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ARCTICLE 1- GENERAL ADMINISTRATIVE PROVISIONS

Section 110 
Authority

Pursuant to the authority granted under Article 16 of the Town Law, the Town Board of the Town of Waddington, by resolution dated July 5, 1974, created the Planning Board of the Town of Waddington and empowered said Planning Board to (1) approve plats showing lots, blocks, or sites with or without streets or highways; (2) pass and approve the development of plats already filed in the office of the Clerk of St. Lawrence County if such plats are entirely or partially undeveloped; and (3) to modify applicable provisions of the town’s zoning regulations simultaneously with the approval of any plat.  Pursuant to Sections 272 & 276 of said Article 16 and subject to the approval of the Town Board, the Planning Board may adopt such rules and regulations as it deems necessary to approve such plats, consistent with the provisions of this article.

Section 120
Title

These regulations hall be known as the “Subdivision Regulation of the Town of Waddington”.
Section 130
Purpose

The purpose of these regulations is to set forth the review and approval procedures for subdivision plats, the required information for plat submissions, and the design standards, construction specifications, and financial guarantees for required public improvements.

Section 140
Administration

These regulations shall be administered by the Planning Board and the Development Permit Administrator.

Section 150
Waiver

The Planning Board may waive, subject to appropriate conditions, the provision of any or all of such improvements and requirements as in its judgment of the special circumstances of a particular plat or plats are not requisite in the interest of the public health, safety, and general welfare, or which in its judgment are inappropriate because of inadequacy or lack of connecting facilities adjacent or in proximity to the subdivision.

Section 160
Fees and Reimbursable le Costs

A. Application fees shall be set by Town Board Resolution.

B. Where the Town has incurred necessary and reasonable costs for the services of a professional engineer, construction inspector, and/or other consultants pursuant to these regulations, said costs shall be reimbursable to the Town by the subdivider.

Section 170
Penalties

The penalties applicable to violations of these regulations (upon conviction) set forth under separate local law of the Town of Waddington.

Section 180
Effective Date

Once adopted by the Planning Board, these regulations shall take effect five (5) days after the approval by the Town Board.

Section 190
Certification and filing with St. Lawrence County

The Town Clerk is hereby directed to file a certified copy of these regulations with the Clerk of St. Lawrence County prior to the effective date.

ARTICLE 2- DEFINITIONS

For the purpose of this law, words and terms used herein are defined as follows:

A.
Development Code:  
The Town of Waddington Development Code.
B.
Final Plat:

Means a drawing, in final form, showing a proposed 




subdivision containing all information or detail required by 



law and by these regulations to be presented to the 




Planning Board for approval, 
and which, if approved 




maybe duly filed or recorded by the applicant in the Office 




of the County Clerk.

C.
General Plan:

Means a comprehensive or master plan for the 





development of the Town


D.
Official Submission


Date:

Means the date on which an application for plat approval,





complete and accompanied by all required information, 




endorsements, and fees has been filed with the Planning 




Board.
E.
Planning Board:
Planning Board of the Town of Waddington.


F.
Preliminary Plat:
Means a drawing or drawings clearly marked “preliminary 




plat” showing the layout of a proposed subdivision, 




submitted to the Planning Board for approval prior to 




submission of the plat in final form, and of sufficient detail 




to apprise the Planning Board of the 
layout 
of the 





proposed subdivision.

G.
Road, Private:

Means a road under private ownership and not dedicated 




or intended for dedication as a private road.

H.
Road, Public:

Means an existing New York State, St. Lawrence County, or 



Town of Waddington road or a new road designed and 




constructed pursuant to these regulations and intended 




for dedication to the Town of Waddington or other 





governmental jurisdiction.

I.
Sketch Plan:

Means a sketch of a proposed subdivision to enable the 




subdivider to save time and expense in reaching general 




agreements with the Planning Board as to the form of the 




layout 
and objectives of these regulations.

J.
Subdivision:

Means the division of any parcel of land into more than 




two(2) 
lots, blocks, or sites within any period of three (3) 




consecutive years for the purpose of conveyance, transfer 




of ownership, 
improvement, building development, or 




sale.  The division of a parcel into tow (2) lots shall 





constitute a subdivision if said parcel resulted from a prior 




division after which a period of three (3) 






consecutive years has not lapsed.  The term subdivision 




shall include resubdivision.

K.
Subdivision Major:
A subdivision containing five (5) or more lots, or any 




subdivision requiring a new road.
L.
Subdivision Minor:
A subdivision containing less than five (5) lots, fronting on 




an existing road.

M.
Town Board:

The Town Board of the Town of Waddington.

N.
Undeveloped Plat:
Those plats where twenty (20) percent or more of the lots 




within 
the plat are unimproved unless existing conditions, 




such as poor drainage, have prevented their development.
ARTICLE 3- REVIEW AND APPROVAL PROCEDURES

Section 310
Sketch Plan Conference (optional for major or minor subdivision)

The subdivider may request an appointment with the Planning Board for the purpose of reviewing a sketch plan.  No formal application, fee, or filing is required for the conference.  The Planning Board Clerk shall notify the subdivider of the time, date, and the place that the Planning Board will meet to consider and review such sketch plan as it relates to the General Plan, design standards, and improvement requirements.  This meeting is intended to assist the subdivider in the planning and preparation of the preliminary or final plat to save both time and money in preparing maps and plans.  The plan will be classified as a minor or major subdivision by the Planning Board as defined by these regulations.  Subdivisions classified as minor may proceed directly to preparation of a final plat without submission and approval of a preliminary plat.

