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Village of Cazenovia Planning Board 

Meeting Minutes 

April 11, 2016 

 

Present:  Richard Huftalen, Chair; Adam Walburger; Anne McDowell; and Jennifer Gavilondo.  5 

 

Absent:  Stephen McEntee. 

 

Others Present:  James Stokes, Village Attorney; Bob Constable; Greg Widrick; Kurt Wendler; Scott 

Chatfield; Neal Zinsmeyer; Matt Napierala; Lew Kibling; Judy Gianforte; Todd Harrington; Lauren 10 

Lines; Don Ferlow; Bob Cowherd; Lindsey Cowherd; Sarah Webster; Fritz Koennecke; Dave 

Muraco; Louis Muraco; Carlos Gavilondo; and a few others who did not sign in. 

 

* * * * * 

 15 

R. Huftalen called the meeting to order at 7:02 p.m. and introduced the Board.   

 

R. Huftalen asked for any changes to the minutes of March 14, 2016.  There were none noted.  

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

motion carried with 4 in favor, 0 opposed.  20 

 

* * * * * 

 

Willow Bank Yacht Club, 27 Forman St., Retaining Wall & Sailboat Launch, Site Plan Review 

Todd Harrington, representing the yacht club, came forward to explain the application.  The existing 25 

retaining wall, along the front of the north lawn where the sailboats launch, is in disrepair.  There is a 

proposal from River Rock Docks to drive pilings along the edge of the existing wall and inland by 

2 or 3 feet with the goal of maintaining as straight a line as possible.  The elevation change from the 

land to the water is about 12 or 18 inches.  The new pilings would be a welded frame with a pressure 

treated boardwalk about 3 feet wide along the water’s edge.  There is a photo of similar work done 30 

by River Rock Docks in the application packet.  The top area will be at the existing grade.  This will 

allow people to set up boats and place them in the water.  Also in the packet are pictures of existing 

conditions.  Last summer, there were filled sandbags.  There is also a photo of existing curbing.  

There is a bit of a tripping hazard there and it is precarious putting boats in and out.  The yacht club 

asked the contractor to keep the boardwalk as minimal as possible, but it could be as much as 3 feet 35 

wide.   

 

A. Walburger asked about the materials for the decking.  Mr. Harrington replied it would be pressure 

treated 2 x 6 boards.  A proposal was discussed with metal sheeting similar to the outer deck, but 

with small boats, it is not an ideal surface.   40 

 

J. Gavilondo inquired about the lifespan of wood in the water.  Mr. Harrington responded 30-40 

years. 

 

R. Huftalen mentioned the short Environmental Assessment Form (EAF) stating that River Rock 45 

Docks would seek the New York State Department of Environmental Conservation (DEC) permit, 

but wanted Planning Board approval first.  He pointed out Question 2 on the EAF where it asks if the 

proposed action requires a permit from any other governing agency.  He believes it will require DEC 

permitting and asked Mr. Harrington if he wanted to amend the EAF.  Mr. Harrington said he would 
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amend the EAF by checking the “yes” box.  He continued that River Rock Docks has all the forms 50 

ready to submit to DEC. 

 

R. Huftalen solicited other questions or concerns.  There were none. 

 

R. Huftalen made the motion to declare this an Unlisted Action under State Environmental Quality 55 

Review (SEQR) since there are no other agencies involved.  In reading the EAF, it is easy to 

determine that there are no significant adverse environmental impacts and no further SEQR action is 

required.  It is recommended that a Negative Declaration be prepared and filed.  A. McDowell 

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

 60 

R. Huftalen made the motion to approve the application as presented.  J. Gavilondo seconded.  The 

motion carried with 4 in favor, 0 opposed. 

