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Village of Cazenovia Planning Board 

Meeting Minutes 

May 12, 2014 

 

 5 

Present:  Richard Huftalen, Chair; Adam Walburger; Anne McDowell; Diane Webb; and Jennifer 

Gavilondo. 

 

Others Present:  James Stokes, Village Attorney; Don Ferlow; Pringle Symonds; Ted Bartlett; Dan 

Kuper; Jim Hagan; Bob Lucas; Rob Wester; Milt Sernett; Al Mistur; Brian Coughlin; Dave 10 

Jahsman; Nick Irvine; David Katleski; Jody Reynolds; Chuck Macaulay; and a few others who did 

not sign in. 

 

* * * * * 

 15 

R. Huftalen called the meeting to order at 7:31 p.m. and introduced the Board.  R. Huftalen asked for 

any changes to the April 14, 2014, minutes.  There were none.  R. Huftalen made a motion to 

approve the minutes as drafted.  D. Webb seconded.  The motion carried unanimously. 

 

 20 

* * * * * 

 

 

Dan Kuper, Cazenovia Hospitality, LLC, Public Hearing, Route 20 East, 2 Lot Subdivision. 

R. Huftalen indicated that this is for Tax Map Parcel No. 95.3-1-1.111 and that a public hearing is 25 

required for subdivision approval and that site plan review for the subdivision and architectural 

review are being done concurrently. 

 

Dan Kuper came forward and introduced the architect, Jim Hagan, who made a presentation:  The 

property is located on the south side of Route 20 just west of the CAVAC property.  The proposal is 30 

to break out a 6-acre irregular shape parcel that would have frontage on Route 20 with a 70-foot 

private drive, which will probably become a Village street as part of future development.  It jogs 

back to the creek that exists on the south edge of the property and wraps around the properties that 

are east of the main portion of the site.  This is just one lot out of a much larger tract.  There is access 

to public sewer, public water, electric, and gas.  All public utilities were brought into the site.  There 35 

have been several meetings with the Historic Preservation Committee (HPC) and they have made 

comments which were incorporated into the plan.  The building will be set back in the rear section of 

the site.  It will be an 84-room hotel with conference center.  There will be another drive running 

east and west, which will eventually become part of a public road. 

 40 

R. Huftalen observed that the road looks more squared up from the last meeting.   

 

Mr. Hagan said that the configuration of the road has changed and the main building has been 

brought closer to the road to establish a build-to line along that road.  The main entrance drive to the 

hotel would be on the west side of the building.  There would be an entrance with a turn around 45 

porte-cochere—a covered entranceway.  There would be sidewalks going around the building and 

along the street to Route 20.  The bulk of the parking to serve the facility would be located on the 

south and east sides of the building.  The entrance has been moved a little farther to the south.  The 

L-shape portion is the conference center, which will have a series of meeting rooms, a pool facility, 
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and rear terrace area accessible from the conference center, the pool, and the main hotel.  There will 50 

be a secondary drive coming in on the east side of the building.  These plans are working from a 

preliminary survey.  A full detailed survey will be prepared, at which point design details will be 

done such as elevations, drainage, road grades, etc.  The plan has been superimposed on an aerial 

photo to show how it relates to other structures in the area.  The new parcel will go back to the 

existing tree line.  The tree line will be preserved.  For further perspective, a photo was taken from 55 

Route 20 in front of the dental office building to show how the hotel will relate.  The plans do not 

show details of materials, windows, entrance roads in the foreground, and landscaping.  It is 

anticipated that, in the future, one or two buildings will sit between the hotel and Route 20.  More 

detailed elevations of the building have been provided.  The lower drawing is what would be seen 

coming from the entrance drive.  On the right side is the porte-cochere on the side of the building.  60 

The upper elevation is the side facing toward the west or southwest that shows the four stories.  The 

porte-cochere projects out.  There are bays that project out from the main mass of the building.  

Brick is shown on the lower portion of building.  At one point, there was brick on some of the 

projecting bays.  In discussions with HPC, they felt it might be appropriate to reduce some of the 

brick and use two different types of siding with possibly different complimentary colors.  Other 65 

architectural details have been incorporated, such as hip roof lines, bracket detail of the eaves, trim 

around the windows, things that are more traditional elements seen elsewhere in the Village.  All of 

this was done to soften the mass of the building and make it fit in with the neighborhood.  For 

reference purposes, schematic floor plans have been included for the first and second floors.  There 

will be a breakfast area with limited service for guests of the hotel.  There will be some rooms on the 70 

first floor, but the majority of rooms will be on the second, third, and fourth floors.  The plan shows 

how these spaces connect to the conference center.   