Section 320
Contact with State Agencies (Advised for certain subdivisions)

Depending on the size, location, and nature of a proposed subdivision, it may be subject to the review and approval or permit issuance by one or more state agencies.  Early contact with the following agencies may be appropriate:

A.
NYS Department of Health


For a realty subdivision consisting of five or more residential building lots 
containing five (5) acres or less, the plans must be filed with and approved by the 
Department of Health with regard to adequate and satisfactory water supply.  
(Reference:  Public Health law, Article II, Title II)

B.
NYS Department of Environmental Conservation

1. For realty subdivision involving fifty (50) or more lots, a waiver from the Department of Environmental Conservation would be necessary before the lots could be developed on individual sewage disposal systems rather than a central one (Reference: Part 653 NYCRR)

2. For subdivisions involving central or communal sewage disposal systems, a State Pollutant Discharge Elimination System (SPDES) permit must be obtained from the Department if the discharge would be one thousand (1,000) gallons or more per day to groundwater and may be required for any amount of discharge to surface waters. (Reference:  Environmental Conservation Law, Article 17)

3. For subdivisions containing or adjacent to a stream, a stream protection permit may be required from the Department for site work such as grading, erosion and sedimentation control, and alteration of the stream itself.  (Reference: Environmental Conservation Law, Article 15)

4. For subdivisions containing or adjacent to wetlands, a wetlands permit may be required from the Department for any activity or use in or near such wetland.  (Reference:  Environmental Conservation Law, Article 24)

C.
NYS Department of Transportation

For subdivisions along state highways, a work permit will be required for any 
proposed road intersection, curb cuts for individual driveways, sidewalks, sewer 
or water lines drainage ditch (or discharge to an existing ditch) and other 
improvements or site work within the right-of-ways of such highways.

Section 330
Preliminary Plat Approval (Required for major subdivision)

A.
Application


All major subdivisions shall be subject to the preliminary plat requirements, as 
specified herein.  The subdivider shall file an application for approval of the 
preliminary plat on forms available from the Town Clerk accompanied by all 
documents specified in Article 4 herein.  Such application shall be filed at least 
ten (10) days prior to the meeting at which it is to be considered by the Planning 
Board.

B.
Initial Review.


Upon receiving an application for preliminary plat approval, the Planning Board 
shall:

1. Review the plat and supplementary materials for conformity to these regulations and consistency with the policies and purposes of the Village’s Local Waterfront Revitalization Program as approved by the NYS Secretary of State;

2. Negotiate with the subdivider, if appropriate regarding:

a. Any waiver of submission requirements requested by the subdivider pursuant to Section 450 of these regulations; and

b. The nature and extent of improvements for which the subdivider will be responsible; and

3. Initiate such other review procedures and referrals as may be required by the State Environmental Quality Review Act (SEQRA) and Section 239-n of the General Municipal Law and as may be appropriate to expedite project review by the St. Lawrence-Eastern Ontario Commission.

C.
Public Hearing


Following the initial review steps under B. of this section, the Planning Board 
shall set a date to hold a public hearing within forty-five (45) days of the official 
submission date of the preliminary plat.  The hearing shall be advertised by the 
Town Clerk submitting a public notice to be published at least once in a 

newspaper of general circulation in the town at least five (5) days before the 
hearing.  The subdivider shall notify, in writing by certified mail, the owners of all 
property abutting or directly across a public road right-of-way from the parcel 
proposed to be subdivided.  Such written notice shall indicate the time, place, 
and date of the public hearing and the acreage and number of lots to be 

subdivided.  The subdivider shall attend the public hearing.  This hearing may 
also fulfill the requirements of the State Environmental Quality Review Act 
regarding a draft environmental impact statement, when applicable, if so 
specified in the hearing notice and written notices.
D.
Action by the Planning Board


Within forty-five (45) days from the public hearing, the Planning Board shall 
approve, with or without modifications, or disapprove the preliminary plat and 
state its reasons for disapproval.  The time in which the Planning Board must 
take action on such plat may be extended by mutual consent of the 
subdivider and the Planning Board.  Within 
five (5) days of approval, the action 
of the Planning Board shall be noted on three (3) copies of the preliminary plat 
and reference made to any modifications determined.  One (1) copy shall be 
returned by mail to the subdivider and the other two (2) copies 


retained by the Planning Board.
E.
Effect of Approval


Approval of a preliminary plat shall not constitute approval of the final plat.  The 

preliminary plat shall be a guide to the preparation of the final plat.  Before 
submission of the final plat or any portion thereof for formal approval, the 
subdivider must comply with these regulations, all requirements set forth by the 
Planning Board in their review of the preliminary plat, and any other State Health 
Department requirements.

Section 340
Final Plat Approval (Required for major and minor subdivisions)

A.
Application


All major and minor subdivisions shall be subject to the final plat requirements, 
as specified herein.  The subdivider shall file an application for final plat approval 
on forms available from the Town Clerk, and accompanied by documentation as 
specified in 
Article 4 herein.  Such application shall be submitted at least ten 
(10) days prior to the 
meeting at which it is to be considered by the Planning

 Board and no later than six (6) months after the date of the preliminary plat 
approval.

B.
Initial Review


Upon receiving an application for final plat approval, the Planning Board shall:

1. 
In the case of a major subdivision, determine the extent of agreement between 
the final plat and the approved preliminary plat, or

2. 
In the case of a minor subdivision, follow the initial review steps set forth under 
Section 330.B of these regulations, as applicable.

