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SECTION 7 

LAND SUBDIVISION AND DEVELOPMENT  

 

7.1 SUBDIVISIONS  

 

7.1.1 Objectives  

 

A. These regulations are intended to establish a process and standards for the 

consideration of land subdivisions and developments to achieve the following 

objectives: 

 

1. Encourage the orderly, beneficial development of the Village and the Town in 

accordance with the Joint Comprehensive Plan, as amended   

 

2. Provide that land proposed for subdivision or development shall be of such 

character that it can be used safely for building purposes without danger to health, 

or peril from fire, flood or other natural hazard  

 

3. Insure that proper provisions shall be made for drainage, water supply, sewerage 

and other needed improvements  

 

4. Maintain harmony with the development patterns and open space characteristics 

of adjacent properties and the planning district(s) in which they are located  

 

5. Insure that proposed streets shall be of such width, grade and location as to 

accommodate the prospective traffic and to facilitate fire protection and other 

services that would need to be provided  

 

6. Provide for the conservation of natural and cultural resources 

 

7. Provide for appropriate recreation opportunities and open space 

 

B. These regulations are also intended to insure that land subdivisions and developments 

shall be compatible with the character and quality of life enjoyed in the community 

and the ability of government to provide community services to accommodate growth, 

taking into consideration factors such as settlement and density patterns, planned 

growth rates, and the equitable sharing of revenues and costs associated with future 

growth. 
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7.1.2 Applicability  

    

A. Pursuant to the provisions of the Municipal Home Rule Law and in accord with the 

applicable provisions of the Village and Town Law, these Regulations authorize and 

empower the Review Board of the Village of Lake Placid and the Town of North Elba, 

referred in these Regulations as the "Review Board" to approve or disapprove 

Preliminary and Final Subdivision Plans according to the process and standards set 

forth herein.  

 

B. These regulations shall apply to the subdivision of any parcel of land herein defined 

and shall be applicable to any entirely or partially undeveloped plat in the Village of 

Lake Placid or the Town of North Elba previously filed with the Clerk of Essex County 

where twenty 20 percent or more of the lots within the plan are unimproved and have 

not been sold, transferred or otherwise conveyed to separate ownership on the 

effective date of these regulations.  

 

C. Any subsequent enactment or amendment of the Land Use Code affecting a previously 

filed or otherwise eligible subdivision plat shall entitle the subdivided property to the 

applicable exemption from those regulations as provided for under Section 265-A of 

the Town Law.  

 

 

 

7.1.3 Application Process 

 

A.  Pre-Application Conference  

 

Prior to the filing of an application for approval of a subdivision plat, the subdivider or 

his authorized representative shall request a Pre-Application Conference. The purpose 

of such appearance and submission of information is primarily to afford the subdivider 

an opportunity to consult informally and at an early stage with the Review Board for 

the purpose of conserving time and expense of the subdivider, and creating mutual 

opportunities for an exchange of information that aid in assuring a desirable 

subdivision in the public interest.  

   

B. Application and Mandatory Sketch Plan 

 

1. Submission  

  

Whenever any subdivision of land as herein defined is proposed to be made and 

following the Pre-Application Conference, the subdivider shall apply in writing to 

the Review Board for approval of the subdivision on such forms as may be 

provided by the Clerk of the Review Board. An Application and Sketch Plan shall be 

filed with the Clerk of the Review Board in accordance with the agenda deadline 

policies of the Board.  The date the Application and Sketch Plan is filed shall be 

considered to be the date of submission.  
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2. Content  

 

There shall be filed as part of the Application 10 copies of a Sketch Plan of the 

entire property to be subdivided. Required information to be included in the 

Application for subdivision and the Sketch Plan is as stipulated in Section 8.2 of 

this Code. 

  

3. Action   

 

a. Within 30 days of the date of submission, the Review Board shall meet with 

the subdivider or his authorized representative to review the proposed 

subdivision, the procedure to be followed, and the required standards to be 

met.  

 

b. Within 45 days of the date of submission, the Review Board shall respond to 

the subdivider in writing regarding the Application and Sketch Plan and shall 

specify the procedure to be followed, advisory recommendations concerning 

potential existence of problem areas or concerns, as well as any suggestion for 

professional or technical areas of investigation that the Review Board 

determined to be useful to the subdivider.  

 

 

C. Preliminary Subdivision Plat  

 

1. Submission  

 

a. The subdivider shall, within six months of the date of response by the Review 

Board to the Application and Sketch Plan, file with the Review Board an 

application for approval of the Preliminary Plan. Otherwise the initial 

Application and Sketch Plan shall expire unless an extension of time is applied 

for and granted by the Review Board.  

 

b. Any initial Application and Sketch Plan, of which only a portion or section is 

submitted as a Preliminary Plan, shall not expire after six months so long as 

each subsequent phase is submitted for Preliminary Plan approval in accord 

with a previously established timetable.  

 

c. Application for Preliminary Plan approval shall be filed with the Clerk of the 

Review Board in accordance with the Board’s agenda policies. The date of the 

Preliminary Plan as so filed shall be the date of submission.  

 

2. Content  

 

The subdivider shall cause to be prepared a Preliminary Plan, which shall consist 

of, at a minimum, those items of information called for in Section 8.2 of this Code. 

10 copies of the Preliminary Plan and supplementary materials required shall be 

submitted.  
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D. Response of Review Board  

 

1. Referral to County Planning Board  

 

Whenever any proposed subdivision is located within 500 feet from any boundary 

of an adjoining municipality or the boundary of any State or County property or 

easement, a copy of the application for Preliminary Plat approval shall be referred 

to the Essex County Planning Board as is provided for under the applicable 

provisions of Section 239 of the General Municipal Law. In the instance of such 

referral, the County Planning Board shall have thirty 30 days in which to report its 

recommendations to the Review Board. Failure of the County Planning Board to 

report within 30 days may be construed to be approval by the County Planning 

Board. 

 

2. SEQR Review 

 

The Review Board shall conduct the required review under the State 

Environmental Quality Review Act (SEQR), including classification of the action, 

coordination with other agencies as appropriate and the preparation of a negative 

or positive declaration. If a positive declaration is prepared, the Review Board shall 

follow the procedures of the State Environmental Review Act before acting on the 

subdivision.   

 

E. Public Hearing  

 

 The Review Board shall, within 45 days of the date of the submission of the 

application, hold a public hearing on the Preliminary Plan, as submitted. Said hearing 

shall be properly advertised in a newspaper of general circulation in the Village and 

Town at least ten days prior to the date of hearing, provided that the Review Board 

may within its discretion waive the holding of a public hearing on a subdivision of less 

than five lots not involving a new roadway other than a driveway.  