 

* * * * * 

 65 

Discussion – Fire Fighting Issues Associated with Solar Power Systems 

R. Huftalen said he had spoken with Bill Carr, Zoning/Code Enforcement Officer.  The Planning 

Board has approved solar panel installations in the past and he wanted to make the Planning Board 

aware of some issues of concern from the firefighting perspective.  Those will be addressed with a 

new Code revision that will be effective in October.  There is a New York State code that governs 70 

what happens now and there is an international code that has been passed and adopted and is ready 

for implementation this fall.  The Planning Board will seek Mr. Carr’s consultation when and if 

those issues come up. 

 

* * * * * 75 

 

Preliminary Review of 2364 and 2390 U.S. Route 20 

Greg Widrick and Kurt Wendler of Sphere Development were present to explain the proposed 

development.  The site is the former Cazenovia Motel and restaurant on Route 20.  The site plan 

submitted to the Planning Board is preliminary.  The land is currently held by New Venture Assets 80 

(Dave Muraco).  Sphere Development will be purchasing 3.5 acres to lease to tenants.  It will 

function as a single development.  Mr. Muraco has proposed retail development and housing 

surrounding Sphere’s property.  Mr. Widrick stated that he is well aware of the Comprehensive Plan 

and the hotel project that was recently approved.  He is looking to redevelop the blight area of the 

old motel in accordance with the Comprehensive Plan.  The new building will be shifted toward 85 

Route 20 with parking on the side.  He will be adhering to the design criteria of the Village Edge 

South (VES).  The retailer is Aldi.  There will be sidewalks.  The building will have more glass than 

a typical Aldi.  It will have a brick façade on the front.  There will only be one sign on the building, 

versus the two that they normally have.  Mr. Widrick stated that his attorney, engineers, Mr. Muraco, 

and Lew Kibling (a representative of Aldi) —everyone involved in this project—are present to 90 

answer any questions. 

 

R. Huftalen asked for questions and comments from the Board.  A. McDowell voiced that she likes 

that parking is on the side with none in the front.  She questioned the distance of the building from 

Route 20.  Mr. Widrick answered about 70 feet. 95 

 

R. Huftalen sought confirmation from Mr. Widrick that this parcel is under consideration for 

annexation to the Village.  Mr. Widrick responded that the property is currently in the Town of 
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Cazenovia and applications have been submitted for annexation to the Village.  There is a public 

hearing set for May 9 with a joint meeting between the Village and the Town.   100 

 

R. Huftalen pointed out that there are specific guidelines for this area (Code 180-62 and 180-63) that 

contemplate lands adjacent that are currently developed just east of the Village in the Town of 

Cazenovia.  They have been evaluated in the context of the VES-MU (mixed use) zone for potential 

annexation and redevelopment. 105 

 

Mr. Widrick said the road that was referred to will be turned over to the Village in trying to fulfill 

the design criteria in the Comprehensive Plan with the intention of creating connectivity.  The 

existing curb cut is approximately 360 feet.  The new curb cut will be about 90 feet. 

 110 

Mr. Widrick stated that Mr. Muraco has a pharmacy and a bank slated for either side of Aldi.  Their 

deal and lease is signed and they would like to get going as soon as possible.  Mr. Widrick said that 

the EAF SEQR process is on entire development. 

 

R. Huftalen said this would be coming in zoned as VES-Mixed Use.  He wanted to clarify that the 115 

reason for not putting in a stand-alone application is because there is a mixed use requirement.  That 

mixed use requirement is intended to be fulfilled by retail and housing.   

 

J. Gavilondo questioned how Mr. Widrick’s Aldi project is associated with the other parcels.  

R. Huftalen answered that this proposal is coming in for site plan review as one development and 120 

that is an issue.  How should the Board consider this?  That is an issue the Board will grapple with.  

It is obviously important in the intent of the guidelines to have the development in total be a mixed 

use development. 

 

Mr. Widrick explained that his project is coming in as an annexed parcel.  In his estimation, that 125 

meets the zoning requirements. 

