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Village of Cazenovia Planning Board 

Meeting Minutes 

August 11, 2014 

 

 5 

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

 

Absent:  Anne McDowell. 

 

Others Present:  James Stokes, Village Attorney; Robert Kent; Robert Constable; David Muraco; 10 

Susan Berger; Mark Tierno; and Carol Satchwell. 

 

* * * * * 

 

R. Huftalen called the meeting to order at 7:32 p.m. and introduced the Board.  He asked for any 15 

changes to the July 14, 2014, minutes.   

 

D. Webb cited Page 7, Line 304 where it says:  “The mechanics of how that will happen needs to be 

worked out.”  She wondered who works out those details and when and how the Planning Board is 

assured that those details are, in fact, worked out.  R. Huftalen said that the details get worked out 20 

among the New York State Department of Environmental Conservation (DEC), the Village 

Engineer, the developer’s engineers, Madison County Sewer District, and the Zoning/Codes 

Enforcement Officer.  The Planning Board relies on Village staff to make sure it does not deviate 

from what was approved.  If there is something significant enough to impact the site plan, the 

applicant needs to come back to the Planning Board. 25 

 

R. Huftalen made the motion to approve the minutes.  A. Walburger seconded.  The motion carried 

4 in favor, 0 opposed. 

 

* * * * * 30 

 

Thompson Park Apartments, 43 Albany St., Special Use Permit and Architectural Approval 

Public Hearing. 

R. Huftalen observed that this location is in the B-1 district, which has a list of allowed uses 

requiring a special use permit.  180-47D “Dwellings and dormitories in upper stories of a building 35 

only in combination with permitted nonresidential use(s) on the first floor in the same building” is 

the specific use the applicant is applying for.   

 

The applicant, David Muraco, came forward to make his presentation.  The Board has the plans 

regarding the second and third floors that will house up to 26 students.  The plans were drawn in 40 

accordance with the Code with measurements and sizes of rooms.  This is a supervised dormitory, 

identical to 82 Albany Street that was done a few years ago in the McLaughlin building.  Many 

improvements are being done to the building to upgrade it and go beyond the Code.  Windows will 

be installed that have gone before the Historic Preservation Committee (HPC).  There will be 

10 rooms on two floors.  The building has a sprinkler system.  The college will go beyond the Code 45 

with a notifier system, pull stations, and fire extinguishers.  Mr. Muraco stated that he owns the 

building and the college is renting the space from him. 
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J. Gavilondo noted from looking at the plans that the second floor has a common kitchen and 

common baths.  The third floor has no kitchen.   50 

 

Mr. Muraco continued that the third floor rooms would be typical dorm rooms that are set up to have 

refrigerators in each room and no cooking facilities.  The third floor will have two baths for the four 

rooms up there. 

 55 

R. Huftalen asked about the windows that HPC reviewed.  Mr. Muraco said they will be the same 

windows as existing with two over two grills. 

 

R. Huftalen inquired about the fire escape.  Mr. Muraco answered that one means of egress is 

required for the building and the plans were drawn that way.  There is no affixed stair ladder and he 60 

would like to have one.  There is an existing fire escape platform that is 11 feet from the ground that 

has been there for many years and he does not want to change that.  But he would like to have two 

means of egress.   

 

D. Webb asked if there was any concern about possible intruders going up the ladder.  Mr. Muraco 65 

replied that there are fire escape ladders that work with cables and springs that are up high enough to 

eliminate intruders, but they slide down when needed.  He will get more details on those. 

 

R. Huftalen said that the Zoning/Codes Enforcement Officer (ZEO) wants to head off inquiries from 

concerned parents and the college is interested in making sure there are sufficient emergency exits.  70 

R. Huftalen advised Mr. Muraco that the Planning Board wants to make sure there is legitimate 

means of emergency egress without sacrificing security of the building.  Mr. Muraco said he would 

work up a plan and give it to the ZEO.   

 

Mr. Muraco stated that new doors, identical to existing, will be installed and panic hardware and 75 

alarms will be added. 