C.
Public Hearing


The Planning Board shall set a date for a public hearing to be held within forty-
five (45) days of the official submission date of the final plat.  The hearing shall 
be advertised by the Town Clerk and written notice shall be provided by the 
subdivider in accordance with the requirements set forth under Section 330.C for 
preliminary plats.  The subdivider shall attend the public hearing.  However, the 
Planning Board may waive the public hearing and the attendant advertising and 
written notice requirements where the final plat is in substantial agreement with 
the approved preliminary plat for a major subdivision.
D.
Action by the Planning Board


The Planning Board shall by resolution conditionally approve, with or without 

modifications, disapprove, or grant final approval to the final plat within forty-
five (45) days of the public hearing.  If the public hearing has been waived 
pursuant to Section 340 above, the Planning Board shall act within forty-five (45) 
days of the official submission date.  The time in which the Planning Board must 
take action on such plat may be extended by mutual consent of the subdivider 
and the Planning Board.  The subdivider shall be notified of the final action of the 
Planning Board by mail within five (5) days.  If disapproved, the grounds for 
disapproval shall be stated in the record of the Planning Board, including 
reference to the provision violated by the plat.

E.
Conditional Approval


Upon conditional approval of such final plat pursuant to Section 555 of these 
regulations or for other necessary and appropriate reasons, the Planning Board 
shall empower a duly authorized officer to sign the plat and grant final approval 
upon completion of such requirements as may be stated in the conditional 
approval resolution.  The plat shall be certified by the Town Clerk.  A certified 
statement of the requirements shall accompany the plat which, when 
completed, will authorize the signing of the conditionally approved final plat.  
Upon completion of the requirements, the plat shall be signed by said duly 
authorized officer of the Planning Board.  Conditional approval of a final plat 

shall expire one hundred eighty (180) days after the date of the resolution 
granting conditional approval.  The Planning Board may, however, extend the 
expiration time not to exceed two additional periods of ninety (90) days each.
F.
Approval of Sections


Prior to granting conditional or final approval of a plat in final form, the Town 
Planning Board may permit the plat to be subdivided into two or more sections 
and may in its resolution granting conditional or final approval state that such 
requirements as it deems necessary to insure the orderly development of the 
plat be completed before such sections may be signed by the duly authorized 
officer of the Planning Board.  Conditional or final approval of the sections of a 
final plat, subject to any conditions imposed by the Board, shall be granted 
concurrently with conditional or final approval of the plat.
G.
Recording of Final Plat

The subdivider shall record the final plat, or section thereof, in the Office of the Clerk of St. Lawrence County, N.Y., within sixty (60) days after the date of approval; otherwise, the plat shall be considered void and must again be submitted to the Planning Board for approval before recording in said County Clerk’s Office.  In the event the owner shall file only a section of such approved plat in the said County Clerk’s Office, the entire approved plat shall be filed within thirty (30) days of the filing of such section with the Town Clerk in each town in which any portion of the land described in the plat is situated.  Such section shall encompass at least ten percent of the total number of lots contained in the approved plat and the approval of the remaining sections of the approved plat shall expire unless said sections are filed before the expiration of the exemption period to which such plat is entitled under the provisions of Section 265-a of the Town Law.

H.
Offer of Dedication
When shown on an approved, filed plat, a proposed public road, easement, recreation area, or open space shall constitute a continuing offer of dedication to the Town of Waddington, or other specified public entity.  However, such approval and filing shall not constitute an acceptance of dedication of such road, easement, recreation area, or open space by the Town or other entity. 

ARTICLE 4- PLAT SUBMISSION REQUIREMENTS

Section 410
Recommended Information for a Sketch Plan

To facilitate review and discussion during a sketch plan conference, it is recommended that the subdivider provide a sketch plan including the following:

A. Title block indicating SKETCH PLAN and showing:

1. Tentative subdivision name.

2. Names and addresses of the subdivider and the subdivider’s professional advisors.

3. Map scale. (1 inch = 50 feet, 1 inch = 100 feet, or 1 inch = 200 feet preferred depending on size of area to be subdivided)

4. Date of map preparation.

B. Location map inset showing the subdivision’s location in relation to the surrounding area of the town (USGS is suitable for this purpose at 1 inch = 2000 feet).
C. Plan Information Including:

1. North arrow.

2. Existing land contours at an interval of ten (10) feet.

3. Approximate location and/or extent of existing water courses, general vegetative cover (wetlands, woods, thicket or brush, meadow, grasses, etc.)  and other natural features.

4. Existing property lines of the parcel(s) to be subdivided, abutting property lines of contiguous parcels (shown for a distance of 100 feet), and the names of the owners of such contiguous parcels.

5. Approximate location and size of existing roads, sewers, water mains, utilities, drainage systems, and other public improvements which could serve the proposed subdivision, showing the approximate location and width of existing right-of-ways and/or easements.

6. Approximate location of existing structures within the area to be subdivided or within one hundred (100) feet thereof

7. Proposed pattern of lots (including approximate dimensions), tentative road layout, proposed open space, general drainage pattern, and expected means of water supply and sewage disposal.

8. Proposed building types and their approximate size and location.

D. Notes block indicating

1. Total acreage of the subdivision and the number of lots proposed.

2. Current Development Suitability Area classification(s).   (If the area to be subdivided is divided into two or more Development Suitability Areas, the boundary lines of such areas should be shown on the plan).