 

J. Gavilondo questioned if it matters that this is separate people.  R. Huftalen replied that it is 

definitely a consideration.   

 130 

Mr. Widrick pointed out that it may be two separate owners, but it still functions as one parcel. 

 

R. Huftalen said that as part of the application process, the applicant must provide a narrative to the 

Board that lists the ways that the project complies to the maximum extent practicable to the VES 

design.  This is a preliminary project and that is one of the concerns that Board members and 135 

members of the public may have.  How can the Board be comfortable that this is not an individual 

project as part of a bigger project that does not get totally developed?  It is a fair point that is being 

raised. 

 

Mr. Widrick agreed it is a fair point, but there is never a guarantee with development.  This is the 140 

catalyst that will start the process.  Without this project, it is more of a risk.  With a representative of 

Aldi right here, this project is occurring as fast as possible.  Mr. Muraco is confident on the housing 

deal as well. 

 

R. Huftalen noted on the depiction that there is parking in front of the building and retail drug store, 145 

which is problematic and needs to be resolved.  Regarding minimizing the number of curb cuts, are 
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there alternatives to what is being proposed?  Mr. Widrick said this is a new issue that was brought 

up and he is working on it. 

 

J. Gavilondo expressed her concern with the great amount of asphalt between the upper retail space 150 

and Aldi.  Mr. Widrick responded that the parking area would be shared by Aldi and the pharmacy 

and this is actually shortening up the number of spaces that would normally be provided for the 

pharmacy. 

 

A. Walburger inquired if there would be a future cross-site parking agreement.  Mr. Widrick 155 

answered that it has already been executed. 

 

A. McDowell asked how many parking spaces are planned for each building.  Mr. Widrick replied 

Aldi has 80.  The pharmacy has 85. 

 160 

R. Huftalen observed that there are parking calculations in the file.  Code 180-63(D)(2) says:   

To further the goals of minimizing impervious surfaces and enhancing aquifer recharge, the 

Planning Board shall review calculations for required off-street parking to avoid overbuilt lots.  

Given the requirements for shared and interconnected parking in the VES-MU Zone, the total 

quantity of spaces should be reduced to the number likely to be actually needed for the safety and 165 

effectiveness of the site plan.   

 

R. Huftalen continued that landscape screening for parking will be an important component.  

Mr. Widrick replied there will be trees and landscaping and such that they do not create a hazard. 

 170 

J. Gavilondo visited the curb cut issue and asked:  If this is going to be considered one development 

for the purpose of mixed use, will there be one curb cut per lot?  If so, it is not like a single 

development.  In a single development, there would be one curb cut for the whole thing. 

 

Mr. Widrick answered that in a single development with only one curb cut, there would need to be 175 

internal circulation.  That would mean the buildings would need to be pushed back so roadways can 

be fit in for internal circulation.  This is designed for the buildings to be up toward the road.  It is 

problematic to have one curb cut.  That would mean combining a lot of truck traffic for loading and 

unloading. 

 180 

J. Gavilondo explained that she was referring to the applicant using the regulation in two separate 

ways:  One way is for three lots, in order to use the provisions based on three different lots.  Then 

the other way is to use the provisions for one lot. 

 

Mr. Widrick replied that he is not saying because there are three lots that three different driveways 185 

would be needed.  He is saying it is more of a functional purpose to keep the buildings close to the 

road.  This plan does not have an internal road that runs in front of the buildings.  It is to meet the 

objective of the development and the guidelines. 

 

A. Walburger wondered if New York State Department of Transportation (DOT) input had been 190 

solicited by the applicant.  Mr. Widrick answered yes, DOT has given feedback.  A. Walburger 

questioned if that feedback had been incorporated into this plan.  Mr. Widrick said no because the 

plan had been created before comments were received from DOT.  That is why he is saying the 

number of curb cuts is under discussion. 

 195 
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R. Huftalen asked Mr. Widrick to talk about preservation of existing vegetation and said that one of 

the points of the design guidelines is about maintaining existing vegetation.   