 

J. Gavilondo’s understanding was that the hotel was to have 80 rooms.  Mr. Kuper explained that the 

plan has 84 rooms because that is how the footprint ended up and that the number is still being 75 

developed. 

 

J. Gavilondo asked how big the rooms would be.  Mr. Hagan answered that sizes will vary from 

traditional single rooms up to suite type rooms, which might affect the final count by a couple of 

rooms. 80 

 

D. Webb noted that the agenda says the public hearing is for a two-lot subdivision of land.  

Mr. Stokes replied that there are three lots there already:  CAVAC, Fauth, and the remaining original 

big lot.  This new lot is being split off of the big lot (a two-lot subdivision) and becomes a fourth lot. 

 85 

Mr. Hagan has been in touch with the Village Engineer, John Dunkle, to discuss sewer, road 

specifications and some other details.  R. Huftalen noticed some slight modifications from what was 

originally proposed and asked if more changes were anticipated.  Mr. Hagan answered yes, there will 

be some minor modifications.  Mr. Stokes inquired if the lot boundary would change.  Mr. Hagan 

replied that is not anticipated.   90 

 

When looking at the west elevation, D. Webb asked if the vertical sections with the peaked roofs 

would extend out.  Mr. Hagan answered that they would project out approximately 3-4 feet and 5-6 

feet.  There will be no windows on the sides of the projections. 

 95 

Mr. Hagan pointed out that when looking at the photo, it gives a sense of mass of the building and it 

looks long.  But when moving along Route 20, the building is fading away at an angle, which further 

reduces the apparent mass of the building. 
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With the building moved closer to the road and adjustment of the build-to line, A. Walburger asked 100 

if there would be adequate room for a sewage pump station.  Mr. Hagan said that right now the plans 

show room for a 64- or 66-foot right-of-way coming through and there is still room between the 

right-of-way and the building, but the location is still to be determined.  A. Walburger inquired if 

there would be a superstructure for the sewage pump station.  Mr. Hagan answered that they are 

usually below grade. 105 

 

Mr. Stokes asked where the utilities would be run and if they would be run through the access road.  

Mr. Hagan answered yes and said the water and sewer are both on the south side of Route 20.  

Mr. Kuper added that there is a sewer lateral in front of CAVAC.  Sewage from the hotel pumping 

station would need to be pumped to that lateral.  Mr. Hagan said that the next step is to get a more 110 

detailed survey, which would define all those elements.  His engineer would be involved with the 

design of those items in conjunction with Mr. Dunkle.   

 

R. Huftalen wondered if any consideration had been given to any future development and the impact 

on the sewer.  Mr. Hagan said that is to be determined.  R. Huftalen wanted to clarify that the roads 115 

would be built to Village road specifications and dedicated to the Village.  Mr. Hagan answered that 

the streets would be dedicated at the appropriate time. 

 

R. Huftalen commented that there are more details to work out before a good solid plat plan is ready.  

The site plan has changed moderately from the first time and a lot of improvements have been made.  120 

He asked for feedback and questions from Board members.  

 

D. Webb believes it will not be terribly visible from the road, but the large expanse across the 

building is concerning.  She would like to see more defined vertical sections. 

 125 

Mr. Kuper stated that he had a meeting with the HPC and there was much discussion.  He also had 

discussions with Cazenovia Preservation Foundation (CPF) and that is the reason the drawings look 

the way they do. 

 

R. Huftalen redirected the conversation back to issues pertinent to the subdivision and indicated that 130 

the architectural items will be addressed later. 

 

J. Gavilondo wanted clarification as to what is different about these new plans.  R. Huftalen 

explained that the previous plans had a radius in the road.  Instead of a radius, the new plans have a 

T intersection with a stop line.  Mr. Dunkle and the traffic engineer might have some comments on 135 

that. 

  

A. Walburger remarked that the road configuration is much improved since last time. 

 

Mr. Stokes wondered about emergency vehicle and service truck maneuvers.  Mr. Hagan stated that 140 

he has not met with the fire department, but he believes that the road widths and turning radii should 

not be a problem.  Most delivery and trash trucks should be straight trucks and not tractor trailers. 

 

R. Huftalen advised Mr. Hagan to depict emergency vehicle turning movements on the next revision. 

  145 

Mr. Stokes inquired if all traffic circulation would be two way.  Mr. Hagan answered yes. 
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Mr. Stokes said he would want to hear more about water, sewer, electric and all utilities at a later 

time.  He questioned if the electric would be underground.  Mr. Hagan replied yes. 

 150 

R. Huftalen observed that a 10-foot strip is shown on the plan and asked if the intent is to maintain 

that strip.  Mr. Hagan said that it is important to have identification out near the road and that a 

freestanding sign is anticipated.  The applicant wants a sign to be visible to someone heading 

westbound on Route 20.  The strip of land will become part of the hotel lot and, therefore, the hotel 

will be responsible for the ownership and maintenance of the area, unless there is another way to 155 

accomplish that. 