 

F. Action on Preliminary Plan  

 

1. If the County Planning Board recommends disapproval or modification on any 

referral to them, the Review Board shall not approve such application, other than 

in accord with the recommendation, except by a vote of a majority plus one of all 

members of the Review Board after adoption of a resolution setting forth their 

reasons. Whatever the final action of the Review Board, where referral under 

Section 239 of the General Municipal Law is called for, the County Planning Board 

will be notified of the same within 30 days following such action.  
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2. The Review Board must act on the subdivision within 45 days after the public 

hearing or the completion of the SEQR process, which ever comes later (either 

the issuance of a negative declaration, a conditional negative declaration, or in 

the case of a positive declaration, the SEQR findings).  Notwithstanding the 

forgoing, the time within which the Review Board must act may be extended 

by mutual written consent of the applicant and the Review Board.  

 

3. Any approval, required modification and the reasons thereof or disapproval 

and the reasons thereof, shall be stated in the records of the Review Board, 

and the applicant so notified with a copy certified to by the Clerk of the Review 

Board within five days from the date of action taken.  

 

G. Final Subdivision Plan 

  

1. Submission   

 

a. The subdivider shall, within six months after approval of the Preliminary Plan, 

file with the Review Board an application for approval of the Final Plan. 

Otherwise, such approval of the Preliminary Plan shall become null and void 

unless an extension of time is applied for and granted by the Review Board.  

 

b. Any approved Preliminary Plan, of which only a portion or section is submitted 

as Final Plan, shall not be null and void after six months so long as each 

subsequent phase is submitted for Final Plan approval in accord with a 

previously established timetable.  

 

c. Application for Final Plan approval shall be filed with the Clerk of the Review 

Board in accordance with the Board’s agenda policies. The date the Final Plan 

is so filed shall be the date of submission.  

 

2. Content of Submission  

 

a. The subdivider shall cause to be prepared a Final Plan, which shall consist of, 

as a minimum, those items of information called for in Section 8.2 of this 

Code. 10 copies of the Final Plan and supplementary materials required shall 

be submitted. 

 

b. The Final Plan shall conform substantially to the Preliminary Plan as approved. 

If desired by the subdivider, the Final Plan may constitute only that portion or 

section of the approved Preliminary Plan, which he or she proposes to record 

and develop at the time, provided, however, that such portion conforms to all 

requirements of these Regulations.  

 

3. Referral  

 

Any proposed subdivision previously referred to the County Planning Board under 

Section 239 of the General Municipal Law at the Preliminary Plat stage shall, at the 

discretion of the Review Board, be referred at the Final Plat stage. In the instance 

of such referral, the County Planning Board shall have 30 days in which to report 
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its recommendations to the Review Board. Failure of the County Planning Board to 

report within 30 days may be construed to be approval by the County Planning 

Board.  

 

4.  Public Hearing  

 

 Within 45 days of submission of the Final Plan in proper form, the Review Board 

shall hold a public hearing; except where the Review Board determines the Final 

Plan to be in substantial agreement with a previously approved Preliminary Plan, 

the Review Board may waive the requirement for a public hearing on the Final 

Plan. If a public hearing is to be held, it shall be properly advertised in a 

newspaper of general circulation in the Village and Town at least ten days prior to 

the date of the hearing.  

 

5. Review Board Action   

 

a. If the County Planning Board recommends disapproval or modification, the 

Review Board shall not approve such subdivision other than in accord with the 

recommendation, except by a vote of a majority plus one of all the members 

of the Review Board after adoption of a resolution setting forth their reasons. 

Whatever the final action of the Review Board, where referral under Section 

239 of the General Municipal Law is called for, the County Planning Board will 

be notified of the same within seven days following such action.  

 

b. The Review Board shall, by resolution, conditionally approve, with or without 

modification, or disapprove, the Final Plan within 45 days of the date of 

submission if no public hearing is held; or within 45 days of the hearing, if 

such hearing is held. Upon failure of the Review Board to act within the 

prescribed period of time, the Final Plan shall be deemed approved and the 

Village Clerk or the Town Clerk, as is applicable, shall issue a Certificate of 

Compliance indicating the date of submission and the failure of the Review 

Board to take action within the prescribed time, such Certificate to be 

sufficient in lieu of written endorsement or other evidence of approval. 

Notwithstanding the foregoing, the time within which the Review Board must 

act may be extended by mutual written consent of the subdivider and the 

Review Board.  

 

c. The decision of the Review Board may include, among its provisions, a 

requirement that the subdivider reimburse the Village or the Town, as is 

applicable, for reasonable and necessary costs incurred by the Review Board 

for private consultation fees or other extraordinary expense in connection with 

the review of the proposed subdivision. Such reimbursable costs shall be in 

addition to the normally required fee.  

 

d. Maximum amounts for such reimbursable costs, by size of subdivision, shall be 

in accordance with a schedule established and/or amended by joint resolution 

of the Village and Town Boards. The Review Board shall also have the 

discretion to require that the subdivider make a retainer payment against said 

costs at any stage of the review process. Any resolution of conditional 
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approval shall require the payment of any such costs prior to the Chairman's 

signing of the plat.  

 

e. Upon resolution of the Review Board to conditionally approve the Final Plan, 

with or without modification, the Chairman of the Review Board shall be 

authorized to sign the Plan subject to such requirements as may be stated in 

the resolution.  

 

f. The Final Plan shall not be signed by the Chairman until there is compliance 

with all Review Board requirements as determined under this section.  

 

H. Required Improvements 

 

1. In any subdivision where improvements are required, the subdivider/developer 

shall either:  

 

a. Provide in an amount set by the Review Board filed with the Village Clerk or 

with the Town Clerk, as is applicable, a certified check, performance bond or 

other acceptable security to cover the full cost of the required improvements. 

Any such security shall be satisfactory to the Village Board and the Village 

Attorney, or the Town Board and the Town Attorney, as is applicable; as to 

form, sufficiency, and manner of execution and surety. A period of one year or 

such other period as the Review Board may determine appropriate, not to 

exceed three years, shall be set forth in the terms of the security deposit 

within which time required improvements must be completed; or  

 

b. Complete all required improvements to the satisfaction of the Review Board 

Chair (as stated in a resolution by a majority of the Review Board) and file 

with the Review Board a letter and required drawings signifying the 

satisfactory completion of all such required improvements. For any required 

improvements not so completed and approved, the subdivider shall file with 

the Village or Town Clerk, as applicable, an acceptable security deposit 

covering the costs of such improvements not approved, in accordance with the 

requirements of 1.a above.  

