScenic vistas; natural and man-made travel
corridorse

2¢ Historic Site Considerationse.
Historic sites or structures.
3. Site Development Considerations,

a. Natural site factors; geology; slopes; soil character-
istics; depth to ground water and other hydrological
factors.

be Other site factors; Adjoining and nearby land uses;
adequacy of site facilities.,

L. Governmental Considerations.

Governmental service and finance factors; ability of
government to provide facilities and services; municipal,
school or special district taxes or special district user
charges; and conformance with other governmental controls,



ARTICLE III
Procedures for Filing and Review

Whenever any subdivision of land is proposed to be made within the

Town and before any contract for the sale of, or any offer to sell any
lots in such subdivision or any part thereof is made, and before

any permit for the erection of a structure in such proposed subdivision
shall be granted, the subdivider shall make application for and receive
final approval of such proposed subdivision in accordance with the
following procedures.

Section A, Pre-Application Processe.
l. Action by Subdivider.

Prior to any subdivision of land, the subdivider shall
submit to the Secretary of the Planning Board at least

five days prior to a meeting of the Board two copies of

a Sketch Plan for classification and preliminary discussion.
The subdivider, or his designated agent, should appear

at the Planning Board meeting.

2. Sketch Plan Requirements.

a. The location of that portion of the subdivider's
ownership which is to be subdivided in relation to
the whole and the location of nearby streets and
roadse.

be All existing structures, wooded areas and permanent
and intermittent water courses within the portion
to be subdivided and within 200 feet thereof.

ce The name of the owner(s) of the property to be sub-
divided and of all adjoining property owners.

de The tax map sheet, block and lot numbers.
es Deed of property.

fe« All existing or proposed restrictions, including
easements or covenants,

ge All available utilities and streets which are either
proposed, mapped or built.

he The proposed..lot layout, street layout and any pro-
posed, recreation or open space areas.

il
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i. General topography utilizing at least 20 foot con-
tours (UoSoGoSogo

Planning Board Action.

The Planning Board shall study the Sketch Plan and de-
termine whether the subdivision is Major, Minor, Class A
Regional or Class B Regional and make advisory recommen-
dations at least within thirty (30) days of submission of
the Sketch Plan. Recommendations shall include design
standards where applicable, waivers, map size and scale
for preliminary and/or Final Plat and the maximum time
allowed for submission of a Preliminary or Final Plat
application.

Section Be. Review of Minor Subdivision Final Plats.

Minor Subdivisions require only Final Plat review.

1.

2e

3e
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Unless otherwise agreed upon, by Planning Board res-
olution, the subdivider shall submit an application with-
in six months after classification of the Sketch Plan.
Failure to do so may require resubmission of the Sketch
Plan.

The application shall be on a form provided by the Town
Clerk, and shall include the following:

a. The proposed subdivision name; the name of Town,
County and adjoining property owners of the subdivision;
north point; map scale; license number and seal of
engineer or surveyor and location of all existing
structures, easements, wooded areas and watercourses.

be Field survey of boundary lines of the tract, lines and
dimensions for each lot therein and location of mon-
umentse '

ce The size of the Plat map shall be not less than 8%
by 11 inches, nor more than 20 by 4O inches,

de Design of all proposed on-site sanitation and water
supply facilities meeting minimum State and Town
specifications.,

es A copy of the deed(s) relating to the property to be
subdivided and such proposed covenants as may be in-
tended to apply to the property in whole or in part.

All applications shall be accompanied by a fee per the
schedule set by the Town Board.

Five copies of the application for Minor Subdivision

Plat approval shall be presented to the Town Clerk at the
time of submission of the Subdivision Plate.

5
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The subdivider, or his duly authorized representative,
shall attend the meeting of the Planning Board to dis-
cuss the Subdivision Plat.