  

R. Huftalen noted that in the event there is further development, other people may want signs there 

too.  So this is something to consider. 

 160 

Mr. Stokes mentioned stormwater management and asked if the applicant is envisioning it for just 

this site or a community stormwater facility.  Mr. Hagan answered that he is anticipating stormwater 

for this site and the entrance road.  Mr. Stokes asked if all stormwater would be handled on site and 

then released to the swale in the back.  Mr. Hagan said that the stormwater would be discharged to 

the stream in the back, which it naturally does now because it is the natural drainage course.  Space 165 

has been allotted on the site for those facilities, but no details have been worked out yet. 

 

Mr. Stokes inquired about noise from HVAC units or odors from vents.  Mr. Hagan stated that each 

room will have its own package HVAC unit.  Mechanicals for some common areas will be located 

on roofs.  One of the design details not seen on the building design is a flat roof behind the mansard 170 

where mechanical equipment will be located so it will not be visible.  The mansard will act as a 

buffer for any noise generated by that equipment.   

 

Mr. Hagan explained that there will be limited food service available for patrons of the hotel.  There 

will be food service associated with the conference facilities, but will not be operating 24/7. 175 

 

D. Webb asked if it will be the typical hotel breakfast.  Mr. Kuper answered yes.  Mr. Hagan 

continued that there will be no dinners or a sit-down restaurant. 

 

R. Huftalen asked for questions or comments from the public regarding the subdivision request. 180 

 

Dave Jahsman questioned if the stormwater runoff would need to cross anybody else’s property.  

Mr. Hagan replied that the stream is the property line.  Mr. Jahsman asked if there would be outdoor 

events.  Mr. Kuper answered no. 

 185 

Don Ferlow spoke on behalf of the Economic Health and Heritage Committee (EHH).  He went 

through both the Village Edge South (VES) Design Guidelines and the Zoning:  The first item is:  

Does this plan meet what was in the Land Use Plan that is in the Design Guidelines and the Zoning?  

The answer is that this configuration is very close to what is in the Land Use Plan.  It connects future 

to the east and connects future to the west.  The availability of grading is still limited, but there is 190 

enough data that shows that the street will come in and make a junction and from that point, the 

street will rise at about an 8% grade, which is the standard maximum grade for the Village.  To the 

west, the street flattens.  The secondary entrance provides space so there is ample drive width that 

the secondary entrance can meet the future street.  The street will rise and there is opportunity in the 

future for CAVAC to connect from the back of their parking lot to the street at the eastern part of the 195 

property.  The second item that relates to the subdivision is the build-to line.  This becomes a bit 
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convoluted in a way.  The build-to line has been displayed and potentially established on the site.  

The build-to line has been kept parallel across the property to work nicely with the building.  The 

hotel portion of the building has been set on it at about 14 feet back from the right-of-way line.  

Under the Design Guidelines and the Zoning, the build-to line is to be set by the Planning Board 200 

close to, but not a defined dimension, from the right-of-way line.  It can be at the right-of-way line.  

An interesting facet is that the setback that is shown tends to work in many directions for the future.    

The road alignment shown on this street is a standard street width in the Village.  But in the future, if 

it becomes more of a Village street, there may be another driving lane or parking lane on either side 

because the Design Guidelines call for it.  That means the green space will get narrower.  The idea of 205 

having a setback of about 15 feet from the build-to line resolves fitting a building into the 

subdivision and gives opportunity for future movement of sidewalk and more walking space similar 

to the downtown part of the Village.  The build-to line fits nicely into the frame.  When it gets to the 

conference center area, the build-to line pushes backwards from the curved road and there is a space 

in front.  The Design Guidelines also allow that if that is done, public oriented space in front of the 210 

building is needed.  The plan now shows that there is walking space and doors coming out of the 

conference center into that area.  This would serve as a public space, not publically owned, but 

private public space, which is in the Design Guidelines.  It fits into the subdivision standards.  

