Recommendations for green
infrastructure, low impact
development, and improved water
quality in the town of southport

Prepared by: Southern Tier Central Regional
Planning and Development Board
August 2015

Executive Summary

C

ommunities are recognizing
the benefits of using newer
ways to manage water quality
impacts from development
that are both cost effective
and beneficial to the greater
community. In the past, water
runoff management has relied
on systems that discharge
stormwater runoff directly
from a site into a sewer system
or waterway, leading to large
municipal infrastructure costs
and increased water pollution.
Green Infrastructure and Low
Impact Development techniques
are now frequently being used
to manage more stormwater
on-site and reduce some of the
problems associated with runoff
and water pollution. Municipal
regulations determine how easy,
time-consuming, or affordable
using these techniques will be in
a town such as Southport.
Good regulations can remove
barriers to green infrastructure
and promote it as a preferred
type of development, leading to
increased community benefits
such as improved water quality.
Current regulations in many
communities can make it
difficult or expensive to use
these techniques, restricting
development to the use of

water management systems
that are frequently more costly
and less beneficial to the entire
community.

Using the Better Site
Design Handbook
evaluation system, the
Town of Southport scored
49 of 100 points.

B

y changing regulations to
allow or require certain
green infrastructure and
low impact development
techniques, it will be easier
for developers and residents
to make improvements to
their properties that provide
substantial benefits to water
quality and protect economic
investments in the Town of
Southport. Revising town code
to make it easier for these
techniques to occur is also a
recommended practice for
the Stormwater Management
Program implemented for the
Town’s Municipal Separate
Storm Sewer Systems (MS4)
Permit:
“Covered entities…are
encouraged to review, and
revise where appropriate, local
codes and laws that include
provisions that preclude green
infrastructure or construction
techniques that minimize or
reduce pollutant loadings.”
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I

n order for the Town of
Southport to become green
infrastructure/low impact
design friendly, it is first
necessary to determine how the
current standards compare to
the recommended standards.
This report uses the Better
Site Design: A Handbook for
Changing Development Rules
in your Community developed
by the Center for Watershed
Protection, to evaluate specific
areas of municipal codes for
consistency with recommended
best practices and model
development principles.
Using the Better Site Design
Handbook evaluation system,
the Town of Southport scored
49 of 100 points.
This means that Southport has
about half of the recommended
best practices and language in
its code, indicating room for
improvement. Recommended
changes to the Southport
municipal code, along with
relevant example pictures and
code language are provided
in this document along with
suggested levels of priority.
Additional resources and model
language are provided in the
resources section.

Summary of High Priority Recommendations
Recommendation #1

Consider reducing minimum street width on low volume residential streets from 28’ to
22’.

Consider including a requirement that all new streets be arranged to in the shortest and
Recommendation #2 most efficient manner (with respect to topography, future developments, connectivity)
while still maintaining the desired number of dwelling units and safety considerations.
cul-de-sacs as a method for dead-end street turnarounds, instead requiring that
Recommendation #3 Prohibit
“T” turnarounds be used.

Recommendation #4

If cul-de-sac development is allowed by the town, reduce the required radius to 35’ and
require the centers to be landscaped with green infrastructure practices.

Actively promote the use of shared parking agreements. Add language that specifically
promotes shared parking as the preferred strategy whenever feasible or provides
Recommendation #6
development incentives for doing so. Discuss opportunities for shared parking during
the initial concept or plan review process.

Recommendation #8

Specify the reductions in parking ratios that are allowed if shared parking arrangements
are in place to provide clear guidance, incentives, and expectations for developers.

Recommendation #9

Allow spillover spaces and appropriate parking spaces to be constructed with pervious
materials or designs.

Allow the use of pervious materials in single family home driveways to reduce the
Recommendation #19 amount of runoff. Include a list of acceptable pervious construction materials that are
appropriate for drainage and for the support of emergency vehicles.
Develop a stream setback requirement that defines a minimum buffer width along
streams and rivers that should be kept free from development.

Recommendation #26

Recommendation #27

The recommended buffer width is at least 75 feet from each bank.
Consider a three tiered buffer system within those 75 feet that allows three levels of
protection and three levels of potential uses. The highest level of protection would be
closer to the stream and would only allow low intensity uses. Areas farther from the
stream require fewer restrictions.
Require that a certain percentage of the stream buffer be maintained with native or
natural vegetation.
Consider revising steep slope requirements to restrict development on hillsides with a
10% slope or greater.
Also, consider a two-tier system for steep slopes:

Recommendation #37

Tier 1-slopes of 10%-15% might be limited to certain low density residential, recreation,
forestry, agriculture, storage, and accessory uses at the discretion of the planning board.
Tier 2-slopes over 15% might allow only open space, certain recreation, and other low
impact activities that likely would not include structures.
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Green Infrastructure and Low Impact Development
“Land development directly affects watershed functions. When development occurs in
previously undeveloped areas, the resulting alterations to the land can dramatically change
the transportation and storage of water. Residential and commercial development creates
impervious surfaces and compacted soils that filter less water, which increases surface runoff
and decreases groundwater infiltration. These changes can increase the volume and velocity of
runoff, the frequency and severity of flooding, and peak storm flows.”—US EPA

Photo Credit: US EPA

What is Green Infrastructure and Low Impact Development?
Municipalities can promote improved management of development
impacts on water quality through the review of specific construction
sites as well as larger neighborhood, city, or regional level plans and
regulations. In the past, runoff management has relied on systems that
discharge water directly from a site into a sewer, stream, or river. Green
infrastructure and low impact development techniques are now used
to manage more stormwater on-site and reduce some of the problems
associated with runoff and water pollution.
There are many benefits to using green infrastructure designs and low
impact development techniques, including improved water quality,
lower infrastructure maintenance costs, increased property values,
additional open space, reduced car speed on residential streets, flexibility
for developers, reduced development costs, preserved wildlife habitat,
reduced erosion, and flood control. There are three ways that green
infrastructure and low impact development protect water quality:

Preservation of natural features
through conservation design

Green Infrastructure is a
comprehensive strategy for water
quality management that allows the
land and environment to perform
their natural functions of soaking
in and cleaning water from rain or
flood events.
Low Impact Development is
a sustainable approach to site
development that attempts to
minimize the impact of development
and protect the land and water
resources surrounding it.

Preserving contiguous forests and wetlands can protect water quality by filtering
and infiltrating polluted water from uphill runoff before it enters the waterway or
from overbank flow before it reaches developed areas. It also has added benefits
for habitat protection and the potential for recreational use.

Reducing impervious coverage in developments such as buildings, roads,
Reduction of impervious surface
driveways, and parking lots, reduces the speeds and volumes of runoff as well as
land coverage
the amount of pollutants that are collected on site and washed into water bodies.
Installation of green
Using practices such as bioswales, rain gardens, rain barrels, green roofs, and
infrastructure techniques that
vegetation can help manage runoff by allowing it to be collected, distributed, and
manage stormwater by restoring
filtered on-site instead of being washed into waterways.
natural functions
Page 4

The Link Between Development and Water Quality
Municipal regulations determine how easy, timeconsuming, affordable, or expensive new development
will be in the town. The municipal code can encourage
and promote preferred types of development as well as
require standards that provide maximum benefits for the
community at large.
Typically, new developments incorporate gray
infrastructure that takes water into municipal
distribution and treatment facilities. Green infrastructure
can accomplish many of the same end results through
a different process that provides better water quality
benefits for the town.

Photo Credit: Project 15206

However, regulations can also prevent the building of
beneficial green infrastructure by making it too costly or
difficult, or even outright prohibited.
By updating regulations to allow for or require certain
green infrastructure and low impact development
techniques, it will be easier for developers and residents
to provide substantial benefits to water quality in
Southport. Revising the Town code to make it easier for
these techniques is also a recommended practice for the
Stormwater Management Program implemented for the
Town’s Municipal Separate Storm Sewer Systems (MS4)
Permit.

History of the Town of Southport Flooding

Photo Credit: Project 15206

The Town of Southport has a history of flooding that
causes private and public property damage. The
Town has made substantial efforts to prevent flood
damage through measures such as construction of
flood attenuation wetlands, drainage improvements,
stormwater management, floodplain management,
and drainage system maintenance.
Despite these efforts, the town continues to
experience flood damage. Major flooding along the
Chemung River and Seeley Creek occurs, on average,
about every 20 years. Localized flash flooding of
tributary streams and drainage ways occurs much
more frequently. The erosion of channels and stream
banks is also an ongoing problem.