Section 420
Required Information for a Preliminary Plat

The following shall be submitted with all applications for approval of a preliminary plat:
A. Five (5) copies of the preliminary plat, drawn to scale and including the following:

1. Title block indicating PRELIMINARY PLAT and showing:

a. Proposed subdivision name.

b. Names and addresses of the subdivider and the subdivider’s professional advisors and the seals (with signatures) and license numbers of such advisors.

c. Map of one (1) inch = one hundred (100) feet unless otherwise specified by the Planning Board during a sketch plan conference pursuant to Section 310 or during the initial review pursuant to Section 330.

d. Date of map preparation.

2. Location map inset as described under Section 410 B.

3. Plat information including:

a. North arrow.

b. Existing land contours at an interval of two (2) feet.

c. Accurate location and/or extent of existing watercourses, general vegetative cover, and other natural features.

d. An actual field survey of the boundary lines of the area to be subdivided, giving complete description by bearings and distances(made and certified by a licensed land surveyor) and showing the abutting property lines of contiguous parcels (scaled for a distance of 100 feet) and the names of the owners of such parcels.  The corners of the surveyed area shall be marked by monuments of such size and type as approved by the Planning Board and shown on the plat.

e. Accurate location and size of existing roads, sewers, water mains, utilities, drainage systems, and other public improvements which would serve the proposed subdivision and the accurate location and size of existing right-of0ways and/or easements therefor.

f. Accurate location, size, and type of existing structures within the area to be subdivided or within one hundred (100) feet thereof.
g. Preliminary location and size of proposed roads, sewers, water mains, utilities, drainage systems and other public improvements to be provided by the subdivider, showing proposed right-of-ways and/or easements therefor and appropriate connections to existing public improvements.  (Om absence of sanitary sewers and public water supply, the preliminary location and size of individual septic systems and wells shall be shown.)

h. Proposed lot lines with approximate dimensions and area of each lot indicated and showing the minimum required setback lines for future structures thereon.

i. Proposed open space and proposed alteration to existing vegetation.

4. Note block indicating:

a. Total acreage of the proposed subdivision and the number of lots proposed.

b. Current Development Suitability Area classification(s).  (If the area to be subdivided is divided into two or more Development Suitability Areas, the boundary lines of such areas shall be shown on the plat).

c. Indication of the nature of any deed restriction, restrictive covenant or other restrictions on the area to be subdivided.

B. Five (5) copies of preliminary engineering plans and designs including the following:
1. Preliminary grading and drainage plan(s) showing existing and proposed land contours at an interval of two (2) feet, drainage pattern and accompanying profiles of storm sewers and/or drainage ditches and drainage computations.

2. Preliminary construction drawings, including appropriate plans, profiles, and cross-sections for roads, bridges, sidewalks, sanitary sewers, lift stations, manholes, water mains, and other public improvements to be provided by the subdivider.  (If individual waste disposal systems and/or individual wells are proposed, percolation test and/or test well data shall be provided, as well as preliminary designs for the typical individual waste disposal systems.)

3. Preliminary landscaping and road lighting plan(s).

C. Miscellaneous submission requirements:

1. Any required fees.

2. If the subdivider is not the owner of record, a copy of the signed purchase contract or other instrument giving the subdivider a legal interest in the property to be subdivided.

3. A draft Environmental Impact Statement, if required, acceptable to the Planning Board.

4. A copy of any existing or proposed deed restrictions or restrictive covenants covering or intended to cover part or all of the area to be subdivided.

5. Where the preliminary plat submitted covers only a part of the subdivider’s entire holdings, a sketch of the prospective road and drainage system of the unsubdivided part shall be submitted for study to the Planning Board.
6. Additional information as deemed necessary and reasonable by the Planning Board.


Section 430
Specific Requirements for Final Plats, Major Subdivisions

The following shall be submitted with all applications for approval of a final plat for a major subdivision.

A. The final plat to be filed in the County Clerk’s office, drawn to scale in ink on linen or mylar, plus two (2) paper copies thereof, including the following:

1. Title block indicating FINAL PLAT and showing the same information as required under Section 420 A.1.

2. Location map inset as described under Section 410 B.

3. Plat information including.

a. North arrow.

b. Location and the length and bearing of all straight lines, including the boundary of the area to be subdivided, road right-of-ways, pedestrian ways, easements, individual lots and other areas to be dedicated for public use, if any (prepared and certified by a licensed land surveyor).  Such data shall be provided in sufficient detail to allow for the reproduction of such lines on the ground.

c. Location, radii, length of curves, central angles and tangent bearings for all right-of-way curves.

d. Location of permanent reference monuments to be placed in accordance with Planning Board specifications.

e. Approval of NYS Department of health regarding water supply (if required).

4. Note block indicating:

a. Total acreage of the subdivision and number of lots proposed.

b. Survey notes and other reference data as may be appropriate.

B. Two (2) sets of final engineering plans and designs (preliminary plans and designs with any revisions required to finalize the grading and drainage plan(s) described under Section 420 B).

C. Miscellaneous submission requirements:

1. Any required fees. .

2. If the subdivider is not the owner of record and the signed purchase contract or other instrument submitted with the preliminary plat has expired, an updated purchase contract or other current instrument giving the subdivider a legal interest in the property to be subdivided.

3. Any proposed deed restrictions, restrictive covenants, and/or easements in proper form for record.  (All offers of cession or easements to the town and any covenants governing the maintenance of unceded open space shall bear the certificate of approval of the Town Attorney as to their legal sufficiency.)

4. A final Environmental Impact Statement, if required, acceptable to the Planning Board.

5. Any other certificates, affidavits, or agreements as may be required by the Planning Board pursuant to these regulations.