Item 3:  Site development and subdivision requires that green space is set aside.  Within the lands on 

the site itself around the building, plus the area to the east behind the other properties and out to the 215 

stream, that is big enough to more than meet the 40% requirement for the preservation of green 

space on the site.  It would also include, as mentioned in the Design Guidelines, the preservation of 

the green corridor that runs through the property.  Mr. Hagan has thought about having land set aside 

for stormwater management.  The soils on the site are mostly Palmyra soils and are very well 

drained, very gravely, high rate of dryness type soils.  The soils at the western fringe of the property 220 

and extending farther out are also well drained soils of the Honeoye group.  The Design Guidelines 

talk of infiltration of runoff rather than stored and discharged run off, which would reduce potential 

impacts to the downstream area.  Even though runoff would be controlled on the site, there would 

still be flow off of the site.  The main idea is to try to get it into the ground.  There is the potential 

when they do the infiltration/percolation tests, and deep soil tests, that they will be able to infiltrate a 225 

lot of the runoff into the ground.  The Design Guidelines also talk about developing innovative 

systems for storm drainage.  The very last part of it says that money can be available.  We have a 

unique person in the Village Engineer.  John Dunkle teaches stormwater management and knows the 

pitfalls of the manual and also knows how innovative concepts can be built into the system, even 

though they are not in the published guidelines.  This site has the opportunity, with further study, to 230 

get infiltration into the ground.  That is another subdivision item that meets the Design Guidelines 

that was set up to preserve the land.  The four items seem to say that this land is large enough.  The 

site plan configuration is still conceptual and preliminary in character, but there is enough land for 

the building.  The road system works for the future.  The corridor is preserved.  And there is 

stormwater management potential for infiltration. 235 

 

R. Huftalen thanked Mr. Ferlow for the presentation and said that after hearing the items raised by 

Mr. Ferlow and with the knowledge about utilities, the applicant can move forward with a 

preliminary plat for next month.  There is a lot of engineering to be done, but as discussions with 

Mr. Dunkle continue and the Stormwater Pollution Prevention Plan (SWPPP) gets developed, site 240 

plan changes will happen. 

 

Mr. Stokes advised the Board to keep the public hearing open for the subdivision.  The public 

hearing will be continued at 7:30 p.m. on June 9, 2014. 

 245 
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R. Huftalen asked Mr. Hagan to show the Board what architectural improvements have been made 

since the last meeting.  Mr. Hagan explained that one version of the sketches had a series of gable 

roofs and another had a mansard design.  At this stage, Mr. Kuper is talking to several potential 

brands for the hotel and no commitments have been made.  One group strongly encourages the gable 250 

design.  Therefore, it is important to have gables on the bays that project out from the main mass of 

the building.  The fascia system started out as a straight forward design and then brackets were 

added.  In the most recent work session, it was suggested that the main entrance be wider, which 

corresponds well with the room layouts.  One section is a little taller than the other ones, which 

breaks up the rhythm of the building.  In addition, it was recommended that clipped gable ends be 255 

added to three of the bays and to the end of the building.  Originally, there was stone on the lower 

portion of the building.  Given the nature of what is trying to be accomplished, the use of brick 

might be more appropriate at the first level.  From the ground up to just below the windows of the 

second level will be brick with a soldier course making the transition to clapboard.  In between the 

version that showed brick coming all the way up on all four of the bays, it was felt it would be more 260 

in character if the brick were minimized and go to a clapboard design.  The clapboards will be fairly 

wide, similar to some other structures in the Village.  Rather than use that same wide clapboard all 

the way through, it was suggested that on these projections that a narrower clapboard be used.  A 

frieze board was added under the eaves on the flatter sections of the roof.  The window designs have 

evolved to a 4 over 4 pattern with the grills for the through-the-wall HVAC units.  This is now 265 

trimmed to match the building trim.  There was originally a very steep pitched roof over the portico, 

making it much more of a prominent element.  It was felt that a flat roof design for the portico might 

be more in keeping with the character and it also cuts down on some of the mass of the building.  

There are still architectural columns on brick piers supporting it.  Work has been done on the details 

of the entrance, which relates back to the front façade of the conference center where there are 270 

French-type glass doors with transoms with mullions and muntins.  There are raised panel details 

incorporated in that as well.  There is similar treatment to the side.  The end tower serves a 

functional purpose.  It is part of the access stairs to get up to the roof level, which is required by 

Code, which is tied in with the rest of the building design elements.  The conference center is a 

one-story structure.  There will be one large room that can be divided into smaller rooms.  There is 275 

also the ability to alter some ceiling heights within that area.  Some mechanical equipment can be 

hidden in that area.  This was originally a low element, one story, but this section was raised about 6 

or 7 feet from the original sketches.  In doing so, it makes that element more in proportion to the rest 

of the building.  Brick on the conference center is lower and more proportional to the height of the 

wall.  Having a sidewalk cross in front of building is anticipated.  It is possible that people would 280 

come out of the building and use that sidewalk so it would become a quasi-public space that 

Mr. Ferlow was talking about.  There may be some landscaping and there may be some park bench 

type seating in that area.  Siding colors were discussed and it has been strongly recommended that 

earth tones be used.  No color selections have been made at this point.  The likelihood is that the 

siding will be of the same color family, but the bays may be a little darker or a little lighter than the 285 

rest of the building and be tied together with trim colors.  The roof will be architectural shingles, 

which will be more in keeping with the design of the building. 

