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Village of Cazenovia Planning Board 

Meeting Minutes 

January 14, 2013 

 

 5 

Present:  Richard Huftalen, Chair; Diane Webb; Jennifer Gavilondo; and Adam Walburger. 

 

Absent:  Anne McDowell. 

 

Others Present:  James Stokes, Village Attorney; Aaron Falkenmeyer; Tim Mahoney; Sparky 10 

Christakos; Gene Smith; Don Ferlow; Gerald Favro; Barbara Favro; Graham Egerton; Stefanie 

Lints; Chrissie Tyrrell Baker; Eric Goldacker; David Katleski; Bob O’Leary; Kurt Ofer; Morgan 

Croft; Kipp Hilts (sp?); and several others who did not sign in. 

 

* * * * * 15 

 

R. Huftalen called the meeting to order at 7:33 p.m. and introduced the Board.  R. Huftalen asked for 

any changes to the September 10, 2012, minutes.  D. Webb said the word “as” should be added to 

Line 212.  R. Huftalen made the motion to approve the minutes with the minor change made.  

J. Gavilondo seconded.  The motion carried. 20 

 

R. Huftalen asked for any changes to the September 24, 2012, minutes.  D. Webb said the word in 

Line 237 should be spelled:  queued.  J. Gavilondo made the motion to approve the minutes with the 

correction made.  D. Webb seconded.  The motion carried. 

  25 

R. Huftalen asked for any changes to the December 10, 2012, minutes.  There were none.   

R. Huftalen made the motion to approve the minutes as submitted.  D. Webb seconded.  The motion 

carried. 

 

* * * * * 30 

 

PUBLIC HEARING 

Mahoney Design & Build, Inc., Olde Mill Apartments, Clark & Sweetland (Route 13) Streets. 

Aaron Falkenmeyer and Mr. Mahoney were present.  R. Huftalen gave some background.  This is 

zoned B-2 multifamily residential with special use permit.  This is a continuation of a prior public 35 

hearing to consider amended site plan drawings submitted by the applicant subsequent to the original 

application. 

 

Mr. Falkenmeyer gave a presentation.  The biggest change is that additional details in the 

construction documents have been provided; grading, drainage, sediment control, landscaping 40 

details, lighting plans, lighting escutcheons for the anticipated lighting.  This project is at the 

intersection of Route 13 and Clark Street.  It is a 15-unit apartment complex on the west side of 

Chittenango Creek.  The site plan shows proposed parking, sidewalks, and facilities associated with 

the structure.  More research has been done on the flood plain and the base flood elevation has been 

established based on Federal Emergency Management Agency  (FEMA) information. 45 

 

R. Huftalen asked Mr. Falkenmeyer to review the details of changes to the drainage plan, 

particularly the catch basins.  Mr. Falkenmeyer explained that he has added to the details for the 

proposed drainage system and what it will look like with the use of infiltration basins and dry wells.  
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The drainage on the site, in a post-developed condition, will not be generating any more runoff than 50 

in the current condition of the undeveloped site.  It is consistent with paved parking.  He continued 

that he is taking it a step above and beyond.  There are no New York State Pollutant Discharge 

Elimination System (SPDES) requirements that need to be met.  Given the small nature of the 

development, the proposal is to use dry wells as a form of water quality treatment.  They treat water 

by allowing water to infiltrate into the underlying soil as opposed to being immediately discharged 55 

into Chittenango Creek. 

 

R. Huftalen asked Mr. Falkenmeyer to elaborate on the typical slope layout specified on Sheet C108, 

Section 4.  It looks like the erosion blanket will extend from the creek bank to the stone lining.  

Mr. Falkenmeyer explained that the slope of the embankment from the creek to the proposed 60 

development is relatively steep.  In order to get in and get the work done, some of the vegetation will 

need to be removed and then vegetation will need to be reestablished.  There is a plan for putting 

everything back in a stable manner that will support vegetation.  Jute mesh and geotech fabrics will 

be laid over the embankment and stapled in place to allow vegetation to reestablish.  Tim Mahoney 

interjected that sumac and other overgrowth would not be replanted, but that appropriate landscaping 65 

would be done.   

 

D. Webb inquired how far down the mesh and fabric would be buried.  Mr. Falkenmeyer explained 

that the fabric will lay over the slope and be anchored.  There will be minimal soil over the top of it.  

The mat has seed and mulch attached to it and the vegetation will take root.  It is anticipated that 70 

grass will be grown from it.  J. Gavilondo questioned if there would be just grass on that slope.  

Mr. Falkenmeyer replied that there is a landscaping plan.  It would be difficult to plant shrubs and 

things of that nature.  The hope is to establish some form of grass to stabilize the embankment.  If it 

is feasible to plant shrubs, then shrubs will be planted.   

 75 

J. Gavilondo questioned the efficacy of grass to stabilize the bank because grass roots are shallow.  

She continued that the creek is a very important resource to the Village.  She asked if there is 

something else that might provide a more measured level of stability. 

 

Mr. Mahoney said that grass is better than nothing and the bank will vegetate itself over time.  He 80 

continued to say that the slope will be maintained and evasive weeds will be maintained so they do 

not overgrow.  A stabilized bank will be provided. 

 

Gene Smith mentioned that crown vetch has a deep root system and survives well and would be 

good for bank stabilization.  Mr. Falkenmeyer said that the fabric itself will help with stabilization.   85 

 

R. Huftalen inquired if the stabilizing stone would be wire caged.  Mr. Falkenmeyer answered that it 

will be angular rip-rap 6-8 inches in diameter. 

 

J. Gavilondo inquired about the runoff from the site and asked if a measurement was done.  90 

Mr. Falkenmeyer responded that a drainage study was done. 

