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SUBDIVISION REGULATIONS
of the

TOWN OF CORNING
(as adopted February 13, 2008)

ARTICLE I.  GENERAL PROVISIONS

Section 1.1 Authority.  The Town Board of the Town of Corning in accordance with Sections 
276-278 of Article 16 of the Town Law of the State of New York, and by local 
law adopted on April 17, 1995, has assigned to the Planning Board the 
responsibility and authority to review and approve, or disapprove plans for land 
subdivision within the Town which shows lots, blocks or sites, with or without 
new streets or highways.  In accordance with Section 278 of the Town Law of the 
State of New York, the Town Board authorizes the Planning Board to approve a 
cluster development simultaneously with the approval of a plat pursuant to the 
provisions of these subdivision regulations.   Cluster development subdivisions 
are permitted in areas within the Town of Corning as noted in The Town of 
Corning Zoning Law.  Pursuant to the above authority, the Town Board has 
prepared and adopted these Subdivision Regulations on February 13, 2008 which 
replace the previously adopted subdivision regulations, setting forth standards to 
be followed in the preparation and review of sketch layouts, preliminary layouts 
and subdivision plats.  By the same authority, using procedures set forth in these 
regulations, the Planning Board has the power and authority to pass and approve 
the development of plats already filed in the office of the Clerk of Steuben if such 
plats are entirely or partially undeveloped.

Section 1.2 Purpose and Content.  The purpose of establishing subdivision regulations is to 
provide for the orderly growth and development of the Town and to afford 
adequate facilities for the housing, transportation, distribution, comfort, 
convenience, health, safety and welfare of the Town’s population.  These 
regulations establish requirements for approval of subdivision plats, including a 
description of maps and supporting materials which the Planning Board requires 
to carry out its responsibilities under these regulations. These requirements 
include a step-by-step Conservation Subdivision Design Process (as described in 
Article III) and Cluster Development (Article III) whose purpose shall be to 
encourage flexibility of design and land conservation and to develop land in such 
manner as to preserve the natural and scenic qualities of open lands while 
reducing the construction and maintenance costs of infrastructure.   The review 
and approval procedures contained herein are designed to safeguard the 
community.

Section 1.3 Enactment, Title and Jurisdiction.  In order that land may be subdivided in 
accordance with this purpose, these regulations are hereby adopted, and shall be 
known and may be cited as “Subdivision Regulations of the Town of Corning” 
upon the adoption of these regulations by the Planning Board and their approval 
by the Town Board.

Section 1.4 Conflict with Existing Regulations.  Where these regulations impose greater 
restrictions than are imposed by the provision of any law, ordinance, regulation or 
private agreement, these regulations shall control.  Where greater restrictions are 



Corning Subdivision Regulations February 13, 2008
Page 2

imposed by any law, ordinance, regulation or private agreement than are imposed 
by these regulations, such greater restrictions shall govern.

Section 1.5 General Policy for Subdivision Design and Review.  It is declared to be the policy 
of the Planning Board to consider land subdivisions as part of a plan for the 
orderly, efficient and economical development of the Town and in a manner that 
is reasonable and in the best interests of the community.  The Planning Board 
shall require the subdivider to complete said approved subdivision or section 
thereof as filed within a period agreed upon by the subdivider and the Planning 
Board.  The Planning Board will be guided in its consideration of an application 
for the subdivision of land by the following general requirements:

(a.)  The physical characteristics of the land to be subdivided shall be such that 
it can be used for building purposes without danger to health and safety, or 
peril from fire, flood or other menace.  Proper provision shall be made for 
drainage, water supply, sewage and other needed improvements.  All 
parcel developments shall meet applicable health requirements.

(b.)  Natural and historic features shall be preserved.  Insofar as possible, all 
existing features of the landscape such as large trees, rock outcrops, 
unusual glacial formations, water and flood courses, historic sites and 
other such irreplaceable assets shall be preserved.