 

2. If the subdivider elects to provide a certified check, performance bond or other 

acceptable security for all required improvements as specified in subparagraph 1a 

above, such security deposit shall not be released until all required improvements 

and such As Built Drawings as called for in Section 8.2 of this Code, are approved. 

If, however, the subdivider completes all required improvements, then any 

required As-Built Drawings shall be submitted and approved by the Review Board 

prior to signature of the Final Plan by the Review Board Chairman.  
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I. Satisfaction of Conditional Approval  

 

Within one year of the date of resolution granting conditional approval, the subdivider 

shall have met all requirements of the conditional approval, where applicable, and 

have submitted the original of the Final Plan for signature as required to denote final 

approval. Notwithstanding the foregoing, the Review Board may extend the time 

within which a conditionally approved Final Plan must be submitted for signature, 

where in its opinion such extension is warranted.  

 

J. Signature and Filing  

 

Upon satisfactory completion of the above requirements, including any set forth in the 

resolution of conditional approval, the Chairman of the Review Board shall affix his 

signature to the original of the Final Plan, such signature to constitute final approval of 

the Plan, which may then be filed according to the following: 

  

1. Within 60 days from the date of such signature denoting final approval, or from 

the date of a Certificate of Compliance issued by the Town Clerk or the Village 

Clerk, as is applicable, noting the failure of the Review Board to act within the 

prescribed time, the Final Plan or approved sections thereof shall be duly filed in 

the Office of the Essex County Clerk.  

 

2. Within 30 days from the date of filing with the Essex County Clerk, the Final Plan 

or filed sections thereof shall be filed, by the subdivider, one copy, as applicable, 

with the Town or Village Clerk; and one copy with the Board of Assessors.  

 

3. In the event that the approved Final Plan is filed in sections, each section shall 

constitute a least 10 percent of the total number of lots contained in the Final Plat 

and all sections subsequent to the first shall be filed prior to the date of expiration 

of any exemption provided for under these regulations.  

 

K. Adjustments 

 

1. In its review of a subdivision in more than one planning district, the Review Board 

is authorized to apply the yard requirements of the more restrictive district to all 

the lots in the subdivision, provided: (1) more than half of the area of the 

subdivision is in the more restrictive district; and, (2) to do so would promote 

consistency and efficiency of land use through the subdivision.  

 

2. Such adjustment of the regulations shall not result in a greater number of building 

lots or dwelling units than would be allowable under this Code and no changes in 

the types of uses or activities provided for in the planning district shall be allowed 

under this provision.   
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7.1.4 Design Considerations and Required Improvements 

 

A. General  

 

1.  All standards set forth herein shall apply to the extent that they are applicable, as 

determined by the Review Board, and they shall be considered as are minimum 

standards. Only where exceptional conditions warrant, which conditions shall be 

fully documented, shall the Review Board require such additional measures as are 

reasonable and appropriate under the circumstances to accomplish the purposes of 

these Regulations. 

 

2. Land to be subdivided shall be of such character that it can be used safely for 

building purposes without danger to health, or peril from fire, flood or natural 

hazard and shall be in keeping with the objectives of the Joint Comprehensive 

Plan.  Land subject to periodic flooding, poor drainage, inadequate capability to 

withstand structures (including streets, utilities, and buildings), wetlands, or land 

with other hazardous conditions, shall not ordinarily be subdivided. 

 

3. Additional development considerations shall include conformance with the design 

review standards set forth in this Code. 

 
B. Natural Features  

 

Consideration shall be given to existing natural features of both the subdivision and 

adjoining lands and every effort shall be made to preserve and recognize in the design 

existing landforms, tree cover, waterways, vistas and other important natural and 

physical characteristics.   

 

C. Block Design  

 
Conventional block form is highly discouraged.  However, when the subdivision is laid 

out in conventional block form, block lengths shall generally not exceed 1,500 feet, 

not less than 750 feet. Block width shall generally be two lots deep.  

 

D. Lot Layout and Configuration  

 

1.  The lot size, width, depth, shape and orientation, and the building setback lines 

shall be appropriate for the location of the subdivision, topographic conditions, the 

type of development and use contemplated.  The Review Board may require lot 

averaging or conservation design of  the development to maintain natural or 

cultural features within the provisions outlined in Section 7.2 of this Code.  

 

2. All lots shall have designated building envelopes, which shall not include 

floodplain, wetlands, streams or drainage ways, or other unbuildable land. 

Development envelopes should also not be located on ridge tops, hilltops, and in 

other visually prominent areas. Dimensions of lots and building envelopes shall be 

large enough to accommodate the purpose for which they are intended to be used.   
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3. Irregular lot lines and shapes are discouraged. Side lot lines, to the extent 

possible, shall be at right angles to the road on which the lot faces, or symmetrical 

to curved road lines. 

 

4. Corner lots shall be of sufficient dimensions so that any structure placed on the lot 

shall conform to the required front yard setbacks. 

 

5.  In accord with the provisions of Village Law Section 7-736 and Town Law Section 

280-a and the Village and Town’s rights and interest thereunder, each lot shall 

have access to a public roadway as is determined appropriate by the Review Board 

based on size, location and nature of the subdivision.  In particular, each lot shall 

have the minimum required lot width, other than in an approved conservation 

cluster arrangement, as specified in the respective planning district outlined in 

Section 2. 

 

6.  Double frontage lots with access to two roadways shall not be approved except 

where no other arrangement is possible, and then only where the minimum lot 

depth is 200 feet.  

 

7. Driveway access and grades shall conform in general to the terrain, but shall not 

exceed a 15 percent grade over 50 foot length, and shall not exceed three percent 

within 25 feet of the improved surface area of the roadway, as measured along the 

centerline of the driveway.  

 

E. Easements 

 

1. Adequate easements centered shall be provided for utilities, where necessary.  A 

minimum easement width of 10 feet shall be required.  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. 

 

2. A pedestrian easement, not less than 10 feet wide, in addition to any road, shall 

be provided where required by the Review Board to provide safe circulation, or 

access to schools, recreation areas and other community facilities.  

 

3. A bike path easement, not less than 10 feet wide, in addition to any road, shall be 

provided where required by the Review Board to provide safe circulation, or access 

to schools, recreation areas and other community facilities. 

 

4. Where a subdivision is traversed by a water course, drainage channel or stream, 

there shall be provided a storm water easement or drainage right-of-way 

conforming substantially to the lines of such water course, and such further width 

or construction, or both will be adequate for the purpose, as determined by the 

Review Board.  

 

5. When so required by the Review Board, a screen planted easement not less than 

15 feet wide, across which there shall be no right of access, may be required along 

the line of lots between the subdivision and any adjoining industrial, commercial, 
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roadway, railroad or other use which would be incompatible with the subdivision or 

require separation from it.  