A public hearing shall be held by the Planning Board
within forty-five (45) days from the date of official
submission of the Subdivision Plat for approval., Such
hearing shall be advertised at least once in a newspaper
of general circulation in the Town at least five (5

days before such hearinge

Not more than forty-five (45) days after the completion
on the public hearing, the Planning Board shall by
resolution, disapprove, conditionally approve, or grant
final approval and authorize the signing of the Sub-
division Plat. This time period may be extended by
written agreement of the subdivider and the Planning
Boarde Failure of the Planning Board to act within such
forty-five (45) days or otherwise agreed upon period
shall be deemed final approval of the plat and a cer-
tificate of the Town Clerk as to the date of submission
and failure to take action within such prescribed time
shall be issued on demand., The grounds for a disapproval,
or for the conditions and requirements of a conditional
approval, shall be explicitly set forth in a Planning
Board resolution.

Upon granting conditional approval of the plat, the
Planning Board shall empower a duly designated officer to
sign the plat upon compliance with such conditions.
Within five (5) days of the resolution granting conditional
approval, the plat shall be certified by the Secretary

of the:Planning Board as conditionally approved, a copy
shall be filed with the Town Clerk, and a certified

copy mailed to the subdivider. The copy mailed to the
subdivider shall include a certified statement of such
requirements which, when completed, will authorize the
signing of the conditionally approved plat. Upon com=-
pletion of such requirements to the satisfaction of

the duly designated officer of the Planning Board, the
plat shall be deemed to have received final approval,

and such officer shall sign the plat accordinglye. Con-
ditional approval of a plat shall expire one hundred
eighty (180) days after the date of the resolution
granting such approval unless the requirements have

been certified as completed within that time. The
Planning Board may, however, extend the time within which
a conditionally approved plat may be submitted for sig-
nature, if, in its opinion, such extension is warranted
under the circumstances, for one or two additional periods
of ninety (90) days each.
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The subdivider, or his duly authorized representative,
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cuss the Subdivision Plat.

A public hearing shall be held by the Planning Board
within forty-five (45) days from the date of official
submission of the Subdivision Plat for approval., Such
hearing shall be advertised at least once in a newspaper
of general circulation in the Town at least five (5

days before such hearinge
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final approval and authorize the signing of the Sub-
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and failure to take action within such prescribed time
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sign the plat upon compliance with such conditions.
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of the:-Planning Board as conditionally approved, a copy
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copy mailed to the subdivider. The copy mailed to the
subdivider shall include a certified statement of such
requirements which, when completed, will authorize the
signing of the conditionally approved plat. Upon com-
pletion of such requirements to the satisfaction of

the duly designated officer of the Planning Board, the
plat shall be deemed to have received final approval,

and such officer shall sign the plat accordingly. Con-
ditional approval of a plat shall expire one hundred
eighty (180) days after the date of the resolution
granting such approval unless the requirements have

been certified as completed within that time. The
Planning Board may, however, extend the time within which
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under the circumstances, for one or two additional periods
of ninety (90) days each.



Section Ce.

Review Of Major Subdivision Preliminary Platse.

The Planning Board shall study the Preliminary Plat, taking
into consideration the provisions of these regulations, the
requirements of the community, and the best use of the land
being subdivided. Particular attention shall be given to

the arrangement, location, and design of streets, and their
relation to topography, water supply, sewage disposal, drain-
age, lot sizes and arrangement, the placement of utilities,
the future development of adjoining lands as yet unsubdivided,
and the requirements of the Comprehensive Plan, and the Zoning
Ordinance, if such exist.

Major subdivisions require both Preliminary Plat and Final

reviews

1.

2e

The requirements of Preliminary Plat review includes:

Unless otherwise agreed upon, by Planning Board res-
olution, the subdivider shall submit an application
within six months after classification of the Sketch
Plan. Failure to do so may require resubmission of
the Sketch Plan.