(c.) Subdivision plans shall conform to the Town Master Plan Update adopted 
October 14, 1997, as it is developed and used for guidance by the Planning 
Board, and be in conformance with the Town of Corning Zoning.  All 
parcel development shall meet applicable health requirements.  Roads 
shall be of such width, grade and locations as to accommodate the 
prospective traffic, account for topographic relief and to facilitate fire 
protection according to highway specifications.  Park areas of suitable 
location, size and character for playground or other recreational or open 
space purposes shall be shown on the subdivision plat in proper cases and 
when required by the Planning Board.

(d.) No Adverse Impact on Tax Impact.  A subdivision shall not create an 
adverse impact on the tax base.  See the applicant’s long Environmental 
Assessment Form for his/her explanation about impacts on community 
services.

(e.) Buildable Land Calculations.  Density of a subdivision is calculated on net 
acreage, not gross acreage, of buildable land according to the following 
guidelines:

1. Unbuildable land.  The subdivider shall identify and subtract all 
acreage considered to be unbuildable as follows:

(1) Steep slopes 25% or greater
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(2) Floodplains as defined by the Federal Emergency 
Management Agency (FEMA) Flood Insurance Rate Maps, 
as amended

(3) Wetlands, including New York State designated wetlands, 
those regulated by the US Army Corps of Engineers and 
those on the National Wetlands Inventory

(4) Lands covered by water bodies

(5) Stream corridors (fifty [50] foot) setback from each 
streambank of any perennial or intermittent stream 
indicated in blue on the US Geological Survey topographic 
quadrangle map)

(6) Hydric soils as mapped in the Soil Survey of Steuben 
County, New York, US Soil Conservation Service, as 
revised. These are defined as Alden (Aa), Atherton (At), 
Canandaigua (Ca), Carlisle (Cc), Chippewa (Ck), Edwards 
(Ed), Fluvaquents (FL), Kanona (Ka,A, KaB, KaC), Palms 
(Pa), Warners (We) and Wayland (Wn).

2. Density calculations.  The subdivider shall then calculate the 
acreage that is determined to be buildable and apply the Town of 
Corning Zoning Law Bulk Density Control Schedule minimum 
square footage per dwelling units or principal buildings as defined 
in the Town Zoning Law to the buildable acreage.  All density 
values shall be rounded to the nearest whole number of dwelling 
units or principal buildings.

(f.) Suitable access to a public or private road. No permit for the erection of 
any building will be issued unless a street or highway giving access to 
such proposed structure shall be suitably improved to the satisfaction of 
the Town Highway Superintendent as adequate in respect to the public 
health, safety, and general welfare for the special circumstances of the
particular street or highway.  Abandoned and seasonal roads may not be 
deemed suitable by the Town Board for access by a subdivision.

Section 1.6 Subdivision Straddling Municipal Boundaries.  Whenever access to a subdivision 
can be had only across land in another municipality, the Planning Board may 
request assurance from the Corning Town Attorney that access is legally 
established and from the Corning Town Highway Superintendent that the access 
road is adequately improved or that a performance bond has been duly executed 
and is sufficient in amount to assure the construction of the access road.  In 
general, lot lines shall be laid out so not to cross Town boundary lines.

Section 1.7 Resubdivision.  For a resubdivision, the same procedure shall apply as for a 
subdivision. 
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Section 1.8 Variances.  Not withstanding any provision of law to the contrary, where a plat 
contains one or more lots which do not comply with the zoning regulations, 
application may be made to the Zoning Board of Appeals for an area variance 
pursuant to Section 267 of the Town Law of New York State without the 
necessity of a decision or determination of the Code Enforcement Officer. An 
area variance is not necessary for lot size reductions which meet allowable 
average density requirements permitting cluster developments.   In reviewing 
such application, the Zoning Board of Appeals shall request the Planning Board to 
provide a written recommendation concerning the proposed variance. 