 

R. Huftalen remarked that a number of HPC suggestions have been incorporated into these new 

plans.  He called on the Chair of HPC, Ted Bartlett, to give any comments. 290 

 

Mr. Bartlett said that there is still a lot to do, but the project has come a long way.  The view from 

Dr. Fauth’s property is very helpful for people to understand how the building will be sited and its 

relationship with the trees in the back. 
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 295 

J. Gavilondo voiced that she appreciates all the detail work and the willingness to incorporate HPC’s 

comments, but her biggest objection to the project is that it is still a big box.  It is a really big front.  

It can be dressed up, but in reading the Design Guidelines, the size of the structure does not seem to 

be in keeping with architectural elements in the Village.  This building will set the standard for what 

goes in there in the future and everybody else will base their buildings on this one.  She is concerned 300 

that this is a really large front and suggested that maybe it could be L shaped so it does not look so 

big.   

 

D. Webb said that she had recently stayed in two hotels.  One was set in a professional park.  The 

grounds made it lovely and wonderful.  It had tall trees, grassy center medians, and ponds between 305 

buildings.  She said those were the types of items to keep in mind for the whole area.  She thinks the 

proposed building is still very uniform looking and needs more differentiation somehow. 

 

Mr. Hagan pointed out that the elevation plans are two dimensional and that is not what is seen in 

reality.  The building will be seen from different angles.  There is quite a bit of relief of the mass.  310 

There are significant jogs and offsets to add to the character.  Once it is landscaped, there is a lot 

going on visually—more than a traditional box hotel.   

 

A. Walburger said that one item he mentioned at the HPC meeting was the desire to break up the 

view of the low rise conference center from the street with some additional larger deciduous tree 315 

plantings.  He still wants to see that in future site plans—perhaps in the visual impact study.  He 

continued that it might useful to see a color rendering to help the Planning Board understand how 

colors would break up the façade—even if they are not the final colors—just a demonstration of that. 

 

A. McDowell stated there is no way to get away from having a big building to house 80 rooms.  320 

J. Gavilondo added that there is a way to not have it be a big rectangle. 

 

A. McDowell continued that the building looks bleak. 

 

Mr. Hagan said that people envision the building sitting right up on Route 20, which is not going to 325 

be the case at all.  Mr. Kuper believes there will be two buildings between the hotel and the road. 

 

R. Huftalen inquired whether consideration had been given to an L shape building.  Mr. Kuper 

answered that an L shape causes internal planning issues. 

 330 

J. Gavilondo wondered what needs to be done so this can be four floors.  The Design Guidelines say 

that all buildings should be two or three floors with special exceptions made for four floors.  

R. Huftalen replied that a special use permit is needed so the hotel can be four floors. 

 

A. McDowell asked if the building could be turned around.  Mr. Kuper answered that the building is 335 

positioned this way so the mass of the building is not facing Route 20.  Mr. Hagan added that with 

the mass of the building facing toward Route 20, earlier studies revealed that it was more awkward.   

 

R. Huftalen expressed that he appreciates the changes incorporated to date and they have gone a long 

way toward making a good looking project.  He encouraged the applicant to continue to try to 340 

incorporate ideas to make it feasible and more palatable.  It is a challenging problem to take a 

building like this and solve for everybody’s requirements.  
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D. Webb inquired if the brick would be real.  Mr. Hagan answered yes.  D. Webb asked about the 

clapboard material.  Mr. Hagan answered that a Hardie fiber cement board material is being 345 

considered.   

 

A. Walburger wondered whether windows would be operable.  Mr. Hagan replied no. 

 

A. Walburger expressed his concern that from a site plan view, the rough estimate size of the 350 

stormwater management area should be more flushed out so that it does not interfere with the 

footprint of the building.  Mr. Hagan mentioned a couple of issues.  The parking needs to be 

proportional to the use of the building—number of rooms and events in the conference center—so he 

wants to stay close to that number of parking spaces.  The soils are advantageous for drainage.  

There are ways that some of the drainage can be addressed in some of the smaller areas so it is not 355 

all concentrated in one facility.  If necessary, it is possible to have stormwater go under the 

pavement, but this is not preferred.  The highly drained soil solves a lot of problems. 

 

Mr. Ferlow mentioned that CAVAC has a trench infiltration system for stormwater runoff that works 

perfectly.  Dr. Fauth has a similar one and there is no water seen on his site, but no water leaves the 360 

site. 

 

R. Huftalen advised Mr. Kuper to talk to Mr. Stokes about setting up a bond.  Mr. Stokes said that no 

bond is required at this time as it is more of a road construction and utility issue. 