 

R. Huftalen expressed concern about the structural integrity of the building within the flood plain.  

He encouraged the applicant to get the appropriate engineering done.  Mr. Falkenmeyer said that 

some research has been done already.  Mr. Mahoney said that a structural engineer will sign off on 95 

that. 
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A. Walburger asked if each catch basin is a dry well.  Mr. Falkenmeyer replied yes.  R. Huftalen 

questioned if the modeling for CB-1 is representative of all catch basins.  Mr. Falkenmeyer said it 

references the entire area.  It routes it through the entire system. 100 

 

R. Huftalen asked for any questions from the Board or from the public.   

 

Gerald Favro expressed his concerns.  The stream is heavily fished in that area and it is stocked.  He 

asked if people will have access to the stream since it belongs to the State.  Mr. Mahoney said the 105 

creek on the western side will not be fenced or blocked off.  The intent is not to stop anyone from 

fishing.  Once the site is developed and landscaped, it will be like walking into someone’s back yard 

to go fishing and it may feel uncomfortable to be that close to the building, but they will not be 

asked to leave.  Mr. Mahoney continued that he also owns the eastern side of the creek that will be 

left as is and he welcomes anyone to fish there.  This project will not change the topography of the 110 

creek or anywhere on the site, except for some relatively minor changes. 

 

Don Ferlow of the Cazenovia Area Conservation Commission (CACC) spoke.  There are two areas 

of clarification and concern.  One is the idea of the creek edge.  Madison County wrote a detailed 

report.   The Town of Cazenovia has a critical environmental area 20 feet along the creek and the 115 

Village does not.  This building site on the western side of the creek has been an access point for 

fishing and an access point to the dam, and the fishing here and is much better than the eastern side 

of the creek.  It is also an historic spot.  The plans show the section from the edge of the building has 

rip-rip stone material and then jute mesh which is on a fairly steep slope.  This appears to eliminate 

the potential for safe access to the western side of the creek and the flat area by the dam.  It might 120 

feel uncomfortable and may be difficult to go down there.  He urged the Board to consider what the 

historic character of that access is for the Village of Cazenovia.  Mr. Ferlow continued that jute mesh 

is heavy, almost ¼-inch in diameter.  It is commonly used in the restoration of steep embankments.  

They put it down and staple it to the soil, and soil comes up between the intersections, and seed will 

find a spot, and the jute mesh will decay and will let the plants establish.  The detail shows bedrock 125 

at the base, but does not show on the drawing.  It shows there is exposed soil at the top.  On the silt 

fence detail and on the plan, it shows the silt fence coming through the jute mesh.  Is there indeed 

bedrock?  This is a clarification that is needed--the idea of the silt fence in bedrock.  There is no silt 

fence shown on the south end of the site.  One of the plans shows a swale coming by the building 

directed toward the creek and from the south side of the dam and that might need some silt fence.   130 

 

Mr. Ferlow continued that crown vetch is not native and is invasive to some degree.  There is no 

question, it is a soil holder.  The right grass mix with some crown vetch may be used.  Native 

grasses--warm season grasses which come out, bloom, and turn brown in late summer are prairie 

type grasses and are deep rooted.  The lawn grasses--tall fescue, bluegrass, and rye grass are much 135 

shallower rooted and would not hold that soil.  Because this is a very important area, the CACC 

should give consideration.  They are going to reestablish vegetation.  Other things will come in.  

Sumac should not be allowed to come back.  More clarification is needed in the planting of the slope 

with the types of grasses. 

 140 

R. Huftalen inquired if jute mesh mats are commercially available with those types of prairie 

grasses.  Mr. Ferlow answered yes, there are a number of nurseries that provide restoration matting.  

It needs to be specified and documented which mats will be used so everybody is on the same page.  

The plans of the street front do not show any grading of any significance.  They have mentioned 

there will be very little grading on the site on the street front.  They also show, in the southwest 145 

corner, a wall to be removed by others and replaced.  There is another note on the drawing 
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approximately in the middle of the parking lot, between the street and parking lot, “to be removed.”  

Mr. Ferlow said he is not sure what that is.  There is a wall that is going to be retained or rebuilt.  He 

questioned what is going to happen between the street front and the parking lot.  Nothing is shown in 

the way of restoration on the planting plan.  The only planting is shown at the driveway entrance and 150 

the far end of the parking lot.  That area is heavily vegetated with invasive species now, such as 

sumac and goldenrod, and other weeds.  Mr. Ferlow questioned if this is going to be cleared and 

restored.  This needs clarification.  Zoning and other regulations call for landscaping and types of 

plantings between the street front and the parking lot.  This needs further clarification.  The wall is 

there and is 10-12 feet high in some places.  If that area were cleared and not properly landscaped, 155 

there would be a problem without a railing.  These are issues that need to be considered by the 

Board. 

 

Mr. Falkenmeyer mentioned there are going to be limitations on what can be replanted and 

reestablished given the State right-of-way.  The intent is to clean that up and address the concerns.  160 

There was not an attempt to add too much to the landscaping plan given the proximity to the 

highway. 

 

R. Huftalen asked how much of the area would be mowable.  He also asked if there is a maintenance 

plan.  Mr. Falkenmeyer answered that a lot of the area would need to be done manually because 165 

equipment cannot get in there.   

 

J. Gavilondo inquired about removal of the wall.  Mr. Falkenmeyer stated that they are looking at the 

structural condition of the wall that is part of the old original foundation.  A portion will be kept and 

maintained.  It is anticipated that some portions of the wall will need to be removed and new walls 170 

put in place.  Mr. Mahoney said that portions of the wall that are decaying and unattractive will be 

removed and replaced with stabilized soil.  If the area is too steep for soil, a shorter, smaller 

retaining wall will be built. 

 

R. Huftalen asked Mr. Ferlow to share any suggestions with regard to specific types of treatments 175 

and asked how that would be specified.  Mr. Ferlow said the applicant is asking for approval for two 

critical areas, Sweetland Street and the creek area, without enough detail.  The Planning Board needs 

to know exactly what the applicant intends to do.  The front landscape could be mowed.  It would be 

nice to see planting details.  There should be a rail on top of the wall.  

 180 

R. Huftalen believes it would be reasonable to specify the use of commercially available native grass 

jute mesh soil stabilizers on the creek side of the bank as a condition of approval.  He is unsure of 

how to specify conditions for other areas to make this project attractive and safe and is open to 

suggestions. 