6. Additional information as deemed necessary by the Planning Board.

Section 440
Specific Requirements for Final Plats, Minor Subdivisions

The following shall be submitted with all applications for approval of a final plat for a minor subdivision:

A. The final plat to be filed in the County Clerk’s Office, drawn to scale in ink on linen or mylar, plus two (2) paper copies thereof, and including the following:

1. Title block indicating FINAL PLAT and showing the same information as required under Section 420.A.1.

2. Location map inset as required under Section 410 B.

3. Plat information including:

a. North arrow.

b. Existing road right-of-ways and easements in or serving the area to be subdivided.

c. Location and the length and bearing of all straight lines including the boundary of the area to be subdivided and proposed lines for pedestrian ways, easements, individual lots and other areas to be dedicated for public use, if any (prepared and certified by a licensed land surveyor).  Such data shall be provided in sufficient detail to allow for the reproduction of such lines on the ground.

4. Notes block indicating:

a. Total acreage of the proposed subdivision, the number of lots proposed and the Development Suitability Area classification(s).

b. Survey notes and other reference data as may be appropriate.

B. For proposed building lots, two (2) sets of engineering plans and designs for the following, if applicable:

1. The installation of public improvements (other than roads) or connections thereto, showing any grading and drainage plans and/or construction drawings as may be applicable.

2. The installation of individual sewage disposal systems and individual wells in conformance with the Town of Waddington sanitary code, showing tentative building location in relation to required setbacks, grading and drainage, and supporting percolation test data.

C. Miscellaneous submission requirements:

1. Any required fees.

2. If the subdivider is not the owner of record, a copy of the signed purchase contract or other instrument giving the subdivider a legal interest in the property to be subdivided.

3. Any proposed deed restrictions, restrictive covenants, and/or easements to the town in proper form for recording.

4. Additional information as deemed necessary by the Planning Board.

Section 450
Waiver of Submission Requirements

When an application concerns a subdivision of uncomplicated nature, the Planning Board may, by unanimous vote, waive (or relax) certain submission requirements based upon a written request from the subdivider justifying such waiver (or relaxation) and a determination by the Board that such requirements are unnecessary or excessive and can be waived (or relaxed) without hindering the Board’s review of the subdivision in accordance with these regulations.

ARTICLE 5- DESIGN STANDARDS AND CONSTRUCTION SPECIFICIATIONS

Section 510
Public Roads

Each new public road required or proposed as part of a major subdivision pursuant to these regulations shall be installed at the expense of the subdivider and shall conform to the following standards and specifications:

A. General Standards.

1. Conformity with General Plan.  The arrangement, width, location, and extent of all new roads should conform and be in harmony with the General Plan and Official Map of the Town, if any.  Roads not in such General Plan or Official Map should conform to the recommendation of the Planning Board based on existing and planned roads, topography, public safety, convenience and proposed uses of land. The Town Highway Superintendent shall be consulted by the Planning Board for an advisory opinion before the approval of any new road.
2. Arrangement.  Residential roads shall be designed to discourage through traffic, whose origin and destination is not within the subdivision.

3. Location.  When a proposed subdivision is adjacent to or contains a State highway, the Planning Board may seek information from the New York State Department of Transportation as to the status of said highway in reference to right-of-way and direction.  The Planning board may require a marginal road approximately parallel to and on each side of such a right-of-way at a distance suitable for an appropriate use of the intervening land as for park purposes in residential districts, or for commercial or industrial purposes.  Such distance shall also be determined with due regard for the requirements of approach grades and future grade separation.  Railroad right-of-way shall receive similar consideration.

4. Intersections.  New roads should intersect one another or existing roads as near to ninety (90) degrees as possible for a distance of at least one hundred (100) feet from such intersection.  Road intersections shall be rounded with a radius of twenty-five (25) feet measured at righ-of0way line when said intersection occurs at right angles.  If an intersection occurs at an angle other than a right angle, it shall be rounded with a curve of radius acceptable to the Planning Board.  Road jogs with centerline offsets of less than one hundred twenty-five (125) feet shall be prohibited.

5. Dead-End Roads.  Dead-end roads, including cul-de-sacs, shall be avoided.  When determined unavoidable by the Planning Board, a dead-end road shall be as short as possible and provided with a turnaround meeting the detailed standards and specifications of this section.  However, when the Planning Board requires a stub road to be installed for future road connection to lands adjoining the subdivision, a turnaround shall not be required if the stub road would form two corner lots and the future driveway access for such lots would be restricted (on the final plat and in the deeds) to an internal subdivision road rather than a stub.
6. Private Roads.  The Planning Board shall not approve any subdivision proposing a private road unless:

a. The subdivider can clearly demonstrate to the Planning Board that a public road would be physically impractical,

b. The private road would be designed and constructed to satisfy as many of the design standards and construction specifications of this section as practical in order to ensure safety and durability, and

c. The responsibility for private ownership, maintenance, and repair of the private road will be clearly established by easements, deed covenant, homeowner’s association, and/or legal instrument satisfactory to the Town Attorney.
7. Half Roads.  Dedication of a half road shall be prohibited.


8. Alleys.  Alleys shall not be permitted in residential areas.  In commercial and industrial districts, definite and assured provision shall be made for service access such as off-street parking, loading and unloading consistent with and adequate for the uses proposed.  The width of an alley shall not be less than twenty-four (24) feet where permitted.  Dead-end alleys are prohibited.

9. Names and Numbers.  Names of new roads shall not duplicate existing or platted roads.  New roads which extended or in alignment with existing roads shall bear the name of the existing roads.  House numbers shall be assigned in accordance with the house numbering system now in effect in the Town.