 

A. Walburger inquired if the new windows would be operable.  Mr. Muraco answered that every 

window is being replaced and all windows will be operable.  The siding will be kept since it is in 

pretty good condition and the whole building will be painted. 80 

  

J. Gavilondo wondered if there are any architectural details, molding, etc., in the building worth 

saving.  Mr. Muraco replied that the building was previously remodeled inside and drop ceilings 

were built on the second story, but the tin ceiling on the third floor will be preserved.  Other than the 

tin ceiling, there is nothing to save. 85 

 

R. Huftalen proposed that the existing fire escape platform be kept and find a way to alleviate the 

11-foot drop.  A. Walburger said that he is extremely in favor of keeping and extending the fire 

escape.  At a minimum, keep the existing fire escape, but to enhance it would be better. 

 90 

Mr. Stokes asked if there would be a selection/screening process and code of conduct for the 

students living there, as there was for 82 Albany Street. 

 

J. Gavilondo questioned whether this could be made a type of preferred housing for the students.  

Mark Tierno, President of Cazenovia College, stated that students sign an agreement.  They know 95 

there are limitations because they are in a mixed use building and they must be good neighbors or 

they need to live elsewhere.  There have been instances at 82 Albany Street where that has been 
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enforced and students were removed.  It is clear to the students what is expected and there will be 

enforcement. 

 100 

J. Gavilondo wanted clarification on the type of supervision provided.  Dr. Tierno stated that a 

Resident Assistant (RA) would be on duty. 

 

A. Walburger asked if the bathrooms would be separate genders.  Susan Berger answered that one 

floor will be designated for females and the other floor will be designated for males and the students 105 

work that out themselves. 

 

R. Huftalen reminded Mr. Muraco that exterior light fixtures need to be dark sky compliant. 

  

J. Gavilondo asked if the only entrance is in the front.  Mr. Muraco answered yes. 110 

 

J. Gavilondo inquired if the Masonic Temple sign would remain in place.  Mr. Muraco responded 

yes.  Dr. Berger added that Student Life has requested that the sign stay. 

 

R. Huftalen solicited public comments.  Dr. Berger said that regarding the fire escape, the college is 115 

subject to higher standards because it is a student residence.  Although only one fire exit is required 

by the Code, as long as the building is fully sprinklered, the college is concerned about all of the 

windows working properly. 

 

Robert Kent asked how trash removal will be handled.  Dr. Berger replied that the students will take 120 

their garbage to a common collection area, probably near the laundry facilities on the second floor.  

A college housekeeper will then take the garbage to a receptacle (not a giant dumpster) outside 

where it will be collected daily by the college’s garbage truck.  The housekeeper will clean the 

kitchen, common area and laundry area. 

 125 

J. Gavilondo asked if there is going to be a designated location for students to park.  Dr. Berger 

answered that the college leases a parking lot right behind the building.  Also, there are 11 spaces 

behind 95 Albany Street. 

 

R. Huftalen asked for any further questions or comments from anyone.  There were none. 130 

 

R. Huftalen made the motion to declare this an Unlisted Action under State Environmental Quality 

Review (SEQR) since no other agency is involved, nor will the approval of this application have any 

significant adverse effect upon the environment, no further SEQR action is required.  Therefore, it is 

recommended that a negative declaration be prepared and filed for this project.  A. Walburger 135 

seconded.  The motion carried with 4 in favor, 0 opposed. 

 

D. Webb wondered if students with cars will be required to use spaces designated for the college 

instead of parking on the street.  Dr. Berger answered that students will have parking permits for 

college parking spaces, but nobody is going to stop them from parking on the street.   140 

 

R. Huftalen made the motion to close the public hearing.  D. Webb seconded.  The motion carried 

with 4 in favor, 0 opposed. 

 

Mr. Stokes explained that the Planning Board is responsible for granting architectural approval.  The 145 

HPC is responsible for granting a certificate of compatibility.  Architectural approval by the 
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Planning Board cannot be granted until HPC issues a certificate of compatibility.  A building permit 

cannot be issued by the ZEO until a certificate of compatibility is obtained.   

 

R. Huftalen made the motion to approve the special use permit application with the following 150 

conditions:  The college shall continue the student code of conduct; the fire escape details shall be 

coordinated with the developer and the ZEO; the existing light fixtures shall be upgraded to be dark 

sky compliant; all windows shall be replaced as referenced on the plan by McKnight Architects 

dated 7/2/14, T-1, T-2, A-101, A-102, A-103, A-104, A-105, A-401.  Architectural approval is 

granted subject to HPC’s issuance of a certificate of compatibility for the windows. 155 

 

J. Gavilondo seconded.  The motion carried with 4 in favor, 0 opposed. 

 

* * * * * 

 160 

Cazenovia College, Jephson Campus, 10 Albany Street, Site Plan Review. 

