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Adopted - October 27, 1998
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Sec. 101 - 103
ARTICLE I.  AUTHORITY, POLICY AND APPLICABILITY
SECTION 101.  AUTHORITY
By the authority of the resolution by the Village Board of Trustees of the Village of Voorheesville, adopted on June 3, 1969, pursuant to the provisions of Article 7 of the Village Law of the State of New York, the Planning Commission is authorized and empowered to approve plats for land subdivision within the Village of Voorheesville. The original subdivision regulations entitled "Village of Voorheesville Land Subdivision Regulations" were adopted by the Planning Commission on March 17, 1970 and approved by the Village Board on April 28, 1970.  Such regulations, as amended, were enacted into Local Law No. 3 of 1994.  This local law repeals Local Law No. 3 of 1994 and all amendments thereto.

SECTION 102.  DECLARATION OF POLICY
It is declared to be the policy of the Planning Commission to consider land subdivision plats as part of a plan for the orderly, efficient and economical development of the Village.  This means, among other things that:

1.
land to be subdivided shall be of such character that it can be used safely for building or development purposes without danger to health, or peril from fire, flood or other menace;

2.
that proper provision shall be made for drainage, water supply, waste water and other needed improvements;

3.
that all proposed lots shall be so laid out and of such size as to be in harmony with the development pattern of the neighboring properties;

4.
that the proposed streets shall compose a convenient system conforming to the Official Map, if such exists, and shall be properly related to the proposals shown on the Master Plan, if such exists, and shall be of such width, grade and location as to accommodate the prospective traffic, to facilitate fire protection and to provide access for emergency service equipment to buildings; and

5.
that proper provision shall be made for open spaces for parks and playgrounds and for the protection of the environment.

SECTION 103. APPLICABILITY
Before any land is subdivided, the subdivider shall make application to the Planning Commission for and secure approval of the proposed subdivision in accordance with the provisions of these subdivision regulations, which shall be known as, and which may be cited as, the “Village of Voorheesville Land Subdivision Regulations”.

Sec. 104 - 106

SECTION 104. RULES
Words used in the present tense shall include the future tense.  The singular number shall include the plural number and the plural number the singular number.  The word “shall” is mandatory; the word “may” is permissive.  The word “building” shall include the word “structure”.

SECTION 105. SEVERABILITY CLAUSE
A declaration of the invalidity of any provision contained in these Land Subdivision Regulations shall not invalidate or affect any other provision thereof.

SECTION 106.  ENFORCEMENT
1.
No building permit shall be issued for any improvement or structure on property which, after the effective date of this local law,  has not been legally subdivided in accordance with the provisions of these regulations.  

2.
A violator of any provision of this law shall, upon conviction, be deemed guilty of a violation.  Each week such offense is continued shall be deemed a separate violation of the law.

3.
In addition to the penalties provided by statute, the Village Board may also maintain an action or proceeding, in the name of the Village, in a Court of competent jurisdiction to compel compliance with the Law, or to restrain by injunction a violation thereof.


4.
The Codes Enforcement Officer is authorized and empowered to enforce the provision of these regulations by issuing one or more of the following to any person in violation:




a.
Written notice of violation and directive to comply with the applicable provision(s).




b.
Appearance ticket to the Village Justice Court.

Sec. 201 - 202
ARTICLE II.  DEFINITIONS
SECTION 201.  APPLICATION
For the purposes of these regulations, certain words and terms used herein shall be defined in this Article II.

SECTION 202.  DEFINITIONS
1.
ANGLE OF REPOSE - The area comprised of any land adjacent to a continuous or intermittent watercourse where there is a slope of 12 degrees or greater.  This area is established by a 12 degree angle beginning at the intersection of the slope with the horizontal plane of the watercourse, running perpendicular to the stream, and terminating at grade elevation.  Also see, “Setback, Angle of Repose reserve” and Section 608(1).

2.
BLOCK - The land adjoining one side of a street between two consecutive junctions of said street with roads, railway rights-of -way, or waterway crossings or meeting said side of the street.

3.
BUILDING ENVELOPE - The buildable area of a lot, determined by the horizontal distance between the property lines and the required side, front and rear yard, watercourse, angle of repose reserve setback and protected slope reserve setbacks, as set forth in the Zoning Law, beyond which no structure may be placed unless specifically allowed by the Zoning Law.

4.
CODES ENFORCEMENT OFFICER - the duly designated Codes Enforcement Officer of the Village of Voorheesville.

5.
CLUSTER DEVELOPMENT - The subdivision plat or plats, approved pursuant to these regulations in which the applicable zoning local law is modified to provide an alternative permitted method for the layout, configuration and design of lots, buildings and structures, roads, utility lines and other infrastructure, parks and landscaping in order to preserve the natural and scenic qualities of open lands.

6.
DEVELOPER - Any person, firm, corporation, partnership, association, or their representative responsible for the construction of any infrastructure and/or buildings within a subdivision.

7.
DRAINAGE - The gravitational movement of a liquid substance, normally water, from its place of origin via surface runoff  within or outside developed channels or via baseflow (sub-surface) or overland flow.

8.
EASEMENT - authorization by a property owner for the use by another person or entity for a specified purpose, of any designated part of the owner’s property.  To be recognized in any subdivision proposal, must be in such form to allow the same to be recorded by the Albany County Clerk.
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9.
EROSION - The process by which the surface of land is worn away by the action of water, wind and/or rain.

10.
EROSION AND SEDIMENT CONTROL PLAN - A plan showing mitigation measures, such as vegetation and structures, in sufficient quantity and substance to prevent erosion and sedimentation.  Also includes a schedule for the implementation of such plan.

11.
KEYHOLE LOT - A lot located to the rear of another lot but which is connected to a public right-of-way by a strip of land at least 20 feet wide.

12.
KEYHOLE LOT ACCESS - The narrow strip of land, generally uniform in width, that provides the keyhole lot with access to a public street.  The width of the keyhole access shall not be less than 20 feet at any point, measured at right angles to the center line.  The area of the keyhole access shall not be counted for the purpose of determining the minimum lot area compliance.

13.
LOT - Land, with or without buildings or structures, delineated by property lines as determined by tax map, deed or separated by public road, and recorded in the Office of the County Clerk of Albany County.

14.
MASTER PLAN - a comprehensive plan for the development of the Village and including any part of such plan separately prepared and any amendment to such plan.

15.
OFFICIAL MAP - The map, if any, established by the Village Board pursuant to Section 7-724 of the Village Law, showing streets, highways, parks and drainage, both existing and proposed.

16.
PARK LAND FEE -  A fee, in an amount established by the Village Board, to be paid in lieu of land dedication as part of subdivision approval, when the Village determines that the reservation of land for a park is not desirable.  This fee shall be paid prior to the submission of the final plat for signature.

17.
PLANNING COMMISSION - the Planning Commission of the Village of Voorheesville.

18.
PLANNING COMMISSION ATTORNEY - Duly appointed attorney for the Planning Commission.

19.PLAT, FINAL - the drawing and supporting documentation of a subdivision, prepared and signed by a professional, licensed by the state of New York to perform such duties, containing all the information required by Section 303(2) and 406(2) of these regulations, to be presented to the Planning Commission for approval, and which if approved, shall be timely filed in the Albany County Clerk’s office.
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20.
PLAT, PRELIMINARY - The drawing and supporting documentation of a proposed subdivision, prepared by a professional, licensed by the state of New York to perform such duties, containing all information and detail required by Section 405(2) of these regulations.

21.
PROTECTED SLOPE RESERVE - The area comprised of any land where there is a slope of 30 degrees or greater, and the difference in elevation between the horizontal planes at the bottom and top of the slope is twenty (20) feet or greater.  Also see, “Setback, Protected Slope Reserve” and Section 608(2).

22.
RESUBDIVISION - The creation of new or different lots from a previously legally subdivided tract, parcel or parcels shown on a plat officially filed with the Albany County Clerk’s Office.  

23.
SEQR (STATE ENVIRONMENTAL QUALITY REVIEW) - A portion of the Environmental Conservation Law which incorporates the consideration of environmental factors in the planning, review and decision making process at the earliest possible time.

24.
SETBACK - The minimum allowable horizontal distance from a given point or line of reference, such as a property line, street, right-of-way or future right-of-way if such has been determined, to the nearest vertical wall of another existing or proposed element of a building or structure.

25.
SETBACK, ANGLE OF REPOSE RESERVE - A line located at grade level, running thirty (30) feet away from and parallel to the boundary of the angle of repose reserve.  Also see Section 608(1).

26.
SETBACK, PROTECTED SLOPE RESERVE - A line located at grade level, running thirty (30) feet away from and parallel to the boundary of the protected slope reserve.  Also see, Section 608(2).

27.
SETBACK, WATERCOURSE - A horizontal distance of one hundred (100) feet away from and parallel to the high water level of a continuous or intermittent watercourse.  Also see, Section 608(3).

28.
SKETCH PLAN - A sketch and supporting documentation of a proposed subdivision, as detailed in Sections 302(2) and 402(2) of these regulations 

designed to enable the subdivider to save time and expense in reaching a general agreement with the Planning Commission as to the form of the layout and objectives of these regulations.

29.
STREET - includes streets, roads, avenues, lanes or other traffic ways, between right-of-way lines.

30.
STREET, COLLECTOR - a street which serves or is designed to serve as a traffic way for a neighborhood or as a feeder to a major street.
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31.
STREET, CUL-DE-SAC - a street or a portion of a street with only one vehicular traffic outlet.

32.
STREET, DEDICATED - A street that has been accepted by the Village as a public street.

33.
STREET, MAJOR - a street which serves or is designed to serve heavy flows of traffic and which is used primarily as a route for traffic between communities and/or other heavy traffic generating areas.

34.
STREET, MINOR - a street intended to serve primarily as an access to abutting properties.

35.
STREET TOP COURSE - the wearing or exposed surface of the roadway used by vehicular traffic.

36.
STREET WIDTH - the width of the street right-of-way, measured perpendicular to the center line of the street.

37.
SUBDIVIDER - Any person, firm, corporation, partnership, association, or their representative who proposes to apportion land.

38.
SUBDIVISION - Any division of a parcel of land, including resubdivision.

39.
SUBDIVISION, MAJOR - any subdivision containing five (5) or more parcels along any existing or proposed street, highway, easement or right-of-way; or any 


        subdivision requiring the creation of a new street or the extension of municipal facilities; or any subdivision deemed to be a major subdivision under the provisions of Section 302(7)(e) of these regulations.  After the effective date of these regulations, a tract of land shall constitute a major subdivision upon the proposed creation of the fifth lot or building lot irrespective of the length of time which may elapse prior to the time the fifth lot is proposed for creation.  Upon that event, all provisions applying to major subdivisions shall apply to the subdivision of the fifth lot and all other proposed subdivisions of the original tract of land, at that time and subsequently.

40.
SUBDIVISION, MINOR - any subdivision containing four (4) or fewer lots along an existing street, highway, easement or right-of-way which does not require the installation or a new street or municipal facilities or does not adversely impact the development of the remainder of the parcel or adjoining parcel and is not in conflict with the Master Plan, the Official Map or the Zoning Law.

41.
SUBDIVISION REVIEWER - A person, duly designated by the Voorheesville Village Board, to oversee the administration of the subdivision review process.
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42. 
SUBMISSION DATE - The time of submission of the subdivision plat shall be considered to be the date of the regular monthly meeting of the Planning Commission, provided at least ten (10) days prior thereto a complete application for plat approval has been filed with the Village Clerk.