 

Mr. Widrick believes the design guidelines were more for green field development such as meadows 

and pastures.  The existing vegetation on this property has overgrown cedars, which are not very 200 

appealing.  He believes the Village would rather have something new.  There are no plans to keep 

existing vegetation, except for maybe a row of pine trees next to the used car sales lot. 

 

A. McDowell commented that when she thinks of Aldi, she thinks of a cookie cutter type building.  

She wanted to direct the applicant to the Historic Preservation Committee (HPC) to work with them 205 

on the design of the building. 

 

R. Huftalen explained that HPC is a standing body in the Village that advises applicants on projects.  

The Planning Board asks them to give input on other projects that are outside of the Historic District, 

but have a big community impact.  He continued that it would be useful for the applicant to consult 210 

with the HPC. 

 

The representative from Aldi spoke:  This design is not set in stone.  Aldi has a variety of different 

looks in different cities and different markets across the country.  Aldi is looking to the Planning 

Board for guidance.  Aldi cannot do anything that would put it out of the economics of the deal, but 215 

there are all kinds of variations.  Aldi needs the Planning Board’s help and guidance with 

architectural preferences.  This plan is a basic design.  The brick color is the newest look.  Aldi does 

not normally do an angled entrance, but because the building is near the road with no parking on the 

front, this building will have an angled entrance.  This store will probably have solar panels.  It will 

have all LED lighting inside and outside.  Aldi has a green initiative for their stores.  This store will 220 

be equivalent to a silver or gold Leadership in Energy and Environmental Design (LEED) store.   

 

Mr. Widrick added that Aldi is only looking for a monument sign next to Route 20. 

 

R. Huftalen mentioned that there is real specific guidance in the Code with regard to building and 225 

architectural detail.   

 

Mr. Widrick commented that this store will be different in that it will have windows on the entire 

front of the building facing Route 20 (the north side of the building). 

 230 

Mr. Widrick gave some background on Aldi.  It is a retailer that is rapidly expanding across the 

United States, especially in medium to smaller market towns.  The sizes of grocery stores are 

reducing because of the competition from big box stores.  Aldi is Germany based and a sister 

company to Trader Joe’s.  Aldi uses a lot of their own branded products.  That is where grocery 

stores are heading—on much smaller focused food items and fresh produce.  The future of grocery is 235 

heading that way. 

 

R. Huftalen revisited the issue of curb cuts and said it will be part of what the Board takes into 

consideration.  That is another area specifically addressed in the Code under: 

F.  Special exceptions for redevelopment projects.  Redevelopment projects, per parcel, shall be 240 

given the following relief in order to encourage redevelopment of existing sites: 

(1)  Curb cuts.  Existing development may, as part of site plan review, retain one existing curb cut 

along Route 20 subject to NYS DOT approval.  Other curb cuts must be removed. 
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Mr. Widrick stated that the parcel he is purchasing is one open curb cut. 245 

 

Matt Napierala, site engineer working with the developer, spoke:  The Aldi parking lot is 

underparked based on Code.  But it is parked appropriately for the tenant use.  It is based on the 

experience of this type of use as a drive-thru pharmacy and Aldi’s experience based on their 

numbers.  There is some massing of parking.  Proper screening will be on the periphery.  In this 250 

climate and environment, snow plowing is needed.  If islands are created in the parking lot, after 4-5 

years, vegetation does not sustain and curbing deteriorates.  Therefore, it is better to have the 

landscaping on the periphery.  Relief from zoning will be required during holiday rushes.   

   

J. Gavilondo wondered if there is a way to shift the parking back away from Route 20.  Mr. Widrick 255 

said there are a couple of concerns.  A water runoff management system is needed and there are 

certain acreage requirements for that. 