Floodplains in the Town of Southport
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Town of Southport Code Evaluation
In order for the Town of Southport to increase its
green infrastructure friendliness, it is first necessary to
determine how the current standards allow, encourage,
or prohibit Green Infrastructure and Low Impact
Development.
This report uses the Better Site Design: A
Handbook for Changing Development Rules in your
Community created by the Center for Watershed
Protection, to evaluate specific areas of code in the
Town of Southport for consistency with recommended
best practices and standards. Specifically, the sections
that were evaluated were the Revisions to the Zoning as
provided by Hunt Engineers [Zoning 525, Bulk & Use
Tables, Parking Table, Form Based Zoning for CN & CR
Zones] and Municipal Code Chapters: Subdivision 464,
Stormwater 452, Highway A534, Sidewalk Specifications
A535, Site Plan Review 431, and Flood Damage
Prevention 307.

Points are assigned based on how well the Town’s
code agrees with benchmarks derived from 22 model
principles for everything from floodplain and stream
bank protection to cluster subdivisions and setbacks.

Out of 100 possible points, the Town of
Southport scored 49 points.
This means that Southport has about half of the
recommended language in its code, indicating that there
is still room for improvement. In particular, Souther Tier
Central recommends that Southport consider regulations
for improving protection of stream buffers and steep
slopes. Additionally, there are opportunities to enhance
the overall regulations by reducing impervious cover
for all land uses, especially in residential streets and
driveways.

The model development principles used in the evaluation worksheet support
the following strategies for managing water runoff and water quality:

Avoid stormwater
impacts by
preserving natural
features

Reduce stormwater
impacts by reducing
impervious cover

Mitigate impacts
by using runoff
reduction practices
to manage
stormwater

This report includes a comprehensive comparison of the current Southport code to the recommended standards at
the intersection of water quality, zoning, and development. It begins with a list of the recommendations for code
changes, followed by resources of additional information and sample code language that could potentially be used to
update the Southport code. Included at the end is a complete list of code comparisons, including standards that the
town currently fulfills.
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Recommended Changes to the Municipal Code
Streets: Length, Width, Turnarounds, and Right of Ways
“Street width, length, and design of cul-de-sacs substantially affect the amount of impervious surface coverage
and the management of water runoff. In residential neighborhoods, the single largest component of impervious
coverage comes from streets.” -Center for Watershed Protection

Street Width
The street width standard for residential streets in
Southport is higher than the current recommendations
for reducing impervious surfaces.
The current minimum street width in Southport is 28’,
providing two lanes of traffic and two lanes of on-street
parking. However, because residences are also required to
provide off-street parking, two lanes of on-street parking
may not be necessary. In many residential settings,
street widths can be as narrow as 22 to 26-feet without

Recommendation #1
High Priority

sacrificing emergency access, all on-street parking, or
vehicular and pedestrian safety.
Reducing the minimum street width on low volume
residential streets from 28’ down to 22’ would
substantially reduce the impervious surfaces required in
residential areas. This would not require all streets to be
the minimum, but would allow for it if a developer or the
planning board thought it was appropriate.

Consider reducing minimum street width on low volume residential streets from 28’ to 22’.

Street Length
Total street length is determined by a combination of
factors including: lot frontage, lot setbacks, driveway
entrances, pedestrian safety, unique site conditions, and
access to future development. The current language for
new roads in Southport requires that new roads are laid
out in relation to many factors.
However, the language does not address street length
as a consideration in new developments. Addressing
efficient street length, could reduce the total amount
of impervious surfaces required in new developments.
Allowing smaller lot width and side yard requirements
also helps to reduce road length by reducing the road
needed to meet the same demand for housing.
Recommendation #2
High Priority

Current Requirements1. Designed to provide for:
a. Convenient traffic access and circulation;
b. Traffic control and safety;
c. Access for firefighting, snow removal, and street
maintenance equipment;
d. Stormwater drainage; and
e. Utility location; and
2. Arranged to:
a. Separate through traffic from neighborhood traffic insofar as
practical;
b. Be coordinated to compose a connected system;
c. Be laid out to provide suitable future road connection with
an adjoining lot; and
d. Conform to the requirements of the Americans with
Disabilities Act (ADA).

Consider including a requirement that all new streets be arranged in the shortest and most efficient
manner (with respect to topography, future developments, connectivity) while still maintaining the
desired number of dwelling units and safety considerations.
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Turnarounds
The development of cul-de-sacs contributes to
residential impervious surfaces. The Town’s allowable
use of ‘T’ turn-arounds promotes good subdivision and
low impact development design. However, the potential
development of future of cul-de-sacs would encourage
the opposite.
Many municipalities in the region, such as the Town of
Big Flats, have outlawed cul-de-sacs and are focusing
on promoting through streets for efficiency and reduced
impervious cover. cul-de-sacs do not appear to be
widely used in Southport. Instead, connected through
streets appear to be more in line with the character
of the town. Instead of developing future cul-de-sacs,
eliminating new cul-de-sac development, encouraging

Recommendation #3
High Priority
Recommendation #4
High Priority

the connection of through streets and requiring only
T-turnarounds where necessary would allow residential
subdivisions to be built, while minimizing the impact of
impervious surfaces.
If the town prefers that cul-de-sacs be allowed in the
future, it would be best to at least consider:
1. Reducing the minimum radius allowed from 50’
to 35’ to reduce the amount of impervious surfaces
required.
2. Requiring that the center of cul-de-sacs be
landscaped with green infrastructure practices. Doing
so can further reduce the amount of impervious
surfaces, and provide opportunities to soak in water
on-site.

Prohibit cul-de-sacs as a method for dead-end street turnarounds, instead requiring that “T”
turnarounds be used.
If cul-de-sac development is allowed by the town, reduce the required radius to 35’ and require the
centers to be landscaped with green infrastructure practices.

Right-of ways
The Right-of-Way is designed to accommodate
pedestrian and vehicular travel, sidewalks, utilities, and
open vegetated channels. A wide Right-of-Way (ROW) is
frequently used in order to provide wider streets and to
allow the possibility of widening streets in the future.
While a wide ROW does not directly contribute to
additional impervious surfaces, it can work against
efficient site design and green infrastructure techniques
by requiring the use of more land than is necessary,
by unnecessarily clearing beneficial vegetation, and by
making it more difficult to build compact communities
and sites .
Recommendation #5
Low Priority

The current regulations in Southport require ROWs to
be at least 50’, higher than the current recommendations.
A smaller ROW is likely to be feasible on smaller, low
volume residential streets. Reducing the required ROW
to 45’ would reduce the amount of land needed for new
streets and developments by allowing a more compact
building pattern.
Reducing the ROW should be considered in combination
with requirements for certain green infrastructure
practices such as bioswales in less dense neighborhoods.
These require more space than regular vegetated
groundcover, and would constitute a good reason for a
wider Right-of-Way.

Consider reducing the minimum right of way on low volume residential streets from the current 50’
to 45’.
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Parking Lots, Shared Parking
“Parking lots are frequently the largest component of impervious cover in most commercial and industrial
areas.” - Center for Watershed Protection

Shared Parking
Standards that require too much parking will
unnecessarily increase the amount of impervious
surface in a development. Parking ratios in Southport
are generally quite progressive, and are in line with
the current recommendations related to reducing
impervious surfaces. However, shared parking is
not substantially addressed or encouraged in the
zoning law. While it is allowed if “it can be proven by
substantive documentation that staggered hours or
other operational activities of such uses would permit
modification”, additional language that actively promotes
and encourages, and potentially even requires shared
parking in certain circumstances [i.e. potential larger
developments in the CN and CR Zones] would minimize
the number of overall parking spaces necessary in new
developments.

Shared parking provisions are most useful in a
combination of uses where either: (a)the uses have
different peak hours of attendance, such as a grocery
store and a movie theatre or (b) when the uses share
patrons who will likely park once when visiting both
locations, such as a sandwich shop and a pharmacy.
Clearly outlining shared parking preferences, acceptable
formulas for reduction, and incentives gives developers
clear direction and motivation to pursue shared parking
strategies.
Flexible regulations on setbacks or building height could
be provided as an incentive for developers to create
shared parking even when they are not required to do so.

Actively promote the use of shared parking agreements. Add language that specifically promotes shared

Recommendation #6 parking as the preferred strategy whenever feasible or provides development incentives for doing so. Discuss
High Priority
opportunities for shared parking during the initial concept or plan review process.