 365 

R. Huftalen also advised Mr. Kuper to fill out the short form Environmental Assessment Form 

(EAF) for State Environmental Quality Review (SEQR) consideration.  This is an Unlisted Action.  

As a more detailed survey gets done and topography gets more specific, Mr. Kuper should be in 

contact with Mr. Dunkle. 

 370 

* * * * * 

 

Cazenovia Methodist Church, 21-23 Lincklaen Street, Replace Lower Windows. 

R. Huftalen said that this application went before the Historic Preservation Committee (HPC) at their 

last meeting and was approved 5 in favor, 0 opposed.   375 

 

Rob Wester, a trustee of the church, came forward to explain the application.  The purpose of the 

project is to replace the lower windows of the social room.  The current windows were installed 

September 11, 1913.  It was difficult to find a suitable replacement that would work, be energy 

efficient, provide ventilation, and would stay within the church’s tight budget.  Mr. Wester brought 380 

in a sample that showed the color and construction that the HPC approved.  New windows will go in 

10 openings.  There will be two double hung windows side by side to fill the space.  All windows 

will be custom made.  The exterior will be brown.  The windows will not have grills.  They will be 

operable with screens. 

 385 

R. Huftalen declared this a State Environmental Quality Review (SEQR) Type II action under 

617.5(c)2.  No further SEQR action is required. 

 

A. McDowell made the motion to approve the application.  D. Webb seconded.  The motion carried 

unanimously. 390 

 

* * * * * 
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Adam Walburger, 20 Albany Street, New Windows. 

R. Huftalen said that the Historic Preservation Committee (HPC) has reviewed this application and 395 

approved it 5 in favor, 0 opposed. 

 

Mr. Walburger explained that he would like to replace all of the windows in his residence.  Most of 

the current wood frame, single pane windows are from the 1920s when the house was expanded.  

The current windows are non-operable.  They will be replaced with Marvin Ultimate, wood frame, 400 

aluminum clad replacement windows.  They set in from the outside and no window trim or blind 

stops will be changed. 

 

R. Huftalen declared this a State Environmental Quality Review (SEQR) Type II action under 

617.5(c)2.  No further SEQR action is required. 405 

 

J. Gavilondo made the motion to approve the application.  D. Webb seconded.  The motion carried 

unanimously. 

 

* * * * * 410 

 

Empire Farmstead Brewery, Route 13 South, Site Plan Change. 

R. Huftalen explained that some stormwater management and other issues have caused some 

requested changes to the site plan. 

 415 

Nick Irvine, Empire Brewing Co., came forward.  The Stormwater Pollution Prevention Plan 

(SWPPP) was completed.  A wetland delineation was done with TES Services.  There was concern 

due to certain water activity and further concern about the Army Corps of Engineers getting 

involved and what the New York State Department of Environmental Conservation (DEC) would 

say.  TES Services came in and designated what they thought were highly sensitive areas and 420 

showed them on the plan with a brown line.  Empire has been working with Matt Vredenburgh, who 

has a great relationship with the DEC and the Army Corps, and it was decided it is best to steer clear 

of that area.  Matt also worked on traffic patterns so traffic would flow more smoothly.  Through the 

SWPPP, a different direction of the road and remapping of the parking lots was done per the wetland 

delineation.  The driveway is shifted 20 feet south and then it splits.  The entrance is moved slightly 425 

north.  Bus parking stays at the north.  Employee parking and the loading docks stay at the south.  

There are 23 spaces for employees. 

 

J. Gavilondo asked about the hops and lavender planting.  Mr. Irvine answered that the lavender may 

need to be moved toward the side due to sewer requirements for holding tanks and hops will be in 430 

the front.  Mr. Katleski hopes to still have some lavender in the front, but soil modifications to 

loosen it may be needed.  The back area has already been planted with barley. 

 

J. Gavilondo asked if the height of the stone has increased.  Mr. Irvine answered yes. 

 435 

Mr. Ferlow, of Cazenovia Advisory Conservation Commission (CACC), suggested that the green 

space in the service area be expanded.  The screen planting was tight to the 25-foot setback, but 

since the driveway is sliding over, there is more opportunity to bring out the planting and establish 

more natural and more effective screen planting.  To date, the neighbors on the hill have not gotten 

visual screening.  There may be some elements to give some visual screening for the views from the 440 

west down the hill into the site.  That would mean some additional ornamental plantings that work 
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with the terrace.  That would provide some softening.  There should be screen planting for the 

parking. 

 

Mr. Stokes pointed out that he did review the plan with John Dunkle, Village Engineer, who did 445 

make positive comments about the redesign of the parking area and the improved traffic flow. 