 

6. Where a subdivision abuts lands which otherwise would be landlocked or 

prevented from having access to a public road, or where the Review Board finds it 

desirable to allow for the future orderly growth and development of the Village and 

the Town, the Review Board may require that provision of one or more fifty [50] 

foot easements be provided to allow future road connection. 

 

F. Roadways 

 

1. All roadway and related construction, whether offered for dedication or not, shall 

be the responsibility of the subdivider and shall meet the following criteria:  

 

a.  The arrangement, character, extent, width, grade and location of all roadways 

shall be considered in their relation to existing and planned roads, to 

topographical conditions, to public convenience and safety, and to the 

proposed uses of the land to be served by such roadways. Road grades shall 

be arranged so as to allow for maximum number of the proposed building sites 

to be situated at or above the finished grade level of the roadway.  

 

b.  The arrangement of roadways in subdivision shall provide for the continuation, 

if appropriate, of residential streets in the surrounding areas and be such as to 

compose a convenient system both for the subdivision and connection to the 

existing highway system.  

 

c.  Roadway layout shall consider the installation of utility distribution and service 

lines and shall be situated so as to best accommodate these installations in an 

acceptable manner.  

 

d.  Road layout shall minimize stream crossings, avoid traversing slopes in excess 

of 25 percent, and avoid soils with susceptibility to erosion or slippage.  

     

e. Clearing and grading for road and utility installations shall be limited to that 

which is necessary to construct safe roads, provide needed roadside and 

embankment drainage, construct stable cuts and fills and provide for utility 

installation. 

 

f. The construction of roads and the installation of utilities shall be planned 

sequentially, so that construction operations do not conflict and so that 

subsequent construction operations do not interfere with or destroy completed 

work.  

 

g. Roadway names are subject to the approval of the Essex County 911 office.  

 

h. Every roadway shown on a plan that is hereafter filed or recorded in the office 

of the Essex County Clerk shall be deemed to be a private roadway until such 

time as it has been formally accepted as a public road by resolution of the 

Village Board or the Town Board, as applicable; or alternatively, until it has 

been condemned by the Village or Town for use of a public roadway. 
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2. Design Considerations  

 

a. Road jogs with centerline offsets of less than 150 feet shall not be permitted, 

and any subdivision road intersecting an existing arterial or collector road shall 

be no closer to another intersecting roadway than the stopping sight distance 

as determined by the configuration of the roadway at that point and the legal 

speed limit.  

 

b. Roadways shall be laid out so as to intersect as nearly as possible at right 

angles. No roadway shall intersect any other roadway at less than 75 degrees 

and all roadways shall join each other so that for a distance of at least 100 

feet the roadway is approximately at right angles to the roadway it joins.  

 

c. All roadway intersections shall be rounded by curves with a minimum radius of 

25 feet as measured from the edge of the improved travel surface. Within the 

triangular area formed by connecting two points  50 feet from the intersecting 

road right-of-way, visibility shall not be restricted by the natural landform or 

by the location of any structure or planting[s].  

 

d. The length of a tangent between reverse curves on arterial and collector 

roadways shall be a minimum of 150 feet; and on local roadways a minimum 

of 100 feet.  

 

e. Roadway vertical gradients shall be not less than 4 percent, nor more than 12 

percent over any 100 foot distance and shall not exceed 3 percent within 50 

feet of any intersection.  

 

f. Dead end or cul-de-sac roadways are highly discouraged.  Where dead end 

roadways are necessary due to site constraints, they shall not be longer than 

one-quarter mile in strongly rolling to mountainous terrain and one-half mile in 

flat to gently rolling terrain. Hammerhead terminations are preferable. The 

area of pavement is subject to Review Board approval.  

 

g. Proper roadway drainage facilities shall be installed where required.  

Reinforced pipe or corrugated metal pipe shall be used throughout for all 

culverts or subsurface drainage systems. Drainage shall be accommodated by 

one or a combination of the following:  

 

i. A roadside ditch whose flowline elevation shall be a minimum of 18 

inches below the finished centerline grade,  

ii. Bio-retention and open bio-retention swale systems, 

iii. A concrete or asphalt gutter, or  

iv. A concrete or asphalt curb with storm sewer. 

 

h. Road ditches shall be designed to have a minimum hydraulic capacity equal to 

the peak runoff rate from a 10 year, 24 hour rainfall.  Drainage culverts shall 

be of adequate size and so located as to maintain reconstruction surface 

drainage patterns, provided such patterns were acceptable prior to 

construction.  
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i. Catch basins, manhole, seepage drains, reinforced concrete pipe or other drain 

appurtenances and all under drains shall be installed, constructed, connected 

and designed to discharge in accordance with the direction and requirements 

of the Review Board; and/or as set forth in the Stormwater Requirements 

(Section 4.5).  

 

j. Stream crossings shall be roughly at right angles, and bridge structures  or 

culverts shall be designed to carry the peak runoff rate from:  

 

i. A 10-year, 24 hour rainfall if the contributing drainage area is one 

square mile or less;  

ii. A 25-year, 24 hour rainfall if the contributing drainage area is between 

one and four square miles; or  

iii. A 100-year, 24 hour rainfall if the contributing drainage area is more 

than four square miles.  

 

k. Cut and fill slopes shall not be steeper than three horizontal on one vertical 

[3:1] unless approved means of stabilization are provided. 

 

l. The classification of roads shall be solely as determined by the Review Board.  

Minor local roads, and driveways may not meet the minimum standards for 

dedication as a Village or Town road, as is applicable.  

  The following are guidelines for subdivision approval.  

 

 

 

 

m. Where curbs exist on abutting properties, their extension by the subdivider 

throughout the proposed subdivision shall be in accord with a determination by 

the Review Board as to their need, function and appropriateness. All curbs 

shall be approved by the Review Board. Where curbs are not required, 

adequate ditches or gutters shall be constructed and protected by seeding or 

appropriate surfacing by the subdivider. 

 

n.  The Review Board may require the installation of such sidewalks as it deems 

necessary to provide for the safety of pedestrians. Sidewalk materials shall 

meet the specifications of the Town or Village.  

    

 

Minimum Right of 

Way 

 

 

Pavement or 

Improved Surface 

Area 

 

 

Maximum Number Lots 

Served 

Local Road 50’ 
20’ and two 5’ 

shoulders 
more than 20 lots 

Minor Local 

Road 
50’ 

16’ and two 4’ 

shoulders 
5 -20 Lots 

Driveway No Minimum No Minimum Up to 4 Lots 
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o. The Review Board may require such bike/recreation pathways as it deems 

necessary to provide for the public safety. These pathways shall be installed as 

specified by the Review Board.  

