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I. GENERAL PROVISIONS 
 
A. TITLE 
 

These regulations shall be identified as the Subdivision and Land Development 
Regulations of the Town of Islip. 

 
B. AUTHORITY AND PURPOSE 
 
 1. These regulations are adopted pursuant to all applicable provisions of state law 

including, but not limited to, Sections 272, 273,274-a, 274-b, 276, 278, 279, 280, 
280-a, and 281 of Article 16 of Town Law.  

 
2. These regulations are established to protect health, safety and general welfare, 

while providing for the future orderly growth and coordinated development of the 
Town. These goals will be accomplished by affording adequate facilities for the 
housing, transportation, distribution, comfort, convenience, safety, health and 
welfare of its population.  These regulations shall be further based upon the 
following considerations: 

 
2.1 Conformance with the Comprehensive Plan, Zoning Ordinance and 

Official Map. 
 

2.2 Recognition of a desirable relationship to the general land form, its 
topographic and geologic character, to natural drainage, to the recharge of 
the groundwater aquifer and to the flood plain and ecological concerns. 

            
2.3 Recognition of desirable standards of subdivision and site plan design for 

pedestrian and vehicular traffic, traffic calming, surface water runoff, 
storage and/or discharge, utility services and building sites for the land use 
contemplated. 

 
2.4 Encouragement of flexible subdivision and site plan design to promote the 

planning objectives of the Comprehensive Plan, to realize development 
and maintenance economies, to incorporate smart growth principles, and 
to provide for a variety of housing types. 

 
2.5 Provision for such facilities that are desirable adjuncts to the contemplated 

use, including, but not limited to, parks, recreation areas, schools sites, 
firehouses, emergency services, water service, energy delivery, fire wells 
and off-street parking. 

     



2.6 Preservation and protection of such natural resources and assets as lakes, 
ponds, streams, tidal waters, wetlands, beaches, dunelands, steep slopes, 
bluffs, prime agricultural soils, flora, fauna, indigenous species, 
biodiversity, habitat, general scenic beauty and historic features of the 
town. 

 
 3. The provisions of these regulations shall be administered to ensure that all 

applicable uses are adequately sited, have proper access, do not negatively impact 
surrounding land uses, have adequate on-site drainage and contain adequate on-
site parking.  These regulations shall supplement and facilitate the provisions of 
the Comprehensive Plan and associated updates, community identity studies and 
neighborhood studies, Chapter 68 entitled Zoning, all other provisions of the Islip 
Town Code, the New York State Building Code, the Official Map of the Town of 
Islip and the Capital Budget. 

 
C. JURISDICTION 
 

1. The provisions of these regulations shall be applicable to the full corporate limits of 
the Town of Islip excluding those areas within any incorporated villages.  
 

2. These regulations shall become effective on October 31, 2004 upon adoption by the 
Town Board on October 12, 2004 and after recommendation by the Planning Board 
on June 30, 2004.1 

 
 3. When necessary to further its purposes, except as provided herein, these 

regulations shall be amended by authority of the Town Board after due public 
hearing.  The appendices attached hereto may be modified from time to time as 
appropriate at the direction and determination of the Commissioner of Planning 
and Development. 

 
D. FEES 
 
Reasonable fees sufficient to recover incurred costs shall be charged for the review of 
subdivisions, site plans, road openings and other permitted development of land.  Such fees shall 
be established and amended as deemed necessary by the Commissioner of the Department 
Planning and Development after adoption by the Planning Board. All fees shall be made payable 
to and collected by the Comptroller unless otherwise provided herein. 
  

                                                           
1 Note: Some stormwater regulations were added to this document on November 27, 2007 as per the requirements of 
the New York State State Pollutant Discharge Elimination System (SPDES) permit. 



E. ENFORCEMENT AND PENALTIES 
 
 1. It shall be the duty of the Commissioner of the Department of Code Enforcement 

to enforce the provisions of these regulations and to bring to the attention of the 
Town Attorney of the Town of Islip any violations or lack of compliance. 

 
 2. Violations of the provisions of these regulations shall be punishable as provided 

by Town Code Article XXXV and with each day such violation continues 
constituting a separate offense.  

 
 3. The Planning Board and Town Board reserve the right to revoke in whole or in 
part any approvals and terminate operation of the associated use in the event violation of this 
ordinance or violation of any covenants, stipulations or conditions associated with an application 
occurs.  Any person, firm, corporation or entity violating the provisions of the Subdivision and 
Land Development Regulations shall be subject to the penalties and fines contained in Articles 
XXXI and XXXV of the Town Code. 
  



II. DEFINITIONS      
 
For the purposes of these regulations, the definitions contained within this as well as the 
definitions of Chapter §68-3 of the Islip Town Code entitled Zoning shall govern. 
 
Agricultural Activity - the activity of an active farm including grazing and watering livestock, 
irrigating crops, harvesting crops, using land for growing agricultural products, and cutting 
timber for sale, but shall not include the operation of a dude ranch or similar operation, or the 
construction of new structures associated with agricultural activities.   
 
Applicant - a property owner or agent of a property owner who has filed an application for a 
land development activity. 
     
Approval with Modification - See Conditional Approval 
 
Architectural Elevation - A drawing of the exterior of a structure as it is projected onto a 
vertical plane, i.e. the south elevation is that elevation which faces south. 
 
Building - any structure, either temporary or permanent, having walls and a roof, designed for 
the shelter of any person, animal, or property, and occupying more than 100 square feet of area. 
 
Caliper - The measurement of the diameter of the trunk of a tree as measured at four (4) feet 
above the ground level at the base of the tree. 
 
Cash Bond - A liquid asset given to the Town in order to guarantee site improvements.  In cases 
of major subdivisions and road openings, the developer is required to submit a cash bond, which 
is a certified check payable to the Town of Islip.  The amount of the cash bond shall be equal to 
10% of the performance bond or $10,000 whichever is greater.  In cases of all other applications, 
the amount of the cash bond, if required, shall be calculated as the cost of the required 
improvements based on the unit costs as shown in Appendix D . 
 
Chain of Title - A listing of owners of the subject property and surrounding property owners by 
a title guarantee company, from present to time of institution of ordinance governing the 
property or use.  This may be required of an applicant at the discretion of the reviewing 
department as an informational requirement with any application. 
 
Channel - a natural or artificial watercourse with a definite bed and banks that conducts 
continuously or periodically flowing water. 
 
Clearing - any activity that removes the vegetative surface cover. 
 
Cluster Development - Zoning modifications in the form of reduction of lot size and dimension  
requirements as per Town Law Section 278, in order to achieve a superior design, reduce the 
length of road and reduce infrastructure to serve a public purpose and/or preserve the natural and 
scenic qualities of open lands.  Cluster developments shall in no case increase the number of lots 
that would normally be allowed on the site in conformity with existing zoning regulations.   



 
Community Improvement Fund - The Community Improvement Fund contains waiver and 
mitigation fees assessed by the Planning Board in lieu of curbing, sidewalk, landscaping or other  
improvements that are otherwise required in connection with development applications. Waiver 
and mitigation fees are collected in instances where such fees would serve a greater public 
purpose by funding improvements elsewhere. Community Improvement Funds shall be utilized 
to provide physical community improvements, to fund planning studies, and to further the stated 
goals of the Comprehensive Plan. 
 
Comprehensive Plan - Pursuant to Section 272-a of the Town Law, a comprehensive plan 
consists of the materials, written and/or graphic, including but not limited to maps, charts, 
studies, resolutions, reports and other descriptive material that identify the goals, objectives, 
principles, guidelines, policies, standards, devices and instruments for the immediate and long-
range protection, enhancement, growth and development of the town. A comprehensive plan 
shall include any part of such plan separately prepared or any amendment to said plan. 
 
Conditional Approval - Approval of an application subject to conditions set forth by the 
Planning Board or other reviewing agency/person.  In the case of a subdivision, conditional 
approval becomes approval when the plat is revised accordingly and signed by the Planning 
Board or its designee. 
 
Consolidation - The merger of two or more formerly separate lots that are contiguous and that 
are brought under common ownership or consolidated through the Office of the Assessor. 
     
Dedication - the deliberate appropriation of property by its owner for general public use. 
 
Department - the New York State Department of Environmental Conservation 
 
Design Manual - the New York State Stormwater Management Design Manual, most recent 
version including applicable updates, that serves as the official guide for stormwater 
management principles, methods and practices. 
  
Developer - Any person, firm, corporation, partnership or association who shall lay out for 
improvement any tract of land either for himself or others. 
 
Diameter at Breast Height (DBH) - A standard method of expressing the diameter of the trunk 
of a tree.  The trunk is measured at the height of an adult's breast--approximately 4-5 feet above 
ground. 
 
Easement - An authorization established in real estate deed to permit the use of land by the 
public, a corporation or particular individual for specified uses.  It must properly describe the 
property, use, nature of easement and term. An easement must be accepted by the Planning 
Board and filed with the County Clerk to be considered complete. 
 



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”.  
 
Flag Lot - An interior lot located to the rear of another lot, with a narrow portion of the lot 
(“flagpole”) extending to a public street to provide access. 
 
Front Foot Fee - A mitigation fee collected at the time of issuance of a building permit, which 
may be required by the Planning Board or its designee on an existing paved travelway, in lieu of 
improvements. Such fees will be used for travelway and drainage improvements as specified and 
directed by the Engineering Division of the Department of Planning and Development in 
cooperation with the Superintendent of Highways. 
 
Full cutoff - A luminaire or light fixture that by design does not allow any light dispersion or 
direct glare to shine above a 90̊ angle/the horizontal plane. 
 
Glare - Excessive brightness emitting from a light source that is so intense as to cause 
discomfort to the viewer, possibly reducing his or her ability to see and in extreme cases causing 
momentary blindness.  Luminaires that are poorly designed or installed incorrectly can be 
sources of glare. 
 
Grading - excavation or fill of material, including the resulting conditions thereof. 
 
Gross Floor Area (GFA) - see Islip Town Code Chapter §68-3 
 
Illuminance - The quantity of light, or luminous flux, arriving at a surface divided by the area of 
the illuminated surface, measured in foot candles or lux. 
 
Impervious Cover - those surfaces, improvements and structures that cannot effectively 
infiltrate rainfall, snow melt and water (e.g., building rooftops, pavement, sidewalks, driveways, 
etc). 
 
Industrial Stormwater Permit - a State Pollutant Discharge Elimination System permit issued 
to a commercial industry or group of industries which regulates the pollutant levels associated 
with industrial stormwater discharges or specifies on-site pollution control strategies. 
 
Infiltration - the process of percolating stormwater into the subsoil. 
 
Jurisdictional Wetland - an area that is inundated or saturated by surface water or groundwater 
at a frequency and duration sufficient to support a prevalence of vegetation typically adapted for 
life in saturated soil conditions, commonly known as hydrophytic vegetation. 
 
Land Clearing - The act of removal, destruction, or physical alteration of vegetation, soil, 
and/or rocks by mechanical or chemical means, not including mowing already disturbed areas, or 
normal cultivation associated with an agricultural operation. 
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Land Development Activity - construction activity including clearing, grading, excavating, soil 
disturbance or placement of fill that results in land disturbance of equal to or greater than 40,000 
square feet, or activities disturbing less than 40,000 square feet of total land area that is part of a 
larger common plan of development or sale, even though multiple separate and distinct land 
development activities may take place at different times on different schedules.  
 
Landowner - the legal or beneficial owner of land, including those holding the right to purchase 
or lease the land, or any other person holding proprietary rights in the land. 
 
Level of Service (LOS) - A measure of how well a roadway or an intersection can handle 
varying amounts of vehicle traffic.  In most cases, LOS is represented as a discrete scale from 
“A” to “F” where “A” represents very good traffic conditions and “F” represents failure traffic 
conditions. 
 
Light Trespass - Light projected onto a property or right of way from a fixture not located on 
that property or right of way.  For the purposes of this regulation, glare shall be considered a 
form of light trespass. 
 
Lot - A parcel of land, exclusive of street areas, used or designed to be used by one use or 
building or by a related group of uses or buildings and the accessory uses or buildings 
customarily incident thereto, including open spaces as are required by this ordinance.  Upland 
only shall be termed land; neither land under water, shore, strand nor beach shall be deemed land 
for the purpose of this regulation. 
 
Lot Width - The Horizontal distance between the side lot lines measured at right angles to those 
side lot lines at the closest point of the building to the front property line.  Where there is only 
one side lot line, lot width shall be measured between such lot line and the opposite lot line or 
future right-of-way line.  See figure below. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Lot width throughout shall be governed by Islip Town Code Chapter § 68. 



Lot Area - The total area measured inside all the lot lines, leaving out underwater land. In cases 
where lot width varies to a width less than the minimum lot width (i.e. a pie shaped parcel on a 
cul-de-sac), the “effective” lot area shall be based on the portion of the parcel’s area which 
completely meets the minimum lot width required.  See figure below. 

 
 
 
 
 
Note: This definition and model are for reference purposes only.  In case of discrepancies, the 
definition given in Town Code Chapter §68-3 shall govern. 
 
Maintenance Agreement - a legally recorded document that acts as a property deed restriction, 
and which provides for long-term maintenance of stormwater management practices.  
 
Monument - A marker placed in the ground by a licensed land surveyor which is used as a 
reference point in the delineation of property lines. 
 
Nonpoint Source Pollution - pollution from any source other than from any discernible, 
confined, and discrete conveyances, and shall include, but not be limited to, pollutants from 
agricultural, silvicultural, mining, construction, subsurface disposal and urban runoff sources. 
 
Official Map - The map established by the Islip Town Board pursuant to Article 16, Section 270 
and 273 of the Town Law showing zoning, streets, highways, parks and drainage, both existing 
and proposed.   
 
Performance Bond - A performance bond (or surety bond) is required by the Town of Islip to 
guarantee installation of required improvements, and is required for all major subdivisions and 
road openings.  The amount of the performance bond is calculated as the cost of the required 
improvements based on the unit improvement costs (see Appendix D). The performance bond is 
submitted by the developer in the form of cash or a loan from a credible financial institution 
(surety bond), and must be accepted by the Planning Board. 
 
Phasing - clearing a parcel of land in distinct pieces or parts, with the stabilization of each piece 
completed before the clearing of the next. 



 
Planning Board - The duly constituted Islip Town Planning Board as defined in Article 16, 
Section 271 and 272 of Town Law.  For the purposes of this ordinance, the phrase “Office of the 
Planning Board” and the designee of the Planning Board shall mean the Department of Planning 
and Development. 
 
Pollutant of Concern -  sediment or a water quality measurement that addresses sediment (such 
as total suspended solids, turbidity or siltation) and any other pollutant that has been identified as 
a cause of impairment of any water body that will receive a discharge from the land development 
activity.  
 
Professional Architect, Engineer or Land Surveyor - Any person duly licensed as an 
architect, engineer, or land surveyor in the State of New York. 
 
Project - land development activity 
 
Recharge - the replenishment of underground water reserves.  
 
Regrading - For the purpose of this regulation, regrading shall mean the placement of fill, the 
relocation of earth or the removal of indigenous earth material, to an extent that it alters the 
existing or natural grade of a property. Regrading shall not have a direct or indirect impact on 
adjoining properties or Town of Islip right-of-ways, as determined by the Town Engineer.  
 
Road Dedication - An appropriation or donation of land or of an easement therein for the use of 
the public generally, made by the owner and accepted for such use by or on behalf of the people 
in accordance with Article 8 of Highway Law and Sections 278 and 281 of Town Law.   
 
Road Opening - The proposal to install roads for access in accordance with Sections 280a and 
281 of Town Law where property is not being subdivided or has been previously subdivided into 
lots or plots.  All roads offered for dedication shall meet or exceed the applicable provisions of 
these regulations to the satisfaction of the Town Engineer and Department of Public Works. 
 
Sediment Control - measures that prevent eroded sediment from leaving the site. 
 
Sensitive Areas - cold water fisheries, shellfish beds, swimming beaches, groundwater recharge 
areas, water supply reservoirs, habitats for threatened, endangered or special concern species.   
 
Single and Separate Status - see Town Code Chapter §68-15. 
 
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 to regulate disturbance of 40,000 or more square feet of land. 
 
Stabilization - the use of practices that prevent exposed soil from eroding. 
 



Steep Slope - An area of land, such as a hillside, bank or cliff with a gradient of fifteen (15) 
percent or more over a horizontal length of at least twenty five (25) feet  and extending over a 
horizontal width of at least twenty five (25) feet. 
 
Stop Work Order - an order issued which requires that all construction activity on a site be 
stopped.  
 
Stormwater - rainwater, surface runoff, snowmelt and drainage 
 
Stormwater Hotspot - a land use or activity that generates higher concentrations of 
hydrocarbons, trace metals or toxicants than are found in typical stormwater runoff, based on 
monitoring studies.  
 
Stormwater Management - the use of structural or non-structural practices that are designed to 
reduce stormwater runoff and mitigate its adverse impacts on property, natural resources and the 
environment. 
 
Stormwater Management Facility - one or a series of stormwater management practices 
installed, stabilized and operating for the purpose of controlling stormwater runoff. 
 
Stormwater Management Practices (SMPs) - measures, either structural or nonstructural, that 
are determined to be the most effective, practical means of preventing flood damage and 
preventing or reducing point source or nonpoint source pollution inputs to stormwater runoff and 
water bodies. 
 
Stormwater Pollution Prevention Plan (SWPPP) - a plan for controlling stormwater runoff 
and pollutants from a site during and after construction activities.  
 