The application shall be on a form provided by the
Town Clerk, and the Plat shall be clearly marked

"Preliminary Plat," at a scale of either 100 or 50
feet to the inche. Additional requirements include:

ae The proposed subdivision name, name of Town,
County and property owners adjoining subdivision,
north point, map scale, license number and seal of
engineer or surveyor and location of all existing
structures, easements, wooded areas and water
. courses.

be Topographic contours at 5 foot elevations.

ce Field survey of boundary lines of the tract, lines
. and dimensions for each lot therein and location
of monuments,

de Existing and/or proposed locations for water
supplies and sanitary systems.

ee Locations for proposed public facilities or areas
and preliminary designse.

fe A copy of the deed(s) relating to the property to
be subdivided, and such proposed covenants as may
be intended to apply to the property in whole or
in part.
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If the proposed subdivision is a Class A or Class B
regional subdivision, the subdivider may be required
to submit additional data concerning the capacity of
public services or facilities and any plans for future
development adjacent to the proposed subdivision.

All applications shall be accompanied by a fee per the
schedule set by the Town Board.

Five copies of the application shall be presented to the
Town Clerk at the time of submission of the Plat
application.

The subdivider, or his duly authorized representative,
shall attend the meeting of the Planning Board to
discuss the Preliminary Plat application.

The date of submission of the Preliminary Plat shall be
considered to be the date on which both a completed
application for Preliminary Plat approval and the
required fee have been filed with the Town Clerke.

Within forty-five (45) days after the date of official
submission of the Preliminary Plat, the Planning Board
shall hold a public hearing, which shall be advertised
at least once in newspaper of general circulation in
the Town at least five (5) days before such hearing.
Not more than sixty (60) days after the date of
official submission of the Preliminary Plat for approval,
the Planning Board shall disapprove, approve with mod-
ification,or approve such Preliminary Plat. This time
period may be extended by written agreement of the
subdivider and the Planning Boarde.e The grounds of a

- modification, if any, or the grounds for disapproval

shall be stated upon the records of the Planning Board.
When approving a Preliminary Plat, the Planning Board
shall state in writing modifications, if any, as it deems
necessary for submission of the Plat in final form.
Within five (5) days of the approval of such Preliminary
Plat, if shall be certified by the Secretary of the
Planning Board as granted approval and a copy filed in
the Town Clerk's office, a certified copy mailed to the
owner. Failure of the Planning Board to act within such
sixty (60) days or otherwise agreed upon period shall

be deemed approval of the Preliminary Plat,

When granting approval to a Preliminary Plat, the
Planning Board shall state the terms of such approval,
if any, with respect to the modifications to the Pre-
liminary Plat, the character and extent of any required
improvements for which waivers may have been requested
and which in its opinion may be waived without jeopardy
to the public health, safety, morals, and general
welfare, the amount of improvement of the amount of all
bonds therefor, which it will require as prerequisite to
Subdivision Plat approval.

8
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Approval of a Preliminary Plat shall not constitute
approval of the Subdivision Plat, but rather it shall be
deemed an expression of approval of the design submitted
on the Preéliminary Plat, and as a guide to the preparation
of the Final Subdivision Plat.,.

Section De.

Review Of Major Subdivision Final Platse.

The data requirements and procedures for Final Plat: review of
subdivision classified as major, shall include:

1.

2e

Unless otherwise agreed upon, by Planning Board res-
olution, the subdivider shall submit an application
for Final Major Subdivision Plat approval within

six (6) months after Preliminary Plat approval.
Failure to do so may require resubmission of the
Preliminary Plat.

The application shall be on a form provided by the
Town Clerk and shall include the elements described

in Sections D2 through D6 of Article III and the Final
Plat shall conform to the Preliminary Plat, as mod-
ified by the Planning Board, if such Preliminary

Plat was approved with modifications., The application
shall be accompanied by the following:

a. Plat shall be clearly marked "Final Plat" at a
scale of 50 feet to the inch, printed upon
good quality paper, or clearly drawn in India
ink upon mylar.

be The Final Plat shall reference monuments set at

: all corners and angle points of the original tract
boundaries, all street intersections, angles in
street lines and such other points as may be re-
quired by the Planning Board.

ce Reference the permanently lodged lot corner
markers of at least 3/4 inch diameter and 24 inch
length, located in the ground to existing grade.

de Design of all proposed on-site sanitation and
water supply facilities meeting the minimum spec-
ifications of the State and Town Sanitary Code.

ee Offers of cession and deeds for a recreational
or open space area to be dedicated to the Town and
for such areas title to which be retained by the
subdivider, copies of agreements or other doc-
uments showing the manner in which such areas are
to be maintained and the provisions made therefor.