 

Mr. Napierala spoke again:  Think of it from a customer’s perspective and your own shopping 

experiences with pushing carts through and coming out and getting to your car.  Kinney Drugs in 260 

Manlius is experiencing a lot of difficulty because of the distance between the parking area and front 

of the store.  The accessibility issue, the Americans with Disabilities Act (ADA) issue is paramount.  

That particular accessibility route has to be at a specific slope percentage.  We have to be cognizant 

of that in planning and design.  Every site has its own configuration.  The stormwater management 

system for each of these parcels will be significant.  There are areas which need appropriate 265 

mitigation.  Looking beyond the two-dimensional picture, the three-dimensional piece, as far as 

where those grade lines are and how these particular basins get created and excavated down will take 

up some of that area.  Certainly those areas can be very well vegetated. 

 

Mr. Widrick mentioned the curb cuts.  Curb cuts currently total 365 lineal feet and the proposal calls 270 

for 92 feet, which is a significant reduction.   

 

J. Gavilondo believes the issue is with entering and exiting on Route 20.  If there are four different 

places to go in and out on Route 20, that does not necessarily mesh with the notion that entrances 

should be off of a Village street. 275 

 

Mr. Widrick suggested that the Board refer to the proposed plan and the VES and recall that there 

are other discussions going on with the DOT about the speed limit in that area.  He is trying to 

promote a village atmosphere on Route 20, but there is a 45 mph speed limit in this area.  The plan 

has sidewalks and crosswalks.  He believes the DOT has been very receptive to a reduction of that 280 

speed limit.  Many people in the Village and Town have requested a reduction as well. 

 

Mr. Napierala commented that this development is not a new idea and that it has been in process for 

about 10 years.  Mr. Muraco confirmed that statement. 

  285 

R. Huftalen explained that part of what the Board wants to see is how the project complies to the 

maximum extent practicable.  If there are deviations from the standards or guidelines, an explanation 

is needed as to why they are in place.  He asked Mr. Widrick to address the cul-de-sac.  The 

guidelines call for connectivity.  Perhaps there are some alternatives to be considered. 

  290 

Mr. Napierala said the residential aspect needs to be planned.  In a residential setting, cul-de-sacs 

work very well because heavy thru traffic is avoided.  Some of these pieces are in the early planning 

stages, such as connectivity to other portions of the Village.  One constraint is dealing with the 



Village of Cazenovia – Planning Board – April 11, 2016                       FINAL - 7 - 

stream and the water flow.  There is a deep cut ravine that is a challenge with regard to how to get to 

the other side.  That can come about in the next phase of discussions.  Certainly it is a point of 295 

conversation.  He does not want to lose the thought of keeping the community.  A cul-de-sac on the 

residential piece does create a community for some development, so it does work in that residential 

sense.  It is a matter of working with connectivity issues the Village has sought for a long time.   

 

R. Huftalen commented that connectivity is a hot button issue on both sides.  The residential 300 

component of this is what gives it a mixed use character.  The Village wants a strong residential 

component and have it be a desirable residential parcel.  At the same time, it is clear in the 

guidelines that connectivity is an important goal for the community to retain village character and 

emergency services.  The Board will want to see this well thought through. 

 305 

Mr. Napierala said that from this piece to the next is a long way.  He wants to make sure this project 

sets the stage for the next pieces. 

 

A. Walburger expressed his overall concern with the mixed use component is that the commercial 

frontage, at first look, seems fairly well thought out with integration of the parking between the 310 

parcels.  The layout of the roads and curb cuts are mostly logical.  It is his fear that in order to make 

this qualify under VES, the multi-family mixed use is being shoehorned in.  He is a little concerned 

about the viability of a stranded island community a mile up the road from the Village itself.   

 

Mr. Widrick said this development has been in the works for 10 years and he has worked with other 315 

designers in creating a more community type development with the biggest thing being walkability.  

The biggest assets here are a grocery store and a pharmacy within walking distance. 