10. Road and Traffic Control Signs.  The subdivider shall provide and erect road signs of a type specified in the New York State Manual of Uniform Control Devices.

11. Signs at Intersections.  Prior to the Town’s acceptance of constructed roads in a subdivision, the subdivider shall provide and erect at all road intersections such road name and traffic control signs as deemed necessary and appropriate by the Town Board with reference to the New York State Manual of Uniform Control Devices.

12. Trees.  If roadside trees are provided, they shall be planted outside of the road right-of-way and planted in such a manner as not to impair visibility within thirty (30) feet of any intersection measured along the right-of-way of the approach to such intersection.

B. Specific Design Standards.
1. Minimum right-of-way width shall be 60 feet, except as follows:
a. A cul-de-sac shall have an outer right-of-way radius of 60 feet,

b. A permanent dead-end road stub shall have an additional 20 feet of right-of-way width running from the end of the stub(at the subdivison’s boundary) along  and abutting one side of the normal 60 foot right-of-way for a distance of 40 feet,
c. A temporary dead-end road stub shall have a temporary easement comparable in dimensions to the added right-of-way required under b. above.

2. Minimum pavement width shall be 20 feet, except as follows:

a. A cul-de-sac shall have an outer pavement radius of 40 feet,

b. A permanent dead-end stub road shall have a turnaround “T” located within the added right-of-way width required under 1.b. above comparable in design and construction to a normal “T” intersection, extending 35 feet from the normal 20 feet of pavement of the stub road,

c. A temporary dead-end road shall have turnaround “T” located within the temporary easement required under 1.c. above and comparable in design and construction to that of 2.b. above, except that paving of the “T” may be waived if the stub road is to be extended within a 2-year period.

3. Minimum shoulder width shall be 8 feet.

4. Minimum radius of intersection curves shall be 25 feet.

5. Minimum radius of other horizontal curves shall be 150 feet.

6. Minimum length of tangent between reverse curves shall be 100 feet.

7. Minimum length of vertical curves shall be such that at least 100 feet of line of sight exists measured 3 feet above the road surface.
8. Maximum grade shall be 10% along any road segment.

9. Minimum grade from road crown to outer edge of shoulder shall be ¼ inch per foot.

10. Minimum braking sight distance shall be 200 feet.
C. Construction Specifications

1. All materials shall conform to the New York State Materials Specifications; and

2. All topsoil shall have been removed and the full width of the intended road right-of-way shall be rough graded.  The subgrade shall be compacted for the required width of pavement and shoulders, and inspected by the Highway Superintendent before applying gravel and stone base; and

3. A base course of suitable gravel and stone approved by the Highway Superintendent shall be applied to t a depth of at least eighteen (18) inches after compaction, covering the required width of pavement and shoulder; and

4. The proposed highway shall be properly ditched on each side thereof, so as to adequately clear off water therefrom; centerline of said ditches shall be located a minimum of twenty-four (24) feet from the centerline of the proposed highway on side thereof; and

5. All driveway and road culverts must be approved in writing by the Highway Superintendent furnished and installed by the developer; and

6. All turnarounds, including cul-de-sacs, shall have a gravel and stone base for the full extent of required pavement width and shoulder width to a depth of eighteen (18) inches to be capable of supporting heavy equipment (and approved by the Highway Superintendent); and

7. If municipal water service is available, a suitable water line shall be installed within the highway right-of-way and shall be located at a proper depth below the ground surface.  All cuts for water service planned for the opposite side of the highway shall be made and must be inspected and approved in writing by the Water Superintendent before the installation of water lines; and

8. Center of the road must be located in the center of the right-of-way; and

9. Entire right-of-way must be finally graded properly so that it may be mowed by power tractors; and

10. Driveways must be constructed so that surface water does not drain onto the highway and the apron is flush with the shoulder; and

11. An easement shall be required for further maintenance if ditch drainage for road right-of-way must go through private property; and

12. Top four (4) inches of gravel must be minus three (3) inch material; and

13. Adequate fill must be used so the highway will have an even grade; and

14. All fill material shall be placed in layers not to exceed twelve (12) inches and mechanically compacted to not less than ninety percent (90%) of it maximum density; and

15. Paving with bituminous material approved by the Highway Superintendent shall be applied as a two (2) inch binder and, after inspection and approval by the Highway Superintendent, as a one (1) inch top pavement.

Section 515
Sidewalks


Sidewalks shall be installed at the expense of the subdivider when and at such locations as the Planning Board May deem necessary in conformance with the following:

A. Design Standards.

1. Width- four (4) feet in residential areas and five (5) feet in commercial or industrial areas.

2. Placement- in the road right-of-way two (2) feet from the right-of-way line unless otherwise approved by the Planning Board under advisement of the Highway Superintendent.

3. Pitch- ¼ inch per foot of width toward the road.

4. Grade – not exceeding 10%.

B. Construction Specifications.

1. Cement mix- one (1) part Air Entraining Portland Cement Type 1-A, two (2) parts clean fine aggregate, two (2) parts clean, well graded mixture of crushed stone and minimal amount of clean water to achieve a workable mix.

2. Gravel fill to achieve proper grade – clean bank run gravel.

3. Forms- clean, sound lumber, metal, or comparable material set to the line and grade established by the Highway Superintendent and braced to allow a single pour of four (4) inches thick for walks four (4) feet wide, five (5) inch thick for walks five (5) feet wide, or six (6) inches thick where crossed by driveways.