 

Mr. Irvine explained that ventilation has been changed.  Normally, in a barn setting, there would be a 

big louver on one end and a big fan on the other that blows air through for ventilation.  Cupolas are 

proposed so it is not a noise issue and will be potentially better ventilation.  Cupolas have a fan in 450 

the bottom of them with louvers or vents on the other side.  It is more efficient and makes more 

sense and keeps mechanicals off of the end walls.  Cupolas will be 4 feet by 4 feet and will be at the 

same height or a little higher than the hops barn.  Stone height on the front of the building has been 

lowered.  The stone archways around the doors will remain. 

 455 

A. Walburger wondered about the maximum height limit of a building.  Mr. Stokes answered 

50 feet.  A. Walburger pointed out that the building needs to be less than the 50-foot height limit 

even with the additional 4-foot cupolas.  R. Huftalen added that the height limit was in the 

Resolution adopted by the Planning Board on September 9, 2013.  Mr. Irvine stated that the building 

will not exceed the height limit. 460 

 

J. Gavilondo inquired about any changes in lighting.  Mr. Irvine replied that two bollards were added 

when the driveway was extended and that the parking lot bollards will stay the same.   

 

R. Huftalen asked for thoughts about the more naturalistic buffer plantings as recommended by 465 

CACC.  Mr. Katleski stated he thinks it is a good idea.  Mr. Irvine commented that it will add texture 

and that it is an enviro retention area and will be incorporated. 

 

J. Gavilondo questioned the use of a landscaped slope versus a concrete wall.  Mr. Katleski 

answered that the wall would look too industrial and he would rather have something natural 470 

looking.  Mr. Irvine pointed out that the patio would have been right next to an 8-foot concrete 

retaining wall.  The slope will be graded so it can be landscaped.  There were also two walls on the 

loading docks.  In order to allow the grading, some parking spots were eliminated. 

 

R. Huftalen solicited comments from the audience.   475 

 

Jody Reynolds commented that from her perspective, moving the driveway to the north is good.  She 

expressed concern about the height of the cupolas possibly raising the building height above 50 feet 

and asked if the cupolas would require fans and produce additional noise and smell issues. 

 480 

Mr. Katleski answered that the cupolas would be replacing two other fans on the end of the building.  

The cupola fans would not be as loud and they would be facing upward and not outward.  There will 

not be any additional odor.  The cupolas will not raise the building height to over 50 feet. 

 

Ms. Reynolds asked if the driveway to the north would be built up because an area of land is under 485 

water about one month per year.  Mr. Katleski replied that the road would be raised and would be 

sloped so that water goes into a retention pond. 

 

Ms. Reynolds questioned why the plantings are being moved 20 feet closer to her line.  Mr. Katleski 

said it is due to an architectural element in the back.  He did not like a big cement wall next to the 490 
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patio.  Now it will be a grass slope with trees and bushes.  The truck area concrete wall has also been 

eliminated to make it more aesthetically pleasing. 

 

Ms. Reynolds asked how wide the parking spaces are.  Mr. Irvine answered they are of typical size.  

Mr. Stokes added that the Code requires 9 feet.  Ms. Reynolds commented that she could not 495 

understand how that many spaces are going to be squeezed in.  Mr. Katleski stated that they were 

done by the landscape architect and engineer. 

 

R. Huftalen made the motion to approve the site plan changes as presented since changes are not 

substantial and the Board finds the changes to be beneficial to the overall operation and layout of the 500 

site.  Plantings on the southern side of the building shall be expanded to make the screening more 

naturalistic.  The building, including the cupolas, shall not exceed 50 feet in height.  Referenced 

changes are on Sheets 4.01 SK-58.3 and 4.02 SK-58.4 with a last revision date of April 16, 2014, 

and Sheets 2.03 SK-60.1 and 2.07 SK-60.2 with a last revision date of April 23, 2014.  The Board 

finds no significant change that would need reexamination of the State Environmental Quality 505 

Review (SEQR) finding previously made with a negative declaration.  J. Gavilondo seconded.  The 

motion carried unanimously. 

 

* * * * * 

 510 

Brian Coughlin, 11 Lincklaen Street, New Windows and New Door. 

Ted Bartlett said that the Historic Preservation Committee (HPC) had reviewed and approved the 

proposal. 

 

Brian Coughlin came forward and explained that this is Harris Lindenfeld’s old office.  The building 515 

has been sold and the new owner wants to put the first floor back into retail space and wants it to 

look more like the buildings adjacent to it.  It would have plate glass windows with transom 

windows above them.  The proposal is to add another door, for a total of two doors.  One door will 

access the retail space and the other door will access the office space on the second floor.  The new 

doorway will be added to the right-hand side with a transom above it.  The existing door will also 520 

have a transom above it.  The windows will be custom made.  It will make the section of the street 

match the rest.  Custom trim will be made to match the existing chamfered edges.  Colors will be the 

same as existing colors. 