- (4N
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Such offers, deeds, agreements or other docume:
shall bear the approval of Town Attorney as tc
their legal sufficiencye.

Evidence shall be supplied that any proposed water
supply or sewage disposal facilities requiring approval
by the Department of Environmental Conservation and/or
the State Department of Health have received at least
preliminary approval (s) of such facilities.

Date of submission of the Final Major Subdivision Plat
shall be considered the date in which both a completed
application for approval and the required fee have
been filed with the Town Clerk.

Within forty-five (45) days of the date of official
submission of the Final Subdivision Plat for approval
or an extended time of mutual agreement, a public
hearing shall be held by the Planning Board. This
hearing shall be advertised at least once in a news-
paper of general circulation in the Town at least

five (5) days before such hearinge The public hearing
for a Final Plat may be waived by the Planning Board
if the Board finds the Final Plat in substantial
agreement with the Preliminary Plat.

Within sixty (60) days of the date of official sub-
mission of the Subdivision Plat for approval, the
Planning Board shall by resolution disapprove; con-
ditionally approve; or grant final approval and au-
thorize the signing of such Final Plate This time
period may be extended by written agreement of the
subdivider and the Planning Boarde. Failure to take
action on a Final Plat within sixty (60) days or
otherwise agreed upon period shall be deemed final
approval of the Plat and a certificate of the Town
Clerk as to the date of submission and the failure

to take action shall be issued on demand. Within five
days of any action or resolution of the Final Plat, the
Secretary of the Planning Board shall notify the sub-
divider by certified mail of such action and a copy

of such notification shall be filed with the Town Clerk.

Upon granting conditional approval of the Final Plat,
the Planning Board shall empower a duly designated
officer to sign the plat upon compliance with such
conditions and requirements as may be stated in its
resolution of conditional approvale The notification
mailed to the subdivider shall include a statement of
such requirements needed for the satisfaction of the
duly designated officer of the Planning Board.

10




Conditional approval of a Final Plat shall expire

one hundred eighty (180) days after the date certified
as completed within that time. The Planning Board

may, however, extend tht time within which a con-
ditionally approved Plat may be submitted for signature,
if in its opinion, such extension is warranted in the
circumstances, for one or two additional periods of
ninety (90) days each.

¢
ARTICLE IV
Design Standardss

In considering applications for subdivision of land, the Planning

Board shall be guided by the standards set forth hereinafter. The said
standards shall be considered to be minimum requirements and shall be
waived by the Board only under circumstances set forth in Article VI

hereine

Section Ae General,

1.

2e

Section

1.

2e

Land to be subdivided shall be of such character that
it can be used safely for building purposes without danger
to health of peril from fire, flood or other menace,

All required improvements shall be constructed or in-
stalled to conform to the Town specifications.

Be Street Layoute.

Streets shall be of sufficient width, suitably located,
and adequately constructed to conform with the Land Use
Plan, if such exists, and to accommodate the prospective
traffic and afford access for fire fighting, snow removal
and other road maintenance equipmente. The arrangement of
streets shall be such as to cause no undue hardship to
adjoining properties and shall be coordinated so as to,
in the judgement of the Planning Board, compose a con-
venient system.

The arrangement- of streets in the subdivision shall provide
for the continuation of principal streets of adjoining sub-
divisions, and for proper projection of principal streets
into adjoining properties which are not subdivided, in
order to make possible necessary fire protection, presently
or when later required, or needed utilities and public
services, such as, sewers, water and drainage facilitiese
Where, in the opinion of the Planning Board, topographic

or other conditions make such continuance undesirable or
impracticable, the above conditions may be modified.