 

R. Huftalen mentioned that he would like to see the sidewalks separated from traffic and maybe get 

them on the other side of the landscaping.  Mr. Napierala replied that needs to be developed.  A 320 

walking trail system going in an east/west direction has been discussed.  The permanent sidewalk 

right along the highway is not really desirable, but it is functional.  With regard to the residential 

component, most of Mr. Muraco’s business is residential and he would not put it on the plan unless 

he knew it would be successful. 

 325 

A. Walburger pointed out that the Planning Board stresses the prevalence of street trees, setting 

sidewalks back from Route 20 and planting that strip with street trees, and tying that landscape 

architecture to what is in the Village.  The Planning Board will ask that those topics be entertained.  

Site lighting will need to comply with Village Code and be Dark Sky compliant. 

 330 

Mr. Napierala said it is all a balance.  There are those pieces [landscaping, etc.] and the other balance 

is the business world of proper design.  The distances and maintenance of these things are cost 

factors.  Also, injury factor is a huge item.  Even 6-inch steps need to be minimized.  Trip and fall 

hazards are major issues for these types of entities.  If lengths of parking are added for accessible 

parking, that comes to be an issue.  There is a balance that both parties need to work together on.  335 

That is why they are here early in the process, even prior to annexation.  Everyone’s input is needed.  

There is always a timeframe and there is always a process.  They want to be part of the team process.  

They want input from the Planning Board so they can make the project work for everyone. 

 

A. Walburger questioned if any consideration had been given to a combined stormwater 340 

management area for at least the upper (easterly) two parcels during development.  One stormwater 
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management plan would link the two pieces together for development.  This would eliminate any 

scope creep on the amount of impervious area. 

 

Mr. Napierala replied:  DEC does not want end-of-pipe mitigation management.  They want to have 345 

smaller and more frequency for stormwater management.  That ensures better water quality aspects.  

There is certainly some potential and some opportunities here to deal with the water quality up front 

and maybe a larger single 100-year storm mitigation basin.  The engineering world of design deals 

with quality and quantity.  The quality aspect really becomes the short steps; whether that becomes a 

created bio retention area or some dry swales, or some rain barrels.  That is part of the water 350 

reduction and the water quality aspects in design.  The quantity mitigation deals with the big storms, 

the 25-, 50-, and 100-year storm.  Not only does he deal with the end result, but can he get that water 

to those points.  Right now, the topography is draining to the ravine in the back area.  He is still in 

the process of working on final calculations. 

 355 

J. Gavilondo wondered if Aldi has a book of store designs.  If Aldi provides a basic building and 

then the Board tries to add things to make it look nicer, then it might end up looking worse. 

 

R. Huftalen added that in the design guidelines, it talks about types of construction materials, and 

non-box-like buildings.  The Village has specific criteria to be followed. 360 

 

Mr. Widrick commented that another retailer did a walking study of the Village.  They looked at 

architectural designs and commonalities in the buildings in the Village.  They put it together and put 

it into their storefront.  This project will do the same. 

 365 

R. Huftalen reiterated that the applicant should get the HPC involved to get more input.  All Board 

members concurred. 

 

A. McDowell asked about the anticipated start date.  Mr. Widrick is hopeful for an August 

construction start.  Aldi is poised and ready to go.  The sooner the store opens, the better. 370 

 

With the segmented development, A. Walburger wondered if the adjoining property would be 

partially paved to cover the time gap until construction of the proposed pharmacy building.  If only 

section 1 is paved, the building is underparked by 14 spaces.  If this is being developed in segments, 

will a little of the western property be paved to cover the time gap? 375 

 

Mr. Napierala said that is an excellent question and was not thought about until now, but it can be 

discussed among the various groups. 

 

A. Walburger pointed out that there needs to be coordination of development of the two properties. 380 

 

Mr. Widrick clarified that Aldi will have 80 parking spaces. 