Stormwater Runoff - flow on the surface of the ground, resulting from precipitation 
 
Surface Waters of the State of New York - lakes, bays, sounds, ponds, impounding reservoirs, 
springs, wells, rivers, streams, creeks, estuaries, marshes, inlets, canals, the Atlantic ocean within 
the territorial seas of the state of New York and all other bodies of surface water, natural or 
artificial, inland or coastal, fresh or salt, public or private (except those private waters that do not 
combine or effect a junction with natural surface or underground waters), which are wholly or 
partially within or bordering the state or within its jurisdiction.  Storm sewers and waste 
treatment systems, including treatment ponds or lagoons which also meet the criteria of this 
definition are not waters of the state.  This exclusion applies only to manmade bodies of water 
which neither were originally created in waters of the state (such as a disposal area in wetlands) 
nor resulted from impoundment of waters of the state. 
 
Street - see Town Code Chapter §68 - 3. 
 
Street, Collector - A street which serves or is designated to serve as a traffic way for a 
neighborhood or is a feeder to a major street. 
 



Street, Cul-de-Sac - A short, dead-end street terminating in a vehicle turn around. 
 
Street, Major - A street which serves or is designed to serve heavy flows of traffic between 
communities and/or other heavy traffic generating areas. 
Street, Minor - A street intended to serve primarily as an access to abutting properties. 
 
Street, Right-of-Way (ROW) - The total width of a street measured at right angles to its center 
line of the street, from property line to property line. 
 
Subdivision - A division of any parcel of land into two or more lots, plots, blocks or sites. 
 
Subdivision, Major - Any subdivision not classified as a minor subdivision and which shall be 
filed with the County Clerk. 
 
Subdivision, Minor - Any subdivision of not more than five (5) lots fronting on an existing 
street, not requiring the construction of any new street or road, not adversely affecting the 
development of the remainder of the parcel or adjoining property, and not in conflict with the 
development of the community or any provision or portion of the Comprehensive Plan, Official 
Map, Zoning Ordinance, or these regulations as judged by the Planning Board.  
 
Survey - A plot plan signed and sealed by a licensed surveyor or engineer defining existing and 
proposed lot lines, elevations, monuments, utilities, structures, road improvements, drainage,  
rights-of-ways and easements.  
 
Traffic Impact Study (TIS) - A study which assesses the effects that a particular development’s 
traffic will have on the transportation network in the community or region. 
 
Trip Generation - The number of inbound and outbound vehicle trips that are expected to be 
generated by a development during an average day or during peak hour traffic. 
 
Wall - see Town Code §68-3. 
     
Watercourse - a permanent or intermittent stream or other body of water, either natural or man-
made, which gathers or carries surface water. 
 
Waterway - a channel that directs surface runoff to a watercourse or to the public storm drain. 
 
 
 
 
 
 
 
 
 
 
 



Wetlands Yield Calculation - As regulated under Town Code Article XLIV, if any part of a 
Town of Islip defined lot is located within the WMAAA Wetlands Overlay District, or is located 
within one hundred (100) feet of wetlands as determined by the Planning Board or New York 
State Department of Environmental Conservation, the number of units which the parcel can yield 
shall be based upon the following calculation: 
 

 
The example below demonstrates the application of the Yield Calculation: 

It shall be assumed for this example that the subject parcel lies within a residential district  with a 
minimum lot area requirement of 7,500 SF.  Application of the yield calculation is as follows: 

Since the yield is less than 1.0, the parcel shown in the above example would not meet the lot 
yield requirement, and would require a lot area variance from the Zoning Board of Appeals, as 
stated in Section 68-485(B)(4) of the Zoning Code.  (If the yield was calculated to be 3.46, three 
lots would be permitted as-of-right, assuming other zoning requirements are met). 
 
Zoning Board of Appeals - The duly constituted Islip Town Zoning Board of Appeals as 
defined in Article16, Sections 267, 267a and 267b of Town Law, also referred to in this 
regulation as the Board of Appeals. 
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III. SUBDIVISION ADMINISTRATION 
          
A.  DESIGNATION OF PLANNING BOARD/ COMMISSIONER OF THE 

DEPARTMENT OF PLANNING AND DEVELOPMENT 
  
 1. As per Town Law Section 276(4)(a), the delineation and definition of 

subdivisions are left to local regulations, which also set forth review procedures 
and criteria for them. 

  
 2. The Town Board of the Town of Islip, pursuant to all applicable provisions of 

State law including but not limited to, Sections 272, 273, 274-a, 274-b, 276, 278, 
279, 280, 280-a, and 281 of Article 16 of Town Law, hereby authorizes the 
Planning Board of the Town of Islip to approve preliminary and final plats 
subdivisions and road openings showing lots, blocks or sites, with or without 
streets or highways and to approve the development of plats already filed, entirely 
or partially undeveloped, within that part of the Town outside of any incorporated 
Village. 

 
 3. The Commissioner of Planning of Planning and Development, on behalf of the 

Planning Board shall be responsible for the orderly and expeditious processing of 
subdivision applications.  The Commissioner shall be responsible for the review 
of subdivision and road opening applications and shall determine the adequacy of 
plans and the need for modifications, relaxations or waivers of subdivision and 
road opening requirements in accordance with these regulations, the Town Code, 
the Comprehensive Plan and other applicable provisions of State Law. 

 
B. JURISDICTION 
  
 1. Pursuant to all applicable provisions of State Law the review of subdivision 

applications and road opening permits with the Department of Planning and 
Development is required for all subdivisions and road opening applications as 
defined within these regulations and the Islip Town Code. 

         
 2. Subdivisions shall also be referred to the Suffolk County Planning Commission in 

accordance with all applicable provisions of the Suffolk County Charter. 
 
 3. Subdivision review shall be required for all subdivisions, resubdivisions and 

transfers of land as provided herein.  This shall include all zoning districts 
contained within the Islip Town Code. 

    
3. A road opening permit shall be required for the opening and improving of all right-of-

ways shown on the official map, right-of-ways and cul-de-sacs as determined by the 
Commissioner of Planning.   

 
 
 



C. WAIVER AND RELAXATION 
 
 1. Planning Board 
 
  1.1 The Planning Board, after due public hearing, is hereby authorized to 

approve, approve with modifications or deny subdivision applications and 
road opening permits  prepared to specifications contained within these 
regulations. 

 
  1.2 The Planning Board, after due public hearing, shall have authority to grant 

such relaxations from the requirements of these regulations as may be 
reasonable and within the general purpose and intent of these regulations 
as well as the provisions of Town Law and other applicable provisions of 
State Law. 

 
  1.3 The Planning Board, shall have the authority to approve, approve with 

modifications, or deny any waivers being sought by the applicant or 
suggested by the Engineering and/or Planning Departments, in connection 
with  subdivisions, road opening applications, or land development (site 
plan) applications.  Waivers which may be applied for, shall include, but 
not be limited to, curbing, sidewalk and underground utilities.  In instances 
where a waiver is granted, a mitigation fee shall be required in lieu of 
installation of the waived improvement prior to the issuance of any 
building permits (see Appendix D for mitigation fees).  Some examples of 
situations where waivers may be considered are: 

 
   a. Curb - If the subject parcel is located in a vicinity where there is 

generally no curb as determined by the Town Engineer. 
 
   b. Sidewalk - If the subject parcel is located in a vicinity where there 

is generally no sidewalk network as determined by the Town 
Engineer. 

 
   c. Underground Utilities - If the subject parcel is an interior lot, and 

the remainder of the block contains parcels with overhead utilities. 
 



 2. Commissioner of Planning of the Department of Planning and Development 
 
  2.1 The Commissioner of Planning shall, at his option, have authority to grant 

the following relaxations from the requirements of these regulations as 
deemed reasonable and within the general purpose and intent of these 
regulations as well as any provisions of Town Law and other applicable 
provisions of State Law: 

 
   a.  The waiver of underground utilities in connection with road 

openings or minor subdivision applications subject to a mitigation 
fee established by the Planning Board and made payable to the 
Town of Islip Community Improvement Fund in an amount in 
accordance with these regulations.  In instances where the waiver 
of the requirement for underground utilities in connection with a  
particular application exceeds 100 feet, the decision to grant the 
waiver shall be at the sole discretion of the Planning Board. 

  
   b. The waiver of the requirement for sidewalks or curbs in connection 

with road openings, major or minor subdivision applications 
subject to a mitigation fee established by the Planning Board and 
made payable to the Community Improvement Fund in an amount 
in accordance with these regulations.  This waiver shall not be 
construed to infer or include any waiver of drainage requirements.  
In instances where the waiver of the requirement for curbs or 
sidewalks in connection with a  particular application exceeds 150 
feet, the decision to grant the waiver shall be at the sole discretion 
of the Planning Board. 

 
   c.  Modification to the landscaping requirements included within the 

Design and Improvement Standards contained within these 
regulations. In instances where the waiver of the requirement for 
landscaping  in connection with a  particular application exceeds 
ten percent (10 %), the decision to grant the waiver shall be at the 
sole discretion of the Planning Board. 

 
  



 3. Board of Appeals 
 

3.1 The Board of Appeals shall have authority to approve, approve with 
modifications or deny variances in accordance with all applicable 
provisions of Town Law including, but not limited to, Section 267, except 
as may otherwise be provided by section 278 of Town Law or these Land 
Development Regulations to the Planning Board or its designee.  

 
3.2 Authority to modify or relax improvement requirements contained within 

these regulations including, but not limited to, parking, drainage, 
landscaping, buffers, or similarly related public improvements shall be in 
the sole jurisdiction of to the Planning Board or its designee as provided 
herein. 

  



D. MAJOR SUBDIVISION REVIEW 
          

1. Preliminary Plat for Major Subdivision 
 

1.1 Procedure 
 

The Preliminary Plat and supporting material for a proposed subdivision 
constitute the material to be officially submitted to the Planning Board.  
They show the general design of the subdivision and its public 
improvements including drainage to the extent necessary for the Planning 
Board to indicate to the subdivider whether the proposal is acceptable as a 
basis for detailed design of the Final Plat.  The Preliminary Plat becomes 
the basis for the preparation of the Final Plat.  The Preliminary Plat shall 
require a public hearing. 

 
Approval of the Preliminary Plat does not constitute an approval of the 
Final Plat nor is it a valid basis for the construction of site improvements 
or other commitments which depend upon its design characteristics. 

 
The Preliminary Plat shall serve as a Key Map to Final Plats subsequently 
laid out in sections and shall include all contiguous properties of the 
developer. 

 
If a revision of the proposed subdivision is found necessary, the 
Preliminary Plats shall be revised accordingly to keep the files of the 
Planning Board current. 

  
The subdivider shall submit the Preliminary Plat, together with supporting 
material and all applicable fees, to the Planning Board.   

 
A submission that does not include all of the required materials may not 
be accepted for review.  All incomplete submissions may be returned to 
the applicant.  Nothing shall preclude the Planning Board from requiring 
digital submission of application information. 

 
A submission must be made at least thirty (30) days prior to a public 
hearing.  The Planning Board shall advertise and hold a public hearing 
whose notice shall be subject to the provisions of Town Code Chapter 68-
32 in accordance with Town Law requirements, after the receipt of 
complete application. 

   



Following the public hearing the Planning Board shall approve, approve 
with modifications or disapprove the Preliminary Plat in accordance with 
Town Law. 

    
A Preliminary Plat shall not be considered complete until its 
accompanying environmental review has been completed in accordance 
with the provisions of the State Environmental Quality Review Act 
(SEQRA).  Completion of the SEQRA review process for the purposes of 
accepting a preliminary plat shall occur once one of the following 
documents has been filed: 

 
- A Negative Declaration, or Conditioned Negative Declaration 

 
- A Notice of Completion of the Draft Environmental Impact                           
Statement (DEIS) 

 
The time period for review of a Preliminary Plat shall begin upon filing of 
such Negative Declaration or such Notice of Completion. 

 
  1.2 Required Data 
 

The submission of a Preliminary Plat shall be prepared to the satisfaction 
of the Planning Board, or its designee. All requisite forms are available at 
the Planning Department. Complete submissions shall consist of the 
following data, at a minimum: 

 
a. Application for Subdivision approval, completed and notarized.  All 

involved property owners must sign the application for it to be deemed 
complete. 

 
b. The Preliminary Plat in sufficient quantity to allow the Planning Board to 

make all applicable referrals.  A minimum of three (3) plans are required 
but additional copies may be required as deemed necessary by the 
Planning Board. 

 
c. Preliminary drainage designs and street profiles.  Four (4) copies. 

   
d. Fees as determined by the Commissioner of Planning. 

 
    



e. Determination of review by the County of Suffolk.  The applicant shall 
indicate whether or not the proposed subdivision is subject to review by 
the Suffolk County Planning Commission in accordance with the Suffolk 
County Charter.   

 
f.  Valid Certificate(s) of Occupancy or Certificate of Compliance for any 

structures and/or uses on the subject property(s). 
 
g. Disclosure affidavit indicating those with an interest in the application, 

completed and notarized. 
 

h. Disclosure affidavit indicating the results of a violation search conducted 
by the Town of Islip Department of Code Enforcement.  If said violation 
search shows that the subject property(s) are free from any violation of 
Town ordinances, a disclosure affidavit stating the same shall be 
necessary. 

 
i. Copy of the current deed(s) for the subject property(s). 
 
j. Affidavit of status for any prior Town of Islip imposed deed covenants 

and/or special conditions on the subject property(s). 
 
k. Completed Short Environmental Assessment Form, Full Environmental 

Assessment Form, or Draft Environmental Impact Statement as required 
under SEQRA. 

 
l. Any additional information as determined by the Planning Board, or its 

designee. 
 

m. Stormwater Pollution Prevention Plan: A Stormwater Pollution Prevention 
Plan (SWPPP) consistent with the requirements of Chapter 69 of the Town 
Code and of the Subdivision and Land Development Regulations shall be 
required for Preliminary Subdivision Plat approval.  The SWPPP shall 
meet the performance and design criteria and standards in the Subdivision 
and Land Development Regulations.  The approved Preliminary 
Subdivision Plat shall be consistent with the provisions of the Subdivision 
and Land Development Regulations. 

 
NOTE TO APPLICANTS:  

The Completeness and accuracy of any submitted information and/or forms is the 
sole responsibility of the applicant. 

 
 
 
 
 



1.3 Mapping Requirements. 
 

The map for a preliminary plat shall be completed by a licensed 
professional engineer and/or surveyor  and shall include the following 
minimum requirements: 

 
a. Property dimensions 

 
b. Topographic survey contours 

 
c. Special site conditions (easements, power lines, utilities) 

 
d. Existing and proposed structures, if any 

 
e. Surrounding uses and zones 

 
f. Any existing environmental conditions (wetlands, buffer zones, 

underwater land, beaches, flood zones) 
 

g. Adjacent Tax Map numbers and ownership pattern  
 
h. Proposed drainage method 
 
i. Proposed road locations, plot layout 
 
j. Setbacks of all proposed structures 
 
k. Gross Floor Area and Floor Area Ratio calculations pursuant to 

Town Code. 
 
l. Title block identifying the preparer, subdivider and owner of the 

property being subdivided. 
 
m. North arrow and scale bar  
 
n. Any additional information as deemed necessary by the Town 

Engineer 
 
 
 

1.4 Expiration of Preliminary Approval 
 
   Approval of the major subdivision shall expire within one (1) year of the 

Planning Board decision unless performance bonds are posted and a 
mitigation fee is submitted.  No extensions or renewals are permitted.  

 



2. Final Plat for Major Subdivisions 
 

2.1 Procedure 
 

The Final Plat and supporting material for the proposed subdivision 
constitute the complete submission of the subdivision proposal. The Final 
Plat will also include the recommendations resulting from Planning Board 
review of the Preliminary Plat and minutes of the public hearing held 
thereon, as well as a review of the detailed layout drawings for the public 
improvements.  After Final Plat approval by the Planning Board, this 
complete submission becomes the basis for the construction of the 
subdivision.  In order to have legal status the Final Plat must be recorded 
at the Office of the County Clerk and the Office of the Town Clerk.  If the 
Final Plat will be filed with the County Clerk in more than one (1) section, 
the approved Final Plat of the entire subdivision must be filed with the 
Town Clerk. 

 
The subdivider shall submit the Final Plat together with supporting 
material to the Department of Planning and Development. 

 
The Planning Board, or its designee will advise the subdivider of required 
public improvements, park dedication provisions and bond amounts. 

 
The subdivider must post performance and/or cash bonds to guarantee the 
installation of the required improvements which may be bonded pursuant 
to the complete satisfaction of the Town Engineer.   

 
The Planning Board may approve, approve with modification or 
disapprove the final plat.  In accordance with all provisions of  Town Law, 
as amended, the Planning Board shall hold a public hearing on the Final 
Plat if the Planning Board deems it not to be in substantial agreement with 
the approved Preliminary Plat and may require further review under the 
provisions of SEQRA.  The Planning Board, in its sole discretion, may 
waive the requirement for a public hearing if it deems the Final Plan to be 
in substantial agreement with the approved Preliminary Plat and a public 
hearing is not otherwise required by SEQRA.  

  
 
  2.2 Required Data 
 

The Final Plat shall be an accurate survey of the properties resulting from 
the subdivision. Any proposed plat within 1000' of a public or private 
waste management facilities or airports shall be so noted on the Final Plat 
naming the facility and indicating the distance thereto, based on the 
records of the Town Assessor.  Each deed written for plots within the 
proposed plat shall also state the name of such facility and distance 



thereto. The submission of the Final Plat shall conform with the 
requirements associated with Appendix B.   

 
Stormwater Pollution Prevention Plan: A Stormwater Pollution Prevention 
Plan consistent with the requirements of Chapter 47 of the Town Code and 
of the Subdivision and Land Development Regulations  and with the terms 
of Preliminary Plan approval shall be required for Final Subdivision Plat 
approval.  The SWPPP shall meet the performance and design criteria and 
standards in the Subdivision and Land Development Regulations.  The 
approved Final Subdivision Plat shall be consistent with the provisions of 
the Subdivision and Land Development Regulations. 