Recommendation #7 Provide model parking agreements in the code or on the town website to clarify expectations.
Low Priority
Recommendation #8 Specify the reductions in parking ratios that are allowed if shared parking arrangements are in place to
High Priority
provide clear guidance, incentives, and expectations for developers.

Pervious Parking Surfaces
Parking lots contribute to a large portion of impervious coverage area, especially in commercial areas. Building some
parking areas, such as the parking spaces themselves or additional spillover parking areas, with pervious materials can
reduce the impact of the parking lot on water quality, providing beneficial on-site stormwater runoff management.

Photo Credit: US EPA

Recommendation #9
High Priority

Photo Credit: US EPA

Allow spillover spaces and appropriate parking spaces to be constructed with pervious materials or
designs.
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Land Banked Parking
Land banking allows a developer to look at the entire
potential area that might be developed for parking,
and only build some of it up front, while providing
landscaping on the remaining land. Only if the need for
additional parking arises in the future, is the developer
required to build the additional parking.

For example: a residential development serving
the elderly may not need the number of parking
spaces required by single or multi family home
requirements. However, if the overall demographics
of the area change, the development will be designed
to accommodate additional parking and can
respond to future needs.
Land banking can help prevent the over-building of
parking areas, reduce impervious surfaces, enhance
landscaping aesthetics, preserve natural lands, and
provide additional stormwater management capacity.
Allowing land banking for a portion of the required
minimum number of spaces gives developers and the
planning board more flexibility to maximize the potential
water quality benefits of each site, while retaining the
additional parking capacity for future use.
Recommendation #10
Low Priority

Land banked spaces
can be useful in
phased developments
that need more
parking over time
or for developers
who do not want to
overbuild parking
areas they believe
they do not need.
However, because
many developers
will want all of their
development approvals
upfront in each project,
the Town may want to approve the building of ‘banked’
spaces in the original site plan review, with stipulations
or thresholds determining when the extra parking can be
built.
Example language: “Up to 20% of required off-street
parking spaces may be land banked until the developer
or planning board determines that additional capacity is
required. Approval of the building of “banked” spaces
should be contingent on inclusion of those spaces’ ‘built
out’ impacts in the project’s stormwater management
plan.”

Consider allowing land banked parking spaces for a number or percentage of the minimum number
of spaces.

Landscaped Islands
Landscaped islands in parking lots can provide much needed
space for stormwater infiltration, aesthetic improvement, and
the coverage needed to reduce the urban heat island effect.
The current language requires 10% landscaping in parking
lots with over 15 spaces, using landscaped islands or other
landscaping options. Many developers are familiar with
providing raised islands to accommodate landscaping. However,
raised islands cannot take in stormwater. Requiring at grade or
below grade islands is an easy way to ensure a reduced impact
from stormwater runoff in these developments.

Photo Credit: Garth Ruffner Landscape

Photo Credit: US EPA

Recommendation #11
Medium Priority

Encourage ‘at-grade’ or ‘below-grade’ infiltration and bioretention practices in landscaped areas in
parking lots, instead of only ‘islands’.
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Additional Considerations for Parking
The following recommendations are typically most useful in an urban setting where mass transit and compact
cars are more common. While it is unlikely that these regulations will be beneficial in the very short term, future
developments in Southport may benefit from such regulations as they do have the potential to reduce impervious
coverage through smaller parking lot footprints.
Consider providing a framework for reducing parking ratios if mass transit is located nearby.

Recommendation #12
Low Priority
This could be useful along the CTRAN routes: 1-Southtown, 3-Bulkhead, & 12-Southside Loop that
circulate through Southport and Elmira.

Recommendation #13
Low Priority

Consider requiring or allowing large parking lots to provide a certain percentage of spaces at smaller
dimensions for compact cars.
Further analysis should be done before this is implemented in order to determine the demand for smaller
spaces.

Setbacks and Frontage
“Large setbacks and frontages constrain site planners from designing compact or cluster developments that
could reduce impervious cover.”- Center for Watershed Protection

Setbacks
Setbacks serve a number of functions including safety,
creating community character, visual appeal, privacy,
and noise reduction. Excessive setbacks can produce
unnecessary impervious surfaces by extending driveways
(in the case of front yard setback) and street lengths (in
the case of side yard setbacks). Minimizing the required
setbacks can reduce the amount of impervious surface
required for development while also contributing to
attractive neighborhood design. Half (0.5) acre and
smaller lots are already allowed in most zones in
Southport, which allows for compact development
patterns.

The setback requirements in these zones overall
promote good site design and minimize the necessity of
impervious surfaces. A few exceptions include:
1. The front yard setbacks in the CN zone are currently
set to 25’. This is higher than the recommended front
setback of 20’, and it is also higher than other zones of
similar and less intended density.
2. The front yard setback in the R1 zone is 40’, twice as
high as the recommended 20’ minimum.
3. The side yard setbacks for R1 and R3 zones are 15’
and 20’ respectively, higher than the recommended 8’
minimum.

Recommendation #14 Reduce minimum front yard setbacks in the CN Zone and the R1 Zone to 20’.
Medium Priority
Recommendation #15 Reduce minimum side yard setbacks in R1 and R3 Zones to 8’.
Low Priority

Frontage
Frontage requirements also serve to address safety, community character, visual appeal, and privacy. Smaller
minimum frontage requirements can allow more compact development patterns and shorter streets. The majority of
zones in Southport require frontages that meet the recommended standards. The exception is in the R1 zone, where
the required minimum frontage is 100’ and the recommended minimum frontage is 80’.
Recommendation #16
Low Priority

Reduce minimum frontage requirements for the R1 zone to 80’.
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Driveways, Sidewalks, and Drainage
“As much as 20% of the impervious cover in a residential subdivision consists of driveways.” - Center for
Watershed Protection

Impervious Definition
An inclusive, thorough definition of Impervious and Pervious Surfaces is needed to clarify the concepts and
acceptable materials to be used in parking areas, sidewalks, and driveways.
Include the following definitions in the Zoning/Subdivision laws:
Impervious Surface-- Impermeable surfaces that cannot effectively infiltrate rainfall. This includes
paved, concrete and gravel surfaces (i.e. parking lots, driveways, roads, runways and sidewalks);
building rooftops and miscellaneous impermeable structures such as patios, pools, sheds, and areas
with highly compacted soil.

Recommendation #17
Low Priority

Pervious Surface— Ground cover through which water can penetrate at a rate comparable to that of
water through undisturbed soils. Examples of pervious materials include: porous concrete, permeable
pavers, grass pavers, plastic grids, and interlocking concrete pavers.

Driveways
Off-street parking and residential driveways significantly
contribute to the impervious areas on a residential lot,
constituting up to 20% of all impervious surfaces in
residential subdivisions. Decreasing required driveway
dimensions, allowing pervious materials, and using
better driveway design can minimize the amount of
stormwater runoff from a site or neighborhood.

Photo Credit: Soil Retention

Two Track Driveway Design

Driveway design and materials are currently not
addressed in the Southport municipal code. Placing
a maximum width on driveway developments would
reduce excessive impervious surfaces. Allowing
alternative driveway designs and materials, as well as
sharing residential driveways, can further reduce the
impact of new driveways.

Photo Credit: Natural Path Landscaping

Permeable Driveway Pavers

Photo Credit: Lohud Real Estate

Shared Driveway Design

Recommendation #18
Medium Priority

Consider defining a maximum driveway width that minimizes the impact of driveways while allowing
for emergency vehicles.
The NYS Fire code requires an unobstructed width of 12’. Consult with the fire departments serving the
Town to determine the smallest acceptable width for local emergency vehicles.

Recommendation #19
High Priority

Allow the use of pervious materials in single family home driveways. Include a list of acceptable pervious
construction materials that are appropriate for drainage and for the support of emergency vehicles.

Recommendation #20
Low Priority

Allow ‘two-track’ design in single family home driveways to reduce impervious coverage. This is
recommended for short, straight driveways only. Include an explanatory diagram for residents and
developers as well as a list of acceptable construction materials.

Recommendation #21
Low Priority

Allow shared driveways in residential developments. Provide an example of an enforceable maintenance
agreement for landowners. An example maintenance agreement is located on the resources page.
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Sidewalks
Sidewalk widths in Southport match the current best practices and
standards. Allowing and encouraging that new or replacement
sidewalks be built with permeable surfaces would reduce the impact of
impervious coverage in new developments.
Photo Credit: US EPA

Permeable Sidewalk
Recommendation #22
Low Priority

Allow and encourage the use of permeable surfaces for sidewalk construction.