 185 

Mr. Falkenmeyer said he would come up with an agreed upon solution and will work with 

Mr. Ferlow to find a suitable product to use.  Mr. Ferlow said what is proposed is not lawn.  He 

questioned if it is “no mow lawn,” which consists of short fescues, which only gets mowed once or 

twice a year, or would it be a native grass mix that includes bluestem grass, Indian grass, or buffalo 

grass that would get taller.  It depends on the visual character desired by the applicant.  Any of these 190 

are viable.  There is a mass of sumac there and it does not show on any drawing that sumac would be 

removed and what it would be replaced with. 
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J. Gavilondo asked what the plan is for the south end of the property.  Mr. Falkenmeyer responded 

that some of it will be graded.  The less desirable vegetation will be removed, but for the most part 195 

will remain intact.   

 

J. Gavilondo inquired if any landscaping would be done in the garage area.  Mr. Mahoney replied 

that is currently landscaped.  The new sidewalk will necessitate relocation of one of the pine trees.  

Along the Route 13 side, there is a portion that could be mowable.  Because of the guardrail and 200 

some of the New York State Department of Transportation (DOT) signage and structures, there may 

be some areas that may not be mowable.  Mr. Mahoney believes it would be attractive to do some 

low landscaping around the corner that is not going to impede the vision of people looking to the 

south as they are coming up Clark Street to Route 13.  Heading to the south, parallel to the 

foundation wall and Route 13, he thinks that some type of low perennial bush along the old 205 

foundation might be attractive.  As much of the remainder as possible would be mowed.  

Mr. Mahoney said he wouldn’t mind putting in some additional ornamental trees. 

 

R. Huftalen asked Mr. Stokes how the Board might go about incorporating fishing access.  

Mr. Stokes advised that it is not the Board’s business to incorporate fishing access because it is 210 

private property.  It is a property owner’s right to determine who comes across their property.  The 

Board does not have legal authority to direct the applicant to grant fishing access.  That would be 

taking property without compensation.  Mr. Mahoney stated that he is happy to grant a fishing access 

easement on the east side of the creek. 

 215 

J. Gavilondo asked if anyone had any concerns about vehicles going in and out of the storage facility 

or any concerns about the runoff there because it will be used on a daily basis by more cars.  

Mr. Falkenmeyer answered that the footprint is not being changed.  The existing vegetation provides 

filtration of water going toward the creek. 

 220 

D. Webb inquired if it has been decided that the storage facility will have tenant parking inside.  

Mr. Mahoney stated that the plan has been revised to have storage bays turned into garage bays. 

 

A. Walburger wondered if there is a dark sky requirement for this site.  R. Huftalen replied yes.  

These are dark sky compliant fixtures.  They are LED directed downward.   225 

 

A. Walburger requested that Mr. Falkenmeyer go over the height of the pole fixtures as they relate to 

the retaining wall.  Mr. Falkenmeyer said the intent is to have them mounted either to the wall or in 

front of the wall at a height of 15 feet from the parking spaces.  A. Walburger asked if that exceeds 

the guardrail height on Route 13.  Mr. Falkenmeyer stated the lights would be 15 feet above the 230 

lower asphalt and would be about 6 feet above the retaining wall. 

 

A. Walburger said he is starting to wonder why there isn’t a wall extending above grade or a railing 

just in case someone did decide to step over the guardrail and walk that way.  A 10-foot fall hazard 

is being introduced here.  Mr. Falkenmeyer stated there is no direct pedestrian access to that area, but 235 

he could not dispute A. Walburger’s point.  A. Walburger commented it would be much more 

apparent when there are light fixtures and manicured vegetation.  Mr. Mahoney said it was for this 

reason that he mentioned a continuous low growth hedge. 

 

R. Huftalen addressed the Board.  This project has been under consideration for a long time and a lot 240 

of improvements have been made to address concerns that have been raised.  The applicant will 

extend the silt fence on the south end.  R. Huftalen said he would like to specify native grass soil 
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stabilization.  A. Walburger recommended calling out on the landscaping plan the type of grass that 

will go in the erosion control mat and a list of approved alternatives.  The Board could defer to 

Mr. Ferlow or another like-minded individual.  This would act as a reference point for future projects 245 

as well. 

 

J. Gavilondo asked if the storage facility parking lot gets treated with salt now and would it be 

different for tenants.  Mr. Mahoney responded that it gets salted only in an ice storm and future 

maintenance will be the same.  J. Gavilondo is concerned that the more use the pavement gets, the 250 

more concentrated the runoff will be.  Mr. Mahoney said that 50% of the runoff goes west and 50% 

goes east.  Runoff goes downhill around the storage building and a relatively small area of runoff 

goes toward the stream. 

 

J. Gavilondo inquired about removal of the existing vegetation on the slope.  She believes there is 255 

some importance in keeping multiple sized trees.  Mr. Falkenmeyer said the existing vegetation is 

scrub undergrowth and is not worth saving.  J. Gavilondo noted her concern and said that she does 

not want it cleared in its entirety because it does serve a purpose.  A. Walburger commented that it is 

21 feet. 

 260 

R. Huftalen called for any further comments or suggestions. 

 

Mr. Stokes stated that some of these concerns can be addressed by subjecting construction and 

sediment and erosion control measures to approval by the Village Engineer.  The same would go for 

stormwater facilities being subject to approval by the Village Engineer.  He asked if the Board wants 265 

a more detailed planting and landscaping plan beyond what they have now. 

 

A. Walburger suggested that the planting and landscaping plan be subject to the Zoning/Code 

Enforcement Officer’s approval to make sure that native grasses are used for soil stabilization. 

 270 

R. Huftalen asked if the Board is ready to vote on this application. 

 

J. Gavilondo stated that she is not ready to vote as she would like to see a more detailed landscaping 

plan.  Her concern is impact to the creek.  She does not want to see runoff lines down the bank in the 

spring.  She needs more information and specifics. 275 

 

Mr. Stokes commented that soil stabilization matting is a standard industry practice and he inquired 

if the Board is comfortable leaving the proper vegetative mix to the Village Engineer’s discretion.   

  

R. Huftalen is wondering how substantially the plan would change over the course of another month.  280 

He questioned if the Board is willing to grant approval conditioned on seeing a more detailed 

landscaping plan.  He is not sure holding up approval because of the landscaping plan is the right 

thing to do. 

 

J. Gavilondo stated that the Board is supposed to be concerned with erosion.  Mr. Stokes said the 285 

Board relies on an expert’s recommendations anyway regarding types of seeds and soil stabilization.  