 
2.3 Expiration of Final Approval 

 
   The signature of the Chairman of the Planning Board constituting approval 

of the Major Subdivision shall expire one year days after the date of such 
signature unless, within such time, the Plat has been properly recorded at 
the Office of the County Clerk or duly recorded at the Office of the Town 
Assessor in accordance with all applicable state laws.  The applicant is 
entitled to request up to two (2) additional  ninety (90) day extensions 
subject to approval by the Planning Board. 

  



E. MINOR SUBDIVISION REVIEW 
      
 1. Applicability 
 
  1.1 The minor subdivision application, survey map and supporting materials 

constitute the complete submission for the Minor Subdivision of land. 
Approval of said application shall include the recommendations of the 
Planning Board or its designee as well as the details of any required public 
improvements.  This complete submission forms the basis for the issuance 
of building permits subject to any conditions called for by such approval.  
To have legal status, the Minor Subdivision application, accompanying 
survey, Planning Board approval and supporting materials must be filed 
with the Department of Planning and Development. 

 
1.2 A subdivision of land may be reviewed by the Planning Board or its designee 

under the Minor Subdivision review procedures provided in these 
regulations if the proposed subdivision meets all of the required criteria: 

 
  a. The subdivision involves a maximum of five (5) lots. 

 
 b. The subdivision does not involve the opening of a new or  previously 

mapped  right-of-way or cul-de-sac. 
 

c. The subdivision does not adversely affect the development of the  
remainder of the parcel or adjoining property. 

 
 d. The subdivision is not in conflict with the Comprehensive Plan or Zoning 

Ordinance except to the extent of minor area variances which may be 
granted by the Board of Appeals of the Town of Islip. 

 
 e. The subdivision complies with environmental regulations of the Town, 

County and State including the Wetlands Management Area Overlay 
District. 

 
1.3 Minor subdivision improvements may be guaranteed by means other than the 

bonds mentioned above at the discretion of the Department of Planning and 
Development.   

 
 
 
 
 
 
 
 
 



 2. Procedure 
 
  The applicant shall submit the Minor Subdivision application together with 

supporting materials to the Department of Planning and Development.  All 
incomplete submissions will be returned to the applicant. 

 
  The Planning Board or its designee shall approve, approve with modifications or 

disapprove the Minor Subdivision. 
 
  If any variances are required from the Zoning Board of Appeals, a Zoning  
  Board of Appeals decision will be necessary prior to the final approval of the 
  Minor Subdivision.  Preliminary recommendations shall be forwarded by the 

Planning Board or its designee for inclusion in the Zoning Board of Appeals 
public hearing record. 

 
  Prior to the issuance of a building permit, the applicant shall submit proof that all 

required bonds are in place and/or deed covenant and restrictions have been 
recorded with the Office of the County Clerk to insure that all conditions of the 
Planning Board approval will be complied with.  All minor subdivision 
restrictions and conditions are to be filed on each individual lot’s deed at the 
Office of the County Clerk.  All subsequent property owners are responsible to 
comply with all restrictions and conditions. 

 
 3. Required Data 
 
  3.1 The submission of a Minor Subdivision Plat shall be prepared to the 

satisfaction of the Planning Board, or its designee and shall consist of the 
following data: 

 
   a. Application for Subdivision approval, completed and notarized. 

All involved property owners must sign the application for it to be 
deemed complete. 

 
  b. Six (6) copies of the proposed subdivision layout. The Minor Plat 

in sufficient quantity to allow the Planning Board to make all 
applicable referrals.  A minimum of four (4) plans are required but 
additional copies may be required as deemed necessary by the 
Planning Board. 

 
   c. Preliminary drainage designs and street profiles.  Four (4) copies. 
   
   d. Fees as determined by the Commissioner of Planning. 
 
    
 



   e.   Determination of review by the County of Suffolk.  The subdivider 
shall indicate whether or not the proposed subdivision is subject to 
review by the Suffolk County Planning Commission in accordance 
with the Suffolk County Charter. 

 
   f. Valid Certificate(s) of Occupancy or Certificate of Compliance for 

any structures and/or uses on the subject property(s). 
 
   g. Disclosure affidavit indicating those with interest in the 

application, completed and notarized.  
      

  h. Disclosure affidavit indicating the results of a violation search 
conducted by the Town of Islip Department of Code Enforcement.  
If said violation search shows that the subject property(s) are free 
from any violation of Town ordinances, a disclosure affidavit 
stating the same shall be necessary. 

. 
i. Copy of the current deed(s) for the subject property(s). 

 
  j. Affidavit of status for any prior Town of Islip imposed deed 

covenants and/or special conditions on the subject property(s). 
 

  k. Completed Short Environmental Assessment Form, Full 
Environmental Assessment Form, or Draft Environmental Impact 
Statement as required under SEQRA. 

 
   l. Additional information as determined by the Planning Board, or its 

designee.   
 

m. Stormwater Pollution Prevention Plan: A Stormwater Pollution 
Prevention Plan (SWPPP) consistent with the requirements of 
Chapter 47 of the Town Code and of the Subdivision and Land 
Development Regulations shall be required for Minor Subdivision 
Plat approval.  The SWPPP shall meet the performance and design 
criteria and standards in the Subdivision and Land Development 
Regulations.  The approved Preliminary Subdivision Plat shall be 
consistent with the provisions of the Subdivision and Land 
Development Regulations. 

 
 
  NOTE TO APPLICANTS:  
  The Completeness and accuracy of any submitted information and/or forms is the 

sole responsibility of the applicant. 
 
 
 



 
  3.2 Mapping Requirements. 
 
   The map for a minor subdivision shall be completed by a licensed 

professional engineer and/or surveyor and shall include the following 
minimum requirements: 

 
a. Property dimensions 
 
b. Topographic survey contours 
 
c. Special site conditions (easements, power lines, utilities) 
 
d. Existing and proposed structures, if any. 
 
e. Surrounding uses and zones 
 
f. Any existing environmental conditions (wetlands, buffer zones, 

underwater land, beaches, flood zones) 
 
g. Adjacent Tax Map numbers and ownership pattern  
 
h. Proposed drainage method 
 
i. Proposed road locations, plot layout 
 
j. Setbacks of all proposed structures 
 
k. Gross Floor Area and Floor Area Ratio calculations pursuant to 

Town Code. 
 
l. Title block identifying the preparer, subdivider and owner of the 

property being subdivided. 
 
m. North arrow and scale bar  

 
n. Any additional information as deemed necessary by the Town 

Engineer 
 
 
 4. Expiration of Approval 
 

The signature of the duly authorized Planning Board officer constituting approval 
of the Minor Subdivision shall expire one year after the approval date unless a 
building permit is secured, and separate deeds are recorded for all affected 
properties.  



F.  CLUSTER SUBDIVISION REVIEW (PLANNED RESIDENTIAL 
 DEVELOPMENT)      
 

1. Purpose 
 

"Cluster development" refers to the modification of the applicable zoning 
ordinance or local law to provide an alternative permitted method of development 
to allow all of the development which could occur on a particular parcel of land to 
be developed on a portion of said parcel.  In no case shall the number of building 
plots or dwelling units exceed the number which could be permitted, if the land 
were subdivided into lots conforming to the minimum lot size, and density, and 
subdivision requirements of the applicable zoning ordinance or local law.   

 
The purpose of a cluster designation shall be to enable and encourage flexibility 
of design and development of land in such a manner as to promote the most 
appropriate use of land, to facilitate the adequate and economical use of streets 
and utilities, and to preserve the natural and scenic qualities of open lands.  There 
shall be a measurable qualitative or quantitative public benefit associated with any 
cluster development as determined by the Town Board or its designee. 

 
2. Authority 

  
Under the clustering provision the Town Board may,  upon recommendation of 
the Planning Board, in its discretion, permit deviation from applicable minimum 
area, side and rear yard, depth and frontage requirements.  Deviation from overall 
density requirements or from other applicable statutory and zoning ordinance 
standards including use restrictions shall be prohibited.   

 
The Town Board, at its discretion, shall be empowered to designate housing types 
within the cluster design including detached, semi-detached, attached or multi-
story structures.  The Town Board shall also be empowered to authorize areas 
within which structures may be located, the height and spacing of buildings, open 
spaces and their landscaping, improvement of public spaces, off-street open and 
enclosed parking spaces, driveways and other features. 

     
 
. 
 
 
 
 
 
 
 
 
 



 3. Applicability 
 

3.1 A cluster development shall only be permitted with the review and 
approval of the Town Board of the Town of Islip after due public hearing. 
In addition, the Town Board upon recommendation of the Planning Board 
may mandate a cluster subdivision design.  

 
3.2 A cluster design may be mandated by the Town Board in accordance with 

§ 278 of Town Law where, in its discretion, it would benefit the Town or 
in accordance with the following criteria: 

 
a. To preserve open space.  This shall include but is not limited to the 

preservation of the natural and scenic qualitites of open land and 
viewsheds, the preservation of natural resources, the preservation 
of contiguous habitats, the preservation of environmentally 
sensitive land such as wetlands and steep slopes and the 
preservation of historic structures, sites and farmland. 

 
b. To promote economy, flexibility and scenic beauty.  Specifically, to allow 

more efficient use of land containing unusual features, for 
facilitating economical provision for streets and utilities, as well as 
for preserving the natural and scenic qualities of open lands.  

 
c. Where in the judgement of the Town Board clustering will advance the 

planning, preservation and environmental goals of the Town. 
 
d. To preserve historic structures as consistent with Volume 9 of the Town of 

Islip Comprehensive Plan. 
 
e. To allow for a design that is better or safer with regard to vehicular and 

pedestrian traffic (i.e. eliminating a curb cut on a major roadway 
when it would normally be allowed as of right). 

 
  3.3 A cluster designation shall be applicable in all zoning districts. 
 

 
 
 
 
 
 
 
 
 
 



3.4 The number of lots or dwelling units may in no case exceed the number 
which could be permitted, in the Town Board’s judgement, if the land 
were subdivided into lots conforming to the minimum lot size and density 
requirements of the zoning ordinance.  Yield shall be determined through 
the development of a standard subdivision plan which shall be submitted 
by the subdivider to the Planning Board.  The subdivider shall be required 
to advance the standard subdivision design to the point of approval of the  
Preliminary Plat in order to determine yield.  The proposed standard 
subdivision plat must meet all zoning, drainage code and open space 
provisions  to the satisfaction of the Planning Board as well as addressing 
topographic and other practical considerations (i.e. the plan must be 
buildable).    

 
3.5 The Town Board may reject a request for a cluster subdivision if it is  

determined that it does not conform to any one or more of the following: 
 

a. The yield for the cluster design exceeds the maximum yield 
attainable under a standard subdivision design. 

 
b. The arrangement of buildings is not environmentally sound in 

reference to the protection of environmentally sensitive areas, the 
protection of groundwater or surface water features or other unique 
site features. 

 
c. The provision of open space is insufficiently beneficial to potential 

residents of the subdivision  or to the public at large; or inadequate 
legal provisions exist in order to insure the long-term protection of 
the open space arrangement. 

 
d. The arrangement of building lots is insufficient in terms of 

setbacks or buffers with respect to surrounding land uses or nature 
and character of the area. 

 
e. The proposed cluster design is otherwise inconsistent with any 

provision of the Islip Town Code, these regulations or Town Law 
as it applies to clustering. 

 



 4. Procedure 
 
  4.1 If a cluster subdivision is requested by the applicant or mandated by the 

Town Board, the applicant shall submit a cluster design plan and standard 
subdivision yield plan together with supporting material, subdivision 
application and application fee to the Department of Planning and 
Development. 

 
4.2 The Town Board or its designee shall review the cluster design plan and standard 

subdivision plan and issue a written determination either approving, 
approving with modification or denying the request for cluster 
authorization. 

 
4.3 In the event the cluster design is authorized by the Town Board or its designee, 

the applicant will be required to advance the standard subdivision plan to 
the point of Preliminary Plat approval in order to determine the maximum 
permitted yield under the cluster design.  Yield under the standard 
subdivision plan shall be based upon complete conformance with all 
applicable Federal, State, County and Town of Islip standards. When a 
road opening is involved, a minimum right-of-way of fifty (50) feet, a cul-
de-sac with a minimum radius of sixty (60) feet, and all other standard 
design parameters shall be required when determining yield.   

 
4.4 Article XLIV of the Town Code shall apply in determining yield when parcel(s) 

are partially or entirely within the WMAAA district, or if wetlands are 
located within one hundred (100) feet of the parcel(s). 

 
4.5 The Town Clerk will schedule a public hearing before the Town Board in order to 

consider Preliminary Plat approval and cluster authorization. A 
submission must be made at least thirty (30) days prior to a meeting date.  
The Town Board shall advertise and hold a public hearing whose notice 
shall be in accordance with Town Law requirements, after the receipt of 
complete application. 

 
4.6 Following the public hearing, the Town Board may recommend approval, 

approval with modification or denial of the Preliminary Plat and cluster 
authorization. 

 
4.7 The subdivider shall submit a Final Plat of the cluster design to the Department of 

Planning and Development. 
 
  



  4.8 The Planning Board, at its discretion, may hold a public hearing in order 
to consider the Final Plat.  The Planning Board will then approve, approve 
with modifications or disapprove the Final Plat after due public hearing if 
deemed necessary. 

 
 5. Required Data 
 
  5.1 The subdivider shall be required to submit a standard subdivision yield 

plan and cluster design together with supporting material, application form 
and accompanying fees to the Office of the Planning Board. 

 
  5.2 The subdivision plans shall be in accordance with the data requirements 

associated with a standard subdivision design.  In addition, the cluster plan 
must indicate the housing type (attached, detached, semi-attached or 
multi-story) along with the treatment and ownership of the all open space 
areas to be provided. 

 
 6. Expiration of Approval 
 

  Approval of the Cluster Design shall expire within one (1) year of 
the Town Board decision unless performance and/or cash bonds are posted, and a 
mitigation fee is submitted. 

  



G. ROAD OPENINGS 
       
 1. Purpose 
         
  The purpose of regulations governing road openings are to insure that all 

travelways required for access to developed properties meet proper standards for 
paving, curbing, drainage design, and related issues.  The Preliminary Road 
Opening Plan and supporting material for a proposed road opening constitute the 
material to be officially submitted to the Planning Board.  They show the general 
design of the road opening and its public improvements including drainage to the 
extent necessary for the Planning Board to indicate to the applicant whether the 
proposal is acceptable as a basis for detailed design of the Final Plan.  The 
Preliminary Plan becomes the basis for the preparation of the Final Plan. The 
Preliminary Plan shall require a public hearing. 

 
 2. Procedure 
 
  Approval of the Preliminary Road Opening Plan does not constitute an approval 

of the Final Plan nor is it a valid basis for the construction of site improvements or 
other commitments which depend upon its design characteristics. 

 
  The Preliminary Plan shall serve as a Key Map to Final Plans subsequently laid 

out in sections and shall include all contiguous properties of the developer. 
 
  If a revision of the proposed road opening is found necessary, the Preliminary 

Plans shall be revised accordingly to keep the files of the Planning Board current. 
 
  The applicant shall submit the Preliminary Plan, together with supporting material 

and all applicable fees, to the Planning Board.   
 
  A submission that does not include all of the required materials may not be 

accepted for review.  All incomplete submissions may be returned to the 
applicant. 

 
  A submission must be made at least thirty (30) days prior to a meeting date, to be 

heard at a particular meeting.  The Planning Board shall advertise and hold a 
public hearing whose notice shall be subject to the provisions of Town Code 
Chapter 68-32 in accordance with Town Law requirements, after the receipt of 
complete application. 

 



  Following the public hearing, the Planning Board may approve, approve with 
modifications or disapprove the Preliminary Plan in accordance with Town Law. 

 
  A Preliminary Plan shall not be considered complete until its accompanying 

environmental review has been completed in accordance with the provisions of 
the State Environmental Quality Review Act (SEQRA).  Completion of the 
SEQRA review process for the purposes of accepting a preliminary plan shall 
occur once one of the following documents has been filed: 

 
    - A Negative Declaration, or Conditioned Negative Declaration 
 
    - A Notice of Completion of the Draft Environmental Impact  
       Statement (DEIS) 
 
  The time period for review of a Preliminary Plan shall begin upon filing of such 

Negative Declaration or such Notice of Completion. 
 
 3. Required Data 
 
  The submission of a Road Opening Plan shall be prepared to the satisfaction of 

the Planning Board, or its designee and shall consist of the following data: 
 
  3.1 Application for road opening approval. 
 
  3.2 The Preliminary Plan in sufficient quantity to allow the Planning Board to 

make all applicable referrals.  A minimum of four (4) plans are required 
but additional copies may be required as deemed necessary by the Office 
of the Planning Board. 

 
  3.3 Preliminary drainage designs and street profiles.  Four (4) copies. 
   
  3.4 Fees as determined by the Commissioner of Planning. 
 
  3.5 Determination of review by the County of Suffolk.  The applicant shall 

indicate whether or not the proposed road opening is subject to review by 
the Suffolk County Planning Commission in accordance with the Suffolk 
County Charter. 

 
  3.6 Valid Certificate(s) of Occupancy for any structures and/or uses on the 

subject property(s). 
       



  3.7 Disclosure affidavit indicating those with an interest in the application, 
completed and notarized. 

 
  3.8 Disclosure affidavit indicating the results of a violation search conducted 

by the Town of Islip Department of Code Enforcement.  If said violation 
search shows that the subject property(s) are free from any violation of 
Town ordinances, a disclosure affidavit stating the same shall be 
necessary. 