 

J. Gavilondo asked if pavement would go over to the top (easterly) lot to make sure there are 

80 spaces.  Mr. Widrick answered there are 80 spaces on his parcel. 385 

 

A. McDowell inquired if the entrance to the store would be toward Route 20 or toward the side and 

toward the pharmacy.  Mr. Widrick explained that retailers spend a lot of money designing their 

stores.  Stores are designed the same as the warehouse to be efficient with stocking.  If an entrance is 

moved, it is a total redesign and it becomes a huge corporate issue. 390 
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Mr. Stokes wondered if a mirror image would be possible.  Mr. Widrick replied that would mean 

loading docks in front next to Route 20.  The ugly part of the building would be in front and nobody 

wants that.  Everybody wants the retailer to be successful and this is what the retailer needs in order 

to be successful. 395 

 

Mr. Napierala added that in his experience, the whole purpose of bringing the building up front is to 

give the commercial entity walkability, and walkability to community.  If the entrance is in the back, 

that whole process is lost and then consumer traffic is crossing truck traffic. 

 400 

R. Huftalen voiced that this idea of mixed use was to help bring the residential aspect and the retail 

aspect together.  If the entrance is toward the back, then the access is more oriented toward the 

walkable residential portion in the back.  While he appreciates the applicant’s point of view, it is 

hard to contemplate people walking up from the Village, especially the way that sidewalk is situated 

now.  It is a redevelopment project and it has those constraints.  Mr. Widrick stated that it cannot be 405 

flipped.  The entrance needs to be up front. 

 

Mr. Napierala wanted to make clear that beyond the site plan review, there will be a subdivision 

application coming before the Board.  A lot of these cross access issues and a lot of the connectivity 

issues can be discussed as part of the subdivision process as well. 410 

 

R. Huftalen asked if there is a truck movement diagram in the file.  Mr. Widrick replied yes, it was 

previously submitted.  It is a WB65 diagram.  Mr. Napierala explained that WB65 refers a 65-foot 

trailer length, not truck and trailer.  It determines the movement.  The diagram shows the rear 

(trailing) trailer wheel. 415 

 

R. Huftalen remarked that it could be problematic crossing the creek twice in such a short distance.  

There may be an alternate resolution that might be more appropriate.  Mr. Napierala said that the 

grades work fairly well to cross there without getting into massive abutments and bridging.  This 

will be reviewed with DOT. 420 

 

J. Gavilondo inquired if the wall that faces the Village street (east wall) will be the side of the store.  

There are not supposed to be any blank walls (without windows) facing Village streets.  She read 

aloud:  No building should have more than 15 horizontal feet of wall without a window or door.  

Mr. Widrick asked if there are any exceptions for corner parcels. 425 

 

A. Walburger commented that HPC can probably come up with some detailed suggestions that are 

not cost prohibitive to reduce the look of the broad side of a barn. 

 

Mr. Stokes advised that from a legal perspective, this needs to be resubmitted as a single application.  430 

This was submitted as two separate applications.  Right now the property is one parcel with one 

owner.  One parcel will be subdivided into separate lots.  It is not two elements.  It is one 

development that will be done in phases.  This needs to be refined and submitted as a single 

application.  It should be a unified development, otherwise, the store does not qualify. 

 435 

Mr. Widrick said it is being treated as one for Environmental Assessment Form (EAF) and all the 

environmental studies.   

 

Mr. Stokes said the plan must contemplate full buildout of all phases.  There would be only one map. 
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 440 

R. Huftalen explained the process.  The applicant is applying for annexation to the Village and there 

will be a public hearing at 6:00 on May 9 for that.  Any subdivision requests will require a public 

hearing by the Planning Board.  A public hearing will be scheduled for the next regular meeting of 

the Planning Board at 7:00 on May 9.   

 445 

R. Huftalen offered an opportunity for the public to give any comments or raise any concerns. 

 

Bob Cowherd came forward.  He stated that his only concern is the pharmacy building.  He 

questioned how far off of his line it is and how far it is set back. 