R. Huftalen opened the discussion by saying that this application will require a variance.  The role of 

the Planning Board is to refer it to the Zoning Board of Appeals (ZBA) for consideration with some 

of our recommendations. 

 165 

Mr. Stokes advised the Planning Board to go ahead with its review as both reviews can be done 

concurrently. 

 

A. Walburger inquired about the reason for the variance.  R. Huftalen answered that a 50-foot 

setback is required and a 25-foot buffer zone is required. 170 

  

Robert Kent, the architect for the project came forward to give his presentation:  The original packet 

was submitted about a month ago.  The variance request is for the buffer zone.  A variance is 

required for two reasons:  Existing Building A (closest to Albany St.) is within the 50-foot setback, 

so anything being done to it requires a variance.  The parking lot infringes on the buffer zone along 175 

the east side of the property.  Everything is in compliance on the west side.  There is a proposal to 

build an addition on the south end of Building A, which would be in compliance with setbacks on 

either side. 

 

R. Huftalen commented that the building is nonconforming.  Mr. Stokes added that they are not 180 

increasing the nonconformity. 

 

J. Gavilondo asked if there a plan to plant anything along the east boundary.  Mr. Kent said there are 

some plantings there now and there are no plans to plant anything new. 

 185 

Mr. Stokes inquired about the height of the existing fence along the east property line.  Mr. Kent 

replied that there is a 5 or 6-foot metal fence that changes to a taller wood fence.  Dr. Berger stated 

that the college owns the taller fence. 

 

Mr. Kent continued that more greenery is being proposed on the east side of the building and some 190 

of the parking lot asphalt would be removed. 

 

Dr. Berger stated that it is the college’s intent to be forthright about future plans.  There is a vision to 

have a better Building B someday. 

 195 
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J. Gavilondo asked whether Building B (the back building) would be torn down.  Mr. Kent said that 

Building B will be staying in service with no changes. 

 

J. Gavilondo questioned if Building A (the front building is being retained).  Mr. Kent answered that 

Building A will be retained for its historical significance.  Mark Tierno, President of Cazenovia 200 

College, spoke:  There were two things to weigh.  The college trustees concluded that the best thing 

to do was to save that historic façade.  A lot was learned about the building.  It is quite a unique 

building.  The college is choosing to keep the building and renovate the interior and build an 

addition.  The addition will house an elevator, stairway, and bathrooms.  This is not the most 

economical way to generate the square footage needed.  It costs more to keep the façade in the 205 

community.  The college is prepared to make an investment in the building to make it more useful 

for the college, and better for the art and design programs.  It is a stunning building and should 

remain in the community. 

 

Mr. Kent continued:  There will be no changes to the front (Albany Street side) of the building.  The 210 

roof and windows will be replaced.  The addition will have elevator, stairs, and bathrooms.  The 

studios and classrooms will be in the existing structure, not in the addition.  The existing stone on the 

building will be maintained.  The new stone will be a close match.  It is the same color and texture, 

but not the same size.  The original stone pieces are very heavy and very expensive.  Building 

materials will be submitted to HPC for further review. 215 

 

R. Huftalen mentioned parking and cited 180-113B(2)(d)[1] and [2] of the Code that says:  

 

[1] One space for each full-time employee during average peak weekday activity in 

classroom, laboratory, studio, research, administration, maintenance, student service, 220 

recreational, athletic, cultural other typical uses and facilities at the institution; and  

 

[2] One space for each two students during average peak weekday activity in such uses and 

facilities are sufficiently isolated in distance from the institution’s main campus(es) so that 

students are likely to drive to such facilities.  225 

 

R. Huftalen noted that this campus is not isolated from the main campus and students do walk there.  

He wanted to make sure that the site plan either conforms to the Code or is part of the discussion 

with ZBA if a variance is needed. 

 230 

Dr. Berger stated that currently students and staff are not allowed to park at the building and are not 

allowed to park between the buildings.  Even though there is asphalt there, parking is not allowed.  

The college prefers that others not use it either.  Even though no parking is allowed, the college has 

noticed that there are 0 to 12 cars parked there on a regular basis.  When there are special events at 

the Jephson Campus and students need to bring a lot of stuff with them, students will sometimes 235 

carpool to that location.  The college has never utilized all of that parking.  The new landscaping will 

help to reinforce the no parking rule and will help to eliminate parking in that lot.  The number of 

students and staff at the building will not change.  If there are changes to Building B in the future, 

parking may be a consideration. 