That could be left up to the Village Engineer. 

 

R. Huftalen again questioned what would substantially change over the next 30 days.  They could 

specify the type of seed.  D. Webb said the important thing is that area will be stabilized and the 290 

means of doing that is based on the Village Engineer’s opinion and the Zoning/Code Enforcement 
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Officer to carry out the intent of the Board’s discussion.  R. Huftalen said he would be comfortable 

relying on them for that. 

 

R. Huftalen called for any further comments from the public.   295 

 

Gerald Favro inquired about the school buses and traffic pattern of cars coming off of Route 13.  He 

questioned the impact of the additional traffic from the apartments.  He pointed out that many buses 

and cars travel through there to get to and from the Burton Street School that is just up the street. 

 300 

R. Huftalen explained that this is zoned B-2 and multifamily residential is an allowed use with a 

special use permit.  The applicant has submitted an application for a special use permit and site plan 

approval.  In earlier discussions, the Board looked at allowed uses in a B-2 district and determined 

the traffic impact would not be substantially dissimilar to this multifamily residential use. 

 305 

Mr. Stokes noted that this project has been before the Board for many months.  There was a variance 

application and came before the Zoning Board of Appeals (ZBA) a couple of times as well. 

 

J. Gavilondo asked Mr. Mahoney when he proposes to start construction.  His response:  Tomorrow.  

He would like to get through this process first, then get architectural approval, and start the project 310 

this 2013 season.  He stated he will not start until everything is final. 

 

R. Huftalen asked Mr. Mahoney if there will be a subsequent application for architectural review.  

Mr. Mahoney replied he would not start architectural plans or structural plans until this process is 

finished. 315 

 

R. Huftalen requested any further comments from anyone.  Hearing none, he made the motion to 

close the public hearing.  J. Gavilondo seconded.  The motion carried. 

 

* * * * * 320 

 

PUBLIC HEARING 

Mahoney Design & Build, Inc., Northborough Communities, LLC. 

R. Huftalen explained that this is a public hearing for preliminary subdivision plat approval for a 

single family residential subdivision located on approximately 15 acres zoned Planned Development 325 

District fronting on the east side of Burton Street.  Aaron Falkenmeyer and Mr. Mahoney were 

present.  Mr. Falkenmeyer gave a presentation.  This is a 23-lot residential subdivision on the east 

side of Burton Street across from Continental Cordage.  There was an application for subdivision 

approval similar to this layout approximately 6 years ago that progressed toward preliminary plat 

approval.  In large part, this is the same layout.  Some modifications were made to the northern part 330 

of the project.  The apartment complex was changed to single family residences.  The layout used is 

Planned Development zoning.  The plan shows water and sewer plans.  There is sanitary sewer 

service immediately adjacent to the property and there is also an opportunity to connect to municipal 

water.  There have been discussions with the Village and there is available capacity.  In addition to 

the 23 residential lots, there is a 4-acre green space parcel that will be turned over to the Village in 335 

some fashion, the details of which are in progress.  The project requires more than one acre of 

disturbance, so it is subject to New York State Pollutant Discharge Elimination System (SPDES) 

requirements and preparation of a stormwater pollution prevention plan (SWPPP).  The intention is 
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to build the project in one phase, not stretched out in multiple phases.  Setbacks on the lots are 

consistent with the R-10 zoning which is adjacent to this parcel. 340 

 

J. Gavilondo asked if sidewalks are shown on the plan.  Mr. Falkenmeyer answered yes.  They are 

shown as little blocks.  A condition of the original plan was to have sidewalks tie into existing 

sidewalks. 

 345 

D. Webb wanted to confirm that the lot labeled 20 has been reconfigured.  Mr. Mahoney replied yes.  

Mr. Falkenmeyer added that there is a self-imposed front yard setback in excess of what is required 

in order to get a staggered effect. 

 

J. Gavilondo inquired if the utility had been contacted regarding the transmission lines that go 350 

through there.  Mr. Falkenmeyer commented that there is no requirement to contact the utility, but he 

will look into it. 

 

R. Huftalen swung the conversation back to the sidewalk.  A resolution was adopted in 2007 to 

approve the zone change to Planned Development.  Another resolution granted preliminary plat 355 

approval.  One of the conditions of approval was that the applicant would construct a sidewalk at the 

applicant’s expense that connects to the Village sidewalk.  These conditions still apply.  

Mr. Mahoney said he would make sure the sidewalks connect. 

 

R. Huftalen asked for comments from the public. 360 

 

Gene Smith, a resident of Michigan Road, spoke:  I live within a couple hundred feet of the 

subdivision property.  When Decker’s proposal was in, there was no provision for emergency 

vehicles.  It looks like that has been addressed now.  On the State Environmental Quality Review 

(SEQR) report where it asks if there will be a significant impact on traffic, the “No” block was 365 

checked.  I am concerned with that for the following reasons:  About a dozen 18-wheelers come 

through there every day.  International Wire/Continental Cordage is across the street and there are 

quite a number of cars traveling through there when the shifts change.  All the Village trucks going 

to the Village work area, right next to International Wire, travel through there.  There is a lot of very 

fast traffic coming down Michigan Road into the Village.  The Village line is right at the corner of 370 

the subdivision property and nobody is doing 30 mph when they get to the Village line.  I see 

speeding cars every day.  Combined with that, there is extremely poor visibility in the area where the 

driveway comes in because of the hill.  People are still doing 55 mph when they are in front of 

International Wire and they are well past the edge of the Village.  It is a safety concern and needs to 

be addressed.  I’m afraid there is going to be a disaster there.  I have seen as many as five semi 375 

trailers there at one time.  Because they can’t all fit in the International Wire area, they park in the 

street on Burton Street across from International Wire.  This is another problem.  Regarding the 

drainage, if there is a lot of rain, and there will be more runoff as a result of this subdivision, that 

creek bed that runs along the edge of the Village work area is not going to accommodate a lot of 

water volume.  Over the years, trees have fallen in there and there is junk from the old dump.  It is a 380 

mess.  There could be a backup of water there and it will affect the houses.  The stream actually 

starts on Fenner Road.  During heavy rains, there is heavy water flow and this needs to be addressed.  