 

R. Huftalen declared this a State Environmental Quality Review (SEQR) Type II action under 525 

617.5(c)1.  No further SEQR action is required. 

 

A. Walburger made the motion to approve the application as submitted.  A. McDowell seconded.  

The motion carried unanimously. 

 530 

* * * * * 

 

Other Business 

 

Certified Local Government 535 

R. Huftalen explained that the Village now has a standing committee for changing the Historic 

Preservation Committee (HPC)’s authority to come into compliance with the requirements for a 

certified local government.  Part of that is to give HPC the authority to approve architectural changes 

in the Historic District in lieu of Planning Board review. 
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 540 

A. Walburger voiced his preference for a seven-member combined board. 

 

R. Huftalen said that the requirements for a certified local government are specific in composition in 

that architects and design professionals are needed for it. 

 545 

D. Webb requested clarification on the responsibilities of the HPC and the Planning Board.  

R. Huftalen stated that the Planning Board would do architectural review and approval on anything 

outside of the Historic District.  HPC would have authority for architectural approval within the 

Historic District.  A. Walburger emphasized authority opposed to just advisory. 

 550 

R. Huftalen said that this is under consideration by the Village Board right now and Planning Board 

members are encouraged to send their feedback. 

 

* * * * * 

 555 

Western Gateway District 

R. Huftalen explained that a resolution was presented to the Village Board by Mr. Stokes.  The 

objective is to create some zoning on the western edge of the Village that is more compatible with 

the existing structures and a way to keep them intact and more likely to be preserved, such as The 

Brewster Inn, the Arthur’s house, the Ridge Associates building, and everything west of there.  The 560 

zoning is currently R-20.  The idea is to zone it so it can be abutted to the newly annexed land. 

 

* * * * * 

 

South Village Residents 565 

R. Huftalen stated that he had been contacted by Dave Jahsman, Tom Clarke, and some other 

concerned residents of South Village about the Stormwater Pollution Prevention Plan (SWPPP) and 

its impact on the residents of South Village.  R. Huftalen talked with John Dunkle, Village Engineer, 

who has been reviewing the SWPPP with the New York State Department of Environmental 

Conservation (DEC) and talked with Bill Carr, Codes/Zoning Enforcement Officer, about the 570 

construction and compliance with DEC and Village Engineer requirements.  R. Huftalen believes 

that Mr. Jahsman and Mr. Clarke should have a meeting with Mr. Dunkle to express their concerns 

about the potential adverse impact to their properties.  

 

Mr. Jahsman said there have already been some adverse effects because there is silting and it is 575 

filling in the wetland area that is crucial to the discharge of the whole South Meadows development.  

When looking at the plan, the way it is worded is concerning.  

 

R. Huftalen explained that the particulars of SWPPP management is under the purview of 

Mr. Dunkle and Mr. Carr.  The Planning Board’s mandate was to ensure that post-development 580 

runoff conditions were no worse than the pre-development runoff conditions.  If there is a problem 

with the execution of that, it needs to be addressed with Mr. Dunkle and Mr. Carr. 

 

Mr. Jahsman thinks that the total discharge from the development will not be exceeded, but the 

problem is that it is redirected to a small choke point.  Previously, it spread out and went through 585 

South Village and several areas.  Now it all has to go through a small creek that was pointed out, 

before the plan started, to be a constriction point.  Residents expected the emergency coffer dam for 

the pond to be routed elsewhere.  Mr. Jahsman asked where he should go to have these issues 
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addressed.  R. Huftalen advised Mr. Jahsman to speak with Mr. Dunkle and Mr. Carr.  The Village 

retains Mr. Dunkle to represent the Village’s interests and that includes all of the citizens of the 590 

Village.  The Village does not want any adverse impact from development and that is why an 

engineer is hired. 

 

Mr. Jahsman continued that there is a lot of debris in the discharge area.  Mr. Carr said that the 

Village will not do anything because there is no right-of-way on the land to clear it out and it will 595 

only get worse.  Mr. Jahsman suggested that a right-of-way be obtained to keep the pathway clear.  

The land belongs to residents on Number Nine Road.  The South Village Homeowners Association 

is the developer of South Meadows, Dennis Gregg.  He owns both developments and has sole 

authority over both developments.  Mr. Jahsman sees this as a conflict of interest.  Mr. Stokes 

advised Mr. Jahsman to speak directly with Mr. Gregg.  He added that Mr. Jahsman should also 600 

speak to the mayor because talking with Mr. Dunkle is spending Village money and the mayor’s 

approval is needed. 

 

* * * * * 

 605 

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

unanimously.  The meeting was adjourned at 9:25 p.m. 

 

Respectfully submitted, 

 610 

 

 

Marlene A. Westcott 

Recording Secretary 


