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Village of Cazenovia Planning Board 

Meeting Minutes 

January 8, 2018 

 

Present: Rich Huftalen, Chair; Adam Walburger; Anne McDowell; Stephen McEntee; Don Raleigh. 5 

 

Others Present:  James Stokes, Village Attorney; Louis Muraco; JoAnn Koberstein; Lisa Titch; 

MaryBeth Romagnoli; Dennis Gregg; and Bob Ridler. 

 

* * * * * 10 

 

R. Huftalen called the meeting to order at 7:00 p.m. and introduced the Board.  

 

* * * * * 

 15 

R. Huftalen asked for any changes to the minutes of December 11, 2017.  R. Huftalen noted that on 

Page 13, Line 580, the word consist should be changed to consistent.  R. Huftalen made the motion 

to approve the minutes with the change.  A. McDowell seconded.  The motion carried with 5 in 

favor, 0 opposed. 

 20 

* * * * * 

 

New Venture Assets/Cazenovia Market, Amended Special Permit and Site Plan, Architectural 

Review 

R. Huftalen:  This is for proposed Phase II of the Cazenovia Market development, to include a 25 

mixed-use residential and retail/financial services use with drive-thru window, as well as a separate 

residential apartment building upon the premises immediately east of the existing Aldi grocery store 

commonly known as 2390-2392 U.S. Route 20 (Tax Map #95.3-2-20).  We have a representative 

here from New Venture Assets, Mr. Louis Muraco.  Just to give everybody a little context here, this 

site plan was approved as part of the initial site approval that housed the Aldi development.  This is 30 

for that same site plan approval, but there have been some modifications to the size of the building, 

especially the front.  Due to the nature of those modifications, we have elected to hold another public 

hearing.  Mr. Muraco and his team have been in here for the September, October, November, and 

December meetings and have also been to the Historic Preservation/Architectural Committee (HPC) 

to take into consideration their input.  Without further ado, I will turn it over to Mr. Muraco so he 35 

can highlight some of the changes for us. 

 

Louis Muraco:  We have the plan up here (pointing to the plan on an easel).  The biggest change that 

we are looking at here is we no longer have the bank deal going for us, so we have elected to go with 

a mixed-use building here and we have expanded the footprint.  The first floor footprint was about 40 

maybe 2,700 square feet.  This building is 7,700 square feet on the first floor.  The second and third 

floors will be 12 apartments that are all Americans with Disabilities Act (ADA) compliant with an 

elevator.  Retail spaces below, one of which in the middle here, will be a community room.  It is 

going to service both these apartments and our apartments in the back.  I have an elevation of it 

behind this, before I get to that.  These buildings, nothing really has changed from a footprint 45 

standpoint or design besides that we have added a third floor to that.  So that’s going to be three 

stories.  A third of those apartments—all the first floor apartments will be ADA compliant there.  

We did a little different design with the drive access.  We think it makes it flow a little bit better.  I 



Village of Cazenovia – Planning Board – January 8, 2018                       FINAL - 2 - 

believe we are allowed to put these parking spaces in, but we are going to bank them for now 

because we would rather leave it green.  I don’t think we will actually need them for Code.  And 50 

these are the elevations (flipping the page) of what we are proposing to build for the front building.  

This is going to be the front.  This is the rear elevation.  The door in the back so it kind of mimics 

that street front/storefront of downtown type of look.  This would be the side of the building facing 

Route 20 and then this would be the drive-thru canopy on the inside facing the back to the park.  

Then this is the elevation (flipping another page) for what we are proposing in the rear.  Nothing has 55 

really changed with that aside from we talked with HPC and they gave us some comments that we 

were all in favor of and we made the changes.  I think we put our best product on the paper here.  

That’s really all I have to say. 

 

A. McDowell:  Wasn’t that always going to be a three-story building? 60 

 

Louis Muraco:  It was going to be two stories.  And then we came back in with this one.  There will 

be 48 units in the back and 12 in the front.  We’ve talked about it. 

 

A. Walburger:  Louis, so no substantial changes on these plans?   65 

 

Louis Muraco:  It’s a 2% change to the site what we have done, calculated from Napierala 

Engineers. 

 

A. Walburger:  From what you presented in December? 70 

 

Louis Muraco:  Nothing has changed from December.  Anything that you have seen already, that’s 

what this is.  It’s what you have here. 

 

Mr. Stokes:  Do you mean impervious surface?  Is that the 2% change? 75 

 

Louis Muraco:  It’s just to the site in general.  However they factor it.   