I want to make sure that Mr. Mahoney understands that anybody who buys a house needs to be 

notified that they are within 500 feet of agricultural activities. 

 385 

D. Webb asked if there are any traffic speed signs farther back on Michigan Road warning drivers of 

the 30 mph zone ahead.  Mr. Smith answered no.   
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R. Huftalen asked if there is a preliminary drainage report.  Mr. Falkenmeyer responded that there is 

a drainage report and the details will be worked out. 390 

 

Mr. Favro inquired as to where they will connect the water and sewer lines to Burton Street and 

whose land it will go through.  Mr. Falkenmeyer answered that there is an existing sewer line on 

Burton Street and it will be connected there.  It does not need to go through anyone’s property. 

 395 

R. Huftalen asked Mr. Falkenmeyer if the new plan conforms to the previous conditions for final 

approval by the Village Water Superintendent, the Village Engineer, and the Planning Board.  

Mr. Falkenmeyer said the construction documents would be fine tuned. 

 

Mr. Smith heard that the Village is going to do some restoration work on Burton Street and lower the 400 

hill some more and he wonders how that will affect the entrance to the development.  Mr. Stokes 

answered that the contract drawings are subject to engineering review. 

 

Mr. Favro commented about the tractor trailers going to Continental Cordage.  They need to come 

from Clark Street (because they are not allowed on Burton Street) and make a 90-degree turn and 405 

they get stuck there.  He believes something should be done. 

 

R. Huftalen called for any further comments from anyone.  There were none. 

 

Mr. Stokes passed out copies of a resolution for the Board’s consideration. 410 

 

R. Huftalen explained that this proposal has been before the Planning Board a number of times and 

there has been a lot of discussion, changes, and improvements.   

 

Mr. Stokes noted that this resolution is premised on the fact that this is essentially the same plan the 415 

Village Board and the Planning Board approved in 2007.  There is less impact because the number 

of houses has been reduced from 27 to 23.  Utilities are being maintained on site so there is no issue 

of running the waterline through other properties.  It imposes the same conditions as far as the 

sidewalk connection.  This resolution references the prior sidewalk detail approved in 2007.  

Stormwater facilities will be subject to approval by the Village Engineer.  Plans for permanent 420 

maintenance of those facilities and the 4-acre green space will need to be worked out.  This is just 

preliminary plat approval.  Those are things that would normally happen between preliminary plat 

approval and final plat approval along with detailed contract drawing approvals. 

 

D. Webb voiced that points brought up tonight should be addressed—the speed of traffic coming 425 

into the Village and the stream overflow that can happen.  Mr. Stokes responded that those things are 

existing conditions and has nothing to do with this subdivision.  They are not being made better or 

worse by this development.  The hazard is the existing condition.  D. Webb pointed out that traffic 

pulling out onto the street is being added.  Mr. Stokes remarked that signage in the Town is not this 

Board’s responsibility and Town and Village cooperation is needed. 430 

 

R. Huftalen asked if a traffic study had been done.  Mr. Falkenmeyer was not certain if a traffic 

study had been done for the original subdivision.  Mr. Stokes commented that a traffic study was just 

done for the South Meadows development, which is larger, and there was no significant impact.  

Mr. Falkenmeyer noted that projected traffic is part of SEQR and is pretty limited. 435 
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R. Huftalen brought up that there was some discussion about a federally protected wetland area.  

Mr. Falkenmeyer replied that he is still looking for the original report that was prepared.  He intends 

to find the report and make a determination on the limits and adjust the report accordingly. 

 440 

R. Huftalen said he would like to get comments and input from the Board.  This is the first public 

hearing for the project this time around.  There is a lot of material in the record from now and from 

the past.  D. Webb was a Board member during the original subdivision and her opinion wields a lot 

of influence. 

 445 

D. Webb feels that the Board went through this for a long time with the prior applicant and granted 

approval.  The current proposal seems to have improved upon that as far as fewer lots and water 

lines looping within the development.  It is substantially the same plan that was approved.  

Mr. Falkenmeyer noted that this is also preliminary plat and not final plat.  A substantial amount of 

work is still ahead to get to construction documents. 450 

 

J. Gavilondo asked if the previous resolution is being incorporated.  Mr. Stokes answered that all 

conditions are repeated.  The wetlands will not be built upon. 

 

R. Huftalen asked for any further comments from anyone.  Hearing none, he made the motion to 455 

close the public hearing.  D. Webb seconded.  The motion carried. 

 

* * * * * 

 

REGULAR MEETING 460 
 

Discussion Regarding Olde Mill Apartments. 

R. Huftalen requested the Board’s opinion on the Olde Mill project.  The Board has gotten to all but 

the minor details.  He asked if the Board has enough information to take action on the special use 

permit and site plan approval.  He noted that building cannot start until architectural review is 465 

completed. 

 

J. Gavilondo stated that given the nature of the site, she would like to see more landscaping details.   

 

Mr. Stokes pointed out that the Zoning Board of Appeals (ZBA) made the determination that Clark 470 

Street is the front yard.  There is no requirement for parking lot buffering on the Route 13 side. 

 

R. Huftalen said that he understands the importance of erosion control.  He believes that creek 

protection gets addressed more by stormwater management and the erosion control plan rather than 

landscaping. 475 

 

A. Walburger asked what the Board’s options are for review after this point.  Mr. Stokes replied that 

it depends on what conditions the Board imposes.  His recommendation is that stormwater facilities 

be subject to review and approval by the Village Engineer and other things can be easily added to 

that.  Another option is if the Board is satisfied with the overall site plan, to grant approval, but to 480 

reserve approval on the landscaping plan and they would need to come back with the landscaping 

plan for approval before they can start construction. 

 

A. Walburger noticed a minor difference on the plans between the green area and the actual lot line.  

The required grading does exceed the lot line.  He posed the question:  If we are going to catalog the 485 
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vegetation that is there and determine what is going to be removed, does it stop at the lot line or the 

expected grading?  J. Gavilondo asked how they can grade beyond the lot line.  Mr. Stokes replied 

by getting a permit from the New York State Department of Transportation (DOT). 