Drainage and Grading
Some municipalities prohibit discharging runoff directly
into yards in order to protect foundations and prevent
wet yards or wet basements. However, with proper design
and maintenance, runoff can be successfully stored and
absorbed on-site rather than using municipal stormwater
infrastructure and does promote better water quality.
The Southport municipal code requires that sidewalks
be sloped towards the street and that grading and
drainage paths should prevent ponding areas within the
development.

Sidewalks, driveways, and rooftops should all be allowed
to drain into yard areas as long as the site is equipped
with appropriate green infrastructure techniques such
as swales, rain gardens, or bio filters. Refer to the New
York State Stormwater Management Design Manual
for technical construction specifications for green
infrastructure.

Photo Credit: Schuyler County SWCD

Photo Credit: STC Planning

Rain Garden

Rain Barrels

Add language to the grading and drainage requirements in order to explicitly allow the temporary ponding

Recommendation #23 of stormwater runoff in yards if the site has appropriate storage and infiltration areas. Encouraging use of
Medium Priority
green infrastructure practices that manage runoff on site.

Recommendation #24
Low Priority
Recommendation #25
Low Priority

Add language encouraging sidewalks and driveways to slope towards the front yard of a property rather
than toward the street. *
When practical and applicable, allow rooftop runoff to be discharged into yard areas instead of direct
connections to the municipal stormwater conveyance system.*

*These should only be allowed if the site is equipped with appropriate storage and infiltration areas or green infrastructure techniques.
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Water Resources (Water Bodies, Floodplains, Stormwater, and Buffers
“Buffers create a natural ‘right-of-way’ for streams that protect aquatic ecosystems and provide a safe conduit
for potentially dangerous flood waters. Buffers can also be used to treat stormwater and prevent drainage
problems for adjacent homeowners.” - Center for Watershed Protection

Stream Buffers
Stream setback regulations, or “stream buffers”, would
benefit the Town of Southport by protecting the safety
of the community, the economic value of human
development, and the natural value of the water quality
and environment. Using buffer zones along streams
reduces water pollutants and reduces hydrologic changes
to bodies of water. This helps to prevent damage due to
streambank erosion and reduces the risk of human and
economic losses due to flooding. The recommended
minimum buffer width for preserving water quality is at
least 75 feet on each side of the stream.
However, using this strategy does not have to mean
losing all functionality along the stream itself. While
more intense development such as housing or utilities
may not be suitable directly next to streams and

waterways, lower intensity uses can exist there without
compromising the natural functions of the area. For
instance, an unpaved walking trail close to a stream
would not negatively affect water quality.
A system that allows low intensity uses near the stream,
while restricting high intensity uses until a certain
distance (75 feet) can provide the maximum use and
benefit from this land. Additionally, requiring that a
certain percentage of the buffer areas be maintained with
natural vegetation can further protect these areas by
preserving their natural functions and capacities to the
maximum extent.
Currently, Residential Cluster Development requires
marking other constrained lands such as streams,
wetlands, and floodplains on the site
plan as non-buildable areas. Including
stream buffers to the list of constrained
lands would ensure the best protection of
streams and water quality in Southport.
In order to protect these proposed
buffers in all areas of the town (not only
in cluster developments), it would be
beneficial to include the location of all
constrained lands including all sensitive
areas, such as wetlands and floodplains, as
well as any proposed buffers on all Town
development applications (again, not only
for cluster developments).

Photo Credit: Connecticut River Joint Commissions

Develop a stream setback requirement that defines a minimum buffer width along streams and rivers that
should be kept free from development.

Recommendation #26 The recommended buffer width is at least 75 feet from each bank.
High Priority

Consider a three tiered buffer system within those 75 feet that allows three levels of protection and three
levels of potential uses. The highest level of protection would be closer to the stream and would only allow
low intensity uses. Areas farther from the stream would require fewer restrictions.

Recommendation #27 Require that a certain percentage of the stream buffer be maintained with native or natural vegetation.
High Priority
Recommendation #28 Specify allowable uses inside the buffer area such as: low-impact recreation, agriculture, open space,
Medium Priority
conservation, etc.
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Recommendation #29 Include ‘stream buffers’ in the definition of constrained land in the RCD section**
Medium Priority
In order to prevent encroachment into buffer areas throughout the town:
A)Require that all ‘constrained lands’** (as listed in the RCD section) be shown on all plans and applications
Recommendation #30 including but not limited to: site plan applications, building permits, subdivision applications, and clearing
Medium Priority
and grading plans
B)Require that buffer setback flags be used on site to mark all of the protected areas throughout the
construction process
Educational funding could be included in the town budget to provide an annual mailing to new residents

Recommendation #31 about the importance of forested buffers and steep slopes to the town’s biological, aesthetic, and water
Low Priority
resources. In addition, ensure that town staff and boards are trained on the importance of forested buffers
and how to successfully implement laws to protect them.

**Constrained lands in the RCD section currently include wetlands, watercourses/ waterbodies, 100-year floodplains, and slopes over
fifteen (15) percent which are two thousand (2,000) sq. ft. or more of contiguous sloped area.

Floodplains
In addition to reducing economic losses caused by
flooding, restricting the intensity of development in the
floodplains can protect water quality by reducing runoff
near waterways and allowing floodplains to filter water
during storm events. Undeveloped floodplains can also
provide areas where excess water is stored and slowed
down during high flow events, reducing downstream
damage from floodwaters and erosion.
Southport enforces floodplain development requirements
in the mapped floodplains, which include a freeboard
requirement to build two feet above the modeled flood
height (of the flood with a 1% probability of occurring in
any year).
Southport has also established a Conservation District
throughout the floodway portion of the Town’s regulatory
floodplain. Residential and high intensity uses are not
permitted in this high hazard area.
Recommendation #32
Medium Priority

Land Conservation

Flood hazards are addressed by the planning board as
part of the review process for the subdivision of land or
approval for certain uses and development on a parcel.
During these processes the planning board will evaluate
the proposal and determine the required mitigation
efforts needed.
The planning board can use the opportunity to educate
the applicant about floodplain development restrictions
and flood hazards .
The Town also participates in the Community Rating
System, through which the town takes proactive flood
protection measures and property owners receive a small
discount on flood insurance costs. Additional floodplain
protection can be achieved by incorporating higher
standards into floodplain development requirements
that protect natural floodplain functions, as well as
development.

Consider incorporating additional standards into the Town’s Flood Damage Prevention Local Law
to increase protection of natural floodplain functions and reduce the vulnerability of development.
This could include restrictions on fill and hazardous materials, as well as other provisions that reduce
flood risk.

“Conservation of natural areas at the site level can be made more
attractive through flexible incentives.” - Center for Watershed Protection

Lot Design and Conservation Incentives
Enabling flexibility and creativity in site design could
make it easier to achieve the Town’s conservation goals
as well as stormwater management criteria for new
developments.

The current residential cluster development regulations
in the Town are nearly all in line with recommendations
for water quality benefits. They allow a bonus density
increase for permitting open space design for Residential
Cluster Developments if the developer grants permanent
public access to open spaces or preserves more than the
required space.
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Additional Opportunities for Incentives Include:
1. In addition to cluster development, Incentive Zoning
for other zones such as CN & CR could give benefits such
as higher density, higher lot coverage, or smaller setbacks
for developers who conserve land, provide open space/
recreation, or offer other green infrastructure amenities
when it is not normally required of them.
2. The Town can encourage the preservation of natural
landscape features as part of the stormwater management
strategy for development projects. These techniques
include:
•Preservation of undisturbed areas
•Preservation of natural vegetation buffers along
streams, rivers, shore lines, and wetlands
•Reduction of clearing and grading
•Locating development in less sensitive areas

4. Allowing irregular lot shapes, such as flag lots, can
provide flexibility in fully utilizing land that is preferable
for development and protecting sensitive land or
agriculture. Such lots can help provide more buildable
land in areas zoned for growth, and they help protect
more sensitive areas by reducing development pressure in
the town. Combining the allowance of these irregular lot
shapes with other recommended development standards
in this report such as shared driveways can result in an
efficient use of land and streets by not only preserving
open space but reducing impervious surfaces.

3. Require that all open space areas developed in the RCD
process be consolidated into larger units.

Recommendation #33
Low Priority
Recommendation #34
Low Priority
Recommendation #35
Low Priority

Consider additional incentives for preserving non-regulated lands beyond the Residential Cluster
Development zoning regulations.
Consider additional flexible requirements for developers to meet the current regulatory or conservation
restrictions (such as buffer averaging, transferable development rights, off-site mitigation).
Explicitly allow and provide regulations for irregular lots such as flag lots.