 

p. Any roadways which are not dedicated to the Town or Village shall maintained 

by a Homeowners Association.  Sufficient proof shall be furnished to the 

Review Board in order to establish the ability of the Homeowners Association 

to maintain the roads.  

 

3. Construction considerations shall be as follows:  

 

a. The roadway shall be cleared only to the extent necessary to maneuver 

machinery, properly graded and shall meet the approval of the Chair of the 

Review Board and/or the Enforcement Officer before the base course is 

applied.  No gravel shall be laid on any roadway unless the type of gravel shall 

be approved by the applicable Village or Town Highway Superintendent; 

provided, however, that the applicable Highway Superintendent may, in any 

case where the nature of the soil over which a roadway is to be laid out 

requires special construction, designate that the subdivider build said 

carriageway with a base of gravel, crushed stone, crusher run or such other 

means as determined necessary by the applicable Highway Superintendent.  

 

b.  The roadway base course shall be constructed of suitable run-of-bank gravel 

to a minimum depth of 12 inches, size of stone not to exceed two inches in 

diameter, extending a minimum of 15 feet in each direction from the 

centerline of said road so that each roadway shall be comprised of a base 

course construction of compacted gravel to a minimum width of 30 feet, with 

such additional width as is needed depending on its classification above.  

 

c.  The improved travel surface area shall consist of a minimum of two 10- foot 

lanes on the required gravel base pitched at a minimum of 3/8 inch per foot. 

The finished gravel base course shall be approved in writing by the applicable 

Village or Town Highway Superintendent.  

 

d. The shoulder shall be constructed with a one inch-per-foot pitch and shall be a 

minimum of five feet in width. 

 

e.  The surface course for any roadway proposed to be dedicated to the Village or 

the Town, or any other roadway where it is determined necessary by the 

Review Board, shall consist of one coat of not less than 2-1/2 inches of asphalt 

concrete binder course and 1-1/2 inches asphalt top course, as per New York 

State Department of Transportation specifications.  The applications and the 

materials used/applied shall be subject to the inspection and approval of the 

applicable Highway Superintendent.  

 

f.  All cleared areas associated with the construction of roads and installation of 

utilities excluding those areas comprising road surfaces or shoulders, all 

exposed borrow areas, and all cut and fill slopes including ditch banks, shall be 

successfully vegetated to grasses or legumes that are suited to site conditions 
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and as approved by the Review Board. Ditch bottoms shall be constructed and 

maintained to minimize soil erosion during periods of design flow, by means of 

re-vegetation, sodding, mulching, netting, stone paving, riprap or other 

acceptable materials or combination thereof, depending on the volume and 

velocity of flow and soil properties.  

 

G. Utilities  

  

1. Water Supply Systems  

 

a. Where, in the opinion of the Review Board and the New York State 

Department of Health or Department of Environmental Conservation, as is 

applicable, a subdivision can be reasonably served by the creation or extension 

or a public water supply system, the subdivider shall make application to 

create or extend such system and create a water district or to become part of 

or be served by an existing district.  

 

b. No subdivision shall be approved where it is intended to use individual water 

supply techniques where the facilities of an existing water system and 

connection to any existing public system shall be approved by the Town Board 

and an offer of dedication of such installation to the Town or any special 

district shall be required by the Town. In addition, when connection to the 

public system involves the facilities or system of the Village of Lake Placid or 

the Village of Saranac Lake, specific authorization of the applicable village to 

connect with such facilities or system will be obtained by the subdivider. This 

section pertains to those proposed subdivisions located outside the Village of 

Lake Placid.  

 

c. For subdivisions proposed to be located within the Village of Lake Placid the 

subdivider shall obtain from the Village of Lake Placid Water Department 

written approval and statement that the Village water system is adequate to 

handle the water demands of the proposed subdivision.  

 

d. Where no public system exists or where extension and connection to a public 

system in not feasible, but where, based on the size of the subdivision and the 

intensity of the development pattern, the Review Board and the responsible 

State agency determine a community supply system is necessary, such system 

shall be installed according to standards of the New York State Department of 

Health or the Department of Environmental Conservation, as may be 

applicable, and any additional requirements of the Town and/or the Village.  

 

e. Where public or community water supply is not feasible, the subdivider shall 

provide specifications including location for installation of individual systems 

for each lot in accordance with any State requirements and upon specific 

approval of the Review Board in accord with the applicable requirements of the 

Building Safety Regulations of (Section 4.6) of this Code. Consideration to the 

possible eventual connection of any individual private system to a public 

system will be given with regards to the location and elevation of streets, 

buildings, the private system and the internal plumbing connections.  
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f. Installation, type and location of all fire hydrants shall be approved by the 

Review Board and shall be in conformity with the standards of the New York 

Fire Insurance Rating Organization, the Division of Fire Safety of the State of 

New York, the Lake Placid Volunteer Fire Department, the Saranac Lake 

Volunteer Fire Department ,as is applicable, and any special requirements of 

the Village or the Town or of a water or fire district.  

 

2.  Sewage Disposal Systems  

 

a. Where, in the opinion of the Review Board and the New York State 

Department of Health or the Department of Environmental Conservation, as is 

applicable, a subdivision can be reasonably served by the creation or extension 

of a public sanitary sewer system, the subdivider shall make application to 

create or extend such system and create a sewer district or to become part of 

or be serviced by an existing district.  

 

b. No subdivision shall be approved where it is intended to use individual sanitary 

disposal techniques where the facilities of an existing sewer system or district 

may be utilized. The creation of any new system and connection to any 

existing public system shall be approved by the Town Board and an offer of 

dedication of such installation to the Town or any special district shall be as 

required by the Town Board. In addition, when connection to the public system 

involves the facilities or system of the Village of Lake Placid or the Village of 

Saranac Lake, as applicable, specific authorization of the applicable Village to 

connect with such facilities or system will be obtained by the subdivider. This 

section is applicable to proposed subdivision located outside the Village of Lake 

Placid.  

 

c. For subdivisions proposed to be located within the Village of Lake Placid the 

subdivider shall obtain from the Village of Lake Placid Sewer Department a 

written approval statement that the system is adequate to handle the sewer 

demands of the proposed subdivision.  

 

d. Where no public system exists or where extension and connection to a public 

sewage disposal system is not feasible, but where, based on the size of the 

subdivision and the intensity of the development pattern, the Review Board 

and responsible State agency determine a community disposal system is 

necessary, such system shall be installed according to standards of the New 

York State Department of Health or Department of Environmental 

Conservation, as may be applicable, and any additional requirements of the 

Town.  