 

R. Huftalen asked:  In considering whether to put this to a vote, how much of a hardship will this 490 

cause the applicant if the Board asks for more detail regarding erosion control and landscaping 

treatment?  Mr. Mahoney answered that it would not have a significant impact.  Mr. Falkenmeyer 

stated that erosion control is best left to the Village Engineer.  In terms of landscaping, that can wait 

until architectural approval.  Mr. Stokes commented that is typically part of site plan approval, but 

he is just trying to balance the applicant’s desire to move forward and the Board’s concerns with the 495 

landscaping.  There does not seem to be an issue with the overall plan—the layout of the building, 

the parking facilities, the driveways—the essential elements of the site plan.   

 

R. Huftalen stated that he would feel more comfortable when Mr. Stokes has had time to write a 

resolution and address the issues raised by the Board.  Therefore, a vote on the Olde Mill 500 

Apartments will be deferred. 

 

* * * * * 

 

Discussion Regarding Northborough Communities, LLC. 505 
R. Huftalen commented that a massive amount of work has been done on this previously.  He was 

initially hesitant, but was influenced by a resolution being adopted previously by the Planning Board 

and the fact that a current Board member was also a Board member for the previous proceedings and 

is comfortable with voting on the project, especially since it has not been substantially changed and 

has fewer lots. 510 

 

J. Gavilondo asked if all prior approvals still apply.  Mr. Stokes answered that they do still apply.  

There is a new State Environmental Quality Review (SEQR) determination in the newly prepared 

resolution.  The impact is less than previously approved, so in his mind, there is no debate.     

 515 

A. Walburger said that as a new member of the Board, he is also deferring to D. Webb’s judgment, 

also given that the new resolution is extremely similar to the previous one.  He continued that there 

is still substantial work to be done between preliminary plat and final plat and more requirements 

can be added. 

 520 

D. Webb made the motion to adopt the resolution as prepared by Mr. Stokes.  A. Walburger 

seconded.  The motion carried.  The resolution is as follows: 

 

RESOLUTION 

OF THE PLANNING BOARD 525 

OF THE VILLAGE OF CAZENOVIA 

 

 WHEREAS, Northborough Communities, LLC (“Applicant”) has submitted an application 

for preliminary plat approval for a subdivision consisting of twenty-three single family residence 

building lots on approximately 15 acres zoned Planned Development District fronting on the east 530 

side of Burton Street, tax map nos. 95.30-1-14.1; 95.30-1-19.1 and 95.30-1-20 (“Premises”), and  

 

WHEREAS, in June of 2007, this Planning Board granted preliminary plat approval to MTD 

Development Corporation for a development consisting of nineteen (19) single family residential lots 
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and eight (8) townhouse units for a total of twenty-seven (27) dwelling units upon the same 535 

Premises, and 

 

 WHEREAS, the layout of the preliminary plat presently before the Board is substantially the 

same as the preliminary plat approved in 2007, with the area previously designated for the eight (8) 

townhouses having been replaced by four (4) single family building lots, and  540 

 

 WHEREAS, the Applicant has submitted a full environmental assessment form and a 

preliminary stormwater assessment report for the Premises. 

 

 WHEREAS, the Board of Trustees of the Village of Cazenovia, acting as lead agency, 545 

previously determined in 2007 that this subdivision is an unlisted action that will not result in any 

significant adverse environmental impacts, and the site and surrounding conditions have not 

changed substantially since. 

 

 NOW THEREFORE, BE IT HEREBY RESOLVED, that that this subdivision will not have 550 

any significant adverse environmental impacts, and therefore a determination of environmental non-

significance shall be prepared and filed. The reasons supporting this determination are as follows:   

 

a. the action does not affect any lands located within a New York State certified agricultural 

district; 555 

 

b. the Premises will be served by Village water and sewer services; 

 

c. the site is not located within the Village watershed / aquifer protection area; 

 560 

d. there is ample capacity on site to adequately manage stormwater volumes and flows; 

 

e. traffic generated by the proposed development will not be significant enough to 

negatively impact Burton Street or adjoining streets; 

 565 

f. the use of the Premises for single family homes is compatible with the surrounding 

neighborhoods and land uses. 

 

and it is hereby further  

 570 

RESOLVED that the Applicant’s application for Preliminary Plat approval is granted based 

upon the drawing entitled “Preliminary Subdivision Plan”, Drawing No. V101 by Delta Engineers, 

Architects and Land Surveyors, dated January 7, 2013, Project No. 2012.461.001, and the 

Applicant’s Preliminary Plat is approved, subject to the following conditions: 

 575 

1. That all streets and utilities to serve the proposed subdivision, along with all other 

subdivision details, be constructed at Applicant’s expense based upon contract drawings 

approved by the Village Public Works Administrator and the Village Engineer. 

 

2. That prior to final plat approval, written and enforceable commitments for the permanent 580 

maintenance of the “Proposed Green Space” of 4.105 acres, and the drainage detention 

facilities and easement areas be approved by the Village Attorney. 
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3. That the final subdivision plat shall be in substantial conformance with the Preliminary Plat. 

 585 

4. That the Applicant construct, at Applicant’s expense, a sidewalk to connect the proposed 

subdivision to existing Village sidewalks on the west side of Burton Street, all in accordance 

with the design depicted as Plan A in Sheet L-4 in the 2007 preliminary plat approval and in 

accordance with Village sidewalk specifications.  

 590 

5. That the Applicant reimburse the Village for all legal and engineering the expenses 

associated with final plat approval and construction of the utilities within the subdivision. 

 

6. That the architectural style and exterior appearances of the single family homes within the 

subdivision shall be subject to further architectural approval by this Planning Board. 595 

 

7. That all proposed stormwater management facilities are subject to review and approval of 

the Village engineer. In the event the designed stormwater facilities serving the subdivision 

prove inadequate, the developer shall improve such facilities to the extent necessary to 

alleviate any continuing adverse impacts.     600 

 

8.  No construction may be commenced within the subdivision prior to final legal and 

engineering approvals of design details, street and easement dedications, and any other 

relevant final design issues identified by the Village Engineer and/or Village Attorney. 

 605 

9. That there be a looped waterline to serve the proposed subdivision, constructed at 

Applicant’s expense, subject to the final approval of the Village Public Works Administrator 

and Village Engineer.  