Recommendation #36 Require that all open space areas developed in the RCD process be consolidated into larger units.
Low Priority

Steep Slopes
Southport’s code allows for development on steep slopes
up to 25% grade. Certain types of development should
be restricted on slopes above 10% grade, and most
development is not appropriate at 25%. Many communities
within the region restrict all development above 10%.

Over development of these slopes could lead to unstable
and degraded hillsides that result in higher amounts of
erosion, runoff, landslides, and road wash outs. Over
the long run, building on steep slopes will mean higher
infrastructure building costs, higher maintenance costs, and
reduced water quality in the town.

Consider revising steep slope requirements to restrict development on hillsides with a 10% slope or
greater.

Recommendation #37
High Priority

Also, consider a two-tier system for steep slopes:
Tier 1-slopes of 10%-15% might be limited to certain low density residential, recreation, forestry,
agriculture, storage, and accessory uses at the discretion of the planning board
Tier 2-slopes over 15% might allow only open space, certain recreation, and other low impact activities
that likely would not include structures.
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Conclusion
The recommended changes to the Town of Southport’s new zoning code are comprehensive and do meet many of the
recommendations for removing barriers and accomplishing water quality and green infrastructure goals. This report
was able to identify a few areas for improvement in order to ensure efficiency of land use in new developments while
working to decrease impervious surfaces and allow for maximum infiltration of stormwater on-site.
Some of the recommended actions work best when multiple actions are used together. For example, if Southport
were to allow flag lots it would be important to remove any barriers to shared driveways, because the benefits gained
from flag lot design are better realized with a shared driveway. Additionally, narrower right of ways should be
considered along with the potential and preferences for using green infrastructure in road-side areas.
Many of the recommendations will be essential to ensuring high water quality in the Town of Southport. Preventing
future development on steep slopes or within recommended stream buffer areas will provide long term protection
from flooding hazards and degraded water quality. Further, considering the impacts on water quality from new
parking and driveway developments could substantially reduce impervious surfaces in Southport, leading to better
infiltration, less runoff, and ultimately better water quality.
The ultimate goal of all of the recommended changes is improved water quality for the Town of Southport and the
region as a whole. It is important, before adoption, that Southport consider all of the recommended actions and
evaluate how they fit in to the revised zoning code as well as the goals and needs of the town for improving water
quality.

Page 17

RESOURCES:
HANDBOOKS AND MANUALS USED FOR THIS REPORT
Better Site Design: A Handbook for Changing Development
Rules in your Community (Tool 4)
http://www.cwp.org/online-watershed-library/cat_view/65tools/129-post-construction-guidance-manual-8-tools

EPA Water Quality Scorecard
http://www.epa.gov/dced/pdf/2009_1208_wq_scorecard.pdf

STREETS
Narrow Streets
EPA
http://water.epa.gov/polwaste/npdes/swbmp/NarrowerResidential-Streets.cfm

New York State Stormwater Management Design Manual
http://www.dec.ny.gov/chemical/29072.html

PARKING
Shared parking
Township of Marshall PA. See section 208-1902. Parking
facilities required.
http://twp.marshall.pa.us/wp-content/uploads/2012/03/ARTICLE1900-Off-Street-Parking-and-Loading.pdf
City of Minneapolis.
http://www.ci.minneapolis.mn.us/www/groups/public/@cped/docu
ments/webcontent/wcms1p-137879.pdf

Model shared parking agreement
Town of Wappinger, NY - Recommended Model Development
Principles for Conservation (Appendix 1)
http://www.dec.ny.gov/docs/remediation_hudson_pdf/hrewbsd
wap.pdf

Land Banking
City of Woodstock, IL. – See Section 9.9
http://www.woodstockil.gov/vertical/sites/%7B7B45EC48-D16443E3-ACA3-4CC6ED948AFB%7D/uploads/%7B8C5F28D5-BF254EFD-9A40-03E4A870567A%7D.PDF
Town of Greece, NY. – See Section 211-44
http://ecode360.com/10841167

Reductions for Mass Transit
Northwestern Connecticut Council of Governments
http://www.nwctplanning.org/ParkingStudyPhase2.pdf

Green Parking Lot Design – Pervious surfaces and raised
islands
US EPA
http://www.streamteamok.net/Doc_link/Green%20Parking%20Lo
t%20Guide%20(final).PDF

DRIVEWAYS, SIDEWALKS, AND DRAINAGE
Two-Track/Ribbon & Shared Driveways
Greenville County, SC - Model Law
http://www.greenvillecounty.org/land_development/pdf/design
manual/LID-06_LID_Driveways_Spec_Jan_2013.pdf
City of Burlington, VT – Fact Sheet
http://www.burlingtonvt.gov/sites/default/files/DPW/Stormwate
r/Driveways/05_Ribbon_driveways_20140102.pdf

Pervious Driveways
Village of Elmsford, NY – Homeowner Guide
http://www.elmsfordny.org/Pages/ElmsfordNY_Bcomm/Stormwa
ter/Permeable_Pavement.pdf

Rural Driveway Guidelines
Southern Tier Central Regional Planning and Development
Board
http://www.stcplanning.org/usr/Program_Areas/Water_Resource
s/Stormwater/Rural_driveway_October_22_2009.pdf

NYS Fire Code on Driveways- Law Section 5.11.2
http://publicecodes.cyberregs.com/st/ny/st/b300v10/st_ny_st_b
300v10_5_sec011.htm

WATER RESOURCES
Stream Buffer Model Ordinances
Additional Information about Buffers
http://aswm.org/pdf_lib/model_ordinance_1209.pdf
http://longislandsoundstudy.net/wpcontent/uploads/2010/02/EightMileRiparianBuffer.pdf

Model Ordinances
http://www.tompkinscountyny.gov/files/planning/waterresources/Tompkins_Co_Model_Stream_Buffer_Ordinance0409.pdf
http://longislandsoundstudy.net/wpcontent/uploads/2010/02/Buffer_Model_Ordinance_Rhode_Islan
d.pdf

Natural Vegetation in Stream Buffers
Town of Ulysses –Zoning Law, See Section 20.6.2
http://www.ulysses.ny.us/pdf/Zoning_Law_Revision_FINALADOPTED_8-12-14.pdf

LAND CONSERVATION
Flag Lots
Town of Dryden, NY—See Section 602
http://dryden.ny.us/PlanningDepartment/ZoningLaw/Zoning_Ordinance_Amendments_adopte
d_7_19_2012.pdf
Town of Ulysses, NY—See Section 20.12
http://www.ulysses.ny.us/pdf/Zoning_Law_Revision_FINALADOPTED_8-12-14.pdf
Town of Romulus, NY—See Section 276
http://www.romulustown.com/forms/Subdivision%20Regulations
.pdf

Steep slopes

Conservation Incentives in NY
Town of Wappinger, NY - Recommended Model Development
Principles for Conservation (Appendix 3)
http://www.dec.ny.gov/docs/remediation_hudson_pdf/hrewbsd
wap.pdf

Sustainability, Green Infrastructure Design Incentives Zoning
Law
Nyack, NY
http://www.ecode360.com/28904841

EPA Incentives
http://water.epa.gov/polwaste/green/upload/bbfs7encour
aging.pdf

Southern Tier Central Regional Planning and Development Board

EDUCATION AND ADDITIONAL INFORMATION

http://www.stcplanning.org/usr/Program_Areas/Flood_Mitigatio
n/SCAP_steepslopes%202010_02_21_CR.pdf

Stormwater Guide for Homeowners
http://www.stormwaterguide.org/

AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Streets and Cul-de-Sacs – Model
Principles

What is the minimum
pavement
width
allowed for streets in
low density residential
developments that have
less than 500 daily trips
(ADT)?
At higher densities are
parking lanes allowed to
also serve as traffic
lanes (i.e., queuing
streets)?

Do street standards
promote
the
most
efficient street layouts
that reduce overall street
length?

between
18-22
feet

Yes

Yes

What is the minimum
right of way (ROW)
width for a residential
street?

less
than 45
feet

Does the code allow
utilities to be placed
under the paved section
of the ROW?

Yes

Southport’s Municipal Code Language

Code
Reference

Highway. The gravel top will be covered with a
minimum of two-and-one-half-inch hot blacktop
base material, and covered with one inch of hot
NYS Top Mix (hot mix) at a minimum of 28 feet
in width.

A534-17

Subdivision. Minimum width of pavement 28
ft. of roadway (feet).