11
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When a subdivision abuts or contains an existing or pro-
posed major arterial street, the Board may require mar-
ginal access streets, reverse frontage with screen planting
contained in a non-access reservation along the rear
property line, deep lots with rear service alleys, or

such other treatments as may be necessary for adequate
protection of residential properties and to afford
separation of through and local traffic.

The creation of dead-end or loop residential streets

will be encouraged wherever the Board finds that such
type of development will not interfere with normal traffic
circulation in the areas In the case of dead-end streets,
where needed or desirable, the Board may require the
reservation of a 20~foot wide easement to provide for
continuation of pedestrian traffic and utilities to the
next street. Subdivisions containing twenty (20) lots

or more shall have at.least two street connections with
existing public streets, or streets shown on the Official
Map, if such exists, or streets on an approved Sub-
division Plat for which a bond has been filed,

The Planning Board may require the reservation of a
20—-foot wide easement to provide for the crossing of
underground utilities and pedestrian traffic where
needed or desirable and may further specify, at its
discretion that a 4k~foot wide paved foot path be in-
cluded.

Street jogs with center line offsets of less than 125
feet shall be avoided.

In general, all streets shall join each other so that
for a distance of at least 100 feet, the street is approx-
imately at right angles to the street it joins.

The street plan of a proposed subdivision shall bear a
logical relationship to the topography of the property,
and all streets shall be arranged so as to obtain as
many of the building sites as possible at or above the
grade of the streetses Grades of streets shall conform
as closely as possible to the original topographye.

Section C, Street Design.

1.

Streets shall have the following widthse When not in-
dicated on the Master Plan or Official Map, if such exists,
the classification of streets shall be determined by

the Board,

12
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Minimum Minimum
Right-0f-Way Pavement

Major Streets 66 Feet 2, Feet
Collector Streets 60 Feet 20 Feet
Local Streets 50 Feet 18 Feet

Streets shall be graded and improved to the Town spec-
ifications.

Where topography is such as to make impractical the in-
clusion of utilities along the street rights-of-way
perpetual unobstructed easements at least 20 feet in
width shall be otherwise provided with satisfactory
access to the street. Wherever possible, easements shall
be continuous from block to block and shall present

as few irregulatities as possible.s Such easements shall
be cleared and graded where required.

Grades of all streets shall conform in gereral to the
terrain, and shall not be less than one-half (%) nor
more than 6 percent for major collector streets, not more
than 10 percent for minor streets in residential zones,
but in no case more than 3 percent within 50 feet of

any intersection.

All changes in grade shall be connected by vertical
curves of such length and radius as met with.the approval
of the designated Town official so that clear visibility
shall be provided for a safe distance.

A1l street right-of-way lines at intersections shall be
rounded by curves of at least 20 feet radiuse

A combination of steep grades and curves shall be avoided.
In order to provide visibility for traffic safety, that
ortion of any corner lot shall be cleared of all growth
?except isolated trees) and obstructions above the level
three and one half feet higher than the center line of
the streete. If directed, ground shall be excavated to
achieve visibility within the triangular area formed by
the intersecting street lines at points which are thirty
(30) feet distant from the point of intersection measured
along said street lines.

13



8. Where dead-end streets are designated to be so permanently,
they should, in general, not exceed 500 feet in length,
and shall terminate in a circular turn-around having a
minimum right-of-way radius of 60 feet and pavement radius
of 50 feet shall be provided, unless the Planning Board
approves an alternate arrangemente.

9. Where a watercourse separates a proposed street from
abutting property, provision shall be made for access to
all lots by means of culverts or other structures of de-
'sign approved by the designated Town official.

10, In gensral, where streets are curved, the radius, at the
centerline of the street, shall be not less than 400
feet on a major street, 200feet on a collector street, and
100 feet on a minor streeét,.

11l. Paved rear service streets of not less than 20 feet in
width, or in lieu thereof, adequate off-street loading
space, suitably surfaced, shall be provided in connection
with lots designed for commercial use.