 

e. Where public or community sanitary sewers are not feasible, the subdivider 

shall provide specifications including location for installation of individual 

systems for each lot in accordance with any State requirements and upon 

specific approval by the Review Board in accord with the applicable 

requirements of the Building Department in accord with the applicable 

requirements of the Building and Safety Regulations (Section 4.6) of this 

Code. Consideration to the possible eventual connection of any individual 

private system to a public system will be given as regards to the location and 
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elevation of streets, buildings, the private system and internal plumbing 

connections.  

 

 

3. Other Utilities  

 

Electric, telephone and other available utilities shall be arranged for by the 

subdivider and located as directed by the Review Board in accord with any Public 

Commission requirements and as approved by the local utility company[s].  

 

 

4.  Installation of All Utilities  

 

The Review Board shall require the following with respect to the installation and 

location of all utility services:  

 

a. Wherever physically possible and where the size, location and present service 

permits, utilities shall be placed underground and in the road right- of-way 

between the roadway surface and the road right-of-way lines or in a consistent 

location within individual property lines to simplify location and repair of lines 

when they require attention.  

 

b. The subdivider shall install such underground service or lateral connections as 

required to the property line of each lot within the subdivision for all required 

utilities before the roadway is surfaced.  

 

 

H. Provisions for Flooding Drainage and Runoff 

 

1.  Any subdivision involving lands designated as Flood Hazard Areas by the Federal 

Insurance Administration of the US Department of Housing and Urban 

Development, and any other land subject to repeated flooding or deemed by the 

Review Board to be subject to flood hazard, shall be reviewed by the Review Board 

in accordance with Section 4.4 and the applicable provisions of the Building and 

Safety Regulations in Section 4.6. 

 

2.  Storm and surface drainage shall be designed for the tract in relation to the 

drainage area above the tract and drainage outlets into adjacent tracts. Drainage 

systems must be sufficient to handle discharge from the entire drainage area 

whether outside the subdivision, based on the following:  

 

a. A 10-year, 24 hour rainfall if the contributing drainage area is one square mile 

or less;  

 

b. A 25-year, 24 hour rainfall if the contributing area is between one and four 

square miles.  

 

c. A 100-year, 24 hour rainfall if the contributing drainage area is more than four 

square miles.  
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3. No subdivision shall be approved where anticipated runoff incidental to the 

subdivision development would: overload existing downstream facilities or result in 

an increase of runoff to adjoining property(s).  

 

4. Drainage structures and facilities shall be installed as necessary to assure 

adequate drainage for the tract, and drainage easements shall be provided, where 

necessary. The area between the drainage way and the property line shall be 

seeded and otherwise inside or improved by the subdivider and maintained by the 

owner.  

 

5. The subdivider shall allow no holes, depressions or other undrained areas to 

remain, except such wetlands as may be natural features or necessary retention 

basins which shall be protected or situated at the direction of the Review Board.  

 

6. The grading plan and the design of the roadways in relation to storm drainage 

shall be such that the runoff from roofs, driveways, and other impervious surfaces 

will be collected in the ditches and/or gutters along the roadway in short runs of 

generally less than 500 feet and will then be diverted from the roadway surface 

into storm sewers or a natural drainage course.  

 

7. The use of open water courses for drainage involves considerations related to 

safety, erosion control, stagnant water, protection of capacity, and appearance, 

which considerations will be recognized according to the following:  

 

a. Safety - Broad, shallow courses shall be created wherever necessary to 

increase capacity or eliminate steep banks. Ditches shall wherever feasible, be 

in the shape of a wide top "U" with rounded or squared invert.  

 

b. Erosion Control - Adequate measures shall be taken to prevent erosion. The 

Review Board shall require seeding, sodding, planting, riprap, or such other 

measures as may be necessary to prevent scouring.  

 

c. Drainage - The subdivider shall avoid the creation or continuation of swampy 

areas or stagnant pools in close proximity to any development.  

 

d. Capacity - The subdivider shall provide adequate measures for the protection 

of open drainage channels by establishing satisfactorily located drainage 

easements of sufficient width to enable the working of the channel by 

motorized equipment. All easements shall prohibit the erection of structures, 

the dumping of fill, the planting of shrubs or trees or the alteration or 

obstruction of the water course without the written permission of the Village or 

Town Board as is applicable. Property lines shall be so drawn as to allow 

drainage easements alongside and rear lot lines, except that drainage 

easements may be allowed to cross lots larger than one acre. 

 

e. Appearance - As a natural water course can be an attractive visual asset to the 

subdivision as well as to the community, the subdivider shall, to the extent 

possible, retain and improve the appearance of any natural water course used 

for surface or storm drainage.  
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I. Re-Vegetation 

 

Areas in which vegetation has been destroyed or removed, excluding areas proposed 

for road surfaces or shoulders, driveways, building sites or parking lots, shall be 

successfully re-vegetated or otherwise stabilized with structural measures to minimize 

the potential for soil erosion, as prescribed in Section 4.5 (Stormwater Management).  

 

 

J. Streetscapes 

 

1. Street lights shall be provided by the subdivider, as determined by the Review 

Board.  

 

2.  The Review Board may require plans that include street tree plantings of 

appropriate, hardy, native or naturalized species, or appropriate landscaping 

including retention of existing vegetation (Sec 5.2) 

  

K. Dedication of  Lands for Open Space and Recreation 

 

 

1. In subdivisions involving the creation of 10 lots or more, a minimum of 10 

percent of the subdivision tract shall be permanently reserved and improved 

for open space and recreation uses. The Review Board may require the set 

aside of open space and recreation lands for subdivisions with fewer than 10 

lots. 

 

2. If the Review Board determines that suitable open space recreation area 

cannot be located in a given subdivision or it is otherwise not practical to do 

so, it may require payment to the Town of North Elba Parks and Playgrounds 

District or another qualified designated grantee, an acceptable sum based on 

the size of the subdivision. The payment shall be based upon the number of 

lots to be subdivided and the value of land in relationship to the ten percent 

standard which might be required for open space recreation purposes.  

 
3. Where parks, playgrounds, trails or other recreation uses are proposed within 

a subdivision, they shall either be dedicated to the proper public agency or 

shall be reserved for acquisition by such agency within a specified period of 

time.  

 
L. Municipal Services and Facilities  

 

Applicants should contact the municipality early in their planning to determine the 

availability and capacities of municipal facilities and services.  Subdivisions and 

developments shall not place an unreasonable burden on the ability of the Village or 

Town to provide municipal facilities and services.  Refer to Section 8.2.8 - Review 

Considerations 

 

 

M.  Monuments 
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1.  The tract boundary lines and the lines of all roads shall be monumented with 

concrete, stone or iron monuments with monument caps.  