 
  3.9 Copy of the current deed(s) for the subject property(s) 
 
  3.10 Affidavit of status for any prior deed covenants and/or imposed conditions 

on the subject property(s). 
 
  3.11 Completed Short Environmental Assessment Form, Full Environmental 

Assessment Form, or Draft Environmental Impact Statement as required 
under SEQR. 

 
3.12 Additional information as determined by the Planning Board,  its designee, 

the Division of Engineering, or the Department of Public Works. 
 
  3.13 The preliminary map shall be prepared by a licensed land surveyor or 

engineer and shall show the information noted in Appendix B.  
 
  
  NOTE TO APPLICANTS:  
  The Completeness and accuracy of any submitted information and/or forms is the 

sole responsibility of the applicant. 
  
5. Expiration of Approval 
 

Approval of the road opening shall expire within one (1) year of the Planning 
Board decision unless all of the following steps are completed: 

     
   a)  Performance and/or cash bonds are posted 
 
   b)  Mitigation fee is submitted  
 

 c)  The approved right-of-way has been included on the official map 
  



IV.  SITE PLAN ADMINISTRATION 
        
A.  DESIGNATION OF PLANNING BOARD/COMMISSIONER OF THE 

DEPARTMENT OF PLANNING AND DEVELOPMENT 
  
 1.  The Town Board, in accordance with all provisions of State law, including but not 

limited to, Section 274-a, hereby authorizes the Planning Board to approve, 
approve with modifications or deny site plans prepared to specifications contained 
within these regulations. 

 
 2.  On behalf of the Planning Board, the Commissioner of Planning is hereby 

authorized to approve, approve with modifications or deny site plans prepared to 
specifications contained within these regulations. The authority of the 
Commissioner shall be limited to those site plans which meet or exceed the 
minimum requirements of the Islip Town Code including these regulations.  

 
Except as may otherwise be provided herein, relaxations and variances shall be 
subject to further review of the Planning Board or Board of Appeals as necessary.  

 
 3.  The Commissioner of Planning, on behalf of the Planning Board, shall also be 

responsible for the orderly and expeditious processing of site plan applications.  
The Commissioner and the Town Engineer shall be responsible for the review of 
site plans and shall determine the adequacy of the plans and the need for 
modifications, relaxations or waivers of site plan requirements in accordance with 
these regulations, the Town Code, the Comprehensive Plan, other applicable 
provisions of State Law and general engineering and planning practices. 

  



B. JURISDICTION 
  
 Pursuant to Town Law Section 274-a, approval of site plans by the Planning Board or its 
 designee is hereby required as a condition for the issuance of a permit. 
 
 1.  Full site plan review shall be required for all uses other than single family homes, 

two-family homes, and attached housing where subdivision is required.  Site plan 
review shall be required in connection with all new construction, when a building 
is expanded or altered to increase the gross floor area of the building or the use is 
changed unless otherwise required by the Planning Board or its designee.   

 
A modified site plan review maybe required on any parcel or use within the Town 
of Islip at the discretion of the Town Engineer.   

 
     
 2.  The elements for which site plans may be reviewed include but are not limited to 

the following:  
 
  • Parking 
  • Means of ingress/egress 
  • Screening 
  • Signage 
  • Landscaping 
  • Drainage buffers 
  • Architectural features 
  • Location and dimension of buildings  
  • Adjacent land uses 
  • Topography and physical features meant to protect adjacent land uses  
  • Stormwater management (Stormwater Pollution Protection Plan) 
 
  Additional elements may be reviewed as deemed necessary to assure adequate 

review of site plans in accordance with the provisions of Article XXXI of the 
Town of Islip Town Code and any related concerns, conditions or such other 
elements as may reasonably be related to the health, safety and general welfare of 
the community. 

 
 3.  Where it has been determined that site plan review is required, a building permit 

may not be issued until such time as a site plan has also been reviewed and 
preliminarily approved.  

 
4. The Planning Board and/or Commissioner of Planning shall have authority to impose 

reasonable conditions directly related to an approved site plan and any work resulting 
from it. 

 
 



 5.  The Planning Board and/or Commissioner of Planning may require site plan 
approval for uses excluded in part (1) of this section if it is determined that an 
environmental, drainage or land use impact will result from the permit application 
activity. 

   
C.  PROCEDURE 
 
 1. Purpose 
 
  The purpose of this Article is to establish the procedure for Planning Board and its 

designee to review and action on applications for site plan approval.  The 
procedure is intended to insure the highest quality design standards and to provide 
orderly and expeditious processing of such applications. 

 
 2. Application 
   
  2.1 Assignment 
 
   Applications for site plan review shall be submitted to the Engineering 

Division located at 1 Manniton Court, Islip.  
 
  2.2 Content 
 
   An application for site plan review shall include the items specified in 

Appendix B of these regulations and the submission of a Stormwater 
Pollution Prevention Plan consistent with the requirements of Chapter 47 
of the Town Code and the Subdivision and Land Development 
Regulations shall be required for Site Plan Approval.  The SWPPP shall 
meet the performance and design criteria and standards in the Subdivision 
and Land Development Regulations.   The approved Site Plan shall be 
consistent with the provisions of the Subdivision and Land Development 
Regulations. 

       
  2.3 Complete Application 
 
   All applications shall be complete for purposes of commencing the review 

when so certified by the Department of Planning and Development.  
Incomplete applications may not be accepted for review. 

 
 3. Expiration of Site Plan Approval  
 
  Site plan approval shall expire three (3) years from the date of approval of the 

Town Engineer unless a valid building permit has been obtained in connection 
with same.  

 
 



D.  WAIVER AND RELAXATION 
 
 1.  Waiver of Site Plan Requirements 
 
  As described herein, the Planning Board or its designee in accordance with this 

section may waive the requirement for site plan approval under the following 
circumstances: 

 
  1.1  The increase in the gross floor area of the use is less than two hundred 

(200) square feet or; 
 
  1.2  The change in use or occupancy of the parcel does not result in a parking, 

setback, landscaping or other relaxation and does not, in the determination  
of the Commissioner, increase the intensity of the use of the property or 
result in a modification to traffic patterns or; 

 
  1.3  The Planning Board issues a finding that the waiver will not adversely 

effect existing drainage, topography,  traffic circulation, the relationship of 
buildings to each other, intensity of land use, landscaping, buffers, 
lighting, and other considerations of site plan approval, and that existing 
conditions do not require additional or improved site improvements.  The 
finding by the Planning Board must also include a discussion of the prior 
or current use of the site, the proposed use and its negligible impact. 

 
 2.  Relaxations to Site Plan Requirements 
 
  2.1 The Planning Board, when acting upon applications for site plan approval, 

shall have the power to grant such relaxations from the requirements of 
site plan approval as may be reasonable and within the general purpose 
and intent of these regulations as well as the provisions of Town Law and 
other applicable provisions of State Law. 

   



  2.2 The Commissioner of Planning shall have the power to grant the following 
relaxations from the requirements of site plan approval as may be 
reasonable and within the general purpose and intent of these regulations, 
applicable provisions of Town Law and other applicable provisions of 
State law. 

 
   a. A temporary waiver for up to twenty five (25) percent of the 

required parking, provided a deed covenant and restriction 
regarding the waiver is properly recorded with the Office of the 
County Clerk in which the applicant/owner agrees to install 
additional parking as may be deemed necessary at any time in the 
future pursuant to the direction of the Commissioner of Planning 
and the Town Engineer.  Additional parking shall be installed at 
the sole cost of the applicant/owner within sixty (60) days notice.  

 
   b. Modifications to the landscape requirements pursuant to all 

provisions of these regulations.  In instances where the 
modification of the requirement for landscaping  in connection 
with a  particular application exceeds ten percent (10 %), the 
decision to grant the waiver shall be at the sole discretion of the 
Planning Board. 

 
   c. Modification or waiver of the requirement for sidewalks or curbs 

along street frontages subject to the provision of a mitigation fee in 
lieu of the improvement.  This shall not include drainage 
requirements.  In instances where the waiver of the requirement for 
curbs or sidewalks in connection with a  particular application 
exceeds 100 feet, the decision to grant the waiver shall be at the 
sole discretion of the Planning Board. 

 
 
   d. Modification or waiver of the requirement for on-site dumpsters 

and modification of the requirement for landscaping and/or fencing 
in connection with dumpster enclosures. 

 



 3. Modifications to Site Plan Requirements 
 
  3.1 The Board of Appeals, when acting upon applications for variances under 

their jurisdiction in connection with the review and approval of a site plan 
shall have the authority to consider any variances as may be required.  The 
waiver of site plan improvement requirements shall only be permitted after 
the review and determination of the of Planning Board. 

 
3.2 The Planning Board shall have authority to issue modifications in 

connection with these regulations as provided Town Law. 
  



V. LAND CLEARING 
 
A. Pursuant to the authority granted to the Town of Islip by Article 5, Section 96-b of the 

General Municipal Law,  a land clearing permit must be obtained from the Department of 
Planning and Development before clearing an area exceeding two hundred (200) square 
feet, or removing any tree larger than ten (10) inches in caliper1, unless one of the 
following exceptions applies: 

 
 1.  Removal of trees and ground cover in emergency situations as established by the 

Commissioner of Planning involving immediate danger to life or property or 
preventing substantial fire hazards 

  
 2. Removal of diseased, dead or dying tree(s) upon written verification by a licensed 

arborist, landscape architect, landscape contractor or governmental authority 
which states that removal of the tree(s) is essential for specified safety concerns. 

  
 3. Removal of trees and ground cover necessary for routine maintenance and 

improvements undertaken by the Town of Islip, its contractors, other municipal 
entities, or utility service providers (i.e. Suffolk County Water Authority, Long 
Island Power Authority). 

 
 4.  The subject parcel has obtained a building permit or site plan approval.  In these 

cases, issuance of a building permit or approved site plan shall constitute a land 
clearing permit. 

 
  
  As a general rule, the clearing of land shall not cause erosion, stormwater runoff, or 

detrimental drainage situations on or adjacent to the subject property.  Land clearing is 
generally prohibited on parcels for which no principal use is proposed. 

 
_ 
 
 
 
 
 
 
 
 
 
 
 
 
 
______________________________ 
1 See definition in Section II of this document. 



B. A land clearing permit may be issued upon completing and submitting an application and 
fee prescribed by the Commissioner of Planning.  Information required for the 
application to be considered complete includes, but is not limited to: 

 
1.  A survey map, or scaled drawing clearly indicating all areas to be cleared and 

identifying all existing trees greater than ten (10) inches in caliper1 or as directed 
by the Commissioner of Planning. 

   
2.  A Certificate of Occupancy or a statement of use of existing structures on the 

subject property. 
 

3. The proposed use of the property subsequent to land clearing. 
 

4. A description of the proposed work to be done and destination of cleared material. 
 

5. The size, location, and zoning of the property. 
 

6. Disclosure of any property covenants, deed restrictions or special permit 
 conditions which would affect or prohibit the development and clearing of 
the property 

 
 

The omission of any of the required information listed above, or any additional 
information as requested by the Commissioner of Planning, shall be considered grounds 
for the rejection of the application. 

 
C. The Commissioner of Planning may approve, approve with conditions or deny a permit to 

clear land. 
 
D. As per Article XXXI of the Islip Town Code, in the event that a building permit or site 

plan approval is filed with the Town of Islip, then land clearing shall be prohibited until 
such building permit or site plan approval has been issued. For applications involving 
both a site plan and a building permit review, no land clearing may occur until the 
issuance of the requested final building permit. 

   
E. Each permit shall be valid for 90 days after date of issuance.  Upon payment  
 of the proper fees, a permit may be renewed, but not more than one renewal may be 
 granted. 
 
F. Once obtained, a copy of the permit shall be posted on site and carried on each truck, 
 wagon or conveyance transporting felled trees or brush. 
 
G.  Nothing herein permits the regrading or placement of fill on any property within the 

Town of Islip.  Any regrading or placement of fill shall be subject to site plan review as 
directed by the Town Engineer. 

 



H.  Upon the Planning Board’s determination or after determination of any court of 
competent jurisdiction that land has been cleared in violation of this section or in 
violation of a condition of a permit issued pursuant hereto, the Commissioner of Planning 
and Development shall notify the owner of record of such land, by registered mail sent to 
the address shown on the current assessment roll, to replant or otherwise restore such 
land to the condition in which it existed prior to clearing. 

 
If such land is not replanted or otherwise restored within thirty (30) days from the date of 
such mailing, the Town of Islip may replant or otherwise restore such land.  The 
Commissioner of the Town of Islip Department which performs the work shall certify to 
the Town Board, by affidavit, the cost thereof, after review and determination by the 
Town Engineer.  The Town Board shall by resolution instruct the Town Clerk to publish 
a public notice that a public hearing will be held for the purpose of considering the 
addition to the assessment roll of the land involved, the costs incurred and that at the 
public hearing the Town Board will hear and consider any objections which may be made 
to such roll.  The publication of such notice shall not be less than ten (10) days prior to 
the scheduled hearing.  The Town Board, after public hearing, may then cause such costs 
to become a lien and may direct the Town Assessor to place it on the assessment roll.   

  
The foregoing is in addition to any other penalty available for violation of this regulation, 
including those described in Article XXXI of the Islip Town Code. 

 
  



VI. DESIGN SUBMISSION AND IMPROVEMENT STANDARDS 
     
 A. PURPOSE    
 

These design standards are a guide to development so that the Town of Islip, now 
and in the future, will be a coordinated, well-planned community with superior 
provisions for open space, impact mitigation, aesthetically pleasing development 
and recreational opportunities and services to meet the needs of all of its citizens 
and goals of the Comprehensive Plan. 

 
 B. LAND USE 
 
  Proposed land uses shall conform to all applicable portions of the Islip Town 

Code, any associated studies, the Comprehensive Plan, and these regulations. 
 
 C. SITE DESIGN STANDARDS 
 
  1. Design of any development shall take into consideration all existing local 

and regional plans for the surrounding community. 
 
  2. Site Analysis 
 
     An analysis shall be made of the characteristics of the development site, 

such as site context, geology and soil, topography, climate, ecology, 
existing vegetation, water table, drainage, runoff potential, structures, road 
networks, visual features, other considerations and existing and proposed 
use of the property. 

 
  3. Development of the site shall be based on the site analysis and 

conformance with all applicable rules and regulations.  To the maximum 
extent practicable, development shall be located to preserve the natural 
and historic  features of the site, to avoid areas of environmental 
sensitivity, to minimize negative impacts and the alteration of natural 
features. Proposed plans should generally maximize landscaping 
provisions and eliminate unnecessary pavement improvements whenever 
possible. 

 
  4. The following specific areas shall be preserved as undeveloped open 

space, to the extent consistent with the reasonable utilization of land, and 
in accordance with applicable Federal, State, County and Local rules and 
regulations: 

 
   4.1 Unique and/or fragile areas, including freshwater and tidal 

wetlands, 
 



   4.2 Significant trees or stands of trees that are rare to the area or of 
particular horticultural or landscape value, 

 
   4.3 Lands in the flood plain, 
 
   4.4 Steep slopes as defined herein, 
 
   4.5 Habitats of sensitive wildlife as identified on any Federal, State or 

local lists,  
 
   4.6 Historically significant structures and sites as listed on Federal, 

State, County or local lists and  
 
   4.7 Dunes, bluffs, beaches or other lands subject to erosion and storm 

related damage. 
 

5. The development shall be designed to avoid adversely affecting 
groundwater recharge, to reduce cut and fill, to avoid unnecessary 
impervious cover, to prevent flooding, to provide adequate access to lots 
and sites and to mitigate adverse  effects of shadow, dust, noise, odor, 
traffic, drainage, and utilities on neighboring properties. 

  



D. TRAFFIC CIRCULATION SYSTEM DESIGN 
 
 1. The road system shall be designed to permit the safe, efficient and orderly 

movement of traffic, to meet, but not exceed the needs of the present and future 
population served, to have a simple and logical pattern, to respect natural features 
and topography and to present an attractive streetscape. 

 
 2. In residential subdivisions, the road system shall be designed to serve the needs of 

the neighborhood, and to discourage, where appropriate, use by through vehicular 
traffic while permitting necessary reasonable connections. 

 
 3.  The pedestrian system shall be located as required for safety. Walks shall be 

placed parallel to the street, with exceptions permitted to preserve natural features 
or to provide visual interest. Walks may be placed away from the road system, 
pursuant to review and determination by the Planning Board or its designee. 

 
4. Bikeways may be required if deemed in accordance with the Comprehensive Plan 
 or to provide alternative means of transportation. 

  



E. STREETS 
 
 1. Street and highway layout shall be in conformance with the Comprehensive Plan.  

Street and highway layout shall be designed to be compatible with the 
nature and character of development in the area and shall be of sufficient 
width, proper grade and design to facilitate fire protection and anticipated 
prospective traffic.  Street and highway design shall provide a safe and 
efficient access and circulation system, connecting homes, schools, 
playgrounds and surrounding activities for both pedestrians and vehicles. 

 
 2. Curbing and sidewalks will be required for all new development except as 

modified herein. Additional pedestrian ways may be required to provide 
access to points of interest such as schools, parks, shopping areas, cultural 
amenities, and adjacent communities. 

 
 3. Property owners shall be responsible for the improvement of all roadways 

adjacent to their property.  All roadways shall be improved in accordance 
with these regulations unless otherwise modified by the Planning Board. 