12, In front of areas designed for commercial use, the street
width shall be increased by such amount on each side as
may be deemed necessary by the Planning Board to assure
the free flow of through traffic without interference by
parked or parking vehicles, and to provide adequate and
safe parking space for such commercial or business district.

Section De Street Names.

1. All street names shown on a Preliminary Plat or Subdivision
Plat shall be approved by the Planning Board.

2 Proposed street names shall be substantially different so
as not to be confused in sound or spelling with present
names,. except that streets that join or are in alignment
with streets or an abutting or neighboring property
shall bear the same name. x

Section E. Lotse

1. The lot arrangement shall be such that in constructing a
building there will be no foreseeable difficulties for
reasons of topography or other natural conditionse. Lots
should not be of such depth as to encourage the later
creation of a second building lot at the front or rear.

2e All side lines of lots shall be at right angles to
straight street lines and radial to curved street lines,
unless a variance from this rule will give a better
street or lot plan,

3. Access from private streets shall be deemed acceptable,

only if such streets are designed and improved in accord-
ance with these regulations.
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Le Permanent monuments meeting specifications approved by
the designated Town official, as to size, type and in-
stallation, shall be set at such block corners, angle
points, points of curves in streets and other points as
may require, and their location shall be shown on the
Subdivision Plat. '

Section Fe Drainage Improvementse.

l. The subdivider may be required by the Planning Board to
carry away by pipe or open ditch any spring or surface
water that may exist, either previous to, or as a re-
sult of, the subdivisione. Such drainage facilities
shall be located in the street right-of-way where feasible,
or in perpetual unobstructed easements of appropriate
widthe '

2¢ A culvert or other drainage facility shall, in each case,
be large enough to accommodate potential runoff from its
entire upstream drainage area, whether inside or outside
the subdivisione The designated Town official shall
approve the design and size of facility, based on an-
ticipated runoff from a "ten year" storm under conditions
of total potential developmente

3 The subdivider's engineer shall also study the effect of
each subdivision on the eXisting downstream drainage
facilities outside the area of the subdivision. This
study shall be reviewed by the designated Town official.
Where it is anticipated that the additional runoff in-
cident to the development of the subdivision will over-
load an existing downstream drainage facility during a
five-year storm, the Planning Board shall notify the
Town Board of such potential condition. In such case,
the Planning Board shall not approve the subdivision
until provision has been made for the improvement of
said conditione

Le Land subject to flooding or land deemed by the Planning
Board to be uninhabitable shall not be platted for res-
idential occupancy, nor for such other uses as may in-
crease danger to health, life or property, or aggravate
the flood hazarde But such land within the Plat shall be
set aside for such uses as shall not be endangered by
periodic or occasional inundation or improved in a manner
satisfactory to the Planning Board to remedy said
hazardous conditions.

Section G. Parks, Open Spaces and Natural Features.

l. Where a proposed park, playground of open space, shown
on the Town Plan, is located in whole or in part in a
subdivision, the Board shall require that such area or
areas be shown on the Plat in accordance with the re-
quirements specified in paragraph (2) below. Such
area or areas may be dedicated to the Town.or County
bytPhe subdivider, if the Town Board approves such dedi-
cation,

15



2e

3e

Le

5e

6e

The Planning Board shall require that the Plat show sites
of a character, extent and location suitable for the
development of a park, playground, or other recreation
purpose. The Planning Board may require that the developer
satisfactorily grade any such recreation areas shown on

the Plate.