 

2.  Individual properties shall be monumented with iron pins or pipe. 

 

3.   The  Review Board may require that all monuments be in place and  

 capable of verification prior to the Review Board Chairman recording his 

 or her signature on the Final Plat  

 

 

 

7.1.5 Administration and Enforcement 

 

 

A. Plan Approval 

 

1.  No subdivision as defined herein, shall be developed or built upon, nor shall any 

road construction therefore be initiated, until and unless conditional approval of 

the Final Plan has been authorized and any required performance security properly 

posted and verified by the Chairman of the  Review Board and the applicable 

Village/Town Attorney.  

 

2.  Following conditional approval of a Final Plan  the Review Board Chairman shall 

affix his or her signature to the Plan, the Village or Town Attorney, as is applicable, 

shall determine that:  

 

a.  Any required referral to the State Department of Health, the Department of 

Environmental Conservation, the Adirondack Park Agency and the County 

Planning Board has been complied with and all requirements of any such 

referral and review binding on the Village or Town administration of these 

Regulations are provided for. 

  

b. Offers of cession for dedicating roadways, easements, rights-of-way and any 

sites for public use; agreements covering the improvement and maintenance 

of unceded public open space and the conditions and limitations thereof, if 

any, are satisfactory. 

 

c. Any protective covenants are in proper form for recording.  

 

d.  The required improvements have been completed or an acceptable security 

deposit satisfactory in form and sufficiency to the Village or Town, as is 

applicable, has been posted in lieu thereof in accordance with the provisions of 

Village and/or Town Law and these Regulations.  

 

e.  Any other data, such other certificates, affidavits or other agreements as may 

be required by the Review Board in administration and enforcement of these 

Regulations are satisfactory.  

 

3. No subdivision as herein defined, or any lot within such subdivision, shall be 

offered for sale and no lot or lots which are part of any subdivision shall be 
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recorded as separate lots of record with the County until the Final Plat has been 

signed and filed in accord with the requirement of these Regulations.  

 

4. Approval of the Final Plan shall not constitute acceptance by the Village or Town 

Board, as is applicable, of an offer of dedication for any installation or facility 

without separate and formal acceptance of such offer by the Village or Town 

Board, as is applicable. 

 

B. Adjustment of an Approved Plan  

 

1.  No unauthorized changes, erasures, modifications or revisions shall be made in 

any Final Plan after conditional approval has been given by the Review Board, 

unless the Final Plan is first resubmitted to the Review Board and the Review 

Board specifically approves any such modifications. In the event that any Final 

Plan is recorded in contravention of this requirement, the same shall be considered 

null and void and the Village or Town, as is applicable, shall institute proceedings 

to have the Plan stricken from the records of the County Clerk.  

 

2.  If at any time following approval and filing of a subdivision plan, it is demonstrated 

that unforeseen conditions make it necessary or desirable to modify the location or 

design of any required improvement or installation, the Review Board may 

authorize, in writing, such modification, provided it is within the spirit and intent of 

the original action and does not constitute a substantial departure for the 

approved and filed subdivision plat. In this action, resubmission of the plan is not 

required.  

 

     C. Waiver Of Non-Applicability   

 

1.  The Review Board, upon application and in accord with any requirements the 

Review Board may establish, may authorize a waiver of non-applicability which 

shall release the applicant from compliance with these Regulations or a specified 

portion thereof for the specific action under consideration where such action is 

clearly not intended to be within the purview and intent of these Regulations. The 

following shall be eligible for consideration of such waiver:  

 

a.  The division of property by bona fide testament, devise, inheritance or court 

disposition.  

 

b.  The division of property involving existing structures and installations.  

 

c.  The previous division of land in such manner as to qualify one or more single 

lots for the remedy provided for under Article 11, Section l115-a of the New 

York State Health Law; following and based upon the actual exemption of such 

lot or lots by the State Health Department as witnessed by the issuance of a 

certificate of approval.  
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     D. Enforcement and Violation  

 

1. Enforcement - These Regulations shall be administered by the Review Board and 

enforced by the "Enforcement Officer" or such person nominated by the Review 

Board, as designated by the Village and Town Boards. Such person[s] as 

designated by the Village and Town Boards, shall assist the Review Board in the 

administration and enforcement of these Regulations. The Review Board and the 

designated "Enforcement Officer[s]" shall establish such procedures and make 

such inspections as are necessary to carry out their respective duties in the 

administration and enforcement of these Regulations. The procedures as 

established by the Review Board and the designated Enforcement Officer [s] shall 

be filed with the Village and Town Boards and with the Planning Commission.  

 

2. Coordination with the County Clerk - Upon enactment, these Regulations shall be 

filed with the County Clerk and thereafter no real property deed or other such 

instrument of property transfer will be accepted for filing with the County where 

such transfer was subject to and not in compliance with these Regulations. In 

particular, no subdivision plat shall be filed in the office of the Essex County Clerk 

until it has been approved by the Review Board, with such approval to be in 

writing on the Final Plan in such manner as the Review Board may designate; or in 

lieu of the Review Board having acted within the prescribed time, a Certificate of 

Compliance issued by the Village or Town Clerk, as is applicable.  

 

 

 

 

 

7.2 DESIGN ALTERNATIVES FOR RESIDENTIAL SUBDIVISIONS 

 

7.2.1 Objectives 

 

This section is intended to promote development patterns that preserve the natural and 

scenic resources of North Elba and Lake Placid. The Review Board may approve and, in 

some instances, require alternative designs for residential subdivisions  for any of the 

following objectives. 

 

A. Encouraging creative and flexible site design sensitive to the land’s natural, scenic and 

cultural resources 

 

B. Avoiding development in areas subject to environmental hazards 

 

C. To reduce the costs of infrastructure construction and maintenance associated with 

requirements for additional public roads and extended public water and sewer service. 

 

 

7.2.2  Lot Averaging   

 

A. At its discretion, the Review Board may approve adjustments to lot standards 

applicable to a proposed subdivision, provided that such adjustments do not result in a 

greater number of building lots or dwelling units than normally allowed in the zoning 
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districts in which the subdivision is located. No changes in the types of uses or 

activities provided in the zoning district shall be allowed under this provision. 

 

B. If the subdivision involves any shoreline subject to the shoreline lot width restrictions 

contained in the Zoning Regulations, any modification of such restrictions shall not 

result in overall density of development exceeding the allowable number of principal 

buildings per linear mile of shoreline for the respective shoreline involved.  If the 

subdivision involves any shoreline subject to lot width restrictions contained in the 

Zoning Regulations and utilizes the special provisions of this Section, the Review Board 

shall specifically find, in connection with the approval thereof, that the subdivider will 

provide the means, whether by deed restriction, restrictive covenant or similar 

appropriate method, to insure the retention in open space of the undeveloped portions 

of the shoreline considered under this provision. 