  

Dated: January 14, 2013 610 

 

* * * * * 

 

Sparky Christakos, New Roof Design for Riverside Drive Property. 

R. Huftalen summarized his understanding of the project:  It was a roof repair, but as the work 615 

progressed it was found to be more extensive than first thought.  Then Zoning/Code Enforcement 

Officer referred Mr. Christakos to the Planning Board.  Mr. Christakos explained that the shed roof 

collapsed under the snow load.  He got a building permit to replace it the same as it was, which did 

not require Planning Board approval.  His contractor advised him that the roof slope was too shallow 

and if replaced with the same pitch would only collapse under snow load again.  The contractor 620 

recommended a 4/12 pitch, which would be very similar to the rest of the building.  When the roof 

collapsed, the walls collapsed too.  The old shed was taken away and he would like to use the same 

footprint for the new shed.  He would also like to put in new windows.  The building was right 

behind the Alltel/Windstream garage at the corner of Chenango Street and Riverside Drive. 

  625 

R. Huftalen explained that the Planning Board’s authority is in architectural review and to make sure 

it is compatible with the surrounding buildings.  Mr. Christakos stated the building will be painted a 

dark brown to get it to blend in from the back.  The front will not change from what was there, but 

the new lumber will be stained a deep, dark brown.  The roof will be dark brown or black asphalt 

architectural shingles. 630 

 

D. Webb made the motion to approve the application.  A. Walburger seconded.  The motion carried. 
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Mr. Stokes advised that this is a State Environmental Quality Review (SEQR) Type II, exempt. 

 

* * * * * 635 

 

South Meadows Update. 

No one was present to give an update. 

 

* * * * * 640 

 

Joseph and Kara Litera, 49 Burton Street, Request for Subdivision Plan Approval. 

No one came forward.  R. Huftalen stated that this application needs to go to the Zoning Board of 

Appeals (ZBA) since it is a request to create a nonconforming lot.  The minimum is 125-foot lot 

depth and this would be 121 feet. 645 

 

* * * * * 

 

Cazenovia Children’s Program, Sims Lane, Request for Subdivision Plan Approval. 

Stefanie Lints, Director of the preschool, came forward to make a presentation.  They currently own 650 

4.276 acres and they want to subdivide it into two pieces.  There is a potential buyer for the entire 

lot.  Ms. Lints wondered if she should continue with the subdivision process or stop, since there is a 

potential buyer.  The Board members all agreed and voiced that it is her choice. 

 

R. Huftalen stated that the Board would need to have evidence from a surveyor that there are two 655 

buildable lots.  It is unclear if the lower part of the subdivision is a buildable lot.  If a building were 

placed on the Myrtle Lane portion, it would be difficult to build on the lower portion.   

 

Chrissy Baker, Cazenovia Children’s Program Board Chairman, commented that the lot on the Sims 

Lane end is not big enough to accommodate a parking area for the preschool, but it would be 660 

buildable for a house.   

 

Mr. Stokes stated there must be evidence that the lots meet size and dimension requirements.  It is 

known that this property has an issue with wetness.  The Board needs to be assured that both lots are 

buildable.  GHD Consulting Engineers assessed drainage on the property and recommended building 665 

on the Myrtle Lane end where the ground is higher. 

 

R. Huftalen made the motion for a public hearing to be scheduled to keep this moving in case the sale did 

not go through.  D. Webb seconded.  The motion carried.  A public hearing was set for February 11, 2013, 

at 7:15 p.m. 670 

 

* * * * * 

 

Cazenovia Children’s Program, Special Use Permit, 49 Burton Street. 

Stefanie Lints, Director of the preschool, and Chrissy Baker, Cazenovia Children’s Program Board 675 

Chairman, came forward to make a presentation.  The options of continuing to rent and purchasing a 

property have been explored.  It is better to buy since rental property is very high and mortgages are 

much lower.  One of the reasons they would like to keep their costs at a minimum is they are the 

only preschool in Madison County that offers sliding scale tuition.  They aim to provide a preschool 

education to any child in the area despite income level.  This house is in close proximity to Burton 680 

Street Elementary School.  She has spoken with Mr. Dubik and has confirmed an agreement that the 
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preschool may use a section of the school’s bus circle for their loading zone to stay off of the street.  

Also, preschool employees can use the school’s parking lot.  There will be no parking on the street.  

The intention is to purchase the whole property, including the yet to be subdivided lot. 

 685 

R. Huftalen noted that this is an allowed use in an R-10 zone.  The application is for a special use 

permit.  In order to approve a special use permit, a public hearing must be scheduled and held.  

Mr. Stokes reminded the Board that they cannot approve anything until the Zoning Board of Appeals 

(ZBA) grants a variance. 

 690 

Ms. Lints was interested in the likelihood of getting a special use permit before making a purchase 

offer on the property. 

 

R. Huftalen explained that a public hearing would be held to accept input from the public.  It is his 

opinion that it would simplify things if the purchase offer was for the entire property and did not 695 

involve a subdivision.  At this point, parking and movement of the children is the biggest issue.  A 

private school is allowed as a special use.  R. Huftalen suggested that a public hearing be scheduled 

for February. 

 

Mr. Stokes commented that a special use permit cannot be granted for a lot that has not been created.  700 

Getting rid of the subdivision gets rid of a lot of issues.  R. Huftalen added that the preschool is not 

the owner yet.  Mr. Stokes stated that the property owner must sign the application.  A site plan 

drawing for the preschool showing lot lines, driveways, parking, entrances and exits, and the fence is 

needed. 

 705 

R. Huftalen instructed the representatives to have the application submitted at least one week prior to 

the February 11 meeting to clarify any items on the application. 

 

A public hearing for February 11, 2013, at 7:20 p.m. was scheduled. 

 710 

* * * * * 

 

Herbert, 30 Lincklaen St, Addition of Railing on Front Steps. 

There were no representatives present.  R. Huftalen summarized that the applicant, Laura Herbert 

Abernathy, is requesting approval for construction of a railing on the front steps.  This has been 715 

reviewed by the Historic Preservation Committee (HPC) and they recommend approval as presented.  

They have no issues with the design.  The railing will be on one side of the steps. 