 

R. Huftalen:  We have green space listed as 47% impervious and 53% green space listed on this title 

block.   80 

 

Louis Muraco:  We tried to keep the parking to a minimum.  We have added some additional spaces 

off to the back that are kind of hidden back there so it’s not out in the wide open.  Nothing has 

changed to this (Aldi) because it is built. 

 85 

McDowell:  How about parking in the front?  Wasn’t there talk about having some parking spaces in 

front of the building? 

 

Louis Muraco:  The only parking that we are talking about is just what we have on this plan.  I know 

we did discuss that a little bit, but it doesn’t really make sense.  You are going to drive in and your 90 

store fronts are over here (pointing). 

 

R. Huftalen:  That would pose that problem with parking between the façade and the Village street.  

Something we identified as a potential problem. 

 95 
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Louis Muraco:  This was the biggest change up here in the front.  We’re really happy with how it 

looks and hope everyone else is too. 

 

R. Huftalen:  If I were to summarize the major changes from what was originally approved, I would 

say you have added third floors to both.  You have created a mixed use on the front building.  You 100 

have pulled the building up to the Village street per our request.  Obviously, the building’s got a lot 

more of a historical reference than what was originally proposed.  You have added some windows to 

the gable ends of the apartment buildings to break that up.  In my mind, almost all of the changes 

I’ve seen are positives relative to the originally approved site plan and the original architectural plan.  

This is, in my mind, superior to what the concepts were at the time of site plan approval.  I’d like to 105 

give an opportunity for any of the Board members or Counsel to ask any questions or make any 

comments before we open it up to the public. 

 

A. McDowell:  I’m a little disappointed that there aren’t more windows on the bottom.   

 110 

Louis Muraco:  We added all the windows that we had talked about, but it’s just really hard to have a 

lot.  These were all added from the original plan.  If you remember the original plan, we showed you 

it had . . .  I don’t even know if it had one window back here.  I think it just had the doorway.  These 

are going to be the rears to potentially, I don’t know, a credit union or bank.  We don’t know who 

it’s going to be.  They certainly don’t want . . .  They just can’t function as a business that way.  It’s 115 

going to be backroom.  These aren’t the names of the tenants going there, but we’re pretty confident 

in what this business is going to be and they really just can’t have a window in their backroom.  This 

can be there and we can design it so that it’s locked.  But we tried to add as many as we possibly 

could. 

 120 

R. Huftalen:  I, for one, am pleased that we got the façade on the Village street.   

 

Louis Muraco:  Streetscape.  Then there are windows on the side as well.  You are going to go from 

this (pointing) to this (pointing).  Once it is built, in reality, you are going to see more windows than 

you probably think. 125 

 

R. Huftalen:  Any other comments from Board members?  (None were heard.)  I would like to invite 

the public to weigh in with any questions or comments.   

 

Dennis Gregg:  You are showing a drive-thru over there.  Is that for something that is planned or just 130 

for future?   

 

Louis Muraco:  If it ended up being a bank or pharmacy.  We have gone through that those are the 

only uses allowed for a drive-thru.  It can’t be a Burger King or something. 

 135 

A. McDowell:  It can be a pharmacy. 

 

Louis Muraco:  That is what that is for.  No pharmacy is going to be 3,000 square feet unless they 

are . . .  And I don’t think they do those anymore. 

 140 

Dennis Gregg:  Is there a certain timetable on that as far as on the back buildings?   
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Louis Muraco:  We would like to have the shovel in the ground in April on this (pointing to the front 

building) and probably at least start this (pointing to the rear building) simultaneously.  We will just 

have to see how things are going.  This (pointing to the front building) is the most important to get 145 

up first.  Obviously, the plan is to build the whole thing. 

 

Bob Ridler:  I have several questions.  The roadway between Aldi and the eastern-most building 

along Route 20 is that a cut through to Route 20?   

 150 

Louis Muraco:  I guess I don’t know what you mean. 

 

Bob Ridler:  How do you get to the building that you are proposing?   

 

Louis Muraco:  You are coming in here (pointing to the plans). 155 

 

Bob Ridler:  Is that an existing driveway now or not? 

 

Louis Muraco:  This is built right now.  This road is already built.  You drive up to the site, it ends. 

 160 

Bob Ridler:  Then going to the second page—in relation to the Aldi, how high is the roofline on 

those structures? 

 

R. Huftalen:  It’s going to be another story taller than Aldi.  Aldi is a two story at the façade and this 

is a three story. 165 

 

Bob Ridler:  What are you calling that building that is going to be the commercial with the 

residential above? 