Article IV
Section 5

[not mentioned]

Recommendation
Number

High

#1

None

Zoning. Road Arrangement and access design.
Intent. It is the intent of this section to assure
that all development provide for safe and
adequate access to a lot proposed for
development. This intent is furthered by
requiring that all development that proposes to
contain a new Town road, private road and/or
internal drive be:
(1) Designed to provide for:
a. Convenient traffic access and circulation;
b. Traffic control and safety;
c. Access for firefighting, snow removal, and
street maintenance equipment;
d. Stormwater drainage; and
e. Utility location; and
(2) Arranged to:
a. Separate through traffic from
neighborhood traffic insofar as practical;
b. Be coordinated to compose a connected
system;
c. Be laid out to provide suitable future
road connection with an adjoining lot;
and
d. Conform to the requirements of the
Americans with Disabilities Act (ADA).

525-72

Highway. The minimum right-of-way width
hereinafter laid out shall be 50 feet.

A534-5

Subdivision. Minimum width of right- 50 ft. ofway (feet).

Article IV
Section 5

[not mentioned]

Priority

High

#2

Low

#5

None
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Streets and Cul-de-Sacs – Model
Principles

Southport’s Municipal Code Language

What is the minimum
radius allowed for culde-sacs?

less
than 35
feet

Highway. Recommended radius of turnarounds
shall be 50 feet minimum.

Can a landscaped island
be created within the
cul-de-sac?

Yes

[not mentioned]

Are
alternative
turnarounds such as
“hammerheads”
allowed on short streets
in
low
density
residential
developments?

Yes

Highway. Approved turnarounds or Ts are to be
used on dead end streets.

Are curb and gutters
required
for
most
residential
street
sections?

No

[not mentioned]

Are there established
design
criteria
for
swales that can provide
stormwater
quality
treatment (i.e., dry
swales, biofilters, or
grass swales)?

Yes

Stormwater. A. Technical standards. For the
purpose of this chapter, the following
documents shall serve as the official guides and
specifications for stormwater management.
Stormwater management practices that are
designed and constructed in accordance with
these technical documents shall be presumed to
meet the standards imposed by this chapter:
(1) The New York State Stormwater
Management Design Manual (New
York State Department of Environment
conservation, most current version or
its successor, hereafter referred to as
the "Design Manual").

Code
Reference
A534-5

A534-5

Priority

Recommendation
Number

High

#3-4

High

#3-4

None

None

452-9

None
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Parking Spaces and Lots – Model
Principles

What is the minimum
parking ratio for a
professional
office
building (per 1000 ft of
gross floor area)?

What is the minimum
required parking ratio
for shopping centers
(per 1,000 ft2 gross floor
area)?

What is the minimum
required parking ratio
for single family homes
(per home)?

Southport’s Municipal Code Language

CN
less
than
3.0
spaces

4.5
spaces
or less

≤ 2.0
spaces

Are
your
parking
requirements set as
maximum or median
(rather than minimum)
requirements?

Yes

Is the use of shared
parking arrangements
promoted?

Yes

1 per
400
gfa

Retail,
special
ty lowprofile
Retail
use
other
than
listed

CR

1 per
400
gfa

AR/R
1/R2/
R3
1 per
400
gfa

CN

CR

None

None

Per
SPR

Per
SPR

I

AR/
R1/
R2/
R3
N/A

N/A

Code
Reference

Priority

Bulk Table
Revisions

None

Bulk Table
Revisions

None

Bulk Table
Revisions

None

525-73.2

None

525-73.3

High

Recommendation
Number

C

I

C

N/
A

N
/
A

N/
A

N
/
A

CN

CR

AR/R1/R2/ R3

I

C

2
per
unit

N/A

2 spaces up to
the first four
bedrooms,
plus ½ space
for each
additional
bedroom

N/
A

N/
A

Zoning. Maximum Number of Parking Spaces. In
the interest of protecting and preserving the
groundwater quality and quantity, no use in the
Town shall be permitted to have more than five
parking spaces per 1,000 square feet of gross
floor area unless such development plans
document the need for such additional parking
and that, with quantifying analysis, such parking
is determined to not adversely impact the
aquifer or groundwater. Such additional parking
must be specifically approved by the Planning
Board.
Zoning. In the case of a combination of uses, the
total requirement for off-road parking spaces
shall be the sum of the requirements for all uses,
unless it can be proven by substantive
documentation that staggered hours or other
operational activities of such uses would permit
modification.

#6
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Parking Spaces and Lots – Model
Principles

Southport’s Municipal Code Language

Code
Reference

Priority

Recommendation
Number

Are
model
shared
parking
agreements
provided?

Yes

[not mentioned]

Low

#7

Are
parking
ratios
reduced
if
shared
parking arrangements
are in place?

Yes

[not mentioned]

High

#8

If mass transit is
provided nearby, is the
parking ratio reduced?

Yes

[not mentioned]

Low

#12

What is the minimum
stall width for a
standard parking space?

9 feet
or less

Zoning. A parking space shall be a minimum
dimension of nine feet by 18 feet, exclusive of
pedestrian access, drive or internal drive, and
have access from a drive or internal drive.
Zoning. A parking space shall be a minimum
dimension of nine feet by 18 feet, exclusive of
pedestrian access, drive or internal drive, and
have access from a drive or internal drive.

525-73

None

525-73

None

What is the minimum
stall length for a
standard parking space?

18 feet
or less

Are at least 30% of the
spaces
at
larger
commercial parking lots
required to have smaller
dimensions for compact
cars?

Yes

[not mentioned]

Low

#13

Can pervious materials
be used for spillover
parking areas

Yes

[not mentioned]

High

#9

Are there any incentives
to developers to provide
parking within garages
rather than surface
parking lots?

Yes

[not mentioned]

None

Is
a
minimum
percentage of a parking
lot required to be
landscaped?
Is
the
use
of
bioretention islands and
other
stormwater
practices
within
landscaped areas or
setbacks allowed?

Yes

Yes

Zoning. For all off-road parking areas greater
than 15 parking spaces, a minimum of 10% of
the area devoted to off-road parking shall be
landscaped islands or other landscaping areas
with lawn, trees, shrubs or other plant materials.
Zoning. For all off-road parking areas greater
than 15 parking spaces, a minimum of 10% of
the area devoted to off-road parking shall be
landscaped islands or other landscaping areas
with lawn, trees, shrubs or other plant materials.

525-73.9

None

525-73.9

Med

#11
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Driveways, Sidewalks, and Roofs –
Model Principles

Southport’s Municipal Code Language

What is the minimum
driveway
width
specified
in
the
community?

9 feet
(one
lane)

Can pervious materials
be used for single family
home driveways (e.g.,
grass, gravel, porous
pavers, etc)?

Code
Reference

Priority

Recommendation
Number

[not mentioned]

Med

#18

Yes

[not mentioned]

High

#19

Can a “two track” design
be used at single family
driveways?

Yes

[not mentioned]

Low

#20

Are shared driveways
permitted in residential
developments?

Yes

[not mentioned]

Low

#21

Can rooftop runoff be
discharged to yard
areas?

Yes

[not mentioned]

Low

#25

#23

Yes

Site Plan Review. Site Work. B. Grading and
drainage paths should be studied carefully to
prevent ponding areas within the development.
Earth work, such as berms, can and should be
used to screen undesirable views and to direct
pedestrian traffic on the site.

431-27

Med

What is the minimum
sidewalk width allowed
in the community?

4 feet
or less

Streets and Sidewalks. Sidewalk dimensions.
Sidewalks shall be four feet wide, unless
otherwise approved.

459-9

None

Are sidewalks always
required on both sides
of residential streets?

No

[not mentioned]

Are sidewalks generally
sloped so they drain to
the front yard rather
than the street?

Yes

Sidewalk Specifications. The sidewalk will be of
four feet width laid true to line and grade as
given by Town Highway Superintendent with a
normal cross-slope of 1/4 inch per foot drop
toward the street

Can
alternate
pedestrian networks be
substituted
for
sidewalks (e.g., trails
through
common
areas)?

Yes

[not mentioned]

Do current grading or
drainage requirements
allow for temporary
ponding of stormwater
on front yards or
rooftops?

None

A535-7

Low

#24

None
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Southport’s Municipal Code Language

Open Space – Model Principles

Are open-space or
cluster
development
designs allowed in the
community?

Yes

Is land conservation or
impervious
cover
reduction a major goal
or objective of the open
space design ordinance?

Yes

Are the submittal or
review requirements for
open space design
greater than those for
conventional
development?