4. Transverse expansion joints- not exceeding sixteen (16) feet apart for walks four (4) feet wide, or twenty (20) feet apart for walks five (5) feet wide.

5. Transverse control joints- scored on surface of walk at intervals equal to the width of the walk.

6. Sidewalk surface – wood float or light broom finish.

7. Grading and seeding- filled or cut to even slope flush at top of sidewalk, seeded and mulched to satisfaction of Highway Superintendent.

Section 520
Utilities

Public utility improvements may be required and shall be installed as follows:

A. Fire Protection:  Hydrants to be of size, type, and location specified by the 

Insurance Services Organization.
B. Street Lighting:  Poles, brackets, and lights to be of size, type, and location approved by the local power company.

C. Electricity:  power lines shall be placed underground and shall conform to Public Service Commission standards.

D. Utility Services:  Shall be located from six (6) to eight (8) feet from the front property line to the centerline of the utility service between the sidewalks and curb line.
Section 525
Water Supply
A. 
Individual wells shall be installed at the expense of the subdivider to the 
approval of the Planning Board, except where agreement between the 
subdivider and the buyer places responsibility with the latter.

B. 
If, in the opinion of the Planning Board, it is feasible and desirable to require a 
public water supply system, such system shall be installed at the expense of the 
subdivider to the approval of the Planning Board.

Section 530
Sewage Disposal

A. 
Individual septic systems shall be installed at the expense of the subdivider to 
the approval of the Planning Board, except where agreement between 
subdivider and the buyer places such responsibility with the latter.
B. 
If, in the opinion of the Planning Board, it is feasible and desirable to require a 
sanitary sewer system, such system shall be installed at the expense of the 
subdivider to the approval of the Planning Board in accordance with plans 
approved by the N.Y.S. Department of Environmental Conservation.
C. 
All sanitary sewage disposal systems shall meet the requirements of the N.Y.S. 
Department of Health and Department of Environmental Conservation to the 
satisfaction of the Planning Board.
D. 
Dry sewers may be required in those parts of the Town deemed to have 
sufficient population density to merit community sanitary sewer systems in the 
future.  Such requirements shall be in harmony with the General Plan for the 
Town.

Section 535
Lots

A. 
Location.  All lots shall abut by their full frontage on approved roads to ensure 
suitable access.

B. 
Dimensions.  The lot size, width, depth, shape, and area shall comply with the 
Town Development Code.

C. 
Double Frontage Lots.  Frontings on two roads other than corner lots shall be 
discouraged.


D. 
Pedestrian Easements.  In order to facilitate pedestrian access from roads to 
schools, park, and play areas or nearby roads, perpetual unobstructed easements at 
least twenty (20) feet wide may be required.  In heavy traffic areas, sidewalks 
may be required in addition.

E. 
Setback.  The provisions of the Town’s Development Code shall apply regarding 
setback lines.

F. 
Lot lines.  Side lot lines shall be approximately at right angles to the road or 
radial to curved roads.  On large size lots and except when indicated by 
topography, lot lines shall be straight.

G. 
Corner Lots.  Lots for residential use shall have extra width to permit appropriate 
building setback from, and orientation to, both roads.

Section 540
Unique and Natural Features


Unique physical features such as historic landmarks and sites, rock outcrops, hilltop 
lookouts, desirable natural contours, and similar features shall be preserved where 
possible.  Also streams, lakes, ponds, and wetlands shall be left unaltered and protected 
by easements.  All surfaces must be graded and restored within six (6) months of 
completion of subdivision so no unnatural mounds or depressions are left.  Original 
topsoil moved during construction shall be returned and stabilized by approved 
methods.  Damage to existing trees should be avoided.

Section 545
Public Open Spaces and Sites

Consideration shall be given to the allocation of areas suitably located for community 
purposes as indicated on the General Plan and be made available by one of the 
following methods:

A. Dedication to the Town.

B. Reservation of land for the use of property owners by deed or covenant.

C. Reservation for acquisition by the Town within a reasonable period of time.  Said reservation shall be made in such manner as to provide for a release of the land to the subdivider in the event the Town does not proceed with the purchase.

D. If the Planning Board determines that suitable park or parks of adequate size cannot be properly located in the plat or is otherwise not practical, the Board may require as a condition to approval of the plat a payment to the Town of a sum to be determined by the Town Board, which sum shall constitute a trust fund to be used by the Town exclusively for neighborhood park, playground or recreational purposes including the acquisition of property.


The Planning Board may require the reservation of such other areas or sites of a 
character, extent, and location suitable to the needs of the Town as water, plants, 
sewage treatment plant, and other community purposes not anticipated in the General 
Plan.

Section 550
Unsuitable Land for Subdivisions


As a safety measure for the protection of the health and welfare of the people of the 
Town, that portion of a proposed lot which is found to be unsuitable for subdivision due 
to harmful features (e.g., drainage problems), shall not be subdivided until adequate 
methods are formulated by the subdivider and approved by the Planning Board.

Section 555
Town Engineering Review


For each major subdivision, the engineering design and construction drawings 
submitted by the subdivider shall be subject to the approval of the Town Highway 
Superintendent under advisement of a consulting engineer retained by the town to 
review such design and drawings for acceptable engineering practices and compliance 
with the requirements of this Article.  When deemed necessary and appropriate, the 
Planning Board may condition the final plat approval for a minor subdivision upon Town 
engineering review under the approval of the Highway Superintendent.

ARCTICLE 6- FINANCIAL GUARANTEES FOR PUBLIC IMPROVEMENTS
Section 610
Required Public Improvements

A. All public improvements desired pursuant to the approval of subdivision plats shall be constructed and completed to the standards required by state and local laws, rules, and regulations including those standards and specifications under Article 4 of these regulations.