 
 4. Streets shall conform to and be classified by the following standards: 
 

Street Type R/O/W 
Width 

Pavement Width Curb 
Radius 

Curb 
Required 

Sidewalk Required 

Industrial Commercial 60 40 Y Y Y 

Residential - Major 60 24-34 Y Y Y 

Residential - Collector 60 24-34 Y Y Y 

Residential - Minor 50 18-34 PB PB PB 

Residential - Lane 50 18-24 PB PB PB 

***Cul-de-sacs shall maintain a minimum radius of sixty (60) feet.  Pavement within the right-
of-way may be 18-34 feet in width as determined by the Planning Board after review and 
recommendation of the Division of Traffic Safety. 
 

5. The modification of pavement width, sidewalks and curbing shall be consistent with 
the aforementioned guidelines based upon the recommendations of the Commissioner 
of Planning and the Town Engineer.  These regulations shall be applied to insure that 
new development is consistent with the nature and character of existing development 
and that adequate improvements are provided to accommodate existing and 
anticipated needs. 

 
 
 
 
 



 6. A mitigation fee in lieu of improvements may be required in the case of the 
waiver by the Planning Board of any of the required improvements except 
drainage.  The Planning Board may also mandate the waiver of improvements and 
the submission of an improvement fee  based upon a finding that the waiver is 
consistent with the nature and character of development in the area.  All funds 
may be directed into the Community Improvement Fund at the discretion of the 
Comptroller. 

 
 7. Cul-de-sacs or other acceptable end-of-road improvement shall be required at the 

end of dead-end streets.  No dead-end street shall exceed 750 feet. No dead-end 
street shall  provide access to more than twenty (20) lots unless specifically 
modified by the Planning Board. 

 
 8. Minor streets and lanes may be designed so that their use for vehicular through 

traffic will be discouraged.   
 
 9. No more than two (2) streets shall intersect or meet at any one (1) point. 
 
 10.  Streets shall intersect one another at an angle of ninety (90) degrees where 

practical.  On T-type intersections, a minimum offset between street centerlines of 
150 feet is required at minor intersections and 300 feet at major intersections.  
Intersection alignment may be required where appropriate.  The maximum grade 
within 60' of an intersection will be 2%. Stopping sight distance as measured 15' 
from the edge of pavement shall be maintained in accordance with published 
AASHTO standards (see Figure E.1) and shall be shown on the plan.  Reverse or 
consecutive horizontal curves will be separated by a minimum tangent section of 
100 ft. 

 
  Figure E.1 

Posted Daytime Speed Limit (mph) Desirable Sight Distance 
(feet) 

Minimum Sight Distance 
(feet) 

55 725 450-500 

50 650 400-475 

45 550 325-400 

40 475 275-325 

35 400 225-250 

30 325 200 

25 250 150 

  Source: AASHTO Greenbook 1994 Table III-1 
 



  11. Street grades shall not be less than 1%.  Wherever possible, grades will 
not exceed 8% for minor streets or 5% for major and industrial streets.  

 
12.  Improvements shall be installed in accordance with Construction 

Standards contained herein (Appendix C). 
  



F.   TRAFFIC IMPACT STUDIES 
  
 1. The Insitute for Transportation Engineers recommends that a Traffic Impact 

Study (TIS) be undertaken on any new development that meets or exceeds general 
threshold standards which consist of one hundred (100) directional trips during 
the peak hour of the traffic generator or the peak hours of adjacent streets, or 
seven hundred and fifty (750) trips in an average day.  In addition to these 
thresholds, other mitigating circumstances may necessitate the completion of a 
TIS, including but not limited to: 

 
  1.1 High traffic volume on surrounding roads 
 
  1.2 Inadequate sight distance at access points 
 
  1.3 Proximity of proposed access points to pre-existing drives and 

intersections  
 
  1.4 A development that includes a drive-through or outside service operation 
 
  1.5 Any development that requires a permit from the Town of Islip 

Department of Public Works, Suffolk County Department of Public 
Works, or the New York State Department of Transportation. 

  
   A TIS or other traffic analysis may be required on any application filed 

with the Town of Islip at the discretion of the Planning Board. 
 
 2. If a TIS is required, the following minimum report standards shall be adhered to: 
 
  2.1 All text and gathered data shall also be submitted in digital format 

according to industry standards. Technical adequacy of submissions shall 
be determined jointly by the Commissioner of Planning and Development 
and the Division of Traffic Safety. All submissions shall be made 
available on CD-ROM and in open source format (i.e.  .pdf). 

 
  2.2 The general format of the study shall include a table of contents with page 

numbers, tabbed sections throughout the document, and all Level of 
Service (LOS) conclusions on the same page(s) for ease of comparison. 
Any TIS not in the above format may be returned to the applicant for 
proper formatting prior to review. 

    



 3. A sample outline for a TIS can be found in Appendix B. 
 
 4. An initial study scope is to be submitted to the Division of Traffic Safety prior to 

undertaking any requested study. 
 
 5. Completion of the analysis is subject to the satisfaction of the Division of Traffic 

Safety and the Planning Board. 
 

6. A review fee for the TIS or other traffic analysis shall be charged in accordance 
with Appendix D. 

  



G. PUBLIC IMPROVEMENTS 
 
 1. The following public improvements shall be required and bonded pursuant to the 

direction of the Planning Board: 
 
  1.1 Paved streets 
 
  1.2 Curbs or gutters 
 
  1.3 Sidewalks and other pedestrian connections 
 
  1.4 Water mains and fire hydrants 
 
  1.5 Sanitary waste disposal pursuant to the direction of the Suffolk County 

Department of Health Services 
 
  1.6 Drainage 
 
  1.7 Street signs 
 
  1.8 Street lighting 
 
  1.9 Street trees 
 
  1.10 Striping  
 
  1.11 Landscaping elements, street scape elements, berms 
 
  1.12 Traffic control devices including, but not limited to, signs, signals, 

markings and traffic calming devices 
 
  1.13 Dumpster enclosures 
 
  1.14 Fencing, sound attenuation walls, visual buffers 
 
  1.15 Public Transit opportunities and related improvements 
 
 2. All public improvements shall be bonded as deemed necessary by the 

Commissioner of Planning and completed in accordance with all applicable 
provisions of the Islip Town Code and these regulations. 

 
 3.  If required, GPS coordinates shall be submitted to the Department of Planning 

and Development for all public improvements according to the format outlined in 
Appendix B prior to bond release. If the applicant is unable to submit the required 
GPS coordinates, then a fee for their collection shall be charged in accordance 
with Appendix D. 



4.  As part of site plan requirements and the issuance of a building permit 
appurtenant thereto, road frontages must be improved in accordance with Sections 
280a and 281 of Town Law.  On existing road frontages, improvements will be 
required in keeping with the present character of the area with respect to 
sidewalks, curbs and road width.  Existing or known drainage problems on rights-
of-way abutting sites must be resolved to the satisfaction of the Town Engineer.  
New road frontages will be improved to Town specifications, unless the character 
of the area or adjacent land uses warrant relaxations or modifications.  All waivers 
or modifications of road development standards may be considered by the 
Planning Board. 

 
 5.  Developer’s Responsibility.   
 
  Clearing, road or drainage work shall not commence until plans have been 

approved and bonded and the proper permit has been issued by the Town of Islip.  
The Town Engineer shall be notified a minimum of twenty-four (24) hours prior 
to the start of construction.  Specific notification is required in accordance with 
the requirements of the Town Engineer and/or standard practices and procedures. 
In instances where the Town Engineer is not notified prior to the start of 
construction, any work done may need to be removed and replaced at the 
discretion of the engineering inspector to ensure that it adheres to Town of Islip 
standards. It is the Developer’s responsibility to ensure that all other involved 
agency permits have been secured prior to commencement of any site work. 

 
  A sign will be erected and maintained on-site indicating that maintenance and 

snow removal is the direct responsibility of the Developer. 
 
  The Developer is responsible for keeping Town roads, streets and private property 

free of debris and damage caused by construction operations or by storm water 
run-off from the development site.  Any damage so caused shall be immediately 
repaired by the Developer at his own expense.  If, after due notice by the Town 
Engineer or Superintendent of Highways, the Developer does not proceed within 
twenty-four (24) hours to make the necessary repairs or to remove the debris 
caused by his operations, the Town Engineer is empowered to authorize the 
necessary corrective measures. All costs associated with these measures shall be 
paid by the Developer. 

 
  However, in any emergency (i.e. extreme weather conditions, snow removal) 

arising during the construction period of a development where the Developer or 
his representative is not immediately available to take responsible charge, the 
Town Engineer or Superintendent of Highways shall take such measures and 
render such decisions as may be necessary to control the situation.  Any resultant 
costs shall be borne by the Developer at no expense to the Town.    

 
   



Failure on the part of a Developer to effect completion of his bonded 
improvements within one year or as otherwise directed by the Planning Board, 
shall be deemed to be cause for the denial of requests for building permits and/or 
certificates of occupancy and/or revocation and default of bonds. 

 
  Curb and pavement improvements shall weather one (1) winter season prior to 

bond release(See section I.-G.) Any damaged improvements shall be repaired 
and/or replaced at the discretion of the Town Engineer and at no expense to the 
Town of Islip. 

 
 It shall be mandatory upon the Developer that the work proceed in accordance 

with the best construction practice and that all necessary measures be taken for 
the protection of the public health, safety and welfare.  The decision of the Town 
Engineer shall be final and binding in these matters. 

  



H. DRAINAGE 
 
 1.  Overall site layout shall be designed to minimize the effect on existing drainage 

ways and channels, whether permanent or seasonal, to eliminate surface runoff 
and to prevent damage to surrounding properties. 

 
 2.  The Developer and subsequent property owner shall be responsible for the 

solution to all drainage system failures, inadequacies, or lack of containment 
within the site and along all street frontages bordering the site whether or not they 
are indicated on the approved drainage plan. 

 
 3. Lots shall be laid out so as to provide positive drainage away from all buildings 

and to preserve natural topography. Individual lot drainage shall be coordinated 
with the overall drainage system.  Drainage swales shall be designed to avoid 
concentration of storm water from each lot to adjacent lots.  When necessary 
leaders, gutters, dry wells and/or yard drains may be required to avoid 
concentrations or pocketing of storm water. 

 
4. Storm water recharge basins or other containment shall be required as specified 

herein and designed in accordance with the construction standards and the 
following: 

 
  4.1 Storage capacity.  Eight (8) inch rainfall with coefficient of runoff based 

on runoff characteristics.  Where a positive overflow acceptable to the 
Town Engineer is available, the storage capacity will be designed for 
five(5) inch rainfall. No additional yield shall be granted as a result of the 
ability to utilize an acceptable positive overflow.  The maximum yield of a 
development parcel shall be based upon its storm water runoff being 
completely stored on-site, among other factors. Where the required 
volume is less than 4,000 cubic feet based on a two inch rainfall, a 
recharge basin is not required.  In this case, precast leaching basins may be 
used (maximum depth of 12') which will be designed to store a two inch 
rainfall.  In areas of shallow ground water, drainage interceptors or 
interlocking drainage chambers may be required. 

 
  4.2 There shall be a minimum of two feet between the design depth of any 

leaching facility and ground water as determined by test holes.  Test hole 
locations, soil conditions, ground elevation, water level and test hole date 
must be shown on all plans. 

 
  4.3 Historical groundwater elevations may be required in sensitive areas at the 

discretion of the Town Engineer. 
 
  4.4 Maximum recharge basin storage depth to be fourteen (14) feet.  Caps and 

manholes shall be designed to withstand maximum stress as directed by 
the Town Engineer. 



 
  4.5 Side slopes, berms, planting, fences, curbs and gates shall be designed and 

installed in accordance with construction standards. 
 
  4.6 Perpetual maintenance and upkeep of an onsite drainage system shall be 

the responsibility of the property owner as directed by the Town Engineer. 
In cases where the owner is negligent in meeting these responsibilities, the 
Town will perform any necessary maintenance and upkeep. All costs 
associated with same shall be assessed to the owners’s next tax bill or 
recouped through other legal and generally acceptable means.  

  
 5. Storm water collection 
 
  5.1  The storm water collection system shall be designed in accordance 

with the Rational Method.   Each portion of the storm water 
drainage system shall be capable of handling the peak flows of 
runoff as determined by the formula  Q = CiA where: 

 
    Q =  Peak runoff quantity in cubic feet per second; 
     C = Runoff coefficient varying with perviousness and 

other characteristics of the drainage area; 
     i =  Average intensity of precipitation in inches per hour 

during the period of tc minutes 
     tc =  Time of concentration, is the duration of rainfall in 

minutes 
     A =  Area in acres of the tributary watershed. 
 
   
  



5.2 Runoff Coefficients (C) 
 
   The runoff coefficient is the portion of the precipitation, expressed as a 

decimal, that will reach the storm water drainage system. In the following 
table, runoff coefficients are given, varying with the type of zoning/use of 
the area and the slope of the area. Interpolate for coefficient C when the 
slope occurs between flat slopes less than two percent (2%) and steep 
slopes six percent (6%) or greater. Calculate the average weighted 
coefficient C to reflect the actual existing.  

 
   The determined value of the runoff coefficient should be compared to the 

value determined from the Runoff Coefficient Graph (Figure H.1), and the 
maximum coefficient value must be used in the calculation.  

 
Figure H.1  

 Characteristics Runoff Coefficient (C)  

Flat Slope                                 Steep Slope 
Less than 2%)                          (6% or Greater) 

Parks, cemeteries, golf courses, lawns, 
playgrounds or unimproved land 

0.20 0.38 

“AAA” Residence District on 1 acre or 
more lot 

0.32 0.42 

“AA” Residence District 20,000 sq. ft. lot 0.36 0.47 

“A” Residence District 11,250 sq. ft. lot 0.47 0.58 

“B” Residence District 7,500 sq. ft. lot 0.53 0.64 

Multiple Residence/Apartments 0.77 0.84 

Office Use 0.80 0.87 

Retail Business Use 0.80 0.87 

Light Industrial Use 0.82 0.87 

Heavy Industrial Use 0.85 0.90 

Mobile Home Park District 0.77 0.84 

Parking lots (paved), roofs, driveways 1.00 1.00 

 
     



  5.3  Intensity of Precipitation (i) = Rainfall Intensity in In/Hr 
   To find i, use following precipitation formula: 

 

i= 
120 

tc+20 
 
  5.4 Time of Concentration tc = Duration of Rainfall in Minutes 
 
   a.  The time of concentration, in minutes, is the estimated time it will 

take the storm runoff, from the most remote part of the area, to 
reach the point of the storm drainage system under consideration. 
This includes the time for water to flow over roofs, through the 
roof gutters and downspouts, over the ground, turfed areas, streets, 
through street gutters to the nearest inlet of the drainage system 
plus the time of flow in the sewer pipes to the point under 
consideration. The Overland Flow Chart may be used to determine 
tc, when applicable. (See pp. VI - 16,17) 

 
   b.  Time of concentration, tc, to an inlet or catch basin may be used as 

follows for new developments, if the most remote part of the 
contributing drainage area is less than 300 feet from the inlet or 
catch basin. 

 
   c. Type of Development, Time of Concentration (tc): 
 
    Small commercial, industrial storage, office, retail buildings with 

parking lots = 5 minutes 
     

Subdivisions, other new developments = 10 minutes 
 
    For lengths greater than 300 feet, calculate the time of 

concentration. 
 
   d. Flow time in sewers may be determined from the hydraulic 

properties of the sewers, assuming average flow-full velocity at the 
proposed sewer slopes. 

   
 
 
 
 
  



    Instructions for use of Overland Flow Chart 
 
   1. Locate the value representing the length of the distance between 

the furthest point of the drainage area and the catch basin (point ➀
, Length of Slope) 

 
   2. Draw a line from point ➀ through the appropriate runoff factor at 

point ➁ to the pivot line, creating point ➂. 
 
   3. From point ➂ on the pivot line, draw a second straight line 

through the corresponding gradient of slope, creating point ➃. 
 
   4. Continue the line until it intersects the duration or time of 

concentration (point ➄) 



Overland Flow Chart 
 



  
 

6. Pipe Capacity and Design  
Pipe size shall be determined using the following pipe roughness coefficients, and 
the design procedures indicated below: 

 
  6.1 "n" value 
 
   a. For reinforced concrete pipe larger than 21" in diameter or larger = 

0.013 
 
   b. For reinforced concrete pipe 18" in diameter or smaller = 0.015 
 
   c. The basic "n" for smooth flow pipe is 0.012. The slightly higher 

values recommended for sewers are considered to compensate for 
minor head losses at catch basins, inlets and manholes in a storm 
sewer system. 

 
  6.2 Pipe Design Criteria 
 
   a. The minimum diameter for storm sewer pipe shall be 15 inches, 

unless modified by the Town Engineer. 
 
   b. Pipes, conduits or ditches shall be designed by the use of the 

Mannings Formula: 
         

V= 
1.486 

x R2/3 x S1/2 
n 

 
    where: 
    V =  Velocity in ft./sec. 
    R =  Hydraulic Radius in ft. 
    n =  Roughness Coefficient (see Section 6.1 above) 
    S =  slope of pipe to be used as hydraulic gradient of pipe  flow, 

except where system will be surcharged when   recharge 
basin is full.  Design gradient in this case may be assumed 
as lowest inlet invert to water surface at eighty percent 
(80%) storage volume where no overflow is provided.  In 
case of outfall in tidal water, use maximum tide elevation. 

 
   c. Minimum velocity in storm sewer pipe, when flowing full, shall be 

not less than 3.0 feet per second. 
 
   d. Maximum velocity in storm sewer pipe shall be no greater than 

10.0 feet per second. 



   6.3 Pipe alignment and location 
 
    Storm sewer pipe shall be in a straight line between manholes and 

shall be placed between the center line of the road and curb line. 
 
  7. Manholes  
 
   Maximum manhole spacing distance shall be two hundred (200) feet. 
   