Section 1.9 Waivers.  The Planning Board may waive any non-applicable requirements or 
improvements as described in Article III, for the approval, approval with 
modifications, or disapproval of subdivisions submitted for its approval.  Any 
such waiver, which shall be subject to appropriate conditions, may be exercised in 
the event any such requirements or improvements are found not to be requisite in 
the interest of the public health, safety and general welfare or inappropriate 
because of inadequacy or lack of connecting facilities adjacent or in proximity to 
the subdivision.

Section 1.10 Separability.  If any section, subsection, paragraph, sentence, clause or other part 
of these regulations are, for any reason, held invalid, the validity of the remaining 
portion of these regulations shall not be affected.
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ARTICLE II.  INTERPRETATION AND DEFINITIONS

Section 2.1 General Interpretation.  In these regulations when not inconsistent with the 
context:

- the word “lot” includes the word “plot” or “parcel,” “sites” or other 
division of land.

- words in the present tense imply also the future tense.
-  the singular includes the plural and the plural includes the singular.
-  the male gender includes the female gender.
-  the word “person” includes a partnership or corporation as well as 

an individual.
-  the verb “shall” is mandatory.
-  the verb “may” is permissive.

Section 2.2 Defined Terms.  For the purpose of these regulations, certain words and terms 
used herein are defined as follows:

AVERAGE RESIDENTIAL DENSITY: The authorization by the Town Planning Board 
pursuant to Section 278 of Town Law of the State of New York to permit smaller frontage 
requirements, as long as the overall density of the subdivision will not change.

BUILDABLE LAND:  All the acreage that is not on a steep slope (25% or greater), in a 
floodway, wetlands (either state or federal), lands covered by water bodies, or stream corridors 
(50’ setback from each stream).

CLUSTER DEVELOPMENT: A subdivision plat or plats, approved pursuant to Section 278 of 
Town Law of the State of New York, provides a preferred method alternative to the strict 
adherence to the Town of Corning Zoning Local Law Bulk Density Control Schedule for the 
layout, configuration and design of lots, buildings and structures, roads, utility lines and other 
infrastructure, common open space, parks and landscaping in order to preserve the natural, 
agricultural and scenic qualities of open lands. Cluster development includes “cul-de-sac.”

CONSERVATION AREA, PRIMARY:   Unbuildable land areas comprising floodplains, 
wetlands, slopes over twenty-five percent (25%), waterbodies, hydric soils and fifty-foot (50') 
stream corridors. 

CONSERVATION AREA, SECONDARY: Natural and cultural resources and noteworthy 
features of the property (i.e.; mature woodlands, trails, stream corridors, prime farmland, 
hedgerows, historic sites, scenic views, etc.,) which are “buildable” but are recommended for 
inclusion in permanent open space.

CONSERVATION SUBDIVISION: A MAJOR subdivision designed around the central 
organizing principle of land conservation in accordance with a step-by-step conservation design 
process that is intended to be effective in laying out new full-density developments where all 
significant natural and cultural features have been preserved. (1. Identify Primary Conservation 
Areas, 2. Identify Secondary Conservation Areas, 3. Identify Potential Development Area, 4. 
Locate House Sites, 5. Align Streets and Trails, 6. Draw in Lot Lines.)
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DRIVEWAY, SHARED:  Jointly owned land, with or without improvement, providing access to 
two parcels with a minimum width of twenty (20) feet at the road right-of-way that meets 
driveway requirements in this law. See also:  PRIVATE ROAD, MINOR.

EASEMENT: Authorization by a property owner for the use by another person of any designated 
part of his property for a specified purpose.

EROSION CONTROL MANUAL: the most recent version of the “New York Standards and 
Specifications for Erosion and Sediment Control” manual, commonly known as the “Blue 
Book”. 

FINAL PLAT: Drawings and final plans for related improvements prepared in accordance with 
these regulations showing, in final form as specified in Article III, a proposed subdivision of a 
tract of land which, if approved, is suitable for filing in the office of the Steuben County Clerk.

FINAL PLAT APPROVAL: The signing of a plat in final form by a duly authorized officer of 
the Planning Board pursuant to a Planning Board resolution granting final approval to the plat or 
after conditions specified in a resolution granting conditional approval of the plat are completed. 
Such final approval qualifies the plat for recording in Steuben County Clerk’s Office.