 

After the Board viewed photos, D. Webb made the motion to approve the application for the railing 

as submitted.  J. Gavilondo seconded.  The motion carried. 720 

 

* * * * * 

 

Empire Management, 88 Albany Street, Addition of Railings. 

There were no representatives present.  R. Huftalen observed that the Historic Preservation 725 

Committee (HPC) reviewed this application and recommended approval as presented.  This is in 

front of BG Buda’s as an improvement for safety.  Two railings are proposed. 

 

A. Walburger made the motion to approve the application as submitted.  D. Webb seconded.  The 

motion carried. 730 
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* * * * * 

 

Empire Brewery, Annexation Update. 

David Katleski, owner, came forward and made a presentation.  He explained that the property was 735 

annexed to the Village last Monday.  The consolidated fund application (CFA) grant states that once 

you apply for a CFA, you cannot spend any money on the project.  The project has been on hold for 

about a year.  He owns the 22-acre property on the back side of Lorenzo.  He thought this was a 

good opportunity to give the Board a preliminary overview as to what his intentions are in terms of 

building a farm brewery.  He is the President of the New York State Brewers Association, which he 740 

founded in 2004.  He has been in the beer business in New York State as the founder of Empire 

Brewing Company since 1994.  He has a lot of experience in brewing business.  This particular type 

of business is brand new.  He had the governor sign into law a piece of legislation that will allow 

him to have a farm brewery in New York State.  There was legislation passed in 1976 for farm 

wineries and there were about 30 of them and now there are close to 400.  The purpose of the law for 745 

the farm brewery side is to create agritourism.  Cazenovia will do well by it.  This will be a working 

farm.  The majority of crops grown will be converted into beer that he already makes.  He is 

currently at capacity in his Syracuse location at about 1,200 barrels.  It is also a pub, which means it 

serves food and makes beer.  He produces beer in Brooklyn and is near capacity there.  This will 

consolidate all of his brewing.  All of the beer he makes now is in kegs, which means he is very 750 

limited in terms of distribution.  The goal is to have bottles, cans, and kegs.  He is not going to limit 

his distribution.  His goal is to go international with his products.  Mr. Katleski introduced his 

architect, Kurt Ofer. 

 

R. Huftalen clarified the steps of the process:  The Village Board has annexed the property as an 755 

R-30 zone.  There is an application for a zone change in front of the Village Board because 

Mr. Katleski needs the zoning to be agricultural.  The Village Board considers the application and is 

the authority.  The Planning Board considers the zone change to gather information for the Village 

Board and make a recommendation.  An application for the Planning Board will not be complete and 

no action can be taken until the zone change is made.  A. Walburger inquired what the projected 760 

zone would be.  Mr. Stokes said it is yet to be determined. 

 

Mr. Ofer came forward and made a presentation.  He displayed architectural drawings, completed 

Long Form Environmental Assessment Form (EAF), initial stormwater pollution prevention plan 

(SWPPP), names and addresses of neighbors, and initial ideas on exterior lighting.  The intention is 765 

to have a long lead toward a completed application.  The drawings show the brewery, visitor 

parking, and service courtyard.  In front of the building will be agricultural where they will be 

growing hops, lavender, and barley.  There will be a vegetable garden.  There will be one curb cut.  

The service drive will go left and the visitors will go right.  With regard to the elevations, it is a New 

York State hop house architectural form, which dotted the landscape in times past.  This was one of 770 

the prime hop growing spots in the country.  There will be industrial things, like grain tanks, that are 

typically seen in front of a brewery.  It is a holistic experience—you see the hops grow and you 

drink the beer—and this is seen all on the same property.  That is an uncommon experience.  The 

building is approximately 21,000 square feet with an internal mezzanine for administrative offices.  

The building will have a cellar underneath.  The floor plan shows visitor entry, retail and tasting, and 775 

a visitor patio.  The rest is all production—typical vessels that are seen in a brewery, a warehouse 

with typical pallet stacking and various and sundry other functions.  The visitor function will be on 

the back side of the property and sequestered from Lorenzo and the neighbors.  Parking will be to 

the side.  The intention is to be proactive toward a completed application. 
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 780 

Mr. Katleski said he cannot emphasize enough that this will not be a place to party.  There is not 

going to be a bar element.  There will be tastings that occur on the weekends and it will typically be 

closed by eight.  There will not be weddings or other functions.  This is truly a production facility.  

The goal is to manufacture beer for distribution.  Because of the agritourism promise he has made to 

the State he would like this to be a destination point.  A regional destination point with Saranac, 785 

Ommegang, and Empire for a long weekend has drawing power from all over the world and a local 

destination point with Owera, Critz Farms, and Empire.  He wanted to stress the point that there will 

not be a bar or a restaurant or late night anything.  The only consumption will be tastings and tours 

with a retail area. 

 790 

A. Walburger inquired about the setback from Route 13.  Mr. Ofer answered that the front setback is 

750 feet, rear yard setback is 550 feet, and side yard setbacks are 25 feet.  The building will be much 

farther back from Route 13. 

 

Mr. Stokes commented that the Village Board will look to the Planning Board for recommendations 795 

on the parameters of the zone change.  The Village Board will not have a public hearing until March.  

He suggested that the Planning Board schedule a public hearing for the February meeting to have 

good comments and information to relay to the Village Board.  If everything goes well, the Village 

Board will have their public hearing in March.  The Planning Board meets one week later. 

 800 

R. Huftalen agreed to schedule a public hearing for February 11, 2013, at 7:25 p.m.  He instructed 

the applicant to submit a completed application, colored architectural elevations, and other items on 

the list. 

 

Don Ferlow commented that he and Mr. Ofer had a conversation when the land was still part of the 805 

Town.  At the optimum time of the year, the Cazenovia Area Conservation Commission (CACC) did 

a very thorough report, which will be made part of the public record once an application is made.     

 

* * * * * 

 810 

R. Huftalen asked if there was any other business to be brought before the Board.  There was none.  

A. Walburger made the motion to adjourn the meeting.  J. Gavilondo seconded.  The motion carried 

and the meeting was adjourned at 10:09 p.m. 

 

Respectfully submitted, 815 

 

 

 

Marlene A. Westcott 

Recording Secretary 820 