 240 

D. Webb questioned whether everything shown on the first and second floor plans is already there.  

Dr. Tierno replied that the programs are there, but the building is not currently laid out as shown on 

the plans.  Right now, the first floor has six different levels.  The second floor has two different 

levels.  After renovation, each floor will have just one level.  The interior of the building will be new 



Village of Cazenovia – Planning Board – August 11, 2014                       FINAL - 6 - 

steel and concrete and be quite safe.  Mr. Kent added that all existing partitions and floor framing 245 

would be torn out and rebuilt.  Dr. Berger said the only new program in the building will be 

ceramics. 

 

Mr. Kent continued that there are two chimneys in the building and they will remain from the lowest 

floor all the way through the roof and they will be repointed.  The chimneys will stay to maintain the 250 

historical nature and character of the building. 

 

Mr. Kent mentioned that the paperwork has been submitted to ZBA. 

 

R. Huftalen stated that lighting and stormwater management will be reviewed by the Village 255 

Engineer.  Light fixtures will be considered as part of the site plan review.   

 

A. Walburger questioned where snow storage is now.  Dr. Berger answered behind Building B. 

 

Mr. Stokes advised Mr. Kent that parking will be relevant as part of the Planning Board’s site plan 260 

review and relevant to ZBA whether there is going to be parking in the notch toward Albany Street.  

Parking should be laid out on the drawing, including number of spots, drive aisle, and whether 

headlights will face the neighboring property to the east.  The lighting plan, grading plan, and 

landscaping plan are needed. 

 265 

R. Huftalen commented that architectural review remains with the Planning Board and concurrently 

with the HPC. 

 

Mr. Kent said there will be minor modifications to the grading around the addition.  Mr. Stokes 

believes it is not too early to start the discussion with the Village Engineer, John Dunkle.  Runoff 270 

from the pavement needs to be managed as there are areas of ponding. 

 

Mr. Kent stated that there are catch basins on site according to the survey.  If they are not working, 

he will find out why.  Mr. Stokes asked where the catch basins discharge.  Dr. Berger replied that the 

discharge line goes to the neighbor behind this property and there have been concerns. 275 

 

A. Walburger asked if the entire site or just the front building is within the purview of the Planning 

Board at this point.  Mr. Stokes answered:  The entire site.   

 

A. Walburger mentioned that there is a fairly onerous wall wash of lights on the building and that 280 

could be more compliant with dark sky requirements.  Dr. Berger said it is the college’s intent to 

have all lighting match. 

 

Mr. Kent is apprehensive about spending too much money up front not knowing if there is a chance 

of getting the variance.  R. Huftalen recommended that Mr. Kent go to the ZBA as soon as possible 285 

to get a better idea of what might be involved with the variance.  Subsequent to that, he could go 

ahead with the photometrics, landscaping, grading, and water management for runoff.  Then the 

Village Engineer can review the plans and Mr. Kent can follow up with the Planning Board.  The 

Planning Board will need all of that information for site plan review. 

 290 

Mr. Stokes commented that one factor the ZBA may consider is whether the project is dark sky 

compliant.  R. Huftalen added that having a lighting plan that reduces spillage and an engineered 
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photometric will be desirable for the college and important to the ZBA for its decision.  The college 

is seeking a variance for the buffer zone.  The purpose of the buffer is to help avoid light trespass. 

 295 

J. Gavilondo suggested that removing the corner of pavement might go a long way in encouraging 

the ZBA to grant the variance because it provides more buffer area for the next door neighbor.  If the 

pavement is cut off, then there is no opportunity to park there.  R. Huftalen added that striping the 

parking spaces to direct headlights away from the neighbors might also help.  Mr. Stokes further 

commented that showing a drive aisle along the east edge with parking on the interior might also be 300 

helpful. 

 

* * * * * 

 

R. Huftalen asked for any other business to be brought before the Board.  There was none.  D. Webb 305 

made the motion to adjourn the meeting.  R. Huftalen seconded.  The motion carried with 4 in favor, 

0 opposed.  The meeting was adjourned at 9:04 p.m. 

 

Respectfully submitted, 

 310 

 

 

Marlene A. Westcott 

Recording Secretary 