43.
TRACT - Any body of land, including contiguous parcels of land under one (1) ownership or under common control of any group of persons, even if such land is divided by a street.

44.
VICINITY MAP - A map that shows the location of the subject property in relation to surrounding areas.  Such map should depict the area and streets within at least a 2,000 ft. minimum radius from the site.

45.
VILLAGE - Village of Voorheesville

46.
VILLAGE ATTORNEY - the duly appointed attorney for the Village of Voorheesville.

47.
VILLAGE BOARD - the duly elected Mayor and Trustees of the Village of Voorheesville.

48.
VILLAGE DESIGNATED ENGINEER - a person or firm, appointed by the Planning Commission and approved by the Village Board, to represent the Village in the subdivision review, construction and dedication process.

49.
WATERCOURSE, CONTINUOUS - A spring, stream, marsh or channel in which water historically flows continuously twelve months a year.

50.
WATERCOURSE, INTERMITTENT - A spring, stream, marsh or channel in which water historically flows less than twelve months a year.

51.
WETLANDS - any area that is inundated or saturated by surface or groundwater at a frequency and duration to support, and under normal circumstances does support, a prevalence of vegetation typically adapted for life in saturated soil conditions.  Wetlands typically  include swamps, bogs, marshes, wet meadows and/or any other areas that meet the criteria of a New York State or Federal wetland. 

52.
WRITTEN RECORD - a written decision, or the approved minutes of the Planning Commission.

Sec. 301 - 302
ARTICLE III.  MINOR SUBDIVISION REQUIREMENTS
SECTION 301.  PRE-APPLICATION MEETING
Before beginning work on a minor subdivision application, a subdivider may make an appointment with the Subdivision Reviewer to discuss the proposed subdivision, zoning requirements, expected timetables, etc.   The subdivider may request an informal meeting with the Planning Commission to introduce a concept of the proposed subdivision before proceeding with a formal sketch plan application.  Such presentation shall be made within the scheduling limitations of the Commission and must contain enough information for the Commission to make an adequate review.  No action will be taken by the Planning Commission without the presence of the applicant or their representative.

SECTION 302.  SKETCH PLAN

1.
SUBMISSION REQUIREMENTS
The subdivider shall submit to the Village Clerk, at least ten (10) days prior to a regular meeting of the Planning Commission:

a. 
ten (10) copies of a sketch plan of the proposed subdivision, as detailed in Section 302(2);

b. 
a completed subdivision application; and

c.
a completed SEQR short or long form, as directed by the Subdivision Reviewer or Planning Commission.

2.
CONTENTS OF THE SKETCH PLAN
The sketch plan shall be a scale drawing, based on tax map information or some other similarly accurate base map, and other supporting documentation which contains the following:

a.
A SITE MAP SHOWING:

1.
the subdivision name or title, if any; the scale (preferably not less that 200 feet to the inch but which enables the entire tract to be shown on one sheet); North direction, which shall be oriented toward the top of the plan; the plan date; and the label “SKETCH PLAN”;

2.
the subdivision boundaries and the owners of all contiguous properties;

3.
the zoning classification and tax map number(s) of the property to be subdivided;
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4.
the total acreage of the subdivision, the number and dimensions of lots, including lot width, depth, and acreage or square footage of every proposed lot;

5.
any proposed recreation areas, drainage systems, sewerage and water supply and any other proposed utilities;

6.
all the existing utilities available and all streets, whether mapped or built, adjacent to the tract;

7.
all existing restrictions on the use of land, including easements and covenants;

8.
all existing structures, wooded areas, watercourses, slopes of 12 degrees or greater and other significant features within the part to be subdivided and within two hundred (200) feet of the proposed subdivision boundaries;

9.
the building envelope, which is determined by showing all the yard and other applicable setbacks in which proposed structures may be built;


10.
if applicable, the location and required setbacks from watercourses, wetlands, angle of repose reserves, protected slope reserves, and the 100 year floodplain.  All federal wetland delineations must be approved by the Army Corps of Engineers and all New York State wetland delineations must be approved by the New York State Department of Environmental Conservation; 


11.
topographic conditions shall be shown by contours which shall be indicated at intervals of not more than 10 feet; and


12.
a vicinity map shall appear on the face of the sketch plan.


13.
the location of the subdivision with respect to the Village supply wells and Groundwater Protection Districts.

3.
WAIVER OF SUBMISSION REQUIREMENTS
The Planning Commission may waive, upon written request of the applicant, any of the above submission requirements if the Planning Commission determines that such requirement is not necessary for review of the subdivision, consistent with 

Section 102 "Declaration of Policy".  Such determination and the reasons therefor shall be entered in the official minutes of the Planning Commission.
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4.
REVIEW BY THE  SUBDIVISION REVIEWER
The Subdivision Reviewer will review the sketch plan and assure that all submission requirements have been met.  After this review, the he/she 

will place the proposed sketch plan on the next available Planning Commission agenda.

5.
WAIVER FOR LOT LINE AMENDMENTS
a.
The Subdivision Reviewer may recommend to the Planning Commission that the subdivision review process be waived.  Such recommendation may be made when it is determined that such waiver would not adversely affect the site development or alter the essential character of the Village.  Such recommendation shall be limited to:

1.   a subdivision that will not create an additional lot;

2.  a minor modification to an existing lot line; or

3. 
the conveyance and merger of a portion of one parcel to an adjoining parcel; and

4.
provided that no existing lot is rendered substandard under existing zoning law dimensional or area requirements.

b.
The Planning Commission shall act on any waiver recommendations at it's next regularly scheduled meeting and shall notify the applicant of the Commission's decision.

c.
When the review process has been waived the applicant shall file a surveyed map of the subdivision with the Albany County Clerk in accordance with Section 304, and shall record new deed which describes the lot(s) or parcel(s) as modified or merged, as the case may be.

d.
If the Planning Commission denies the request for waiver, the applicant must proceed with the submission requirements as outlined in this Article III.

6.
CONSERVATION ADVISORY COUNCIL REVIEW
The Conservation Advisory Council shall review the sketch plan for any environmental and related concerns and forward its recommendations to the Planning Commission prior to final approval.
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7.
PLANNING COMMISSION REVIEW AND RECOMMENDATION
a.
The subdivider, or a duly authorized representative, shall attend the meeting of the Planning Commission to discuss the sketch plan.  The applicant will be notified of the date and time of this meeting.  No action will be taken by the Planning Commission without the presence of the applicant or their representative.

b.
The Planning Commission shall review the sketch plan and discuss the requirements of these regulations for:

1.
street improvements;

2.
drainage, sewerage, and water supply;

3.
fire protection, and similar aspects; and

4.
the availability of existing services and other pertinent information.

c.
The Commission shall determine whether the sketch plan meets the purposes of these regulations and may, where it deems necessary, make specific recommendations, based on:

1. 
the application of planning principles;

2. 
environmental considerations;

3.
the overall long-term plan for the development of the Village; and

4.
community concerns and considerations

all of which shall be incorporated in the next submission to the Planning Commission.

d.
The Planning Commission may, because of unique environmental, topographic or engineering conditions, appoint a Village Engineer to review and inspect any minor subdivision, in accordance with Section 403 of these regulations.

e.
The Planning Commission may, after review of the sketch plan, determine that a minor subdivision, due to particular environmental, topographic, engineering or other unique circumstance, should be reviewed by some or all of the criteria of a major subdivision.  In that event, the proposed subdivision shall be subject to the 

applicable requirements and standards of a major subdivision as detailed in Article IV of these regulations, but shall remain a minor subdivision for the determination of subdivision fees.
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f.
Any decision of the Planning Commission shall include a brief written record of the suggestions and conditions upon which the decision was made.



g.
 All decisions regarding the sketch plan shall be made within 62 days of its acceptance by the Planning Commission as a sketch plan.  If no decision is made within such 62 day period, the sketch plan as submitted shall be deemed approved.

SECTION 303.  FINAL PLAT

1.
SUBMISSION REQUIREMENTS
Within six (6) months of the approval of the sketch plan, the subdivider shall submit to the Village Clerk:

a.
ten (10) copies of the final plat of the proposed subdivision as detailed in Section 303(2);

b.
two (2) copies of all required deeds and easements, if applicable;

c.
an application fee, in an amount required by the Village; 

d.
a statement from the Albany County Health Department commenting on the ability of any newly created lot(s) to accommodate a septic system and specifying the type of septic system(s) which will be acceptable and the general location of such system on the lot; and

e.
any other supporting information requested by the Planning Commission.

2.  CONTENTS OF THE FINAL PLAT
The final plat shall be prepared by a professional, licensed by the State of New York to prepare subdivision plats, and contain the following information:

a.
A SITE MAP SHOWING:

1.
the subdivision name or title, if any; the scale (preferably not less that 200 feet to the inch but which enables the entire tract to be shown on one sheet); 

North direction, which shall be oriented toward the top of the plan; the plan date; and the label “FINAL PLAT”;

2.
the name and address of the owner, subdivider and licensed professional who prepared the plat, including license number, seal and signature;

3.
land survey showing dimensions, bearings and angles of all property lines and boundaries;
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4.
the owners of all contiguous property and the names of adjoining developments; if applicable;

5.
the zoning classification and tax map number(s) of the property to be subdivided;

6.
the proposed pattern of lots, including lot width, depth, and acreage or square footage of every proposed lot;

7.
any existing or proposed recreation areas, drainage systems, water supply, waste water and storm water systems and any other proposed utilities;

8.
all utilities available and all streets, whether mapped or built, adjacent to the tract and the right(s)-of-way width thereof;

9.
all existing restrictions on the use of land, including easements and covenants;

    10.
all existing structures, wooded areas, watercourses, slopes of 12 degrees or greater and other significant features within the part to be subdivided and within two hundred (200) feet of the proposed subdivision boundaries;

   11.
the building envelope showing required setbacks in which proposed structures may be built;

12.
if applicable, the location and required setbacks from watercourses, wetlands, angle of repose reserves, protected slope reserves, and the 100 year floodplain; 

13.
a vicinity map shall appear on the face of the sketch plan; and

14.
any other information as required by the Planning Commission.

3.  WAIVER OF SUBMISSION REQUIREMENTS

The Planning Commission may waive, upon written request of the applicant, any of the above submission requirements if the Planning Commission determines that such requirement is not necessary for review of the subdivision, consistent with Section 102 "Declaration of Policy".  Such determination and the reasons therefor shall be entered in the official minutes of the Planning Commission.

4.  REFERRALS
a.
REVIEW BY ALBANY COUNTY PLANNING BOARD

In accordance with Section 239n of the General Municipal Law, if any proposed subdivision is with five hundred (500) feet of:
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1.
a Village boundary, or

2.
the boundary of any existing or proposed county or state park or other recreation area, or

3.
the right-of-way of any existing or proposed county or state parkway, thruway, expressway, street or highway, or

4.
the existing or proposed right-or-way of any stream or drainage channel owned by the county or for which the county has established channel lines, or

5.
the existing or proposed boundary or any county or state owned land on which a public building or institution is situated, or

6.
the boundary of a farm operation located in an agricultural district as defined by article 25-AA of the Agriculture and Markets Law,

the Village shall refer such application to the Albany County Planning Board for review and report.