The Board may require that not less than three acres of
recreation space be provided per 100 dwelling units shown
on the Plat. However, in no case shall the amount be

more than 10 percent of the total area of the subdivision.
Such area or areas may be dedicated to the Town by the
subdivider, if the Town Board approves such dedication.
Appropriate legal measures should be taken to assure that
such land can never be developed for other than recreational
purposess

In the event that an area to be used for a park or play-
ground is required to be so shown, the subdivider shall
submit, prior to final approval, to the Board, three
prints (one on drawn in ink) showing, at a scale of
not less than fifty (50) feet to the inch, such area and
the following features thereof:

ae The boundaries of the said area, giving lengths
and bearings of all straight lines: radii,
lengths, central angles and tangent distances
of all curvese.

be Existing features, such as: brooks, ponds, clusters
of trees, rock outcrops, structurese

ce Existing, and, if applicable, proposed changes in
grade and contours of the said area and of area
immediately adjacent.

In cases where the Planning Board finds that due to the
size, topography, or location of the subdivision, land

for park, playground or other recreation purpose can-—

not be properly located therein, or if in the opinion of
the Board, it is not desirable, the Board may waive the
requirement that the Plat show land for such purposess

The amount of land which otherwise would have been accept-
able as a recreation site shall be determined in accordance
with the standards set forth in Article IV, Section G2.

Reserve strips of land, which might be used to control

access from the proposed subdivision to any neighboring
property, or to any land within the subdivision itself

shall be prohibited.

The Planning Board shall, wherever possible, establish the
preservation of all natural features which add value to
residential developments and to the community, such as
large trees or groves, watercourses and falls, beaches,
historic spots, vistas and similar irreplaceable assets,
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ARTICLE V

A. CLUSTER DEVELOPMENT - Whereas pursuant to a resolution of the Town
Board, the Planning Board has been empowered to modify the minimum

lot area, minimum lot width and minimum shoreline lot width requirements
of the zoning ordinance in accordance with the provisions of Section 281
of the Town Law, in order to enable and encourage flexibility of design
and development of land in such a manner as to promote the most appro-
priate use of land, to facilitate the adequate and economic use of
streets and utilities and to preserve the natural and scenic qu ities
of open lands, the following shall be the standards and procedures:

l. Standards

(a) The Planning Board may make such modifications only
with respect to lands within the R1.5, R3, R8.5, R10O, R15,
and ODA42 zoning districtse.

(b) The minimum acreage to which this section may be applicable
shall be (2) times the minimum lot area for the zoning district
involved. v

(¢) No such modification by the Planning Board shall
result in a greater overall density of lots or dwelling
units than is permitted in the zoning district wherein such
lands lie, as specified in the zoning ordinance and as
shown on the official zoning mape.

(d) No subdivision shall be approved by the Planning
Board pursuant to this section which shall not reason—
ably safeguard the appropriate use of adjoining land.

(e) 1In the event that the utilization of this section
results in a plat showing lands available for park,
recreation, or other municipal purposes directly related to
the plat, or in a plat showing lands to te retained in open
space in order to comply with the average density of lots

or dwelling units that is permitted in the zoning district
wherein such lands lie, the Planning Board, as a condition
of plat approval, may establish in the case of lands for park,
recreation or other municipal purpose, such conditions on

the ownership, use, and maintenance of such lands as it deems
necessary to assure the preservation of such lands for their
intended purposes, and may further, in the case of lands

to be retained in open space, require that such lands be
restricted by deed restriction, restrictive covenant, con-

- veyance of a scenic easement or other conservation restriction
to the town, or other appropriate means against any develop-
ment or land sse inconsistent with their retention in open
spacee ’

(f) The provisions of this section shall not be deemed to

authorize a change in the permissible use of such lands as
provided in the zoning ordinance.
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Procedurese.
(a) Request by Subdivider.

A subdivder may request the use of this section simul-~--
taneously with the submission of the Sketch Plan, as

described in Article III, Section As Any submission sub-
sequent thereto shall require a resubmission of the Sketch Plan,

(b) Alternate Sketch Plan,

A subdivider shall present for the Planning Board's
consideration, along with a proposal utilizing the pro-
visions of this section, an alternate sketch plan, with
lots meeting the minimum lot area, minimum lot width, and
minimum shoreline lot width requirements of the zoning
ordinance. * E

(¢) Plat Submission.