  8. Valley Gutters 
 
   Valley gutters will be permitted at T-intersections where they will be 

parallel to the center line of the through road and shall be installed only 
after design approval by the Town Engineer.  In general, the crown of the 
intersecting road shall be gradually eliminated starting from a point about 
thirty (30) feet back from the flow line of the through street. At other than 
T-intersections, valley gutters will be permitted only when warranted by 
limited traffic use as approved by the Town Engineer.  

 
  9. Gutter Flow 
 
   Surface drainage in gutters shall be limited to that flow which will not 

exceed five (5) inches in depth at the curb based on the individual 
conditions of road grade, run-off factor, rainfall intensity and tributary 
area and inlet capacity. 

 
  10. Catch Basins 
 
   Not more than two (2) catch basins shall be interconnected before being 

connected to a manhole.  All drainage structures under pavement, 
including overflows, shall have surface access for cleaning. 

   
  11. Drainage structures which are located on state or county highway rights-

of-way shall be approved by the appropriate highway engineer’s office 
and a letter of approval from that office shall be filed with the Town 
Planning Board.  Where highways are involved, the Planning Board will 
obtain the approval pursuant to Section 239-k of the General Municipal 
Law. 

 
  12. Natural drainage or alternate systems may be reviewed by the Planning 

Board or its designee, provided they are engineering feasible and 
ecologically sound and recommended by the Commissioner of Planning 
and the Town Engineer.  All maintenance of alternative drainage systems 
shall be the responsibility of the property owner in perpetuity. 

 
 



 
  13. Center line street elevations shall be shown on the plan every fifty feet 

(50'). All minimum and maximum elevations must also be shown. 
 
  14. All existing conditions shall be shown on the plan, including but not 

limited to: drainage structures with invert elevations, rim elevations, 
underground piping, etc. 

  
  15.  Any existing system that is being reviewed as part of another application 

shall be updated to the discretion of the Town Engineer. 
  
  16. All drainage shall be contained to the satisfaction of the Town Engineer 

and Planning Board. 
  

17.  All drainage shall be compliant with the EPA National Pollutant discharge 
Elimination System (NPDES) Stormwater Program Phase II Final Rule. 

  



I. UTILITIES. 
 
 1. Water 
 
  Prior to final approval by the Planning Board, the Developer will furnish a letter 

of water availability from the Water Authority or the Water District for the 
installation of mains and hydrants, unless private water is specifically allowed.  
Hydrants will be a maximum of five hundred (500) feet from any dwelling subject 
to approval of the Water Authority.  Prior to the issuance of a Certificate of 
Occupancy the Developer will provide evidence that the mains are connected to 
the particular site in question.  Water supply wells shall be used for irrigation 
purposes only, unless specifically designed with the intention of providing safe 
drinking water. 

 
 2. Electric, Telephone, and Cable Services 
 
  Wires and appurtenances shall be installed underground at the direction of the 

Town Engineer and in accordance with the Town Construction Specifications, 
and shall be installed prior to the issuance of any Certificate of Occupancy. 

 
 3. Street Lighting 
 
  Bonds per Appendix D will be required prior to approval by the Planning Board.  

Prior to Release of Bonds, the Division of Traffic Safety shall attest to satisfactory 
completion.  The Developer must install the street lighting as determined by the 
Division of Traffic Safety. 

 
  3.1 Residential Areas 
 
   a. 70 watt High Pressure Sodium  post top street luminaires are to be 

used. 
   b. The post tops shall be installed on 20 foot aluminum poles (gray or 

black color) unless otherwise specified. All poles installed on street 
will be of the same color. 

 
   c. The poles will be spaced approximately 150 feet apart (usually 

every other property line and installed 1 foot behind curb 
(normally between the sidewalk and curb).  All lighting system 
equipment shall be installed in the Town right-of-way (ROW). 

 
   d. Direct burial cable will be of correct size for lighting circuit 

requirements.  The minimum size cable will be A.W.G. No. 6 (2 
conductor w/ground).  Circuits over 500 feet in length will require 
a large size.  Cable shall be three single conductions of type RHW, 
THW or USE (or equal). 

 



   e. One and one half inch (1 ½") steel conduit or 1 ½" PVC (Min. 
Schedule 40) is to be installed under all roads, driveways and 
sidewalks along the cable run.  Conduit shall extend one foot 
beyond any obstacle ie. A 17 foot wide driveway requires 19 feet 
of conduit. 

 
   f. A pull box is to be installed no more than 1 foot (1') from an 

existing LIPA splice box, (does not apply to private roads).  A 
length of cable 2 feet longer than the distance to LIPA connection 
point shall be supplied on the line side of the fuse. 

 
   g. Circuits are to be designed to make maximum use of utility splice 

boxes to decrease the effects of outages.  For example, if a 
subdivision street requires eight street lights and there are two 
utility splice boxes, then four lights should be fed from each box 
(if possible).  This will also decrease the amount of cable and 
conduit needed for the installation. 

 
  3.2 Industrial Areas 
 
   Installation requirements are the same as above except as noted below: 
 
   a. 150 watt High Pressure Sodium horizontal lighting fixtures are to 

be used. 
 
   b. 30 foot high aluminum light poles are to be installed on precast 

concrete foundations. 
 
   c. All fixtures are to be attached to bracket arms supplied with poles. 
 
   d. The minimum size direct burial cable will be A.W.G. No. 6 (2 

conductor w/ground) unless otherwise specified. 
 
   e. Poles are to be spaced not more than 300 feet apart and shall be 

placed at all intersections, at approaches to traffic signals, at curves 
and other locations deemed necessary. 

     
   f.  On approach to traffic signals, poles are to be spaced at 100 foot 

intervals for every 10 miles of speed limit, i.e. one light is required 
within 100 feet for a 10 mile speed limit, two lights required within 
200 feet for a 20 mile speed limit, etc. 

 
  3.3 A separate specification packet regarding street lighting for private roads 

is available from the Division of Traffic Safety, and should be used in 
conjunction with these requirements. 

 



   
3.4 The developer is responsible for installing street lighting on new streets. 

 
   a. Prior to the Developer’s installing lighting, he will submit a scaled 

street lighting design layout.  This subdivision map shall show 
parcels, curb cuts, LIPA’s electrical facilities and location of the 
proposed lighting facilities.  Catalog cuts for materials used must 
also be provided. 

 
    NOTE: The developer is responsible for assuring that LIPA’s 

secondary voltage and wiring configuration required to supply the 
system is available from the utility.  Contact LIPA’s Lighting and 
Attachments Division if you have any questions. 

 
   b. After submitting the above the Town will review the design, if 

approved the Contractor can proceed with the installation. 
 
   c. Any alteration or modification to these requirements must have 

prior approval from the Traffic Safety Division. 
  
  3.5 The installation of lighting is subject to the following inspection 

procedure: 
 
   a.  Phase I: Notify Town of Islip Street Lighting Division 24 hours in 

advance prior to the installation of underground cable supply. 
 
   b.  Phase II: In writing, after installation of the splice boxes, fuses, 

poles and luminaires.  The Town of Islip Traffic Safety Division 
will notify LIPA to energize the circuits (does not apply to private 
roads) if satisfactorily installed.  On completion of the Contractor’s 
installation he will submit “as built” street light layout to the 
Town. 

 
   c.  Phase III: After energy is supplied by LIPA, the Town of Islip 

Traffic Safety Division shall conduct a night time inspection. 
 
       
 
   3.6 Maintenance procedure. The builder shall be responsible to 

maintain the above named street lights until the roads have been 
dedicated to the Town of Islip. 

 
   3.7. Markouts of the street light facilities are to be made by the builder 

or homeowner’s association, until dedication of the subdivision. 
 
   



 
   4. Sanitary Waste Disposal and Water Supply 
 
    All appropriate State and County approvals will be required prior 

to final plat approval by the Planning Board. 
 

5.  GPS coordinates for all utility features on site, both above and 
below ground, or appropriate waiver fee shall be submitted to the 
Town of Islip prior to bond release as per Appendix B. 

  



J. EXTERIOR SITE LIGHTING 
 
 1.  PURPOSE 
 
  The purpose of this section is to ensure that efficient and safe site lighting design 

is part of all development within the Town of Islip.  Minimizing light trespass and 
glare while providing adequate illumination and security are critical factors that 
will be balanced as part of all development applications.   

 
 2.  All exterior site lighting on any property involved in an application shall be 

designed with full cutoff luminaires, with no light cast above a 90̊ angle/the 
horizontal plane, except for the following: 

 
  2.1 Flag pole lighting 
 
  2.2 Holiday lighting 
 
  2.3 Lighting needed for emergency service providers (police, fire, ems) 
 
  2.4 Airport runway lighting and other lighting necessary for transportation or 

navigation 
 
  2.5 Radio, communication and navigation towers in accordance with FAA 

regulations 
 
  2.6 Temporary event lighting approved by the Town Clerk 
 
  2.7 Lighting for signage purposes as permitted in the Town of Islip Sign 

Ordinance 
 
  2.8 Architectural enhancement lighting as approved by Town of Islip 

architectural review 
 
  2.9 Other exceptions may be made at the discretion of the Town Engineer 
 
 3. Adequacy of proposed lighting will be determined in accordance with the 

following design guidelines: 
 
  3.1 Illumination levels shall be consistent with those recommended in the 

most current IESNA (Illuminating Engineering Society of North America) 
Recommended Practices. 

 
  3.2 Site lighting shall be contained on premises.  There shall be no 

illumination of adjoining properties or right of ways from on-site light 
fixtures. Lighting fixtures should be set back from property lines to the 
maximum extent practicable. 



 
  3.3 Parking lot light poles shall not exceed 20 ft in height unless approved by 

the Town Engineer.  Maximum allowable light pole height shall be 
proportional to the size of the area to be illuminated in accordance with 
guidelines established by the Department of Planning and Development. 

 
  3.4 Lighting related to signage shall be regulated by the Town of Islip Sign 

Ordinance, Town Code Article XXIX. 
 
 4.  A photometric plan may be required as part of any development application at the 

discretion of the Planning Board or its designee.  This plan should at a minimum 
include: 

 
  4.1 Description of illuminating devices to be used, including drawings, 

manufacturers specifications of the fixtures and photometric data. 
 
  4.2 The locations and types of all existing and proposed lighting fixtures, 

including lamp heights and GPS coordinates submitted according to the 
format described in Appendix B. 

 
  4.4 Additional information as determined by the Planning Board or its 

designee. 
 
 5.  Illustrations showing examples of acceptable and unacceptable lighting fixtures 

can be found in Appendix C.  Other fixture styles may be used only after review 
and approval of the Town Engineer.  Use of any unacceptable fixtures shall be 
prohibited. 

 
6.  Existing site lighting will be required to be retrofitted and/or replaced in 

conformance with this section at the discretion of the Town Engineer. 
  



K. DUMPSTERS  
 
 1. All dumpsters shall be screened from view in an appropriate enclosure with 

plantings pursuant to the direction of the Department of Planning and  Department 
in accordance with Appendix C.   

 
 2. The dumpster enclosure should be constructed in accordance with the standard 

detail shown in Appendix C, and should be a masonry structure that compliments 
other architectural elements elsewhere on the site. 

 
 3. For the purpose of these regulations the dumpster enclosure shall not be 

considered an accessory structure. Its precise location shall be indicated on the 
approved site plan. 

 
 4. Modification or waiver of these requirements for on-site dumpsters and 

modification of the requirements for material, landscaping and/or fencing in 
connection with dumpster enclosures may be made at the discretion of the 
Commissioner of Planning or the Town Engineer. 

  



L. OFF-STREET PARKING AND LOADING 
 
 1. All development on all sites must accommodate their required parking within the 

boundaries of the subject property.  On-street parking shall be prohibited in all 
districts except BD (Business District) or DDD (Downtown Development 
District) unless otherwise recommended by the Planning Board. 

 
 2.  These requirements do not limit a more restrictive standard if deemed necessary at 

the sole discretion of the Planning Board or its designee.   
 
 3. Parking provisions shall be a required component of the site plan review process 

whenever a building or use has been erected, altered, expanded, moved or 
modified. 

 
 4.  The requirements for a combination use made up of several component uses (i.e. 

multi-tenant building) shall be determined by establishing the requirement for 
each component use from the schedule of such requirements and adding them 
together. 

 
 5.  When a building in a business or industrial use district is altered or expanded so 

as to increase the total floor area or when use of such a building is changed to a 
use which generates a need for more parking spaces than required by the previous 
use, additional parking shall be provided in accordance with the Table of 
Minimum Required Parking Spaces, as shown in Appendix E. 

 
 6. Parking lots shall be improved and maintained in accordance with Town Code 

Article XXXI and with Appendix C, including paving, curbing, sidewalks, curb 
cuts, landscaped islands, striping, drainage, lighting and driveways.  

 
 7. Construction design and specifications for off-street parking. 
 
  7.1 Size of parking spaces and aisles 
 
   Where vehicles park perpendicular or at a right angle to barrier curb, 

parking spaces shall be nine by nineteen (9 x 19) feet with aisle width of 
twenty-three (23) feet or ten by nineteen (10 x 19) feet with aisle width of 
twenty (20) feet. It shall be customary for the provision of two-way aisles 
with right angle parking.  Other parking angles and aisle widths may be 
provided at the discretion of the Planning Board.  Handicap access 
parking/passenger loading facilities shall be Americans Disabilities Act 
(ADA) section 1105-1106. compliant. 

 
  7.2 Where vehicles park perpendicularly to other vehicles, parking length 

noted above shall be twenty (20) feet. Other sound design criteria shall be 
incorporated in all submissions.  For example, island returns shall be 
fifteen (15) feet long and a minimum six (6) feet wide. A minimum three 



(3) foot overhang shall be provided as needed, traffic circulation with 
minimal dead end aisles must be demonstrated, and a minimum of twenty 
(20) feet must be provided between the first stall to the edge of pavement 
as shown on the plan. 

 
  7.3 Parallel stalls shall be nine by twenty-three (9 x 23) feet with end stalls 

being nine by twenty-five (9 x 25) feet. 
 
  7.4 Interconnection between parking lots and shared parking shall be 

encouraged and achieved through binding covenants, easements or other 
arrangements on the properties. 

 
  7.5 When an applicant determines that the required off-street parking is in 

excess of the demand generation of the use or building being proposed, the 
Planning Board may reduce the extent of parking area to be improved.  
The Planning Board will consider relaxation of parking requirements in 
the following manner. 

 
   a. Up to ten percent (10%) relaxation of required parking will be 

considered by the Planning Board upon the recommendation of the 
Commissioner of Planning and Development. 

 
   b. Other relaxations of parking will be considered by the Planning 

Board in the manner prescribed by law.  
    
 8. Any site brought for review to the Town of Islip shall conform to ADA 

requirements as well as all other municipal codes.  Existing sites shall come into 
compliance and/or request a relaxation from the Planning Board.  Ability to grant 
any relaxations shall be in the sole discretion of the Planning Board 

 
9. A site in a Business or Industrial district shall utilize the most restrictive parking 

calculation applicable for the entire building, unless otherwise specified in the 
Schedule of Parking Regulations. 

  



M. NATURAL AREA AND PARK REQUIREMENTS 
 
Natural areas, playgrounds and parks are vital to a well balanced community, including but not 
limited to aesthetic and ecological purposes. The purpose of this section is to protect these areas 
from careless development and to enhance the environmental value and aesthetic by requiring 
that a portion of any site when developed be set aside for these purposes.  The following 
preservation guidelines shall be applied to all subdivision applications hereinafter reviewed by 
the Town of Islip Planning Board. 

 
 1.  Twenty percent (20%) of the site area, exclusive of streets and drainage areas, 

shall be preserved for natural, buffer, or open space purposes pursuant to the 
direction of the Planning Board.  Wetlands, required buffer areas, steep slopes and 
other non-buildable areas shall not count toward meeting the natural area  
requirement, but may be included as additional area within a natural area of the 
site so long as the area is permanently protected from destruction and degradation.  
Natural area requirements will not affect overall yield and shall be applied to all 
subdivisions within any zoning district contained within the Islip Town Code. 

 
 2.  Five percent (5%) of the site, exclusive of streets and drainage areas, shall be 

dedicated for park purposes.  This park dedication area shall apply to all major 
subdivisions, road openings and any parcel greater than two (2) acres in size prior 
to any subdivision.  This dedication shall be deducted when determining overall 
yield.  If the Planning Board, after consultation with the Department of Parks and 
Recreation, determines that a suitable park cannot be provided on-site, then the 
five percent park area may be added to the above natural area requirement in Item 
1. 

 
 3.  All created lots or units shall be required to contribute a recreation fee at the time 

of review in accordance with Appendix D of this Regulation.  Said fee shall be 
required to be submitted to the Office of the Planning Board prior to the filing of 
the Final Plat. This fee may also be adjusted as deemed necessary by the 
Commissioner of Planning.   The recreation fee shall be deposited to the 
Department of Parks and Recreation at the direction of the Comptroller and shall 
be used for the purchase of land for park purposes, to fund planning initiatives, or 
for the enhancement of existing parks. 

 
 4. Natural area and/or park requirements shall be encouraged on-site, and shall only 

be waived at the discretion of the Planning Board during review of the 
application. This may involve re-vegetation of the property, as determined by the 
Planning Board.  If a waiver is granted, then the waiver fee shall be assessed in 
accordance with Appendix D of this Regulation.   

 
 5. It shall be the property owner’s responsibility at time of subdivision, and any 

subsequent and individual property owner’s responsibility for the maintenance 
and upkeep of the natural areas preserved as required in this section.  The 
subdivider will be required to file a deed covenant with the Office of the County 



Clerk and shall notice all subsequent property owners in the entire subdivision 
prior to filing of the Final Plat of this responsibility. 