Within thirty (30) days of receipt of such notification, the Albany County Planning Board shall report to the Village on its approval or disapproval, or on its approval subject to stated conditions, of the proposed subdivision plat.  If the County planning agency disapproves or recommends modification of such a proposed subdivision plat, the Planning Commission shall not act contrary to such disapproval or recommendation or modification except by a vote of a majority plus one of all the members thereof and after the adoption of a resolution fully setting forth the reasons for such contrary action.



b.
SUPERINTENDENT OF PUBLIC WORKS

The subdivider is required to arrange an on site meeting with the Village Public Works Superintendent to discuss any street right-of-way improvements, if applicable. 

c.
ACCESS TO PUBLIC ROADS





The subdivider must obtain all necessary written permits, included but not limited to necessary curb cut approvals onto any public road or highway, which shall include Village streets.

d.
 EXTENSION OF A WATER OR SEWER DISTRICT

If a proposed subdivision requires the extension of a water or sewer district, the subdivider shall initiate an application for the extension with the appropriate agencies.
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5.
HEARING AND NOTICES
a.
The  Subdivision Reviewer will review the final plat to determine if it meets the submission requirements as set forth in these regulations.  Once all the 

submission requirements are met, the Planning Commission shall schedule a public hearing on the final plat.



b.
The Planning Commission shall review the submitted Environmental Assessment Form to determine whether the proposal may have a significant impact on the environment.  If the project may have a significant impact, the Planning Commission may require the preparation on an Environmental Impact Statement.





Based upon all information submitted, the Planning Commission shall make a SEQR determination.  However, if Planning Commission feels it needs additional information which may be evoked from a public hearing, it may defer such determination until the required public hearing on the Final Plat is held.  In any event, the Final Plat shall not be considered complete until a negative declaration has been filed or until a notice of completion of the draft environmental impact statement has been filed in accordance with SEQR.

c.
The Planning Commission shall hold a public hearing on the final plat within sixty-two (62) days from the date a complete application is received by the Village Clerk.  Notice of such hearing shall be advertised in a newspaper of 

general circulation in the Village and a notice of hearing posted in at least two prominent places within the Village at least five (5) days prior to such hearing.

In addition, notice of the hearing shall be sent to individual landowners who are impacted by such proposal.

d.
Complete plans and supporting documentation shall be on file with the Village Clerk a minimum of ten (10) days prior to an advertised public hearing before the Planning Commission.

6.  PLANNING COMMISSION REVIEW AND DECISION
a.
The subdivider, or a duly authorized representative, shall attend the hearing of the Planning Commission to discuss the final plat.  The applicant will be notified of the date and time of this hearing.  No action will be taken by the Planning Commission without the presence of the applicant or their representative.
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b.
The Planning Commission shall review the final plat and all other submissions at a scheduled public hearing.  Within sixty-two (62) days from the date of the closing of that hearing, the Planning Commission shall make a decision to approve, with or without modifications, or disapprove the application.  Such sixty-two (62) day period may be extended by mutual consent of the applicant and the Planning Commission.   Any decision of the Planning Commission shall include a brief written record of the conditions upon which such decision was made.

SECTION 304. FILING OF THE FINAL PLAT
The following steps shall be taken to file the final plat:

1.
Every copy of the final plat submitted for signature shall carry the following endorsement:

"Approved by Resolution of the Planning Commission of the Village of Voorheesville, New York, on the ____day of ______________, 19__, subject to all requirements and conditions of said Resolution.  Any change, erasure, modification or revision of this plat, as approved, shall void this approval.  Signed this ____day of ___________, 19__ by

Chair___________________      Date__________"

2.
The subdivider shall provide the Subdivision Reviewer with two (2) linen copies and three (3) paper copies of the final plat for signature by the appropriate Village officials.

3.
The subdivider shall pay the park land fee, if applicable.  Such fee must be paid before the Chair of the Planning Commission signs the final plat.

4.
The Chair of the Planning Commission will sign the final plat, once all conditions have been met, or provided for.

5.
The subdivider shall have the Albany County Clerk stamp all signed copies of the final plat.  The Albany County Clerk will file one (1) linen and one (1) paper copy.

6.
The subdivider shall file the one (1) remaining linen and two (2) paper, stamped copies of the final plat with the Village Clerk.

7.
The subdivider shall bear all fees in connection with the filing of the plat.
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8.
In no case shall the final plat be filed after sixty-two (62) days from the date the final plat was approved by the Planning Commission.  Should the subdivider fail to file the final plat within such sixty-two (62) day period, the approval of the Commission shall be null and void unless an extension of time is requested in writing by the subdivider before the expiration date and is granted by the Planning Commission before such expiration date.  

9.
The final plat shall be filed with the Albany County Clerk before the sale or offering for sale of any lots within such subdivision.

10.
No changes, erasures, modifications or revisions shall be made in any subdivision plat after approval has been given by the Planning Commission and endorsed in writing on the plat.  In the event that the subdivision plat, when recorded, contains any such changes, the plat shall be considered null and void, and the Planning Commission shall institute proceedings to have such plat stricken from the records of the County Clerk.

SECTION 305.  AMENDMENTS TO THE FINAL PLAT
If at any time after the final plat has been signed by the Chair of the Planning Commission or filed with the Albany County Clerk, the subdivider wants to amend the plat in any way, the subdivider shall make application to the Planning Commission for a final plat amendment.  The Planning Commission shall determine whether such amendment warrants a public hearing.  Any amendment to a filed plat must be refiled with the County Clerk in accordance with Section 304.

Sec. 401 - 402
ARTICLE IV.  MAJOR SUBDIVISION REQUIREMENTS
SECTION 401.  PRE-APPLICATION MEETING

1.
SUBMISSION REQUIREMENTS
Before beginning a subdivision design, the subdivider shall submit to the Village Clerk, at least ten (10) days prior to a regular meeting of the Planning Commission, ten (10) copies of a drawing approximately conforming to the Tax Map, showing:

a.
the boundaries of the land to be subdivided;

b.
any natural features of the land including topography, watercourses, wetlands, floodplains, wooded areas or any unique environmental areas; and

c.
any existing streets or utilities that serve the land to be subdivided.
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2. PLANNING COMMISSION REVIEW

a.
The subdivider, or duly authorized representative, shall attend the meeting of the Planning Commission to discuss the land to be subdivided.

b.
The Planning Commission shall discuss with the subdivider the requirements of these regulations and any specific present concerns about the property.

c.
The Commission may, where it seems necessary, make specific recommendations for incorporation into the sketch plan submission.

SECTION 402.  SKETCH PLAN

1.
SUBMISSION REQUIREMENTS
The subdivider shall submit to the Village Clerk, at least ten (10) days prior to a regular meeting of the Planning Commission:

a. 
ten (10) copies of a sketch plan of the proposed subdivision, as detailed in Section 402(2);

b. 
a completed subdivision application; 

c.
a completed SEQR short or long form, as directed by the Subdivision Reviewer or Planning Commission;

2.
CONTENTS OF THE SKETCH PLAN
The sketch plan shall be a scale drawing, based on tax map information or some other similarly accurate base map, and other supporting documentation which contains the following:

a.
A SITE MAP SHOWING:

1.
the subdivision name or title, the entire tract shown on one sheet; North direction, which shall be oriented toward the top of the plan; the plan date; and the label “SKETCH PLAN”;

2.
the subdivision boundaries and the owners of all contiguous properties;

3.
the zoning classification and tax map number(s) of the property to be subdivided, and all of contiguous properties;

4.
the total acreage of the subdivision, the proposed number, layout and size of lots, and streets;

5.
any proposed recreation areas, drainage systems, water supply, waste water and storm water systems and any other proposed utilities;
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6.
all the utilities available and all streets, whether proposed, mapped or built, adjacent to the tract;

7.
all existing restrictions on the use of land, including easements and covenants;

8.
all existing structures, wooded areas, State or Federal wetlands, watercourses, and other significant features within the part to be subdivided and within two hundred (200) feet of the proposed subdivision boundaries;

9.
the building envelope, which is determined by showing all the yard and other applicable setbacks in which proposed structures may be built;


10.
if applicable, the location and required setbacks from watercourses, wetlands, angle of repose reserves, protected slope reserves, and the 100 year floodplain. All federal wetland delineations must be approved by the Army Corps of Engineers and all New York State wetland delineations must be approved by the New York State Department of Environmental Conservation; 


11.
topographic conditions shall be shown by contours which shall also be indicated at intervals of not more than 10 feet; and



      12.
Any other information the subdivision reviewer or the Planning Commission deems appropriate.


13.
a vicinity map shall appear on the face of the sketch plan.

3.
WAIVER OF SUBMISSION REQUIREMENTS
The Planning Commission may waive, upon written request of the applicant, any of the above submission requirements if the Planning Commission determines that such requirement is not necessary for review of the subdivision, consistent with Section 102 "Declaration of Policy".  Such determination and the reasons therefor shall be entered in the official minutes of the Planning Commission.

4.
REVIEW BY THE SUBDIVISION REVIEWER
The Subdivision Reviewer will review the sketch plan and assure that all submission requirements have been met.  After this review, the Subdivision Reviewer will place the proposed sketch plan on the next available Planning Commission agenda.

5.
CONSERVATION ADVISORY COUNCIL REVIEW
The Conservation Advisory Council shall review the sketch plan for any environmental and related concerns and forward its recommendations to the Planning Commission prior to final approval.
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6.
REVIEW BY VILLAGE STAFF
The Public Works Superintendent shall, and other interested departments may, review the sketch plan for compliance with Village regulations and policies, and adherence to sound planning and engineering practices.  They shall forward their comments, if any, to the Planning Commission prior to sketch plan review.

7.
PLANNING COMMISSION REVIEW AND RECOMMENDATION
a.
The subdivider, or a duly authorized representative, shall attend the meeting of the Planning Commission to discuss the sketch plan.  The applicant will be notified of the date and time of this meeting.

b.
The Planning Commission shall discuss the requirements of these regulations for:

1.
 street improvements;

2.
 drainage, sewerage, and water supply;

3.
 fire protection, and similar aspects; 

4.
the availability of existing services and other pertinent information; and





5.  Parks or open spaces

c.
The Commission shall than determine whether the sketch plan meets the purposes of these regulations and may, where it deems necessary, make specific recommendations, based on:

1.
the application of planning principles;

2.
environmental considerations;

3.
the overall long-term plan for the development of the Village;

4.
community concerns and considerations; and





5.
need for park or open space.all of which shall be incorporated in the next 
             
   submission to the Planning Commission.

d.
The Planning Commission may require that the subdivider flag the boundaries of the proposed subdivision and the centerlines of the proposed streets in order to facilitate adequate on-site reviews.

e.
Any decision of the Planning Commission shall include a brief written record of the suggestions and conditions upon which the decision was made.  Official minutes of the Planning Commission shall be deemed as such record.
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f.
The Planning Commission may appoint a Village Engineer to review the sketch plan and review and inspect any future subdivision submissions, in accordance with Section 403 of these regulations.



g.
All decisions regarding the sketch plan shall be made within 62 days of its acceptance by the Planning Commission as a sketch plan.  If no decision is made within such 62 day period, the sketch plan as submitted shall be deemed approved.