Upon determination by the Planning Board that the sketch plan
utilizing the provisions of this Article is suitable, the
procedures attendant to and subsequent to the Sketch Plan
submission, as set forth in these regulations, shall be followed
in regular order.

(d) Local Filing, Notation on Zoning Map.

Any Subdivision Plat finally approved which involves
modifications as provided for in this section shall be

filed, in addition th the filing required by Article III,
hereof, with the Town Clerk who shall make appropriate notation
reference thereto on the town zoning map.



ARTICLE VI

Regional Subdivision - Class A and Class B Project Review.

Section A.

Section

1.

26

3e

Le

5

6o

7e

Be

1.

2e

3e

Class A - Subdivision - Project Review,

Planning Board consultation with Adirondack Park Agency
to analyze the project, as soon as possible, upon receipt
of project application completion notice.

Within 30 days of project completion notice, Planning
Board, via certified. mail, provides the Adirondack

Park Agency with its advisory recommendations regarding
pertinent requirements and conditions of the Town Land
Use Program., Failure to do so allows the Agency to
proceed.

Adirondack Park Agency shall not approve Class A regional
subdivisions without Planning Board consultations and
advisory recommendations subject to 2 above. The Adiron-
dack Park Agency shall determine that subdivision meets all
pertinent requirements and conditions of Town's Land Use
Program, including ability of all levels of government to
provide supporting facilities and services.

Public hearing must be held jointly by the Adirondack Park
Agency, any other State agency involved and the Town
Planning Board.

Legal notice is required in a newspaper having general
circulation in the Town at least five (5) days prior to
the hearing. Legal notice is the responsibility of the
State lead agency and must include names of all other
agencies for which a public hearing is a prerequisite for
approval,

State lead agency must post the property subject to the
public hearinge

Not more than forty-five (45) days after the completion
of the public hearing, the Planning Board may appreqve,
approve with modifications, approve with conditions or
disapprove the project, .

Class B = Subdivision - Project Review.

Planning Board furnishes Adirondack Park agency a completé
copy of application and Plat and other pertinent data
within ten (10) days of the official Plat submission.

Public hearing notice to Park Agency at least five (5)
days prior to hearinge

Posting of property subject to public hearing.
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Lo Planning Board shall not approve, approve with modifications,
or approve with conditions unless Planning Board deter-
mines that subdivisions would not have an undue adverse
impact upon the natural, scenic, aesthetic, ecological,
wildlife, historic, recreational or open space resources
of the Town or the Adirondack Park or upon the ability of
the public to provide supporting facilities and services
to the subdivision, taking into account the commercial,
industrial, recreational or the other benefits which
might be derived from the subdivision,

5¢ In making the determination required by the preceeding
paragraph, the Planning Board shall consider the per-
tinent development considerations established in its Land
Use Program.

ARTICLE VII
Miscellaneous.

Section A, Waiverses

l. Planning Board may grant waivers for: special circum-
stances; requirements not requisite in interest of public
health, safety, and general welfare; lack of connecting
facilitiese

2 Planning Board shall impose conditions to reach objectives
of standards or requirements waived.

3¢ Planning Board may not grant waivers for regional projects
without concurrence of Adirondack Park Agencye.

Section Be Violationse

An unlawful subdivision of land is punishable by a fine up to
$250,00 or imprisonment not to exceed six (6) months, or bothe
Each week's continued violation shall constitute a separate ad-
ditional violatione

Section C. Separabilitye.

Should any part of these regulations be declared invalid, such
decision shall not affect the validity of the regulations as a
whole, rather than the part declared invalid,

Section De Forfeituree.

l. Planning Board: Failure of the Planning Board to act
within the prescribed time limits causes approval of the
subdivision. Applicant can request certificate from the
Town Clerk certifying such failure to acte. Said certificate
may be used for filing Plat with County Clerk, in lieu
of Planning Board approvale

2¢ Applicant: Failure to file an approved Final Plat within
the time specified or mutually agreed upon, constitutes

forfeitures of Planning Board approval., Said forfeicure
causes the review process to begin againe
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