FINAL PLAT CONDITIONAL APPROVAL: Approval by a Planning Board of a final plat 
subject to conditions set forth by the Planning Board by resolution conditionally approving such 
plat.  Such conditional approval does not qualify a final plat for recording nor authorize issuance 
of any building permits prior to the signing of the plat by a duly authorized officer of the 
Planning Board and recording of the plat in the office the Steuben County Clerk.

FLOOD LIMITS:   The land-water boundary of a natural watercourse flowing at a flood stage 
frequency such as 10, 25, 50, 100 year as defined in the most recently enacted mapping by a 
responsible agency such as the U.S. Army Corps of Engineers, Federal Emergency Management 
Agency National Flood Insurance Program, the Natural Resources Conservation Service of the 
U.S. Department of Agriculture or the Susquehanna River Basin Commission.

HISTORIC SITE:  A place and/or property as designated or eligible for designation on the State 
and/or National Register of Historic Places or of historic significance to the community.

LOT - A contiguous parcel of land considered as a unit, devoted to a specific use or occupied by 
a building or a group of buildings that are united by a common interest, use or ownership, and 
the customary accessories and open spaces belonging to the same and which abuts and is 
accessible from a private or public road.

LOT, CORNER - A lot situated at the junction of and adjacent to two or more intersecting streets 
when the interior angle or intersection does not exceed 135 degrees.

LOT, DEPTH OF - The mean distance from the front street line of a lot to its rear line.

LOT, “FLAG” - A lot that does not meet the minimum lot width as defined in the Zoning Law 
Density Control Schedule.
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LOT, THROUGH - A lot which faces on two streets at opposite ends of the lot and which is not 
a corner lot.

LOT COVERAGE - See “COVERAGE”.

LOT FRONTAGE - A lot line which is coincident with the road right-of-way.

LOT LINES - The lines bounding a lot as defined herein.

LOT WIDTH - The width of a lot measured along the rear line of the required front yard.

MONUMENT: Permanent survey markers usually placed at parcel corners, road intersections 
and other important points for the purpose of measurement.

OPEN SPACE: That land to be permanently protected from development and maintained for 
agricultural, natural resource protection, wildlife habitat, recreational or similar purposes.  Open 
Space may either be part of a privately owned lot, protected by easement, deed restriction or the 
like; or common land owned and maintained in accordance with these regulations.

PERFORMANCE GUARANTEE: Any security which may be acceptable to the Town Board on 
all public improvements specified in these regulations to be constructed by the subdivider.  This 
guarantee shall be made before the Planning Board approves the Final Plat.

PLANNING BOARD:    Planning Board of the Town of Corning as designated by Section 276 
of the Town Law.

PRELIMINARY PLAT: A drawing prepared for MAJOR subdivision in accordance with 
Section 3.41 of these regulations showing the approximate manner in which a tract of land is 
proposed to be subdivided and including preliminary design data for related improvements 
before engineering costs are incurred.  This is identical to the “preliminary plat” referred to in 
Section 276 of the Town Law. 

PRELIMINARY PLAT APPROVAL: The approval of the layout of a proposed subdivision as 
set forth in a preliminary plat but subject to the approval of the plat in final form.

PRIVATE ROAD, MAJOR: A non-dedicated road serving no more than four residential lots, 
plots, or sites which meets town specifications for private roads.

PRIVATE ROAD, MINOR: A non-dedicated road serving no more than two residential lots, 
plots or sites which meets town right-of-way requirements for private roads. A minor private 
road may include two parallel driveways within the required right-of-way.  See also:  
DRIVEWAY, SHARED.

PUBLIC ROAD: A right-of-way for vehicular traffic, whether designated as a street, highway, 
thoroughfare, parkway, road, avenue, boulevard, land, place, alley, or however otherwise 
designated, that is dedicated to the Town, county or state for maintenance, but not including a 
private driveway serving no more than one property or a private road.