SECTION 403.   RESPONSIBILITIES OF THE VILLAGE ENGINEER
The Planning Commission may designate an engineer, herein called the Village Engineer, to review the sketch plan and/or to review and inspect the subdivision plat and construction detail sheets, to confer with the subdivider and/or the subdivider's engineer and report to the Planning Commission on the adequacy of the subdivision plat.

It shall be the responsibility of the Village Engineer to:

a.
review all subdivision and engineering plans furnished by the subdivider;

b.
upon request by the Planning Commission, attend each Planning Commission meeting when the subdivision is scheduled to be discussed;

c.
submit to the Village Clerk, Planning Commission and the subdivider an estimate of charges for the review and inspection of the subdivision;

d.
advise the subdivider and the Planning Commission, in writing, of his/her recommendation as to the appropriateness of approval, approval with reservations or disapproval of the plat and any amendments and other submissions thereof, based on compliance with Village standards and requirements and sound and accepted engineering standards;

e.
review any agency's requirements made on the development including, but not limited to, the State, County and Village;

f.
confirm all easement and right-of-way descriptions, deeds, and that Village utilities are appropriately located on these easements and rights-of-way, when applicable;

g.
approve and deliver to the Village Attorney a complete packet of developer signed easements and highway right-of-way deeds, when applicable;

h.
notify the Chair of the Planning Commission of any unforeseen items of concern in the course of review or the construction of the subdivision that may affect the integrity of the final subdivision;
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i.
resolve, through Village staff, conflicts arising during the course of the project; and

j.
submit all claims for payment for services rendered to the Village Clerk.

k.
In the event that review and/or inspection work goes over the estimated amount, the Village Engineer shall notify the developer and stop all work until the 

additional sum of money has been deposited with Village officials.  The Village Engineer shall not do any additional work over and above the amount represented by the escrow amount until additional money has been deposited by the developer.

SECTION 404.
RESPONSIBILITIES OF THE SUBDIVIDER
It shall be the responsibility of the subdivider:

a.
to provide the Village Engineer, the Superintendent of Public Works, and the Subdivision Reviewer with all subdivision and detail construction sheets for  the sketch plan and the preliminary and final plat submissions; and

b.
to submit to the Village, a certified check in the amount equal to the Village Engineer's estimate, for services to be provided in connection with the 

proposed subdivision.  This sum will be placed in an escrow account by the Village and will be paid to the Village Engineer upon receipt for services connected with the review and inspection of the subdivision.

c.
In the event that review and/or inspection work goes over the estimated amount, or additional services are needed, the Village Engineer shall notify the developer of such occurrence.  All work shall be stopped until the additional sum of money has been deposited with Village officials.  The Village Engineer shall not do any additional work over and above the amount represented by the escrow amount until additional money has been deposited by the developer.

SECTION 405.  PRELIMINARY  PLAT

1.
SUBMISSION REQUIREMENTS
a.
Within six (6) months of the approval of the sketch plan, the subdivider shall submit to the Village Clerk:

1.
ten (10) copies of the preliminary plat of the proposed subdivision as detailed in Section 405(2);

2.
two (2) true copies of all required deeds and easements, if applicable;

3.
an application fee, in an amount required by the Village;
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4.
a statement from the Albany County Health Department commenting on the ability of any newly created lot(s) to accommodate a septic system 

and specifying the type of septic system(s) which will be acceptable and the general location of such system on the lot; 

5.
a traffic study as detailed in section 405(2)(d); and

6.
any other supporting information requested by the Planning Commission.

b.
The subdivider shall establish an escrow account with the Village, in an amount estimated by the Village Engineer, to cover the costs of the Village Engineer's review, in accordance with Section 403.

2.  CONTENTS OF THE PRELIMINARY  PLAT
The preliminary plat shall be prepared by a professional licensed by the State of New York to prepare subdivision plats, and shall contain the following information:

a.
A SITE MAP SHOWING:

1.
the subdivision name or title, if any; the scale (preferably not less that 200 feet to the inch but which enables the entire tract to be shown on one sheet); North direction, which shall be oriented toward the top of the plan; the plan date; and the label “PRELIMINARY PLAT”;

2.
the name and address of the owner, subdivider and licensed professional who prepared the plat, including license number, seal and signature;

3.
land survey showing dimensions, bearings and angles of all property lines and boundaries;

4.
the owners of all contiguous property and the names of adjoining developments; if applicable;

5.
the zoning classification and tax map number(s) of the property to be subdivided;

6.
the proposed pattern of lots, including lot width, depth, and acreage or square footage of every proposed lot;

7.
any existing or proposed  recreation areas, drainage systems, water supply, waste water and storm water systems, and any other proposed utilities;

8.
all  utilities available and all streets, whether mapped or built, adjacent to the tract and the right(s)-of-way width thereof;
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9.
all existing restrictions on the use of land, including easements and 

covenants;

10.
all existing structures, wooded areas, watercourses, slopes of 12 degrees or greater and other significant features within the part to be subdivided and within two hundred (200) feet of the proposed subdivision boundaries;

11.
the building envelope showing required setbacks in which proposed structures may be built;

12.
if applicable, the location and required setbacks from watercourses, wetlands, angle of repose reserves, protected slope reserves, and the 100 year floodplain.  All Federal and State Wetlands must be shown and the delineations confirmed by the Army Corp of Engineers or the NYS Department of Environmental Conservation, as applies. 

13.
the location of all existing and proposed sidewalks, bikeways, or footpaths both on the property and adjacent to it; 

14.
soil boring test information with the location of the water table, the number and locations of which shall be acceptable to the Village Engineer;

15.
a vicinity map shall appear on the face of the sketch plan; and

16.
any other information as required by the Planning Commission.

b.
GRADING PLAN SHOWING:

1.
The existing topography with contours at intervals of not more than five (5) feet with all slopes 12 degrees or greater delineated; and

2.
The approximate finished grades of the entire tract with contours at intervals of not more than two (2) feet and indicating all areas of trees and vegetation which will be left undisturbed by development construction.

c.
STREET AND UTILITY MAP SHOWING:

1.
the names, location, profiles, width and approximate grade of all proposed streets.  Elevations shall be shown at the beginning and end of each street, at street intersections and at all points where there is a change in direction or a 5% or greater change in slope;

2.
the proposed provision of water supply, fire protection, disposal of sanitary wastes, and storm water drainage and that the proposed layout and density of sanitary waste disposal facilities are so designed that they will not adversely affect the quality of ground water within or adjacent to the subdivision; and
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3.
the location of existing and proposed utilities, including sewers, water mains, fire hydrants, storm drainage and culverts, with pipe sizes and direction to flow, both on the property and adjacent to it.

d.
TRAFFIC STUDY:

1.
estimating the average daily (AADT) and peak hour AM and PM trips to be generated by the completed subdivision.  The study shall estimate the distribution of trips between the entrance(s) to the subdivision and the Village's arterial streets.  Any intersection(s) whose peak hour levels of service may be adversely impacted by traffic from the completed subdivision shall be identified and mitigation measures offered, taking into consideration traffic from other existing and proposed developments in the area.

2.
The traffic study shall be based on the latest Institute of Transportation Engineers data, methodology and standards.

e.
OFF-SITE IMPROVEMENT PLAN

A map showing any off-site improvements to be undertaken by the subdivider in conjunction with development of the subdivision.



f.
STORM WATER MANAGEMENT PLAN

1.
A storm water management report shall be prepared that addresses both pre and post development storm water runoff conditions for the subdivision and any area that may be impacted by the subdivision.  A report shall be prepared by a licensed engineer that includes a detailed description on conditions that will effect storm water runoff and projections of 10, 25 and 50 year runoff rates for each watershed basin or subcatchment area within the boundaries of the subdivision or any adjacent areas that my affect storm water runoff conditions on the subdivision or properties hydrologically downstream from the subdivision.

2.
Projections of post development storm water runoff shall be made for 10, 25 and 50 year storm event conditions using standard accepted practices and methodologies such as the TR-55 method (latest revised edition) used by the US Soil and Conservation Service.

3.
The report shall include and present proposed storm water management practices that will reduce post development off site runoff rates to levels of pre development conditions.  Suggested guidelines for appropriate management 

practices are found in the NYS Dept. of Environmental Conservation publication; "Reducing the Impacts of Stormwater Runoff from New Development".
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4.
The report shall be prepared by a NYS licensed engineer and shall state the storm water runoff from the subdivision shall be at or less than pre development conditions, and that there will be no impact to off site, adjacent or other downstream properties, as a result of runoff generated from a 50 year storm event, with the implementation of proposed storm water management techniques or facilities.

3.  WAIVER OF SUBMISSION REQUIREMENTS

The Planning Commission may waive, upon written request of the applicant, any of the above submission requirements if the Planning Commission determines that such requirement is not necessary for review of the subdivision, consistent with Section 102 "Declaration of Policy".  Such determination and the reasons therefor shall be entered in the official minutes of the Planning Commission.

4.
REVIEW BY VILLAGE STAFF
Once the Subdivision Reviewer has received a preliminary plat, he/she will coordinate a review with the Superintendent of Public Works and the Village Engineer.  A subdivision application will not be advertised for a public hearing until the Village Engineer has submitted a report stating that all submission requirements have been met.

5.  REFERRALS
a.
REVIEW BY ALBANY COUNTY PLANNING BOARD

In accordance with Section 239n of the General Municipal Law, if any proposed subdivision is with five hundred (500) feet of:

1.
a Village boundary, or

2.
the boundary of any existing or proposed county or state park or other recreation area, or

3.
the right-of-way of any existing or proposed county or state parkway, thruway, expressway, street or highway, or

4.
the existing or proposed right-or-way of any stream or drainage channel owned by the county or for which the county has established channel lines, or
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5.
the existing or proposed boundary or any county or state owned land on which a public building or institution is situated, the Village shall refer such application to the Albany County Planning Board for review and report.

Within thirty (30) days of receipt of such notification, the Albany County Planning Board shall report to the Village on its approval or disapproval, or on its approval subject to stated conditions, of the proposed subdivision plat.  If the County planning agency disapproves or recommends modification of such a proposed subdivision plat, the Planning Commission shall not act contrary to such disapproval or recommendation or modification except by a vote of a majority plus one of all the members thereof and after the adoption of a resolution fully setting forth the reasons for such contrary action.

b.
SUPERINTENDENT OF PUBLIC WORKS

The subdivider is required to arrange an on site meeting with the Village Public Works Superintendent to discuss all street right-of-way improvements.  

c.
ACCESS TO COUNTY HIGHWAYS




The subdivider shall obtain written permission from the Director of the Albany County Department of Public Works when a curb cut onto a County highway is necessary.

d.
ACCESS TO STATE HIGHWAYS

The subdivider shall obtain written permission from the New York State Department of Transportation when a curb cut onto a State highway is necessary.