  



N. LOT DEVELOPMENT STANDARDS 
 
 1. All lots will be dimensionally in accordance with the Zoning Ordinance.   
 
 2.  Rear and side lines must be straight with no angle breaks to the point where the 

minimum lot area requirement is met. Lot line placement shall be reviewed in 
accordance with best development practices by the Department of Planning and 
Development. 

 
 3. Plots and buildings shall be located to minimize alteration to existing topography 

while at the same time allowing for usable rear and front yard areas. 
 
 4. Driveways shall be oriented to the minor street in the case of corner lots, through 

lots and lots with more than two (2) road frontages.  All driveways will be 
designed to avoid bottoming of vehicles during ingress and egress.  Gradients 
shall not exceed 8%, and shall be no less than 1%.  Vertical curves shall be used 
to prevent a gradient change of over 5%.  House design and locations will 
accommodate these parameters. 

 
 5. Where on-street parking is inadvisable or where the site faces a major street so 

that backing out from a driveway would be hazardous, a widened on-site 
driveway and/or turnaround shall be provided pursuant to the direction of the 
Planning Board. 

 
 6. Lots shall be arranged to avoid frontage and access to major streets.  
 
 7. Each lot shall have a front yard, rear yard and two (2) side yards.  In the case of a 

corner lot a primary front yard, secondary front yard, rear yard and side yard shall 
be required.  Lots with frontage on three (3) streets shall have two (2) primary 
front yards, one (1) secondary front yard and one (1) rear yard.  The primary front 
yard shall be considered that yard which adjoins the side of the dwelling with the 
front door. 

 
 8. A minimum setback of four feet (4') shall be maintained between a driveway and 

a side or rear yard.  This provision shall apply to all dwellings built or 
substantially modified after December 1, 2004. 

 
 9. Corner lots must be twenty five percent (25%) larger than interior lots unless 

otherwise modified by the Planning Board to allow for more restrictive setback 
requirements. 

 
 10. Flag lots shall be prohibited unless it can be demonstrated that a greater number 

of conforming lots could be developed with the installation of a road and cul-de-
sac in accordance with Town development standards  (See Section II of these 
regulations) 

 



 11. The Planning Board will have the authority to relax physical road improvements 
if warranted.  Relaxation of physical road improvements shall only be done to 
preserve natural, historic, scenic and neighborhood character.  This relaxation 
shall not increase the yield of any subdivision. 

   
 12. Where the subject property to be subdivided is adjacent to or includes a railroad 

right-of-way, suitable provisions shall be made for road crossings, screening, 
noise abatement and freight access in recognition of the relationship between the 
railroad and the subdivision. 

 
  Screen plantings, fencing and/or noise mitigation structures shall be required in 

such cases pursuant to the direction of the Planning Board or its designee.  A 
minimum fifteen (15) foot landscape buffer consisting of screen plantings and a 
six (6) foot black vinyl chain link fence shall be provided adjacent to the railroad 
right of way. 

 
 13. The location and orientation of any loading bays or loading docks within the front 

yard area shall be prohibited unless specifically modified by the Planning Board.  
Loading areas shall be screened from view.  Their distance from existing or 
potential residential development shall be maximized  Noise and visual buffers 
shall be required as deemed appropriate by the Department of Planning and 
Development. 

 
 14. The Planning Board reserves the right to mandate cluster design in order to 

accomplish any of the above referenced goals. 
  



O. PRESERVATION OF NATURAL ENVIRONMENT 
 
The purpose of this section is to provide site design requirements with the intent of preserving 
significant natural features and environmentally sensitive areas as described herein. The 
requirements of this section are complimentary and in addition to applicable sections of Town 
Code Chapters §67 and §68, which regulate wetlands and watercourses. 
 

1. All development shall be designed to cause minimal alteration of the topography, 
watercourses, drainage patterns, banks and trees. 

 
 2. Bulkheading shall only be considered when necessary to protect against erosion 

based upon a determination by the Planning Board or its designee and in 
accordance with Chapter 67 of the Islip Town Code.     

 
3. Any construction designs shall preserve, to the maximum extent possible, the 

natural terrain and natural drainage lines of the plot including, but not limited to, 
tidal and freshwater wetlands, beaches, dunelands, steep slopes, bluffs, prime 
agricultural soils, unique vegetation and established habitat, floodplains, 
watercourses and primary sources of groundwater in accordance with these 
regulations, the Town of Islip Zoning Ordinance, the Comprehensive Plan and 
associated updates. 

 
4. All surface waters and wetlands in the Town of Islip are deemed to be important 

for the overall well-being of its residents and visitors, for wildlife habitat and the 
perpetuation of indigenous animal and plant species. Therefore, they shall be 
protected from impacts caused by construction or regrading of perimeter 
properties, from the influence of induced nitrification caused by fertilization of 
properties and from any other form of probable degradation which might be 
caused by adjacent land development and use.  

 
  For the purpose of such protection, the Planning Board or its designee may 

require, as part of its approval of subdivision maps and site plans, the dedication 
of easements, covenants or buffer areas.  Buffer areas or easements shall be 
dedicated essentially in a natural condition, leaving the area with sufficient 
ground cover to prevent the lateral movement of silts, fertilizers and runoff. For 
this purpose, the maximum distance practicable shall be the minimum width 
considered for such natural or enhanced area buffers as measured from the 
delineated edge of freshwaters, from the edge of mean high tide or as measured 
from the upland edge of the wetland boundary as defined by state and local 
regulations, except that, in the case of all land-water interfaces, lands that are wet 
or flood-prone areas, these requirements may be deemed necessary in order to 
protect the public safety or quality of ecological systems. 

  
5. Wetlands and Watercourses will not be disturbed to a minimum of one hundred 

(100) feet from their officially delineated edge unless otherwise permitted by a 
regulating authority.  A conservation easement and deed covenant will be filed for 



such areas stating that no clearing, regrading or alteration is allowed without 
Planning Board approval.  Any disturbed or previously developed areas shall be 
reclaimed and revegetated to their natural state at the direction of the 
Commissioner of Planning. 

 
6. A waterways maintenance easement will be required at a minimum width of 

fifteen (15) feet from the bank of any stream, drainage corridor, natural drainage 
area or flood way. 

7. Wetlands shall not be altered, developed, or used for yield without the necessary 
Federal, State and Town approval, if required. In no case shall underwater land be 
used for yield purposes.  See Town Code Article XLIV, Wetlands and 
Watercourse Management Area Overlay District. 

 
8. The natural vegetation and soils of a development site shall not be disturbed prior 

to final approval by the Planning Board or its designee except for such minimal 
disturbance as will be needed and approved by said Board relative to survey 
boundary work, excavation of approved test holes and other acceptable minor site 
preparation needed for engineering and planning evaluation. 

 
9. The Planning Board may require such erosion and sedimentation control methods 

as are needed to protect terrain features including, but not limited to, those noted 
in the New York Standards and Specifications of Erosion and Sediment Control, 
(Empire State Chapter of the Soil and Water Conservation Society, 2004, most 
current version or its successor.) 

 
10. Subdivision lots having frontage along dunes or coastal bluffs shall have 

sufficient lot depth so that no dwelling will be placed closer to the landward toe of 
the dune or coastal bluff than fifty (50) feet as measured from a survey prepared 
within sixty (60) days of the date of submission of the application. 

 
11. Efforts shall be made to preserve all trees ten (10) inches in caliper or greater and 

vegetation on a site.  All trees greater than 10" in caliper as measured from four 
(4) feet above grade shall be located on all site plan and subdivision plans. 

 
12. Natural buffer areas may be required by the Planning Board as deemed necessary 

in order to minimize impacts resulting from new construction, to protect existing 
and/or  future homeowners,  to maintain slopes, to enhance aesthetic value, to 
preserve existing viewsheds, to minimize erosion and to preserve significant 
natural vegetation areas. 

 
 13.  The road and plot locations shall be designed to minimize damage to existing 

trees, hedge rows or vegetation of established quality.  The sketch plan and 
preliminary plan will show the general flora of the site with specific locations 
shown for established or mature areas.  In general all trees, hedge rows and plants 
of maturity or quality will be specifically located, or located by groupings and 



identified.  Where appropriate, the Planning Board may require a landscaping 
plan prepared by a design professional. 

 
14. Contour lines of one foot increments are to be shown on the sketch plan, 

preliminary plan and drainage plan to a distance of fifty(50) feet from the 
boundaries of the site, unless otherwise specified.  Center line street elevations 
should be shown every fifty(50) feet.  All existing conditions, topographic 
extremes, structures and inverts shall be shown. 

 
 15. Pavement relaxations for alternate road materials design near wetlands and/or 

other sensitive areas will be pursuant to Town Engineer. 
  



P. TOPOGRAPHY 
 

1. Purpose 
 

The maintenance and protection of existing topographical features and in 
particular steep slopes is essential to the health, safety and welfare of Town of 
Islip residents.  The protection of these areas is necessary to prevent soil erosion, 
sedimentation, loss of protective vegetation, drainage hazards and flooding.  It 
also allows for the provision of safe building sites, proper access for pedestrians, 
vehicles and emergency equipment and the protection of wildlife habitat. 

 
2. Minimum Lot Area Requirements 

 
2.1 All parcels involved in a subdivision must contain at least the minimum required 

lot area for the zone in which it is located excluding all land defined as a 
steep slope under this section. 

 
2.2 Each building lot must contain a building envelope, in conformity with all setback 

requirements, that contains an area twice the area of the building footprint 
on a proposed map that does not contain any steep slopes. 

 
2.3 The lot must otherwise comply in all respects with all portions of the Islip Town 

Code including these regulations. 
 

3. Grading   
 

3.1 It is the policy of the Town of Islip to minimize and avoid at all possible the 
regrading of sites that results in the cutting or filling of streets or house 
locations, the clearing and/or stripping of natural ground cover and the 
destruction of natural topographic features. 

 
3.2 Subdivision layouts and site plans shall be designed to maintain existing natural 

conditions insofar as such designs are consistent with other applicable 
standards for street and lot grades and drainage set forth in these 
regulations. 

 
3.3 Development lots shall provide minimum yard areas having slopes not steeper 

than five (5) percent extending twenty five (25) feet in front, twenty five 
(25) feet in the rear and ten (10) feet to the sides of the proposed building. 

 
3.4 Subdivision lots shall provide driveway access from the street to the garage, 

carport or parking place at a slope not exceeding eight percent (8%) in 
grade, and no less than one percent (1%) in grade.  Vertical curves shall be 
used to prevent a gradient change of over five percent (5%). 

 



3.5 No artificial slope exceeding five percent (5%) in grade or less than one percent 
(1%) in grade resulting from the regrading of the natural land shall be 
permitted to encroach on any front, rear or side yard, except as approved 
by the Planning Board. 

       
3.6 No artificial slope steeper than thirty-three and one-third percent (33 1/3%) 

resulting from this regrading of the natural land shall be permitted at any 
location. 

 
3.7 All regrading areas shall be covered with topsoil to a depth of six (6) inches and 

seeded according to the specifications set forth in Appendix C of these 
regulations, and a performance bond to guarantee the installation of said 
topsoil and seeding thereof shall be filed by the developer as generally 
required for public improvements. 

 
3.8 Maps submitted as part of every subdivision and/or road opening application shall 

include detailed description of existing and proposed surface grades. 
Individual plot plans submitted shall conform to the intent of the approved 
conceptual grading scheme. 

 
3.9 No regrading on any site shall be undertaken without an approved site plan from 

the Division of Engineering or issued Building Permit. 
 

3.10 The Developer shall be required to contain all surface water runoff on the subject 
site or to the established standard and satisfaction of the Planning Board.  
If the elevation of the site is filled to the level of or above the adjacent 
property or properties, appropriate engineering design features shall be 
required (swales, yard inlets, etc.) to ensure that adjacent properties are not 
flooded.  Reverse flooding of existing properties due to parcel regrading 
shall also be considered and avoided.  

 
4. Retaining Walls 
 

4.1 Placement of walls shall be generally discouraged for all development and 
redevelopment in the Town of Islip.  If no reasonable alternative can be 
identified, then the following guidelines shall be adhered to when placing 
walls on any property in any district within the Town of Islip. 

 
4.2 Where an application involves the utilization of walls, the minimum review 

standards and wall setbacks shall be pursuant to Article XXX of the Islip 
Town Code. 

 
4.3 All retaining walls shall be constructed in accordance with sound engineering 

standards contained herein. 
 



a. Where retaining walls are required by reason of plot grading or 
terrain they shall be designed by a Licensed Engineer and 
approved by the Town Engineer prior to construction. 

 
b. All retaining walls shall be contained on applicant’s property 

within the setbacks stated in the Town Code. 
 

4.4 Any existing wall and walls built without permits may be modified to 
adhere to any of the above restrictions, after review and approval of the 
Town Engineer. 

 
4.5 Fencing and/or railing on top of retaining walls shall be installed pursuant 

to the Building Code and the direction of the Town Engineer.  Said fence 
or rail shall be open and/or decorative in design if a potential visual impact 
has been identified during the review of the application. 

 
5. Placement of Fill 

 
5.1 Placement of fill shall be generally discouraged for all development and 

redevelopment in the Town of Islip.  If no reasonable alternative can be 
identified, then the following guidelines shall be adhered to when placing 
fill on any property in any district within the Town of Islip. 

 
5.2 A permit and determination of site plan review from Division of Engineering is 

required for placement of fill that: 
 

a.  covers an area greater than two hundred (200) square feet, or 
   b.  requires more than ten (10) cubic yards of fill, or2 
   c.  alters permanent average grade more than one (1) foot 
 

5.3 All fill must be clean fill, i.e. following the minimum specifications for Item 
Number 2BF - Special Borrow Fill as found in the Town of Islip Specifications 
Manual.  It is the property owner’s responsibility to ensure that any and all fill 
used complies with the minimum specifications. 

 
5.4 It shall be the owner’s responsibility to remove any existing or excess fill from the 

subject property if so directed by the Town Engineer.  The property owner shall 
be further responsible to restore any disturbed area to its natural or pre-filled 
grade and vegetated state pursuant to the direction and complete satisfaction of 
the Town Engineer. 

 
5.5 The property owner shall replace, at his or her own expense, all sections of fill 

which have been damaged or displaced, for reasons including but not limited to 
carelessness or neglect on the part of the owner or natural causes such as storms. 

 
                                                           
2 Ten (10) cubic yards of fill equals a small container roughly of the dimensions 61/2’ x 6 1/2’. 



5.6 A bond may be required at the discretion of the Town Engineer to cover the costs 
of fill removal, installation of drainage, or other related mitigation, if necessary.  

 
5.7 If in the opinion of the Town Engineer improper use of fill or excessive fill occurs 

on any parcel, it shall be the property owner’s responsibility to correct the 
problem immediately.  The Town Engineer may default any bond in order to 
rectify any such situation or withhold any site development permissions. 

 
5.8 Relocated fill on properties(i.e. fill dug from another section of the subject 

property) shall not be reused elsewhere on the subject property without review 
pursuant to this section and the approval of the Town Engineer. 

 
 5.9 Any person, firm, corporation or entity violating the above provisions shall also 

be subject to the provisions of Town Code Article XXXI. 
  



Q. LANDSCAPE DESIGN 
 
 1. The purpose of these regulations is to: 
 
  1.1 Enhance the environmental and visual appearance of the Town for the use 

and enjoyment of its citizens and, 
 
  1.2 Protect and preserve the appearance, character and nature of 

neighborhoods and thereby promote the general welfare by providing for 
the installation and maintenance of landscaping, screening, fencing and 
aesthetic qualities and, 

 
  1.3 Promote practical and orderly community development by retarding soil 

erosion, sedimentation and stimulating ground water recharge, to retard 
glare, heat and pollution, to stimulate air purification and oxygen 
regeneration, to provide for noise abatement, to assist in vehicular and 
pedestrian control and to maintain and conserve the Town’s natural 
amenities and, 

 
  1.4 Provide for the harmonious development of contiguous properties in 

different zoning districts by providing certain minimum landscaping 
requirements for all land developments including, but not limited to, 
residential, general service, office, commercial, institutional, industrial and 
public purposes. 

 
  1.5 Minimize the negative effects of stormwater runoff through the reduction 

of impervious surfaces, strict limits on the use of pesticides, herbicides 
and fertilizers, and encouragement of the use of benign alternatives to the 
same. 

 
 2. Applicability 
 
  2.1 A landscape plan shall be required as part of  the submission of all 

subdivision, road opening and site plan applications.   
 
  2.2 The standards of design for this Section shall be used to judge the 

adequacy of subdivision and land development proposals.  Where, in the 
opinion of the Planning Board, the literal application of these standards in 
certain cases would cause undue hardship, the Planning Board or its 
designee may recommend reasonable exceptions as will not be contrary to 
the public interest or inconsistent with the spirit and intent of these 
regulations.  

 
2.3 The standards included in these regulations are minimum design 

requirements. 
 



 3. Commercial Landscaping Standards 
 
  3.1 A minimum of twenty (20) percent of the plot area shall be landscaped 

and maintained as indicated on the site plan.  Buffer areas shall not be 
included when calculating the minimum required twenty percent (20%) 
landscaped area. 

 
   A minimum of fifty (50) percent of all required landscaping shall be 

located within the primary or secondary front yard areas of the site unless 
specifically modified by the Commissioner of Planning   

 
   A landscaped area with a minimum depth of eight (8) feet shall be 

provided along all street frontages. 
 