Abandoned Road: A former Town road which has been formally returned to the 
ownership of the adjacent landowners(s).
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Collector Roads: Roads which are used or designed primarily for through or heavy traffic 
(county and state roads) and roads which carry traffic from minor roads including the 
principal entrance roads of a residential development and roads for circulation within 
such a development. Collector Roads are designated on the Town of Corning Road Map 
#_____.

Dead-end Road or Cul-de-Sac: A minor road with only one vehicular outlet.

Marginal Access Roads: Minor roads which are parallel to and adjacent to major roads, 
and which provide access to abutting properties and protection from through traffic.

Minor Roads: Town roads which are used year-round primarily for access to the abutting 
properties.

Seasonal Roads: Town roads which are only open to traffic and maintained by the Town 
less than year-round between specific dates. 

RESUBDIVISION: A change in a map of an approved or filed subdivision plat if involving only 
lot line alterations, and if such change does not create a substandard lot or affect any street layout 
shown on such map or area reserved there for public use and does not cross a municipal 
boundary.

SKETCH LAYOUT: A drawing prepared in accordance with Section 3.2 of these regulations 
showing in sketch form the general manner in which a tract of land is proposed to be subdivided. 
The Sketch layout may be prepared as an overlay sheet placed on top of the Existing Resources 
and Site Analysis Plan as detailed in Article III.

SPDES GENERAL PERMIT FOR CONSTRUCTION ACTIVITIES GP-02-01: A permit under 
the New York State Pollutant Discharge Elimination System (SPDES) issued to developers of 
construction activities which result in the cumulative disturbance of one or more acres of land.

STORMWATER DESIGN MANUAL:  the “New York State Stormwater Design Manual,” most 
recent version including applicable updates, that serves as the official guide for stormwater 
management principles, methods and practices.

STORMWATER MANAGEMENT PRACTICES: Measures, either structural or nonstructural, 
that are determined to be the most effective, practical means of preventing flood damage and 
preventing or reducing pollution of stormwater runoff and/or water bodies.

STORMWATER POLLUTION PREVENTION PLAN (SWPPP): A plan for controlling 
stormwater runoff and pollutants from a site during and after construction activities as required 
by a NYS SPDES General Permit for Construction Activities. 

STORMWATER RUNOFF: Flow on the surface of the ground, resulting from precipitation.

SUBDIVIDER: Any person, firm, corporation, partnership, or other organization which lays out 
any subdivision as defined herein.
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SUBDIVISION: A subdivision is the division of any parcel of land into two or more lots, plots, 
sites or other division of land lots with or without streets or highways, for the purpose of sale, 
transfer of ownership, or development. The term “subdivision” includes any alteration of lot 
lines or dimensions of any lots shown on a plat previously approved and filed in the office of the 
Steuben County Clerk, (See “resubdivision” below). 

SUBDIVISION, MAJOR: Subdivisions of five or more lots, of any size, at one time.  Requires a 
new minor road to access new lots, unless waived by the Planning Board. Also includes any 
other subdivision not considered MINOR.

SUBDIVISION, MINOR: The divisions of a parcel, not adversely affecting the development of 
the remainder of the parcel or the development of any adjoining property:

1. Into two (2), three (3), or four (4) LARGE LOTS (at least five acres each) on an
existing road, OR

2. Into two (2), three (3). or four (4) SMALL LOTS (less than five acres each) 
sharing one private road or curb cuts.

SUBDIVISION PLAT: Drawings prepared in accordance with these regulations showing 
definitively a proposed subdivision of a tract of land and plans for related improvements.

TOWN BOARD: The Town Board of the Town of Corning.

TOWN COMPREHENSIVE PLAN: A plan for the development of the Town prepared by the 
Planning Board pursuant to Section 272-a of the Town Law.

YARD, FRONT:  A yard extending along the full length of the front lot line between the side lot 
lines, not including any land within the right-of-way of public or private streets.

ZONING LAW:  The Zoning Law of the Town of Corning.