6.
APPLICATION FOR PUBLIC HEARING AND NOTICE REQUIREMENTS
a.
The Subdivision Reviewer will review the final plat to determine if it meets the submission requirements as set forth in these regulations.  Once all the submission requirements are met to the satisfaction of the Subdivision Reviewer the subdivider shall apply to the Planning Commission for a public hearing on the preliminary plat.  A completed application shall include all plans and supporting documentation, and shall be submitted a minimum of 10 days before such scheduled public hearing.



b.
The Planning Commission shall review the submitted Environmental Assessment Form to determine whether the proposal may have a significant impact on the environment.  If the project may have a significant impact, the Planning Commission may require the preparation on an Environmental Impact Statement.
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Based upon all information submitted, the Planning Commission shall make a SEQR determination.  However, if Planning Commission feels it needs additional information which may evolve from a public hearing, it may defer such determination until the required public hearing on the Preliminary Plat is held.  In any event, the Preliminary Plat shall not be considered complete until a negative declaration has been filed or until a notice of completion of the draft environmental impact statement has been filed in accordance with SEQR.

c.
The Planning Commission shall schedule a public hearing within 62 days from the date of receipt of a completed application and SEQR determination, and shall determine such date according to the regular meeting schedule of the Planning Commission.  Notice of such hearing shall be advertised in a newspaper of general circulation in the Village and a notice of hearing posted in at least two prominent places within the Village at least five (5) days prior to such hearing.

d.
The Village Clerk shall notify the subdivider of the date and time of the public hearing.  The subdivider, or a duly authorized representative, shall attend the public hearing to discuss the preliminary plat.  No action shall be taken by the Planning Commission without the presence of the applicant or their representative.

7.  PLANNING COMMISSION REVIEW OF PRELIMINARY PLAT
a.
The Planning Commission will carefully study the preliminary layout, taking into consideration the requirements of the community, its natural resources, the best use of the land subdivided, and the conformity with the Village Master Plan, if such exists.  Particular attention will be given to the arrangement, location and width of streets, their relation to the types of soil, geography of the land, sewage disposal, drainage, preservation of vegetation and other environmental features, lot size and arrangement, the present and future development of adjoining lands and the requirements of the Zoning Law.

b.
The Planning Commission may require the subdivider to undertake off-site improvements to the village highway, water, sanitary sewer or storm water drainage systems, or to contribute in equity a per-lot fee for such improvements in conjunction with other proposed development, without degradation of services to existing landowners in the neighborhood of the development.

c.
The Planning Commission shall make a decision to approve, with or without modifications, or disapprove the application, within sixty-two (62) days from the date of the closing of the public hearing.  Such sixty-two (62) day period may be 

extended by mutual consent of the applicant and the Planning Commission.  Any decision of the Planning Commission shall include a brief written record of the conditions upon which such decision was made.

SECTION 406. FINAL PLAT

1.
SUBMISSION REQUIREMENTS
a.
Within six (6) months of the approval of the preliminary plat, the subdivider shall submit to the Village Clerk:

1.
ten (10) copies of the final plat of the proposed subdivision as detailed in Section 406(2);

2.
One set of the detailed construction drawings, as detailed in Section 406(3);

3.
two (2) true copies of all offers of cession, covenants deed restriction, easements, and other agreements;

4.
all information as required by the conditions attached to the preliminary approval; and

5.
any other supporting information requested by the Planning Commission.

b.
The subdivider shall submit to each the Village Engineer and the Superintendent of Public Works:

1.
one paper copy of the final plat; and

2.
one set of all detail construction drawings.

2.  CONTENTS OF THE FINAL  PLAT
The final plat shall be prepared by a professional, licensed by the State of New York to prepare subdivision plats, and contain the following information:

a.
SITE MAP SHOWING:

1.
the subdivision name or title, if any; the scale (preferably not less that 200 feet to the inch but which enables the entire tract to be shown on one sheet); North direction, which shall be oriented toward the top of the plan; the plan date; and the label “FINAL PLAT”;

2.
the name and address of the owner, subdivider and licensed professional who prepared the plat, including license number, seal and signature;

3.
land survey showing dimensions, bearings and angles of all property lines and boundaries;

4.
the owners of all contiguous property and the names of adjoining developments; if applicable;

5.
the zoning classification and tax map number(s) of the property to be subdivided;
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6.
the proposed pattern of lots, including lot width, depth, and acreage or square footage of every proposed lot;

7.
any existing or proposed  recreation areas, drainage systems, water supply, waste water and storm water systems and any other proposed utilities;

8.
all  utilities available and all streets, whether mapped or built, adjacent to the tract and the right(s)-of-way width thereof;

9.
all existing restrictions on the use of land, including easements and covenants;

10.
all existing structures, wooded areas, watercourses, slopes of 12 degrees or greater and other significant features within the part to be subdivided and within two hundred (200) feet of the proposed subdivision boundaries;

11.
the building envelope showing required setbacks in which proposed structures may be built;

12.
if applicable, the location and required setbacks from watercourses, wetlands, angle of repose reserves, protected slope reserves, and the 100 year floodplain; 

13.
the location of all existing and proposed sidewalks, bikeways, or footpaths both on the property and adjacent to it; 

14.
soil boring test information with the location of the water table, if applicable, the number and locations of which shall be acceptable to the Village Engineer;

15.
a vicinity map shall appear on the face of the final plan; and

16.
any other information as required by the Planning Commission.

b.
GRADING PLAN SHOWING:

1.
the existing topography with contours at intervals of not more than five (5) feet with all slopes 12 degrees or greater delineated; and

2.
the approximate finished grades of the entire tract with contours at intervals of not more than two (2) feet and indicating all areas of trees and vegetation which will be left undisturbed by development construction.  The proposed first floor elevations of all proposed structures shall be shown.
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c.
EROSION AND SEDIMENT CONTROL PLAN

An erosion and sediment control plan shall be proposed in accordance with the latest edition of "Guidelines for Urban Erosion and Sediment Control" by the Empire State Chapter, Soil and Water Conservation Society.

d.
OFF-SITE IMPROVEMENT PLAN

A map showing any off-site improvements to be undertaken by the subdivider in conjunction with development of the subdivision.

3.
WAIVER OF SUBMISSION REQUIREMENTS

The Planning Commission may waive, upon written request of the applicant, any of the above submission requirements if the Planning Commission determines that such requirement is not necessary for review of the subdivision, consistent with Section 102 "Declaration of Policy".  Such determination and the reasons therefor shall be entered in the official minutes of the Planning Commission.

4.
PHASED SUBDIVISIONS
The final plat may be submitted in phases, if such phasing plan is approved by the Planning Commission.  Each phase must cover a portion of the entire subdivision shown of the approved preliminary plat and must be able to function, independent of subsequent phases, in terms of street layout, infrastructure and other improvements.

5.  DETAILED CONSTRUCTION DRAWINGS
It shall be the responsibility of the subdivider to distribute one copy each of separate construction drawings to the Village Engineer, the Subdivision Reviewer and the Superintendent of Public Works, which include plans and profiles showing:

a.
elevations along centerlines of all streets within the subdivision and, where a proposed street intersects an existing street, the plan shall show the elevation along the centerline of the existing street to a distance of one hundred (100) feet from the intersection;

b.
the locations of streets pavements, including curbs, gutters and sidewalks, if applicable;

c.
the location, size, invert elevations and design calculations of existing and proposed sanitary sewers;

d.
the location, size, and design calculations of existing and proposed waterline and fire hydrants;
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e.
the existing and proposed storm drainage system including design storm information, drainage basin area, development extent, pipe flow information, manholes, culverts and catch basins; and

f.
the location and size of gas, electricity, streetlight and other utilities or structures.

6.
REVIEW BY VILLAGE STAFF
Once the Subdivision Reviewer has received a final plat, he/she will coordinate a review with the Public Works Superintendent and the Village Engineer.  The Village Engineer and Village Attorney will review all 

covenants, deeds, easements, bonds and other agreements.  All such documents must be acceptable to the Village before final approval.

7.  PLANNING BOARD REVIEW AND DECISION

The Planning Commission will review the final plat submission and assure that all requirements and conditions have been met.  A public hearing shall be required if there are material differences between the preliminary plat and the final plat.  The Commission shall take action on the final plat within sixty-two (62) days from the date of submission.  The sixty-two (62) day period may be extended by written mutual consent of the applicant and the Planning Commission.  Any decision of the Planning Commission shall include a brief written report outlining the conditions upon which such decision is made.

8.  APPROVAL OF THE FINAL PLAT
a.
The Planning Commission may, after due deliberation, grant final plat approval, with or without conditions.  This approval, once all conditions have been met, will allow the subdivider to install the required public improvements, before filing the 

plat in accordance with Section 408 and applying  for building permits in accordance with Section 507.

b.
Final plat approval does not permit the sale or offering for sale of building lots until the final plat is filed in accordance with Section 408.

c.
The approval of the Planning Commission of a subdivision plat shall not be deemed to constitute or imply the acceptance by the Village of any street, park, playground or other open space shown on said plat.  The Planning Commission may require said plat to be endorsed with appropriate notes to this effect.
SECTION 407.  TIME TO COMPLETE REQUIRED IMPROVEMENTS
1.
Within 180 days of final approval, the subdivider shall complete all required improvements, conform to all the requirements set forth in Article V of these regulations, and submit the final plat for signature and filing. 

Sec. 407
2.
If the developer does not complete the required improvements and submit the final plat for signature within the 180 days period, the approval of the final plat shall become null and void unless a specific extension of time is requested by the developer, in writing, and approved by the Planning Commission before the expiration date.   Such extensions shall not exceed three periods of 180 days each.

3.
The Chair of the Planning Commission shall not sign a final plat until such time as the Village Engineer files a letter signifying the satisfactory completion of all improvements required by the Commission.
SECTION 408. FILING OF THE FINAL PLAT
The following steps shall be taken to file the final plat:

1.
Every copy of the final plat submitted for signature shall carry the following endorsement:

Approved by Resolution of the Planning Commission of the Village of Voorheesville, New York, on the ____day of ______________, 19__, subject to all requirements and conditions of said Resolution.  Any change, erasure, modification or revision of this plat, as approved, shall void this approval.  Signed this ____day of ___________, 19__ by

Chair___________________      Date__________"

2.
The subdivider shall be responsible for complying with the mandated review of the Albany County Health Department of the proposed subdivision and for obtaining the 

authorized signature of the Albany County Health Department on at least two (2) linen and five (5) paper copies of the final plat.

3.
The subdivider shall pay the park land fee, if applicable.  Such fee must be paid before the Chair signs the final plat.

4.
The Village Engineer shall inspect the construction of all land and utility improvements and assure that they are in conformance with Village standards and specifications.

5.
The subdivider shall provide the Village Clerk with two (2) linen  copies and five (5) paper copies of the final plat for signature by the appropriate Village officials.

6.
The Chair and/or Acting Chair of the Planning Commission, the Village Engineer and the Public Works Superintendent will sign the final plat, once all conditions have been met and all improvements are completed.

7.
The subdivider shall have the Albany County Clerk stamp all signed copies of the final plat.  The Albany County Clerk will file one (1) linen and one (1) paper copy.

Sec. 408
8.
The subdivider shall file the one (1) remaining linen and four (4) paper, stamped copies of the final plat with the Village Clerk.

9.
The subdivider shall bear all fees in connection with the filing of the plat.

10.
In no case shall the final plat be filed after sixty-two (62) days from the date the final plat was signed by the Chair of the Planning Commission.  Should the 

subdivider fail to file the final plat within such  sixty-two (62) day period, the approval of the Commission shall be null and void unless an extension of time is requested before the expiration date by the subdivider in writing and is granted by the Planning Commission. 

11.
The final plat shall be filed with the Albany County Clerk before the sale of any lots within such subdivision.

12.
No changes, erasures, modifications or revisions shall be made in any subdivision plat after approval has been given by the Planning Commission and endorsed, in writing, on the plat.  In the event that the subdivision plat, when filed, contains any such changes, the plat shall be considered null and void, and the Planning Commission shall institute proceedings to have such plat stricken from the records of the County Clerk.