 450 

Mr. Napierala answered that the building itself is +/-80 feet from Route 20.  The overhang is just 

under 20 feet from the property line.  The edge of pavement is about 9-10 feet from the property 

line.  The drive thru component is not locked in.  Potentially, there will be a double barrel drive thru.  

In a lot of cases in small towns, they have a single barrel drive thru. 

 455 

Mr. Cowherd voiced that his business still needs to be identified.  He is concerned that the building 

is too close and the signage he would need to overcome that is not permitted in the Town.  He 

requested that the Board take that into consideration.  He is not requesting annexation to the Village.   

 

Sarah Webster asked how this parcel can be annexed to the Village if Mr. Cowherd’s property is 460 

between it and the Village.  Mr. Stokes replied that this parcel adjoins the Village behind 

Mr. Cowherd’s property and wraps around his property. 

 

Ms. Webster asked who the responsible governing body is to be overseeing the impact on 

downtown.  She pointed out that there are vacancies in Tops plaza with one of the tenants moving 465 

out to another site, therefore vacating another spot in the plaza.  She wondered if the demographics 

of this area can support another grocery store.  She wondered if it is the responsibility of the 

Planning Board or the Village Board to look at the economic impact. 

 

R. Huftalen responded that the Village and Town will consider that as part of the annexation process.  470 

It is discussed in the VES Guidelines and will surely be part of the consideration.  Mr. Stokes said it 

is the Village Board who has the authority. 

 

Ms. Webster expressed her viewpoint that this is what the Comprehensive Plan was trying to avoid.  

That was developed after Wal-Mart tried to come in.  To her, this is not what the Comprehensive 475 

Plan was looking for with all the separate buildings.  The residential component behind the new 

plaza will be smashed between a hotel and a distillery.  This is not what was envisioned. 

 

Carlos Gavilondo and Don Ferlow, members of the Cazenovia Advisory Conservation Commission 

(CACC) were present.  Mr. Gavilondo spoke.  They believe that the CACC needs to be involved 480 

because this area is sensitive.  It is the aquifer recharge area.  It has gone under a lot of review over 

the past several years.  People are really concerned about this area and with good reason.  The 

CACC has the expertise and resources to look at that.  He would like to make sure there is a formal 

request for the CACC to look at it.  There has been a lot of discussion about the details in the Code 

and the guidelines, and we need to make sure that the plan meets the letter and the intent of the 485 

Code.  Again, this is an important area.  These are going to be visible properties.  A good job can be 

done, but it does not necessarily mean that a good job will be done and CACC is concerned about 

that. 
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Judy Gianforte said she would be taking information back to the Cazenovia Preservation Foundation 490 

(CPF).  CPF was involved in the design charrettes that were put together for setting up the VES area.  

She stated that she has reviewed the Code recently and the Code tried to codify the sense and intent 

brought up in the charrettes.  She suggests and encourages the Board to go back and look at the 

information that was put together prior to the Code so the Board has a better sense of what the 

community’s intent was.  The intent of the VES was not to have a lot of parking along the edge of 495 

the road, not too much parking between the buildings and the road, and not large parking lots.  

Taking a look at that is encouraged. 

 

R. Huftalen asked for any further comments regarding this project.  There were none.   

 500 

Mr. Stokes recommended that since the Village Board and Town Board will be meeting to discuss 

annexation on the same night as the Planning Board’s meeting, that all three Boards meet jointly at 

6:00 p.m. on May 9 to hear all comments and avoid some duplication. 

 

Hearing no further business to be brought before the Board, R. Huftalen made a motion to adjourn 505 

the meeting.  A. McDowell seconded.  The meeting was adjourned at 8:29 p.m. 

 

Respectfully submitted, 

 

 510 

 

Marlene A. Westcott 

Recording Secretary 