 

C. Any approved subdivision using lot averaging provisions shall clearly indicate their use 

on the subdivision plan, with a stipulation that such lots cannot be further subdivided 

under this Code.  

 

 

 

7.2.3 Conservation Design 

  

A. Standards 

  

Conservation design subdivisions shall meet the following standards:  

 

1. The project must encompass at least three acres of contiguous lands. 

 

2. Designated conservation lands shall constitute at least 50 percent of the gross 

area of the subdivision for parcels 25 acres or more. That minimum may be 

reduced to 35 percent for smaller parcels, if approved by the Review Board.  

 

3. Requirements for conservation lands cannot be met by protected lands existing at 

the time of the subdivision application, i.e., land under a restrictive covenant or a 

conservation easement.  

 

4. Conservation lands must be of a shape and size necessary to meet the objectives 

of these regulations. Calculations of conservation lands for purposes of meeting 

these regulations shall not include any lands having horizontal dimensions less 

than 150 feet or lands under one contiguous acres, unless approved by the Review 

Board. 

 

5. Proposed conservation lands must be accompanied by a plan for visual and/or 

physical access to such lands by the residents of the subdivision.  

 

6. Individual lots may be reduced in area and yard dimensions from the minimum 

standards in the planning district in which they are located, provided that setbacks 

from property lines are not less than those normally required in the planning 

district. The Review Board may require larger setbacks and/or visual buffers in 

instances to control visual impacts on adjoining properties.  
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7. The Review Board may require easements to allow for public access for 

recreational purposes.  

 

 

B. Density Bonus 

 

Subject to the Review Board’s approval, an increased number of dwelling units may be 

allowed in a conservation design subdivision, provided that it does not exceed 125 percent 

of the number of dwellings in the schematic yield plan and that the subdivision fully 

comply with the minimum 50 percent requirement for dedicated conservation lands and 

that such lands encompass the most significant resource features of the site.  

 

 

 

C. Application Requirements 

 

Applications for conservation design subdivision will be reviewed in accordance with the 

procedure for reviewing all other subdivision projects, as outlined in Section 7.1 of this 

Code. The following additional information shall also be provided:  

 

1. A schematic yield plan indicating the layout and numbers of lots that could be 

realistically created in a standard subdivision, considering site conditions and the 

feasibility of providing water and sewage systems. 

 

2. A conservation plan indicating the configuration and acreage of proposed 

conservation lands, with an accompanying explanation of how such lands relate to 

the property’s natural, cultural and scenic resources. 

 

3. A development plan indicating the layout and numbers of proposed lots and their 

relationship to the proposed conservation lands. The number of dwelling units shall 

not exceed the number shown in the schematic yield plan, unless approved by the 

Review Board in accordance with other density bonus provisions of this code. (see 

sections 5.6 - Income Based Housing and B above). 

 

4. The Review Board may apply additional conditions to its approval of a conservation 

design subdivision, as required to meet the objectives of these regulations. 

 

5. Any approved subdivision using conservation design provisions shall clearly 

indicate their use on the subdivision plan, with a stipulation that such lots cannot 

be further subdivided under this Code.  

D. Restrictions on Dedicated Conservation Lands 

 

Subject to the Review Board’s approval, dedicated conservation lands must be 

permanently restricted from future subdivision, development and incompatible uses by 

one or a combination of the following techniques. 

 

1. Conveyance of fee title or a conservation easement on such lands to a qualified 

grantee which may include a 501(c)3 charitable conservation organization, Town 

of North Elba, Village of Lake Placid or State of New York. 
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2. Establishment of a mandatory homeowners association for purposes of properly

maintaining conservation lands for their intended purposes and the benefit of

residents of the subdivision.

3. Any other legal mechanism that is acceptable to the Review Board.

7.3 PLANNED DEVELOPMENT *  **

A. Overview and Objectives

Certain planned development districts have been created under Section 1.7.2 (D) hereof. 
Additional planned development districts may only be created by the Village and Town 
Boards by amendment to this Code, after receiving the advice and recommendations of 
the Review Board. Planned development districts are intended to allow for well designated 
integrated mix of land uses which otherwise might be prohibited by this Code. All new 
land use and development within a planned development district is subject to site plan 
review by the Review Board.

B. Public Hearing Required 

The Review Board must hold a Public Hearing (see 9.3.2) before providing its advice and 
recommendations regarding the creation of a planned development district, or before 
approving new development in a planned development district. Individual certified mail 
notice to adjoining or adjacent owners shall not be required for a public hearing related to 
the creation of a planned development district. If the Village and Town Boards so elect, 
the Review Board public hearing shall be conducted jointly with the Village and Town 
Boards so as to avoid the need for a separate public hearing as is required under Section 
9.4(a) hereof for any amendment to the Code.

1. Minimum tract size shall be equal to or greater than three acres.

2. Development within a PD shall meet all applicable standards set forth in Section 
8.0 (Conditional Use Review) and shall be consistent with the Comprehensive Plan 
and all other applicable municipal regulations and ordinances. For the creation of a 
planned development district the applicant shall only be required to present 
conceptual-level information regarding the applicant's future development plans.

3. A perimeter setback shall be provided around the tract of the proposed planned

development, the size of which shall be determined by the Review Board.

4. The Review Board may approve setback standards within the PD, which otherwise 
would not comply with the standards of the district in which it is previously 
located.

C. Requirements for Creation of New Planned Development District or for
Approval of Development in any Planned Development District

5. All structures within a PD shall be subject to a maximum height requirement of 
45 feet.

6. The proposed development shall be in accordance with a unified plan and

architectural scheme.

7. The PD shall represent an effective and unified treatment of the development site,

including provisions as appropriate for the protection of  natural, cultural and

scenic resources.
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D. Additional Submission Requirements 

In addition to the requirements established in section 8, the applicant shall also submit a 

site development plan which includes: 

1. An area map showing adjoining parcels and listing the size, ownership and uses of 
each.

2. Plans for the entire tract owned by the applicant.

3. For the creation of a new planned development district, a comparison of the 

dimensional, use and other requirements of the district(s) in which the PD is 

located and with those being sought by the applicant.

8.

9. Final approval of the creation of new planned development districts under this Code
shall rest with the Village and Town Boards.

Principal buildings and mixed uses shall be arranged to be compatible and buffered 
as appropriate to ensure visual and acoustical privacy for the residents of the 
development and for adjacent properties.

*Town of North Elba Local Law 1 of the year 2011.
**Village of Lake Placid Local Law 1 of the year 2011.