SECTION 409.  AMENDMENTS TO THE FINAL PLAT
If at any time after the final plat has been signed by the Chair of the Planning Commission or filed with the Albany County Clerk, the subdivider wants to amend the plat in any way, the subdivider shall make application to the Planning Commission for a final plat amendment.  The Planning Commission shall determine whether such amendment warrants a public hearing.  Any amendment to a filed plat must be refiled with the County Clerk in accordance with Section 408.

Sec. 501 – 503

ARTICLE V.  PUBLIC ACCEPTANCE OF REQUIRED IMPROVEMENTS
SECTION 501.  VILLAGE ACCEPTANCE OF PUBLIC IMPROVEMENTS

1.
Within 180 days of final approval, all conditions shall be met or provided for, all required improvements shall be completed and approved by the Village Engineer before applying to the Village Board for dedication and before the Chair of the Planning Commission signs the final plat.  Such 180 day period may be extended in accordance with Section 407(2).

Sec. 501
2.
The approval of a subdivision plat by the Planning Commission shall not constitute or imply the acceptance by the Village of any street, park, playground, open space or off-site improvement shown on said plat.  The Planning Commission may require said plat to be endorsed with appropriate notes to this effect.

3.
No street, highway, or other improvement shall be accepted by the Village until it meets all Village requirements for such improvements, unless the Village deems that the public interest will best be served by such acceptance.

4.
It shall be the responsibility of the subdivider to request Village dedication of public improvements in accordance with this Article.


SECTION 502.  NOTIFICATION OF CONSTRUCTION SCHEDULE
At least five (5) days prior to beginning construction of any required improvements, the subdivider shall:

1.
pay to the Village Clerk any costs or fees associated with the subdivision application to date; and

2.
notify the Village Board, the Superintendent of Public Works and the Village Engineer, in writing, of the date and time construction is proposed to begin. 

SECTION 503.  MODIFICATION OF IMPROVEMENTS DESIGN
1.
If at any time before or during the construction of the required improvements it is demonstrated to the satisfaction of the Village Engineer that unforeseen conditions make it necessary or preferable to modify the location or design of such required improvements, the Village Engineer may authorize modifications when:

a.
approved by a previously delegated member of the Planning Commission, and

b.
the modifications are within the spirit and intent of the Planning Commission's approval; and 

c.
the modifications do not extend to the waiver or substantial alteration of the function of any improvements required by the Commission.

2.
The Village Engineer shall issue any authorization under this section in writing and shall transmit a copy of such authorization to the Planning Commission at their next regular meeting.

SECTION 504.  INSPECTION OF IMPROVEMENTS
1.
The Village Engineer shall inspect all improvements prior to Village acceptance and dedication of the improvements.

2.
If the Village Engineer determines that required improvements have not been constructed in accordance with approved plans and specifications, the Village Engineer shall so report to the Village Board, Codes Enforcement Officer, the Subdivision Reviewer and Planning Commission.

3.
The Village Board shall notify the subdivider of any deficiencies and take all necessary steps to preserve the Village's rights.

4.
No plat shall be signed by the Planning Commission until all improvements have been approved by the Village Engineer and the Superintendent of Public Works.

SECTION 505.  CONSTRUCTION  OF STREET TOP-COURSE
When a subdivision includes the construction of a street, the following shall apply:

1.
The installation of the top-course, or wearing course, shall be deferred until such time as the subdivision has been substantially completed so that construction vehicles do not place undue wear and tear on such final course.

2.
The subdivider or developer shall place in an escrow account, an amount estimated by the Village Engineer to provide for the costs of completing the final street course.  

3.
When a subdivision is not completed within a reasonable amount of time, as determined by the Planning Commission, the Commission may require the completion of the top course before the completion of buildings.  In such case, the Commission shall require the repair of such top course, as needed, until such time as the subdivision is complete.   Additional escrow deposit may be required in such case to cover costs exceeding the original estimate.

4.
Nothing contained within shall be interpreted as altering the specifications of Village highway construction nor shall it be interpreted as limiting the power or authority of the Superintendent of Public Works.

SECTION 506.  COMPLETION OF IMPROVEMENTS
Upon completion of the improvements, and prior to the Village accepting any public improvements, the subdivider shall comply with the following:

1.
Record construction drawings showing the location of all required improvements shall be certified by a licensed surveyor or engineer and filed with the Village Engineer and Superintendent of Public Works.  Record "As built" drawings shall include the location of installed water, sanitary sewers, storm sewers, natural gas, electric, telephone and cable lines, if applicable, with the service lines of each.

Sec. 506
2.
Upon completion of the required improvements, the subdivider shall present the Village Engineer with any deeds, abstracts and easements for street right-of-way and other public improvements.

3.
Prior to any public acceptance of required improvements, the subdivider shall submit an affidavit to the Village Attorney stating that all mortgages have been released, taxes have been paid, title is free and clear, that all bills and accounts for material and labor used in the construction of the improvements have been paid for in full, and supply a fee policy of title insurance insuring the title.  All recording or filing fees should be paid by the subdivider.

4.
The subdivider shall make good, without cost to the Village, any defects to any improvements constructed, any damage due to faulty workmanship, or due to imperfect materials or equipment for which defects or damage may appear within one year after the acceptance of such improvements.

SECTION 507.  ISSUANCE OF BUILDING PERMITS
1.
Once the subdivision plat has been approved, all improvements completed, and the plat signed and proof of filing established, the developer may apply to the Village for building permits.

2.
The subdivider shall deposit a cash escrow with the Village to provide for the costs of completing the final top street course in accordance with Section 505.

3.
Prior to the issuance of a building permit, the subdivider shall provide the Codes Enforcement Officer and the Superintendent of Public Works with a copy of as built drawings, which clearly depict the location of all utilities, streets and other street improvements.

4.
If  a proposed subdivision will not be served by a public water supply, no building permit shall be issued until the applicant demonstrates the availability of a supply of water adequate to serve the completed building.

5.
If a proposed subdivision will not be served by a public sewage system, no building permit shall be issued until appropriate approval of the septic system by Albany County Department of Health has been received.

SECTION 508.  CONTINUING JURISDICTION
The jurisdiction of the Planning Commission shall continue until all of the structures, streets, green areas, and improvements shown on the subdivision plat have been either fully completed or dedicated.  The Codes Enforcement Officer shall have jurisdiction and the authority to issue a stop-work order until all of the structures, streets, green areas, and improvements shown on the subdivision plat have been either fully completed in conformity with the approved subdivision plat, or dedicated.

Sec. 601 
ARTICLE VI.  SUBDIVISION DESIGN AND CONSTRUCTION
SECTION 601.  GENERAL REQUIREMENTS FOR SUBDIVISIONS

1.
GENERAL STANDARDS
The following requirements and guiding principles for land division shall be observed by all subdividers.

a.
Land to be subdivided shall be of such character that it can be used safely for building purposes without danger to the public health, safety or welfare.

b.
Lot lines shall, where possible, follow municipal boundaries rather than cross them.

c.
Subdivision streets and other infrastructure design and construction shall comply with all accepted Village practices.  The Planning Commission reserves the right to demand more exacting specifications.

d.
The subdivision should be integrated as much as possible with existing developments within the Village by use of connecting streets, sidewalks, pedestrian and/or bike paths, etc. 

e.
Subdivision streets and parks, shall conform to and be in harmony with the current Village Zoning Law and  Village Master Plan, if such exist.

f.
strips of land reserved by the owner 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.



g.
except for cluster developments, all lots shall conform to Village Zoning Law.

2.
UNIQUE CONDITIONS
If the Planning Commission finds that due to exceptional and unique conditions of topography, location, shape, size, drainage or physical features of the site, or because of the special nature and character or surrounding developments, the minimum standards specified herein would not reasonably protect or provide for the public health, safety or welfare, requirements may be waived or special requirements may be imposed by the Planning Commission in addition to, or in substitution for, the minimum standards to protect the public.

Sec. 601

3.  VARIANCES

Where a plat contains one or more lots which do not comply with the Zoning Law, application may be made to the Zoning Board of Appeals for an area variance without the necessity of a decision or determination of the Codes Enforcement Officer for such application, the Planning Commission shall provide the Zoning Board of Appeals with its written recommendation concerning the playground variance.
SECTION 602.  RESIDENTIAL CLUSTER DEVELOPMENT DESIGN

1.
PLANNING COMMISSION PERMISSION
The Planning Commission may permit or require a residential cluster development when:

a.
the natural and scenic quality, vital environmental features and resources of the land can be permanently preserved and maintained by clustering;

b.
the overall aesthetic aspects of residential development in the area will be enhanced;

c.
the overall population density of the subdivision will not be increased;

d.
the adequate and economical provision of streets and utilities will be facilitated; or

e.
the health and general welfare of the community will be promoted.

2.  GENERAL:
a.
Every residential cluster development shall include a provision for the preservation in perpetuity of open, undeveloped area(s) within such subdivision as detailed in Section 602(3).

b.
Where any lot is reduced in area below the minimum otherwise required by the Zoning Law, the minimum area requirement of open space shall be increased by the amount of such lot reduction.

c.
The number of building lots in the proposed subdivision shall not exceed that which would otherwise be permitted by the Zoning Law.



d.
The Planning Commission may require a subdivider to submit a cluster development design in addition to a proposed subdivision, and may require such cluster development if it is determined to be in the best interest of the Village.

Sec. 602
3. OPEN SPACE REQUIREMENTS
a.
The open space provided shall  be comprised of one or more undivided parcels of land, of which at least one shall have a minimum area of three (3) acres, exclusive of street rights-of way.

b.
The Planning Commission may require that at least two-thirds of the open space be land that is suitable for active recreation.

c.
Open space established as part of a residential cluster development shall be conveyed to and held in ownership and maintained in such manner as approved by the Planning Commission, the Village Attorney and the subdividers representatives(s), usually a Homeowners Association.

d.
The use of open space shall be determined by the Planning Commission and shall be limited to active and/or passive recreational and/or agricultural purposes.  No structure shall be erected upon such open areas except as shall be determined by the Planning Commission to be incidental to such recreational or agricultural use.

e.
The Planning Commission may require the subdivider, developer or other owner of such subdivided tract to make, execute, deliver or file such 

instrument(s) as the Planning Commission shall determine to be reasonably necessary to protect and/or restrict the use of such open space in accordance with this section.

4.
DETERMINATION OF NUMBER OF LOTS
To determine the number of lots allowed in a residential cluster development design:

a.
the subdivider shall submit to the Planning Commission a concept plan which includes a non-cluster subdivision design demonstrating the number of buildable lots on the entire parcel, and taking into account required improvements and park land, without use of a cluster technique; and

b.
the subdivider shall submit to the Planning Commission at the same time, a concept plan demonstrating how the land would be developed with a cluster development design.

c.
The Planning Commission shall not permit a development to have more buildable lots in a clustered development than would be permitted in a non-cluster development.