 

Louis Muraco:  We have put the founder of Cazenovia’s name:  The Theophilus Cazenove is what 170 

we have named the building. 

 

Bob Ridler:  Okay, the Cazenovia building then.  I recognize what you are calling the front would 

face east, is that correct?  

 175 

Louis Muraco:  This elevation faces this way. 

 

Bob Ridler:  To the east? 

 

Louis Muraco:  Yes. 180 

 

Bob Ridler:  And the back will face west? 

 

Louis Muraco:  Front and back (pointing). 

 185 

Bob Ridler:  The way you described the configuration of the building, going to that second page 

again, the bottom is the back, correct?   

 

Louis Muraco:  Yes.   

 190 
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Bob Ridler:  And the entrance you have there that looks like a double door, is that an entrance to the 

community room?   

 

Louis Muraco:  Yes.   

 195 

Bob Ridler:  And then the entrances are on either side of that?  

 

Louis Muraco:  Those are not entrances.   

 

Bob Ridler:  So there would just be one entrance with access to the community room for the 200 

residential units above and the units in back. 

 

Louis Muraco:  Correct. 

 

Bob Ridler:  So there won’t be any commercial access at ground level in the back—only on the east 205 

side of the building? 

 

Louis Muraco:  Correct. 

 

Bob Ridler:  I noticed there was some discussion about signs on the east and west sides of the 210 

building.  What would be the benefit of the sign on the west side if there is no commercial access on 

the west side of the building?   

 

R. Huftalen:  I will defer to the developer on that.  They have requested to have signage on the west 

side of the building.   215 

 

Louis Muraco:  I didn’t really think we were going to be discussing that this evening. 

 

R. Huftalen:  At the last Planning Board meeting, we made a recommendation to the Village 

Board—which I was at the Village Board meeting last Monday—and the consensus on this Board 220 

was that in order to meet the objectives of the district where you have a façade that is facing the 

street and at the same time make a functional building that has identification of the buildings at the 

alternate entrance . . . 

 

Bob Ridler:  I think you used Caz Pizza as an example.  The front faces Albany Street.  The back 225 

faces the alley.  To me, I don’t know if that’s front and back (the Theophilus Cazenove Building).  If 

that’s the east side, the only part of the building that faces the highway is the north side of the 

building, which has no entrances on it, right? 

 

Louis Muraco:  Yes.  Really why we proposed it is just for identification of the businesses.  There is 230 

really no other objective there.  Just to help identify.  So when people are turning in, they can see 

where they are going.  If there is nothing there and you are driving from here, you have no idea what 

is in here if you came in this way.  So it is just to help identify our tenants.  It’s not like we are 

asking to put up any kind of pylon or any big new thing. 

 235 

Bob Ridler:  That would require a modification of the sign ordinance, right? 
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R. Huftalen:  Yes.  One of the challenges of the design standards for this particular Village Edge 

South Mixed Use (VES-MU) is there is an inclination to mimic downtown, pull the buildings 

forward up to the street.  A couple of things with downtown, the retailers are upset about the lack of 240 

availability of ready parking as a challenge to their business.  Up here, they don’t have as natural of 

a pedestrian streetscape.  It is truly a car-driven development.  In order to try and meet those two 

objectives of being a readily accessible development by car and try to mimic some of those 

downtown-feel characteristics that were suggested by the Design Guidelines . . .  Last month after 

talking about it, this seemed like the most practical approach.  We made that suggestion to the 245 

Village Board.  I think that encapsulates our thinking. 

 

Bob Ridler:  The only other thing I have is a curious question.  While we are on the subject of signs, 

I noticed that the space for the second sign on Aldi, which was denied by the Zoning Board, has not 

been finished.  Is that going to happen?  Is there a reason it’s not finished?   250 

 

R. Huftalen:  I think the reason it’s not finished is because the variance got denied because it’s not 

allowed.  But I think they are in discussions with Mr. Carr (Zoning/Code Enforcement Officer) and 

something has to be done about it in order to get a final Certificate of Occupancy (CO). 

 255 

Mr. Stokes:  A condition of the temporary Certificate of Occupancy was that they come back with an 

appropriate plan to cover that space. 