Is open space or cluster
design a by-right form of
development?

No

Yes

Zoning. Residential Cluster Development.
Intent. The RCD is intended to enable and
encourage flexibility in the design and
development of land in such a manner as to
promote the most appropriate use of land, to
facilitate adequate and economical provision of
services, to preserve those areas in the Town
that are suitable for agricultural use, to protect
and conserve open space use and
environmentally sensitive features, and to
preserve scenic qualities.
Zoning. Residential Cluster Development.
Intent. The RCD is intended to enable and
encourage flexibility in the design and
development of land in such a manner as to
promote the most appropriate use of land, to
facilitate adequate and economical provision of
services, to preserve those areas in the Town
that are suitable for agricultural use, to protect
and conserve open space use and
environmentally sensitive features, and to
preserve scenic qualities.
Subdivision.
A. No conservation analysis.
B. Prior to filing a formal application for
approval of a preliminary plat the
subdivider may submit to the Planning
Board a concept plat, in accordance
with the submission requirements set
forth in Article V §1.
C. Preliminary plat review
D. Final plat review
Zoning. Residential Cluster Development.
The process involves the following steps:
A. Conservation analysis.
B. (Mandatory) Sketch plan.
C. Preliminary plat review.
D. Final plat review.
Zoning. Residential Cluster Development.
Permitted Uses. All one-unit and two-unit
dwelling and ancillary uses as specified in § 52521, Use Regulation Table, for the applicable
districts are permitted.

Code
Reference

Priority

Revised
Zoning

None

Revised
Zoning

None

Recommendation
Number

Article III
Section 2.A

None

Review
Process

Revised
Zoning

None
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Southport’s Municipal Code Language

Open Space – Model Principles

Code
Reference

Priority

Revised
Zoning

None

Recommendation
Number

Zoning. Residential Cluster Development.
Conservation Density Calculation.


Are flexible site design
criteria available for
developers that utilize
open space or cluster
design options (e.g.,
setbacks, road widths,
lot sizes)

Does the community
have
enforceable
requirements
to
establish associations
that can effectively
manage open space?

Are open space areas
required
to
be
consolidated into larger
units?

H. At least 40% of the total acreage
shall be preserved by conservation
easement or deed restriction and
shown as such on the sketch plan,
based upon the conservation analysis.
o

Yes

Yes

Yes

Applicants wishing to conserve
greater than 40% open space may
receive additional density on the
site, as follows:
 Additional 20% density allowed
if public access is provided to
the protected open space.
 Additional 10% density allowed
for every 10% of additional open
space protected on the parcel.
o The maximum additional density
bonus shall be capped at 40% above
the density otherwise allowed.
Zoning. Residential Cluster Development.
A. Permanent preservation.
(1) A permanent deed restriction or a conservation
easement restricting development of the open
space land and allowing use only for agriculture,
forestry, passive recreation, protection of
natural resources, or similar conservation
purposes shall be granted with the approval of
the Planning Board. Such deed restriction or
conservation easement shall be approved by the
Planning Board and shall be required as a
condition of final plat approval.
Zoning. Residential Cluster Development.
Ownership of open space land. Open space land
shall under all circumstances be protected but
may be owned in common by a homeowners'
association (HOA), offered for dedication to
Town, county, or state governments,
transferred to a nonprofit organization
acceptable to the Planning Board, held in private
ownership, or held in such other form of
ownership as the Planning Board finds
appropriate to properly manage the open space
land and to protect its conservation value.
[not mentioned]

Revised
Zoning

None

Revised
Zoning

Low

#36
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Southport’s Municipal Code Language

Open Space – Model Principles

Zoning. Valley Wall Development.
(3) Minimizing removal of natural vegetation.
Does
a
minimum
percentage of open
space have to be
managed in a natural
condition?

Yes

Are
allowable
and
unallowable uses for
open
space
in
residential
developments defined?

Yes

Can open space be
managed by a third
party using land trusts
or
conservation
easements?

Yes

Zoning. Residential Cluster Development.
C. Vegetation. Existing vegetation on site shall
be preserved to the maximum extent practical.
Every attempt shall be made to limit cutting
necessary for either construction or the opening
of views from the subject site so as to maintain
native vegetation as a screen for structures as
seen from public roads or parks or other public
views.
Zoning. Residential Cluster Development.
(2). The permanent protection shall prohibit
residential, industrial, or commercial use of
open space land, including power generation
facilities (except in connection with agriculture,
forestry, and passive recreation), and shall not
be amendable to permit such use. Access roads,
driveways, wells, underground sewage disposal
facilities, local utility distribution lines,
stormwater management facilities, trails,
temporary structures for passive outdoor
recreation, and agricultural structures shall be
permitted on preserved open space land with
Planning Board approval, provided that they do
not impair the conservation value of the land.
Forestry shall be conducted in conformity with
applicable best management practices.
Zoning. Residential Cluster Development.
C. Permanent preservation.
(1). A permanent deed restriction or a
conservation easement restricting development
of the open space land and allowing use only for
agriculture, forestry, passive recreation,
protection of natural resources, or similar
conservation purposes shall be granted with the
approval of the Planning Board. Such deed
restriction or conservation easement shall be
approved by the Planning Board and shall be
required as a condition of final plat approval.
B. Open space land shall under all circumstances
be protected but may be owned in common by
a homeowners' association (HOA), offered for
dedication to Town, county, or state
governments, transferred to a nonprofit
organization acceptable to the Planning Board,
held in private ownership, or held in such other
form of ownership as the Planning Board finds
appropriate to properly manage the open space
land and to protect its conservation value.

Code
Reference

Priority

Recommendation
Number

525-81

Revised
Zoning

Revised
Zoning

None

None

Revised
Zoning

None

Revised
Zoning
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Southport’s Municipal Code Language

Setbacks – Model Principles

Are irregular lot shapes
(e.g., pie-shaped, flag
lots) allowed in the
community?

What is the minimum
requirement for front
setbacks for a one half
(½) acre residential lot?

What is the minimum
requirement for side
setbacks for a one half
(½) acre residential lot?

Yes

20 feet or
less

8 feet or
less

Code
Reference

Priority

Recommendation
Number

Low

#35

Updated
Bulk
Density
Table

Med

#14

Updated
Bulk
Density
Table

Low

#15

[not mentioned]

District Use
R1 – One Unit Dwelling
R2 – One Unit
R2 – Two Unit
R3 – One Unit
R3 – Two unit
R3 Multi Unit
PMR – one unit
PMR – two unit
RT – one unit
RT – two unit
RT – multiple dwelling
CN
CR

District Use
R1 – One Unit Dwelling
R2 – One Unit
R2 – Two Unit
R3 – One Unit
R3 – Two unit
R3 Multi Unit
PMR – one unit
PMR – two unit
RT – one unit
RT – two unit
RT – multiple dwelling
CN
CR

Minimum Yard
Requirements
(Setbacks)
Front (feet)
40
20
20
15
15
15
20
20
15
15
15
25
12 max

Minimum Yard
Requirements
(Setbacks)
Side (feet)
15
10/5
10/5
10/5
10/5
20
5
5
5
5
5
0
0 min 24 max
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Southport’s Municipal Code Language

Setbacks – Model Principles

What is the minimum
frontage distance for a
one half (½) acre
residential lot?

less
than 80
feet

District Use
R1 – One Unit
Dwelling
R2 – One Unit
R2 – Two Unit
R3 – One Unit
R3 – Two unit
R3 Multi Unit
PMR – one unit
PMR – two unit
RT – one unit
RT – two unit
RT – multiple
dwelling
CN
CR

Code
Reference

Priority

Recommendation
Number

Low

#16

Minimum Lot Width
Residential
100
75
75
50
50
50
35
35
50
50
75

Updated
Bulk
Density
Table

50
20
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Waterbodies and Stormwater – Model
Principles

Code
Reference

Priority

Recommendation
Number

Yes

Is detailed as part of the diagnostic report, and
comp plan. Not incorporated into zoning as of
yet.

High

#26

If so, what is the
minimum buffer width?

75 feet+

Is detailed as part of the diagnostic report, and
comp plan. Not incorporated into zoning as of
yet.

High

#26

Is expansion of the
buffer
to
include
freshwater
wetlands,
steep slopes or the 100year
floodplain
required?

Yes

[not mentioned]

Med

#30

Does the stream buffer
ordinance specify that
at least part of the
stream
buffer
be
maintained with native
vegetation?