SECTION 603. STREET AND SIDEWALK LAYOUT

1.  GENERAL STANDARDS FOR STREET LAYOUT
The arrangement and location of all subdivision streets shall be designed:

a.
to create a safe vehicular and pedestrian traffic system, which affords satisfactory access for emergency vehicles and maintenance equipment;

b.
to mitigate the impact to adjacent properties and to minimize the impact on off-site properties from traffic generated by the development;

c.
to efficiently route traffic between the development and collector or arterial highways;

d.
to provide new collector highways to serve the development and possible future developments, if necessary;

e.
to complement adjacent street systems and possible systems of future nearby developments;

f.
to limit the impact on collector streets, by avoiding access to collector streets except at highway intersections, located to maximize safety;

g.
to connect neighboring developments, possible future developments, parks, recreational sites and school playgrounds by bicycle/pedestrian paths or greenways;

h.
to minimize the number of cul-de-sac streets;

i.
to design new subdivision streets so that their use by through traffic will be discouraged;

j.
to provide for the efficient access of emergency vehicles;

k.
to respect the topography and preserve environmental features of the site, such as streams, dunes, steep slopes, wetlands, large trees, and attractive green areas; and

l.
to conform to the design criteria of these regulations and of the accepted practices of the Village.

2.  STREET DESIGN AND SPECIFICATIONS
a.
The design and construction of all subdivision streets shall comply with the design standards and regulations as required by the Superintendent of Public Works, the Village Engineer and the Village Street Regulations.

b.
Maximum street grades shall be 8 percent, 3 percent within 120 feet of an intersection  and 1 ½ percent within 40 feet on an intersection.

Sec. 603
c.
Where a street does not extend to the boundary of the subdivision and its continuation is not needed for access to adjoining property, it shall be 

separated from such boundary by an easement having a distance not less than twenty (20) feet so as to allow access to the street edge or utilities for maintenance purposes.

d.
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 on a street shown on an approved subdivision plat for which a bond or letter of credit has been filed.




e.
Where a subdivision borders on or contains a railroad right-of-way or limited access highway right-of-way, the Planning Commission may require a street approximately parallel to and on each side of such right-of-way, at a distance suitable for the appropriate use of the intervening land (as for park purposes in residential districts, or for commercial or industrial purposes in appropriate 

districts).  Such distances shall also be determined with due regard for the requirements of approach grades and future grade separations.

f.
Where a tract is subdivided into lots substantially larger than the minimum size required in the zoning district in which it is located, the Planning Commission may require that the streets and lots be laid out so as to permit 

future resubdivision in accordance with the requirements contained in these regulations.

g.
The Planning Commission may limit the length of temporary dead end streets.

h.
Streets shall be designed for a vehicle speed of thirty (30) miles per hour, unless otherwise directed by the Planning Commission.

i.
All subdivision streets and cul-de-sacs shall comply with the following standards, unless such standards are waived by the Planning Commission.

Minimum Right-of-Way Width








Major Street




66 feet






Collector Street



60 feet






Local Street




50 feet

Cul-De-Sac




60 feet




Minimum Pavement Width






Major Street




38 feet






Collector Street



34 feet






Local Street




28 feet

Cul-De-Sac




50 feet

Sec. 603
            
Maximum Grade











Major Street




6%

Collector Street



6%

Local Street




8%

Minimum Grade




     0.5%

Minimum Radius of R-O-W at Intersection

25 feet




Minimum Radius of Curves, at the Centerline
250 feet.

Minimum Outside Radius of Cul-De-Sac R-O-W
80 feet




Angle at Intersection of Street Center Lines
90 degrees




Sidewalk Width (if required)

5 feet

3. 
INTERSECTIONS
a.
A distance of at least two hundred (200) feet shall be maintained between offset intersections, measured from centerline to centerline.

b.
Within one hundred (100) feet of any intersection, streets shall be at right angles (ninety degrees).

c.
All street intersection corners shall be rounded by curves of at least twenty (20) feet in radius at the property line and curbs shall be adjusted accordingly.

d.
Within triangular areas formed by the intersection of two (2) street lines and a third line joining them at points at a distance of thirty-five (35) feet away from their intersection, the visibility for traffic safety shall be maintained by keeping the triangular area free of fences, signs, walls, hedges or other landscaping.

e.
Cross (four-cornered) intersections shall be avoided insofar as possible, except at major traffic intersections.

4. REQUIRED STREET IMPROVEMENTS
a.
General Requirements

1.
Streets shall be graded and improved with pavement, curbs and gutters, sidewalks, street lights, signs, street trees or alternative, and fire hydrants.

2.
Pedestrian easements shall be graded and improved as required by the Village Engineer.

Sec. 603
b.
Fire Hydrants

1.
Installation and location of fire hydrants shall be in conformance with all generally accepted standards including, but not limited to,  the New York State Uniform Fire Prevention and Building Code and the New York State Department of Health guidelines.

2.
The installation and location of fire hydrants shall be subject to the approval of the Village of Voorheesville Fire Chief.




3.
The type and style of the hydrants shall conform with Village standards.

c.
Lighting Facilities

1.
Street lighting shall be in conformance with the lighting system of the Village. 

2.
 Such lighting standards and fixtures shall be installed after approval by the appropriate power company and the Planning Commission.

d.
Utilities; Gas, Electric, Cable TV

1.
All utility lines shall be placed underground in the street right-of-way in a manner acceptable to the Village Engineer and the appropriate utility company.

2.
The subdivider shall install underground service connections to the property line of each lot within the subdivision for any required utilities before the street is paved.

3.
Where topography makes the inclusion of utilities in the right-of-way impractical, 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 irregularities as possible.  Such easements shall be cleared and graded where required.


4.
The Planning Commission may waive any of the above improvements, upon written request of the subdivider and subject to appropriate conditions, if the Commission determines that such improvements are not necessary to the public health, safety and general welfare.

Sec. 603

5.  CUL-DE-SACS
a.
GENERAL STANDARDS

1.
A circular turnaround shall be provided at the end of a temporary, cul-de-sac street.  Deed requirements for the temporary turnaround shall be in a form acceptable to the Village and Planning Commission attorneys.

2.
The center island of a cul-de-sac may be landscaped.  Such landscaping shall be maintained by the adjacent landowners;  if the landscaping falls into disrepair because of the failure of adjacent property owners to maintain it, the Village Highway Department may, at its own discretion, replace the landscaping with blacktop.

b.
DESIGN STANDARDS

1.
Cul-de-sac streets should, in general, not exceed 500 feet in length.

2.
A circular turnaround shall be provided at the end of a permanent cul-de-sac street with a minimum right-of-way radius of 60 feet and a pavement radius of 50 ft.  

6.
SUBDIVISIONS ABUTTING OR CONTAINING COMMERCIAL PROPERTY
a.
Paved rear service streets of not less than 20 feet in width, or, suitably surfaced adequate loading space, shall be provided in connection with lots designed for commercial use.

b.
In front of areas zoned and designed for commercial use, or where a change of zoning to a commercial zone is contemplated, the street width shall be increased by such amount on each side as may be deemed necessary by the Planning Commission 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.

7.
STREET NAMES AND ADDRESSES
a.
All streets and shared access ways shall be named, and such names shall be subject to the approval of the Village Board and 911 coordinator.

b.
Streets shall have names and not numbers or letters.

c.
Names shall be sufficiently different in sound and in spelling from other street names within Albany County so as not to cause confusion with the 911 system or other emergency services.



d.
Generally, no street should change direction by more than 90 degrees without a change In street name.

Sec. 603
e.
A street which is a continuation of an existing street shall bear the same name.

f.
Street addresses shall be determined by the 911 coordinator and the Post Office and must be included on the final plat.

8.
SIDEWALKS
Sidewalks, if required, shall be a minimum of five (5) feet wide and designed and constructed in conformance with the standards and practices of the Village and the Superintendent of Public Works.

SECTION 604.  BLOCKS AND LOTS

1. 
BLOCK DESIGN
The length, width and shape of blocks shall be determined with due regard to:

a.
the provision of adequate building sites suitable to the special needs of the use contemplated;

b.
the Zoning Law requirements as to lot size and dimensions;

c.
the need for convenient access, circulation and safety of street traffic;

d.
the limitations and opportunities of topography; and

e.
block lengths should not exceed twelve hundred (1200) feet.

2. 
LOT DESIGN
a.
Lots shall be arranged so there will be no foreseeable difficulties, for reasons of topography or other conditions, in securing building permits to build on all lots in compliance with the Zoning Law.

b.
Side lot lines shall be either at right angles to the street on which the lot faces or radial lines in the case of curvilinear streets, unless the Planning Commission decides that an alternate layout would provide for a better design.

c.
Each lot shall have satisfactory access to an existing public street or to a proposed street within the subdivision.  For the purposes of this section, each 

lot proposed must directly abut on a street and have sufficient frontage to allow the ingress and egress of fire trucks, ambulances, police cars and other emergency vehicles.  A frontage of twenty (20) feet shall be considered sufficient for that purpose.

Sec. 604
d.
Where driveway accesses for several adjoining lots to a major street are necessary, the Planning Commission may require that such lots be served by a marginal access street in order to limit possible traffic hazards on such street.

e.
The Planning Commission may require that lots which are least double the minimum required areas for the zoning district, be arranged so as to facilitate satisfactory future subdivision, and may require a conceptual street layout where necessary to serve such a potential future subdivision.

f.
In general, corner lots shall be larger than interior lots to provide for proper building setbacks from each street and provide a desirable building site.

g.
Where a watercourse separates the buildable area of a lot from the adjoining street, provision shall be made for the installation of a culvert or other structure, as approved by the Superintendent of Public Works.

h.
Lots should not be of such depth as to encourage the later creation of a second building lot at the front or rear.

i.
When on-site alternative waste water systems are deemed necessary by the Health Department, lots shall be designed to accommodate such system.

3.
KEYHOLE LOTS
a.
GENERAL STANDARDS

Any subdivision that proposes key hole lots must conform to the following:

1.
the access for each keyhole lot shall be part of the lot, in fee simple ownership.  This requirement may be waived by the Planning Commission if there is an existing common right-of-way;

2.
any subdivision containing more than one lot sharing a common access must have the Village 911 coordinator review the plans before final approval to name the access way for 911 purposes;

3.
the keyhole access should meet the existing road at 90 , be generally level within 40 ft. of the intersection and have a grade no greater than 10%;

4.
when two or more keyhole lot accesses abut each other, the Planning Commission may require that the lots share a common curb cut; and

5.
for any major subdivision in which keyhole lots are requested, the subdivider shall provide a concept plan which shows the maximum number of buildable lots that would be permitted without the keyhole lots.  The Planning Commission shall not permit a major subdivision to have more buildable lots designed with keyhole lots than would be permitted in a design without keyhole lots.

Sec. 604
6.
The width of the keyhole lot shall have a minimum road frontage of twenty (20) feet.



b. 
PLANNING COMMISSION  REVIEW

Keyhole lots shall only be permitted where the Planning Commission determines:

1.
that for reasons of topography, land form, existing lot pattern of unusual size or shape of a parcel, there is no reasonable or practical alternative to creating a keyhole lot;

2.
that the basis for the formation of a keyhole lot must not be to circumvent the need for the construction of a road;

3.
that the creation of the keyhole lot must not be to increase density;

4.
that the location of the keyhole lot will not in itself create any problems with road access or traffic conflicts;

5.
that the keyhole lot when developed will not pose any hindrance to fire-fighting personnel; and

6.
that the keyhole lot be in conformity with the surrounding neighborhood, and will not preclude the development of adjacent properties.

c.
STANDARD NOTES

The following notes must be included on the final plat of any subdivision containing a keyhole lot.