B. The construction or installation of any improvements or facilities, other than roads, for which a financial guarantee has been made pursuant to this Article, shall be completed within one (1) year from the date of the approval of the subdivision plat.  Road improvements shall be completed within two (2) years from the date of approval of the subdivision plat.

C. The applicant may request an extension of time to perform required public improvements provided he can show reasonable cause for inability to construct and install said improvements within the required time.  Such extension of time shall not exceed six (6) months.  At the end of such extension of time, if the required public improvements are not completed and accepted by the Town, the Town may use as much of the financial security required by this Article to construct and install, maintain, or perfect the improvements as necessary to meet all applicable state and local laws, ordinances, rules, and regulations.

D. At least five (5) days prior to commencing construction of required public improvements the applicant shall pay to the Town Clerk the inspection fee required by the Municipality and shall notify the Town Highway Superintendent in writing of the time when the construction of such improvements will be commenced so that the Highway Superintendent may cause inspection to be made to assure that all applicable specifications and requirements shall be met in the construction of such improvements, and to assure the satisfactory completion of public improvements required by the Planning Board.  The services of a construction inspector may be retained by the Town to conduct such inspections on behalf of the Highway Superintendent.

Section 620
Required Financial Security


Applicants for subdivision plat approvals shall provide the Town with acceptable 
financial security in an amount sufficient to guarantee the installation of basic public 
improvements.  Such public improvements may include public water supply, sewage 
disposal systems, storm drains and sewers, roads, pavement markings and traffic signs 
and signals, sidewalks, and other public improvements commonly required of applicants 
for subdivision plat approvals.


Acceptable financial security shall be provided to the Town in one of the following ways:

A. The applicant shall furnish a bond executed by a surety company in an amount equal to the cost of construction of the public improvements required by the Planning Board pursuant to these regulations.

B. The applicant shall present to the Town Clerk a certified check in the amount equal to the cost of construction of the public improvements required by the Planning Board pursuant to these regulations.

C. The applicant shall present the Town Clerk an Irrevocable letter of credit drawn in favor of the Town in an amount equal to the cost of construction of the public improvements required by the Planning Board pursuant to these regulations.
Section 630
Review of Proposed Financial Security


For each of the above options, the required public improvements shall be shown on 
subdivision plats, and the total amount of the required financial security shall be based 
thereon.  Such estimates shall be certified by a licensed professional engineer, and shall 
be reviewed by the Highway Superintendent under advisement of a consulting engineer 
retained by the Town to determine financial adequacy of such estimates as a guarantee 

of construction and of reasonable performance during a warrantee period.  The Town 
Board and the Town Attorney shall jointly review the guarantee agreement for 
sufficiency of form and execution and for the soundness of the financial guarantee 
offered by the applicant.

Section 640
Schedule of Improvements


When a guarantee agreement has been approved by the Town Board and the required 
surety bond, certified check, or letter of credit has been received by the Town Clerk, the 
Town and the applicant shall enter into a written agreement itemizing the required 
public improvements, establishing a schedule for the construction and installation for 
each improvement.  Whenever feasible, costs shall be organized by logical phases of 
work completion in order to facilitate the partial release of funds held as financial 
guarantee by the municipality to the applicant as work is satisfactorily completed.

Section 650
Acceptance of Required Public Improvements


The Town Board shall consider a written request from the subdivider that the Town 
accept private property or any easements thereon for dedication as public town road, 
easement, recreation area, or open space only after the following:

A. The subdivider has submitted reproducible “as built” construction drawings for any and all required public improvements.

B. The Town Highway Superintendent, under advisement of the consulting engineer and/or the construction inspector retained by the Town, has conducted a final inspection of the public improvements and has certified in writing to the Town Board that said improvements have been completed in conformance with the standards and specifications under Article 5 of these regulations and are accurately shown on the “as built” drawings.
Section 660
Staged Refunding of Financial Guarantees


At such times as the applicant wishes to have guarantee funds released in consideration 
of work performed and accepted, the applicant shall cause to be prepared an accurate 
statement of the work performed and accepted as of a certain date.  This statement 
shall use the same item structure as was employed in the written agreement itemizing 
the required public improvements.


The applicant, after preparing such statement, shall submit it for review, approval, and 
signature by the Town Highway Superintendent, under advisement of the consulting 
engineer retained by the Town, and by the Town fiscal officer.  If the statement is 
approved by the Town fiscal officer, the statement shall be forwarded promptly to the 
Town Clerk, together with a recommendation that the amount approved on said 
statement be released from the financial guarantee provided by the applicant.  Where 
the financial guarantee provided by the applicant makes stage refunding possible, the 
Town Clerk will then direct in writing to the surety company of financial institution 
having custody of the guarantee funds release the approve amount of those funds to 
the applicant.

Section 670
Required Maintenance Guarantee


Upon acceptance of the required public improvements, a maintenance guarantee shall 
be established.  All such guarantees shall be for ten percent (10%) of the financial 
guarantee originally required of the applicant.  The applicant may provide a 
maintenance guarantee by one of the methods provided for in Section 620 of this 
Article, but no maintenance bond shall be for less than five thousand ($5,000) (face 
value).  All maintenance guarantees required by this section shall commence 
immediately upon acceptance of the required public improvements by the municipality 
and shall extend for two (2) years therefrom or for two (2) years from the June first next 
succeeding the acceptance of the required public improvements, whichever period is 
longer.
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