Yes

[not mentioned]

High

#27

Does the stream buffer
ordinance
outline
allowable uses?

Yes

[not mentioned]

Med

#28

Does the ordinance
specify
enforcement
and
education
mechanisms?

Yes

[not mentioned]

Med

#30-#31

Is there a stream buffer
ordinance
in
the
community?

Is stormwater required
to be treated for quality
before it is discharged?

Yes

Are there effective
design
criteria
for
stormwater
best
management practices
(BMPs)?

Yes

Southport’s Zoning Language

Stormwater. Stormwater pollution prevention
plan requirement. No application for approval of
a land development activity shall be reviewed
until the appropriate board has received a
stormwater pollution prevention plan (SWPPP)
prepared in accordance with the specifications in
this chapter. [See B-F].
Stormwater. All land development activities shall
be subject to the following performance and design
criteria:
A. Technical standards. For the purpose of this
chapter, the following documents shall serve as the
official guides and specifications for stormwater
management. Stormwater management practices
that are designed and constructed in accordance
with these technical documents shall be presumed
to meet the standards imposed by this chapter:
(1) The New York State Stormwater Management
Design Manual (New York State Department of
Environment conservation, most current version or
its successor, hereafter referred to as the "Design
Manual").
(2) New York Standards and Specifications for
Erosion and Sediment Control (Empire State
Chapter of the Soil and Water Conservation Society,
2004, most current version or its successor,
hereafter referred to as the "Erosion Control
Manual").

452-8

None

452-9

None
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS

Waterbodies and Stormwater –
Model Principles

Can stormwater be
directly discharged into
a jurisdictional wetland
without pretreatment?

Does
a
floodplain
management ordinance
that
restricts
or
prohibits development
within the 100-year
floodplain exist?

No

Yes

Southport’s Zoning Language
Stormwater. Stormwater pollution prevention plan
requirement. No application for approval of a land
development activity shall be reviewed until the
appropriate board has received a stormwater
pollution prevention plan (SWPPP) prepared in
accordance with the specifications in this chapter.
[See B-F].
Flood Damage Prevention. Located within areas of
special flood hazard are areas designated as
floodways (see definition, § 307-4). The floodway is
an extremely hazardous area due to high-velocity
floodwaters carrying debris and posing additional
threats from potential erosion forces. When
floodway data is available for a particular site as
provided by § 307-6 or, when applicable, § 30712B, all encroachments, including fill, new
construction, substantial improvements and other
development, are prohibited within the limits of
the floodway unless a technical evaluation
demonstrates that such encroachments shall not
result in any increase in flood levels during the
occurrence of the base flood discharge
Subdivision.
H. Land in floodplain:
1. Land subject to flooding or other menace shall
not be platted for residential or any other use
where there is potential danger to life or property
or where its development will aggravate flood
conditions or other hazards. Such land should be
set aside for uses which will not be endangered by
periodic or occasional inundation, subject to the
provisions of the Zoning Ordinance.
2. For lots up to and including one acre in area, no
more than twenty-five
(25%) percent of the lot shall be subject to flooding.
Zoning.
Residential Cluster Development. Density
Calculations.
Constrained land includes: (3)One-hundred-year
floodplains.

Code
Reference

Priority

452-8

None

Recommendation
Number

307-15

None

Article IV
Section 9

Revised
Zoning
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Land
Conservation
Principles

–

Is there any ordinance
that
requires
or
encourages
the
preservation of natural
vegetation at residential
development sites?

Model

Yes

Southport’s Zoning Language
Zoning. Residential Cluster Development.
C.Vegetation. Existing vegetation on site shall be
preserved to the maximum extent practical. Every
attempt shall be made to limit cutting necessary for
either construction or the opening of views from
the subject site so as to maintain native vegetation
as a screen for structures as seen from public roads
or parks or other public views.
Zoning.
Valley Wall Development.
C. 3. Minimizing removal of natural vegetation.
Site Plan Review. General Standards. Adequacy,
type and arrangement of trees, shrubs and other
landscaping constituting a visual and/or noise
buffer between the applicant's and adjoining lands,
including the maximum retention of existing
vegetation.
Site plan review.
Site analysis. Preservations of existing vegetation
helps keep the character of site and helps to arrest
erosion. There is no question that trees and shrubs
enhance the livability of housing areas. See Chapter
452, Stormwater Management; Erosion and
Sediment Control, of the Code of the Town of
Southport for proper erosion and sediment control
measures and alternatives for stormwater
management which respect the natural drainage
systems and encourage recharge to the aquifer.
Subdivision. Preservation of Existing Features
A. To the fullest extent possible, all existing trees
and shrubbery shall be conserved by the subdivider.
Special consideration shall be given to the
arrangement and ultimate improvement or
development of the lots to this end.

Code
Reference

Priority

Recommendation
Number

Revised
Zoning

525-81

431-15. G

None

431-23. C

Article IV
Section 2

A. To the greatest extent possible, precaution
shall be taken to protect existing trees and
shrubbery during the process of grading the
lots and roads.
Do reserve septic field
areas need to be cleared
of trees at the time of
development?

No

[not mentioned]

None
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Land
Conservation
Principles

–

If forests or specimen
trees are present at
residential development
sites, does some of the
stand have to be
preserved?

Are the limits of
disturbance shown on
construction
plans
adequate for preventing
clearing of natural
vegetative cover during
construction?

Model

Yes

Yes

Southport’s Zoning Language
Zoning. Residential Cluster Development.
Conservation subdivision design guidelines. A.
Preservation of scenic features. Relate the location
of structures to existing scenic features such as
individual large trees within open fields, stone
walls, hedgerows, historic buildings, and unpaved
country roads if they exist on the site. C.
Vegetation. Existing vegetation on site shall be
preserved to the maximum extent practical. Every
attempt shall be made to limit cutting necessary
for either construction or the opening of views
from the subject site so as to maintain native
vegetation as a screen for structures as seen from
public roads or parks or other public views.
Site Plan Review. Preliminary site plan. (d) Existing
natural features such as watercourse, water body,
wetland, wooded area and individual large trees
and a notation of features to be retained;
Zoning. Valley Wall Development.
A. Road construction, building site development,
and other construction activity proposed for these
areas requires special design consideration to
prevent erosion, minimize stormwater runoff, and
preserve large trees, natural terrain and scenic
views.
Zoning. Residential Cluster Development.
Conservation Analysis. B. The conservation
analysis shall identify site features with
conservation value on the parcel, including but not
limited to the following:
(9).Unfragmented forestland.
(13) Trees 30 inches in diameter or larger when
measured 4 1/2 feet above the adjacent grade,
which are of sound health and provide a unique
character to the site.
Site Plan Review. Preliminary Site Plan. (d) Existing
natural features such as watercourse, water body,
wetland, wooded area and individual large trees
and a notation of features to be retained;
Zoning.
Conservation
subdivision
design
guidelines.
A. Vegetation. Existing vegetation on site shall be
preserved to the maximum extent practical.
Every attempt shall be made to limit cutting
necessary for either construction or the
opening of views from the subject site so as to
maintain native vegetation as a screen for
structures as seen from public roads or parks
or other public views.

Code
Reference

Priority

Recommendation
Number

Revised
Zoning

525-60
None

525-81

Revised
Zoning

525-60

None
Revised
Zoning
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AUDIT OF CURRENT SOUTHPORT MUNICIPAL CODES FOR CONSISTENCY WITH RECOMMENDATIONS
FOR WATER QUALITY BENEFITS
Land
Conservation
Principles

–

Model

Southport’s Zoning Language

Are there any incentives
to
developers
or
landowners to conserve
non-regulated
land
(open space design,
density
bonuses,
stormwater credits or
lower property tax
rates)?

Yes

Zoning. Residential Cluster Development.
Conservation Density Calculation.
 H.At least 40% of the total acreage shall be
preserved by conservation easement or
deed restriction and shown as such on the
sketch plan, based upon the conservation
analysis.
o Applicants wishing to conserve
greater than 40% open space may
receive additional density on the
site, as follows:
 Additional 20% density
allowed if public access
is provided to the
protected open space.
 Additional 10% density
allowed for every 10% of
additional open space
protected on the parcel.
o The maximum additional density
bonus shall be capped at 40%
above the density otherwise
allowed.

Is flexibility to meet
regulatory
or
conservation
restrictions
(density
compensation, buffer
averaging, transferable
development rights, offsite mitigation) offered
to developers?

Yes

[not mentioned]

Code
Reference

Priority

Revised
Zoning

Low

Low

Recommendation
Number

#33

#34
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