1.
STANDARD NOTE FOR KEYHOLE LOT SUBDIVISIONS:

Final location and orientation of each house is subject to the approval of the Codes Enforcement Officer at the time the building permit is issued.  Foundation location surveys (plot plans) are to be provided and approved 

prior to proceeding with framing in order to ensure compliance with the original approval. 

2.
STANDARD NOTE FOR 500' (OR LONGER) DRIVEWAYS:

A driveway over five hundred (500) feet in length must be accessible and able to carry a fifty-thousand (50,000) pound, thirty (30) ft. long vehicle, as determined by the Fire Chief of the Voorheesville Volunteer Fire Department.

Sec. 604
3.
STANDARD NOTE FOR ADDRESS IDENTIFICATION

The street number of a dwelling situated on a keyhole lot shall be permanently and conspicuously displayed on a sign, with lettering no less than 3 inches in height, and placed no more that twenty-five feet from the road pavement and in conformance with signage regulations and the Zoning Law.  The sign shall be displayed for both directions of travel and be visible at night.
SECTION 605. STORM WATER DRAINAGE SYSTEMS

1.  GENERAL STANDARDS
a.
The subdivider may be required by the Planning Commission to carry away, by pipe or open ditch, any spring or surface water that may exist either previous to, or as a result of the subdivision.

b.
Drainage facilities shall be located in the street right-of way where feasible, or in perpetual unobstructed easements not less than thirty (30) feet wide.

2.
DESIGN STANDARDS
a.
A culvert or other drainage facility shall, in each case, be large enough to accommodate potential run-off from its entire upstream drainage area, whether inside or outside the subdivision.

b.
Storm water conveyance systems consisting of pipe or open channels shall be designed to accommodate anticipated runoff from a ten (10) year storm, under conditions of total potential development permitted by the Zoning Law in the water shed.  

c.
Drainage systems shall be designed so as not to negatively impact downstream properties or other drainage facilities.  Where it is anticipated that the additional run-off of a subdivision will overload an existing downstream drainage facility during a five (5) year storm, the Planning Commission shall notify the Village Board of such potential condition.  In such case, the Planning Commission shall not approve the subdivision until provision has been made for the improvement of said condition.

d.
The subdivider shall submit a full drainage report for review and approval to the Village Engineer as described in Section 405(2f).

SECTION 606.  WATER SUPPLY SYSTEMS

1. 
GENERAL STANDARDS
a.
All water supply systems consisting of mains, hydrants and valves shall be designed in accordance with Village standards and appropriate Albany County Health Department regulations.

b.
Water mains shall be designed to provide anticipated usage demands and consistent water pressure for household use and fire service for the proposed subdivision and all expected future demands and shall not restrict or reduce flows to any existing system users.

2. 
REVIEW AND APPROVAL
a.
The Village Engineer will review the size and design of the facility based on the capacities of existing pipes that will be used to connect proposed systems into the current municipal system.

b.
The Albany County Health Department must approve and sign the final subdivision plat before the Planning Commission will sign the final plat.

SECTION 607.  PRESERVATION OF THE NATURAL LANDSCAPE
1.
The Planning Commission shall, wherever possible, establish preservation of all natural features which add value to residential developments, and to the community, such as large trees, groves, watercourses and falls, beaches, historic spots, vistas and similar irreplaceable assets, through harmonious design of the subdivision.

2.
Watercourses shall be left in their natural state and no watercourse shall be filled or enclosed in pipe except as may be necessary for driveway and road culverts and for the installation of utilities.  This requirement may be waived by the Planning Commission if it determines that such waiver would not adversely affect the site development or alter the essential character of the Village.

3.
Removal of trees

a.
In preparing a lot for construction of a structure, the owner or developer shall remove only those trees necessary to make construction feasible.  All other vegetation shall be left in place.

b.
No clear cutting shall be permitted in the rear and side yard setbacks of any lot except as may be necessary for the installation of utilities or approved site grading.  

c.
No tree with a diameter of 6 inches dbh (diameter at breast height) or more, shall be removed unless such tree is within the right-of-way of a street as shown on the final subdivision plat.  Removal of additional trees shall be subject to the approval of the Planning Commission.  

Sec. 607
d.
In no case shall a tree with a diameter of 6 inches dbh (diameter at breast height) or more be removed without prior approval of the Planning Commission.

4.
The Planning Commission, either directly or through a designated agent, shall inspect the site and may require interim seeding or other controls to prevent erosion.

5.
On site top soil shall be conserved and no top soil shall be removed off site.   Top soil shall be re-spread onto each building lot before a certificate of occupancy is issued.

SECTION 608. ENVIRONMENTALLY SENSITIVE AREAS

1. ANGLE OF REPOSE
a.
No structure shall be built or encroach upon any area lying between a continuous watercourse and the angle of repose reserve.

b.
No structure shall be built or encroach upon any area lying between an intermittent watercourse and the angle of repose reserve unless approved by the Planning Commission.  Such approval shall be based on the Planning Commission’s site inspection of the intermittent watercourse and evidence submitted by the subdivider concerning the protection of the slope and watercourse.

c.
No habitable structure shall be placed within the angle of repose reserve setback.

2.  PROTECTED SLOPES
a.
No structure shall be built or encroach upon any area lying within the protected slope reserve.

b.
No habitable structure shall be placed within the protected slope reserve setback.

c.
The subdivider shall provide slope stability data, grading plans and erosion control plans for all slopes 12 degrees or greater.  The Planning Commission reserves the right to limit construction activity on any such slopes deemed undesirable for development based on engineering and environmental considerations.

3. WATERCOURSES
a.
No structure may be built within the watercourse setback of a continuous watercourse except man-made ponds not fed or drained by a running stream.

Sec. 608
b.
No structure may be built within the watercourse setback of an intermittent watercourse unless approved by the Planning Commission.  Such approval shall be based on the Planning Commission’s site inspection of the intermittent watercourse and evidence submitted by the subdivider concerning the protection of the watercourse.

c.
Where a subdivision is traversed by a watercourse, drainage way, channel or stream, the subdivider shall provide a storm water easement or drainage right-of-way as required by the Village Engineer, which shall be a minimum of 20 feet wide.

d.
Watercourses shall be left in their natural state and no watercourse shall be filled or enclosed in pipe except as may be necessary for driveway and road culverts and for the installation of utilities.  This requirement may be waived by the Planning Commission if they determine that such waiver would not adversely affect the site development or alter the essential character of the Village.

4.
FLOODPLAINS
Proposed development on land subject to flooding, as determined and delineated by Federal Emergency Management Agency, shall be developed subject to, and 

in accordance with Village Local Law No. 3 of 1997 entitled "Flood Damage Prevention Law".

5.
WETLANDS
a.
No structure may be built within one hundred (100) feet of a New York State Designated wetland.  The delineation of such wetland shall be made by the Department of Environmental Conservation.

b.
The Planning Commission shall not approve any subdivision plat containing federal wetlands until such time as the Army Corps of Engineers has reviewed and made the wetland delineation.

6.
ELECTROMAGNETIC FIELDS
When a proposed subdivision contains or is adjacent to high voltage power lines, the Planning Commission reserves the right to have the subdivider place language in the deeds and by a note on the final plat, that such lines exist.  The Commission may require that the language include the voltage of such lines and any other language the Commission deems appropriate for prudent exposure avoidance, in accordance with the prevailing scientific literature.

Sec. 608
7.  PROTECTION OF WATER RESOURCES
The proposed subdivision shall be designed to prevent or reduce the availability, release, or transport of substances which adversely affect ground water and surface water.  Environmentally sound design and construction standards shall be used for sewage disposal, erosion and sediment control, drainage, and stormwater runoff.

SECTION 609.  PARKS AND RECREATION AREAS

1. LAND TO BE RESERVED
a.
Where a proposed park, playground or open spaces shown on the Village Plan, if any, is located in whole or in part in a subdivision, the Commission shall require that such area or areas be shown on the subdivision plat in accordance with the requirements specified in this section.
b.
Except as provided in section 602(3), lands comprising of at least five percent (5%) but not to exceed ten percent (10%) of the total area to be subdivided shall 





be reserved for park, playground, open space or other recreational purposes in a location with suitable public access.

c.
Land for park, playground or other recreational purposes may not be required until the Planning Commission has made a finding that a proper case exists for requiring that a park or parks be suitably located for playgrounds or other recreational purposes within the Village.  Such findings shall include an evaluation of the present and anticipated future needs for park and recreational facilities in the Village based on projected population growth to which the particular subdivision plat will contribute.



d.
 In the event the Planning Commission makes a finding pursuant to paragraph (c) of this subdivision that the proposed subdivision plat presents a proper case for requiring a park or parks suitably located for playgrounds or other recreational purposes, but that a suitable park or parks of adequate size to meet the requirement cannot be properly located on such subdivision plat, the Planning Commission may require a sum of money in lieu thereof, in an amount to be established by the Village Board of Trustees.  In making such determination of suitability, the Planning Commission shall assess the size and suitability of land shown on the subdivision plat which could be possible locations for park or recreational facilities, as well as practical factors including whether there is a need for additional facilities in the immediate neighborhood.  Any moneys required by the Planning Commission in lieu of land for park, playground or other recreational purposes, pursuant to the provisions of this section, shall be deposited into a trust fund to be used by the Village exclusively for park, playground or other recreational purposes, including the acquisition of property.

Sec. 608


e.
The Planning Commission may require that the developer satisfactorily grade any such recreation areas shown on the plat.

2.  MINOR SUBDIVISIONS
a.
The Planning Commission has determined that parkland set aside for recreation purposes for minor subdivisions is not practical.  

 

b.
In supersession of Article 7, Section 7-730(4) of NYS Village Law, as the same may be amended a fee in lieu of parkland set aside will be required for minor subdivision approval, in an amount as determined by the Village Board.



c.
Such fee shall be due, prior to final subdivision approval, of each building lot created by such subdivision.




1.
No fee shall be required of improved parcels existing at the time of such subdivision application

SECTION 610. MONUMENTS
1.
The outside boundaries of the subdivision shall be located on the ground and the corners of the original parcel subdivided shall be marked by capped iron rods or concrete monuments.

 2.
Sufficient monuments shall be placed to properly reproduce each and every street laid out within the subdivision.  Street monuments shall be placed in the immediate vicinity of all intersections and at intervals not exceeding 500 feet along the streets rights-of-way with lengths of over 1,000 ft.  A monument shall be placed at the center of all cul-de-sacs and/or turnarounds. 

3.
Permanent monuments meeting specifications approved by the Village Engineer as to size, type and installation, shall be set at such block corners, angle points, points of curves in streets and other points as the Village Engineer may require, and their location shall be shown on the subdivision plat.

4.
Capped iron rods shall be a minimum thickness of 5/8 inch and a minimum length of 30 inches.  The cap (plastic or metal) shall have as a minimum, the name of the surveyor or surveying company indicated on the top.  Monuments shall be concrete with reinforcing rods, 4 inches square and four feet in length.   A galvanized or stainless steel pin shall be anchored on center in the top of the monument.  The top or the monument shall be set flush with the finished grade.

5.
All monumentation shall be set under the direction of a licensed New York State Land Surveyor.   A certificate signed by said land surveyor certifying the setting 

of all required monumentation must be provided to the Village prior to release of the last escrow account to the developer.

6.
Prior to certificates of occupancy being issued, the front corners of each lot must be marked by a capped iron rod or a concrete monument.
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