  3.2 Buffers 
 
   a.  A landscaped area of at least twenty-five (25) feet in width shall be 

provided and maintained, in accordance with Appendix C, on land 
developed in any district other than a residence district which 
adjoins any existing or proposed publically-owned park or 
recreational land. 

 
   b.  A buffer area of twenty five feet (25') shall also be required 

whenever a commercial, industrial or service use adjoins a 
residential use or zone. 

    
    i.  A “Supplemental Buffer” treatment (see Appendix C) shall 

be required for the following commercial uses: fast food 
restaurants, convenience markets, gasoline service stations 
and/or motor vehicle repair/service uses, motor vehicle 
dealerships, outdoor storage uses, bars, taverns or 
nightclubs, businesses which involve the outdoor or 
overnight parking of registered vehicles, regional theaters, 
taxi stations, animal exhibit display or farm, commercial 
boat storage yard or repair yard, ferry terminal or any other 
use as determined by the Planning Board. 

 
    ii.  A “Standard Buffer” treatment (see Appendix C) shall be 

required in connection with all other commercial uses.   
 
 
 
 
 
 



   c. All buffer areas shall be maintained and/or improved in accordance 
with construction standards contained herein.  Buffers shall consist 
of the installation of a six (6) foot chain link fence with attached 
stockade or higher grade material, located a minimum six (6) 
inches from the property line and screen planting. The design of 
each buffer shall take into consideration the existing conditions, 
(i.e. vegetation, soils, light, etc.) and may require the natural 
vegetation be supplemented, or installation of complete landscape 
scheme including indigenous, native Long Island shrubs and trees 
within the entire buffer zone. 

 
   d.  Modification of buffer requirements   
 
    The Planning Board shall have the authority to waive buffer 

requirements after public hearing. 
 
  3.3 All landscaped areas must be maintained in a healthy, growing condition 

in perpetuity. 
 
  3.4 Recharge basins and drainage swales shall be landscaped in accordance 

with Appendix C. 
 
  3.5 Perimeter building and parking lot requirements shall include the 

following: 
 
   a. Trees shall be maintained twenty feet (20') on center along street 

frontages in accordance with construction specifications contained 
herein.  Existing vegetation may be substituted for new planting as 
approved by the Planning Board or its designee.  The clustering of 
trees may also be permitted with the review and approval of the 
Planning Board or its designee provided the total number of 
required trees is maintained. 

 
   b. All parking areas, loading areas, dumpsters and storage areas shall 

be screened from view through the maintenance of screen 
plantings, a hedge, decorative fence/wall or berm pursuant to the 
satisfaction of the Planning Board or its designee.   

 
   c.  A minimum of five (5) feet shall be landscaped between the 

property line and any interior parking facilities, and shall be 
planted with a low maintenance ground cover and/or hedge 
treatment. 

 
   d. All landscaped areas shall be maintained with permanent in-ground 

irrigation systems. 



   e. Tree islands or other landscape features may be required in all 
parking lots at the direction of the Commissioner of Planning. 

   
  3.6 Preference shall be given to the use of indigenous planting species.  

Native/regional species shall be used at all other instances. Non-native and 
invasive species shall be prohibited. 

      
  3.7 The developer or property owner shall be responsible for the replacement 

of any landscaping materials destroyed during the development process. 
     
  3.8 Suitable ground cover shall be required for all landscaped areas pursuant 

to the direction of the Planning Board or its designee. 
 
  3.9 A  survey of existing trees greater than ten inches (10") caliper is required 

by the Town Engineer in connection with an application for subdivision or 
site plan approval. 

 
  3.10 The use of pesticides, herbicides and fertilizers for landscaping purposes 

shall be avoided whenever possible. Benign alternatives to the use of 
chemicals for landscaping purposes should be utilized to the maximum 
extent practicable.  Amount of chemicals applied and schedule for 
application shall be regulated at the discretion of the Commissioner of 
Planning and Development, the Suffolk County Department of Health 
Services, and the New York State Department of Environmental 
Conservation. 

 
  3.11 Water usage for landscaping purposes shall be minimized whenever 

possible through efficient management of sprinkler systems and in 
accordance with guidelines set by the Suffolk County Water Authority. 

 
 4. Residential Landscaping Standards 
 
  4.1 A  survey of existing trees greater than ten inches (10") caliper is required 

by the Town Engineer in connection with an application for subdivision or 
site plan approval. 

 
  4.2 A minimum of two (2) trees shall be required for every fifty feet (50') of 

road frontage for each lot. Two additional trees shall be planted on all lots 
involved in an application. 

 
  4.3 Recharge basins shall be landscaped in accordance with the detail in 

Appendix C. 
  4.4 The developer or property owner shall be responsible for the replacement 

of any landscaping materials destroyed during the development process. 
 
  



    
 5. Required Data 
 
  The submission of all landscaped plans shall conform to the minimum standards 

contained in the site plan requirements as listed in Appendix B.  Additional 
information may be required at the discretion of the Town Engineer.  

 
 6.  Violations and Enforcement 
 
  6.1 The Town of Islip reserves the right to revoke in whole or in part any 

approvals after due public hearing in the event violation of this regulation 
occurs.  

 
  6.2 Violation of these provisions shall be subject to the penalties provided in 

the Town Code Article XXXV 
  



R. MISCELLANEOUS  
     
 1. Street Name and Traffic Control Signs 
        
  Street name approval shall be at the discretion of the Planning Board.  Street 

name and traffic control signs shall be installed by the Town of Islip Traffic 
Safety Division in accordance with the New York State Manual of Traffic Control 
Devices and the Construction Standards.  A fee to cover this cost in the amount as 
shown in Appendix D shall be paid by the Developer prior to final approval by 
the Planning Board. 

 
 2. Monuments 
 
  Shall be located so as to define intersection of all angles and points of curvature 

on the boundary of the site, and all open spaces, all recharge areas, all right-of-
way; and shall be in accordance with the Construction Standards.  GPS 
coordinates for all monuments shall be submitted to the Department of Planning 
and Development as per Appendix B. 

 
 3. Fencing and other Access Restrictions 
 
  Where appropriate, fencing or other access restrictions will be required and shall 

be shown on the Final Plat and be the responsibility of abutting property owners 
in the subdivision.  Deed covenants and restrictions shall be filed to record these 
requirements. 

 
 4. Construction Methods and Specifications 
 
  Wherever the Construction Standards or Construction Methods and Specifications 

contained herein do not adequately define methods, material and construction 
details, the applicant shall submit alternatives for review and approval by the 
Town Engineer, and the Town Engineer’s determination shall be final. 

 
 5. Covenants and Easements 
 
  All covenants and easements as required by the Planning Board shall be submitted 

to the Town, reviewed, approved, and filed with the County Clerk with the Final 
Plat in the case of subdivisions or prior to the issuance of Building Permits or site 
plan approval in all other cases.  All such easements shall be shown on the final 
plans.  

 
 6. Model Homes 
  
  Permits for model homes in subdivisions shall not be issued until after final 

approval and bonding. 



  Permits for model homes in other cases shall not be issued until after final 
approval by the Planning Board, after approval of plans by the Town Engineer, 
and acceptance of adequate bonds to guarantee improvements permit. 

 
  Prior to the issuance of such permits, site plans showing parking, paving, 

drainage, signs and other on-site improvements shall be submitted to the 
Department of Planning and Development for approval. 

  



S. STORMWATER POLLUTION PREVENTION PLANS 
 

1. 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 these regulations. 

 
2.  Contents of Stormwater Pollution Prevention Plans  

All SWPPPs shall provide the following background information and erosion and    
sediment controls: 

   
  2.1 Background information about the scope of the project, including location, 

type and size of project. 
 

2.2 Site map/construction drawing(s) for the project, including a general 
location map.  At a minimum, the site map should show the total site area; 
all improvements; areas of disturbance; areas that will not be disturbed; 
existing vegetation; on-site and adjacent off-site surface water(s); wetlands 
and drainage patterns that could be affected by the construction activity; 
existing and final slopes; locations of off-site material, waste, borrow or 
equipment storage areas; and location(s) of the stormwater discharges(s); 

 
2.3  Description of the soil(s) present at the site; 

 
2.4 Construction phasing plan describing the intended sequence of 

construction activities, including clearing and grubbing, excavation and 
grading, utility and infrastructure installation and any other activity at the 
site that results in soil disturbance.  Consistent with the New York 
Standards and Specifications for Erosion and Sediment Control (Erosion 
Control Manual), not more than 200,000 square feet shall be disturbed at 
any one time unless pursuant to an approved SWPPP.  

 
2.5 Description of the pollution prevention measures that will be used to 

control litter, construction chemicals and construction debris from 
becoming a pollutant source in stormwater runoff.  

 
2.6 Description of construction and waste materials expected to be stored on-

site with updates as appropriate, and a description of controls to reduce 
pollutants from these materials including storage practices to minimize 
exposure of the materials to stormwater, and spill -prevention and 
response;  

 
2.7 Temporary and permanent structural and vegetative measures to be used 

for soil stabilization, runoff control and sediment control for each stage of 
the project from initial land clearing and grubbing to project close-out; 

 



2.8 A site map/construction drawing(s) specifying the location(s), size(s) and 
length(s) of each erosion and sediment control practice; 

 
2.9 Dimensions, material specifications and installation details for all erosion 

and sediment control practices, including the siting and sizing of any 
temporary sediment basins; 

 
2.10 Temporary practices that will be converted to permanent control 

measures; 
 
2.11 Implementation schedule for staging temporary erosion and sediment 

control practices, including the timing of initial placement and duration 
that each practice should remain in place; 

 
2.12. Maintenance schedule to ensure continuous and effective operation of the 

erosion and sediment control practice;  
 

2.13  Name(s) of the receiving water(s); 
 

2.14 Delineation of SWPPP implementation responsibilities for each part of the 
site; 

 
2.15 Description of structural practices designed to divert flows from exposed 

soils, store flows, or otherwise limit runoff and the discharge of pollutants 
from exposed areas of the site to the degree attainable; and 

 
2.16  Any existing data that describes the stormwater runoff at the site. 

 
3. Land development activities as defined in the Subdivision and Land Development 

Regulations and meeting Condition “A”, “B” or “C” below shall also include 
water quantity and water quality controls (post-construction stormwater runoff 
controls) as set forth in subsection 4 below as applicable: 

 
  Condition A - Stormwater runoff from land development activities discharging a 

pollutant of concern to either an impaired water identified on the Department’s 
303(d) list of impaired waters or a Total Maximum Daily Load (TMDL) 
designated watershed for which pollutants in stormwater have been identified as a 
source of the impairment. 

 
Condition B - Stormwater runoff from land development activities disturbing 
200,000 more square feet. 

 
Condition C - Stormwater runoff from land development activity disturbing 
between 40,000 and 200,000 square feet of land during the course of the project, 
exclusive of the construction of single family residences and construction 
activities at agricultural properties. 



 4. SWPPP Requirements for Condition A, B and C: 
 

4.1.   All information in Contents of Stormwater Pollution Prevention Plans listed  
    above; 

 
4.2.   Description of each post-construction stormwater management practice; 
 
4.3. Site map/construction drawing(s) showing the specific location(s) and 

size(s) of each post-construction stormwater management practice; 
 
4.4. Hydrologic and hydraulic analysis for all structural components of the 

stormwater management system for the applicable design storms; 
 
4.5. Comparison of post-development stormwater runoff conditions with pre-

development conditions; 
 
4.6. Dimensions, material specifications and installation details for each post-

construction stormwater management practice; 
 
4.7. Maintenance schedule to ensure continuous and effective operation of each 

post-construction stormwater management practice; 
 
4.8. Maintenance easements to ensure access to all stormwater management 

practices at the site for the purpose of inspection and repair.  Easements 
shall be recorded on the plan and shall remain in effect with transfer of title 
to the property; 

 
4.9. Inspection and maintenance agreement binding on all subsequent 

landowners served by the on-site stormwater management measures in 
accordance with Maintenance, Inspection and Repair of Stormwater 
Facilities listed below; 

 
4.10. For Condition A, the SWPPP shall be prepared by a landscape architect, 

certified professional or professional engineer and must be signed by the 
professional preparing the plan, who shall certify that the design of all 
stormwater management practices meet the requirements in this local law; 

  
 5. Other Environmental Permits 

The applicant shall assure that all other applicable environmental permits have 
been or will be acquired for the land development activity prior to approval of 
the final stormwater design plan. 

 
 6. Contractor Certification 
 
  6.1 Each contractor and subcontractor identified in the SWPPP who will be 

involved in soil disturbance and/or stormwater management 



practice installation shall sign and date a copy of the following 
certification statement before undertaking any land development 
activity : “I certify under penalty of law that I understand and agree 
to comply with the terms and conditions of the Stormwater 
Pollution Prevention Plan.  I also understand that it is unlawful for 
any person to cause or contribute to a violation of water quality 
standards.” 

 
6.2  The certification must include the name and title of the person providing 

the signature, address and telephone number of the contracting firm; the 
address (or other identifying description) of the site; and the date the 
certification is made.  

 
6.3  The certification statement(s) shall become part of the SWPPP for the land 

development activity and shall be non-transferable. 
 

7.  A copy of the SWPPP shall be retained at the site of the land development activity 
during construction from the date of initiation of construction activities to the date 
of final stabilization.  

 
  



T. PERFORMANCE AND DESIGN CRITERIA FOR STORMWATER 
MANAGEMENT AND EROSION AND SEDIMENT CONTROL 

 
All land development activities shall be subject to the following performance and design 
criteria: 

   
 1.  Technical Standards 

For the purpose of the Subdivision and Land Development Regulations, 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 law: 

 
  1.1 The New York State Stormwater Management Design Manual (New York 

State Department of Environmental Conservation, most current version or 
its successor, hereafter referred to as the Design Manual). 

 
  1.2 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). 

 
 2.  Equivalence to Technical Standards 

Where stormwater management practices are not in accordance with technical 
standards, the applicant or developer must demonstrate equivalence to the 
technical standards set forth in the Technical Standards 1.1 and 1.2 above and the 
SWPPP shall be prepared by a licensed professional. 

 
3.  Water Quality Standards 
 Any land development activity shall not cause an increase in turbidity that will 

result in substantial visible contrast to natural conditions in surface waters of the 
state of New York. 

 
  



U. MAINTENANCE, INSPECTION AND REPAIR OF STORMWATER FACILITIES 
 
 1. Maintenance and Inspection During Construction 
 
  1.1 The applicant or developer of the land development activity or their 

representative shall at all times properly operate and maintain all facilities 
and systems of treatment and control (and related appurtenances) which 
are installed or used by the applicant or developer to achieve compliance 
with the conditions of this local law.  Sediment shall be removed from 
sediment traps or sediment ponds whenever their design capacity has been 
reduced by fifty (50) percent. 

 
 1.2 For land development activities as defined in these regulations and 

meeting Condition A, B or C under Stormwater Pollution Prevention Plans 
of these regulations, the applicant shall have a qualified professional 
conduct site inspections and document the effectiveness of all erosion and 
sediment control practices every 7 days and within 24 hours of any storm 
event producing 0.5 inches of precipitation or more. Inspection reports 
shall be maintained in a site log book. 

 
2. Maintenance Easement(s) 

 
 Prior to the issuance of any approval that has a stormwater management facility as  

one of the requirements, the applicant or developer must execute a maintenance 
easement agreement that shall be binding on all subsequent landowners served by 
the stormwater management facility. The easement  shall provide for access to the 
facility at reasonable times for periodic inspection by the Town of Islip to ensure 
that the facility is maintained in proper working condition to meet design 
standards and any other provisions established by this local law. The easement 
shall be recorded by the grantor in the office of the County Clerk after approval 
by the counsel for the Town of Islip. 

 
3. Maintenance after Construction 

 The owner or operator of permanent stormwater management practices installed 
in accordance with these regulations shall ensure they are operated and 
maintained to achieve the goals of these regulations. Proper operation and 
maintenance also      includes as a minimum, the following:  

 
  3.1 A preventive/corrective maintenance program for all critical facilities and  

systems of treatment and control (or related appurtenances) which are 
installed or used by the owner or operator to achieve the goals of these 
regulations. 

 3.2 Written procedures for operation and maintenance and training new  
 maintenance personnel. 

 



  3.3 Discharges from the SMPs shall not exceed design criteria or cause or 
contribute to water quality standard violations in accordance with Water 
Quality Standards set forth in Performance and Design Criteria for 
Stormwater Management and Erosion and Sediment Control of this 
document. 

 
4. Maintenance Agreements 

   
  The Town of Islip shall approve a formal maintenance agreement for  stormwater 

management facilities binding on all subsequent landowners and recorded in the 
office of the County Clerk as a deed restriction on the property prior to final plan 
approval.   The maintenance agreement shall be consistent with the terms and 
conditions of the Form in Appendix A entitled Sample Stormwater Control 
Facility Maintenance Agreement. The Town of Islip, in lieu of a maintenance 
agreement, at its sole discretion  may accept dedication of any existing or future 
stormwater management  facility, provided such facility meets all the 
requirements of this local law and includes adequate and perpetual access and 
sufficient area, by easement or otherwise, for inspection and regular maintenance. 

  



Appendix A - Forms, Application Checklists 
 
        Note: All forms are available on the 

web at: http://www.townofislip-
ny.gov.  Forms and submission 
requirements may be subject to 
change  without notice.  Consult 
website for official and complete 
forms.  Application checklists are 
available in this appendix.  

 
        Major Subdivision 
        Minor Subdivision 
        Road Opening 
        Site Plan Review 
        Wetlands and Watercourse 
        Land Clearing 
  



Appendix B - Presentation Format 
 

Presentation format for subdivisions 
and road openings 

     
        Typical Subdivision 
 
        Site Plan Checklist 
             
        Typical Site Plan 
 
        Model traffic impact study outline 
      
        Intersection Impact Thresholds 
























































































































































