 

R. Huftalen:  Are there any other comments?  Jim and I discussed that we need to continue the 

public hearing for a couple of reasons.  This was submitted to the County for their comments and we 260 

are waiting for those to come back.  At the beginning of this public hearing, we wanted to see if 

there were going to be any comments that would substantially change the layout.  We want to get 

John Dunkle’s (Village Engineer) input before we take any next steps on this application.  I will 

make a motion to continue the public hearing to the next regularly scheduled Planning Board 

meeting at 7:00.  S. McEntee seconded.  The motion carried with 5 in favor, 0 opposed. 265 

 

* * * * * 

 

Carriage House Village Apartments, Sign, Site Plan Review 

Lisa Titch, Community Manager for Carriage House Village Apartments, came forward as the 270 

representative.  R. Huftalen confirmed that Ms. Titch works with Mr. Capozzi.  He explained that 

the Planning Board saw the plans last month.  The latest plans are in compliance with the sign 

regulations.  It is not as tall as it once was.  The total height is now under 5 feet.  The location is also 

in compliance. 

 275 

R. Huftalen declared this a Type II action under State Environmental Quality Review (SEQR).  No 

further SEQR action is required. 

 

R. Huftalen asked for any questions or comments.  There were none.  He made a motion to approve 

the sign based on the drawing.  This approval is contingent upon a favorable response from Madison 280 

County Planning Department.  The intent is to ratify the approval at next month’s Planning Board 

meeting.  A. Walburger seconded.  The motion carried with 5 in favor, 0 opposed. 

 

* * * * * 

 285 



Village of Cazenovia – Planning Board – January 8, 2018                       FINAL - 7 - 

 

CCLF Senior Housing, 24 Nelson St., Sign, Site Plan Review 

JoAnn Koberstein came forward as the representative.  R. Huftalen stated that the Planning Board 

has seen this sign before.  The sign was originally 72 inches tall.  The plans now state that the 

maximum height of the sign is not to exceed 60 inches.  Everything else complies with the sign 290 

regulations. 

 

R. Huftalen declared this a Type II action under State Environmental Quality Review (SEQR).  No 

further SEQR action is required. 

 295 

R. Huftalen asked for any questions or comments.  There were none.  He made a motion to approve 

the sign based on the drawing.  Approval of this modified application is contingent upon a favorable 

response from Madison County Planning Department.  The intent is to ratify the approval at next 

month’s Planning Board meeting.  A. Walburger seconded.  The motion carried with 5 in favor, 

0 opposed. 300 

 

* * * * * 

 

Gregg Development, Review of Final Plat Phase 1C of South Meadow 

Dennis Gregg came forward. 305 

 

R. Huftalen gave some background and said that 2015 was the last approval given by the Planning 

Board for the South Meadow development and it was Phase 1B.   

 

Mr. Gregg stated that the stormwater is in and is working well and survived the July 1 weekend 310 

storm and flooding and it worked exactly the way it was designed.  He pointed out that when he got 

approval for Phase 1B, he did some berm work and planted some trees.  And by angling the road, he 

saved 8-10 mature cherry trees.  This cut into Lot 14.  Because of that he has redrawn some of the 

lines from the original plan.  It is the same layout and same number of lots.  But he moved some 

lines around to make more sense to give enough width where the house is to be located.  He owns 315 

Lot 32 right now and from there back it is all the mature plantings that were originally there that 

were going to get destroyed.  The only exposed area is the berm behind Emhoff’s house.  Mr. Gregg 

and Mr. Emhoff mutually worked out a plan whereby Mr. Gregg would plant some evergreens.  

Mr. Gregg inquired if the plan needs to be revised to reflect that there is an agreement between the 

homeowner and the developer. 320 

 

Mr. Stokes stated it should be reflected on the final plat approval to the extent that it varies from the 

preliminary plat approval.  It should be noted on the final plat approval that this condition has been 

modified. 

 325 

A. Walburger noted that it meets the intent. 

 

R. Huftalen questioned if the stormwater facility would be dedicated to the Village.   

 

Mr. Gregg replied yes.   330 

 

R. Huftalen asked when the Village takes over maintenance of the stormwater facility.   
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Mr. Stokes answered that the whole piece gets deeded.  Mr. Gregg said it is just an easement—a 

drainage easement.  There is a 24-inch pipe that goes under the ground.  There is a strip that gets 335 

deeded to the Village. 

 

Mr. Stokes advised to get John Dunkle’s (Village Engineer) input.  It probably makes sense to deed 

it over at this point.  He questioned the stage of the pavement.  Mr. Gregg replied that the binder is 

in, but not the top.  He needs something from John Dunkle about the top. 340 

 

Mr. Stokes said that if the Board is in agreement that this is substantially the same as the preliminary 

plat approval, which it appears to be, a public hearing is not required.  This is entirely up to the 

Board.  The construction guarantee agreement needs to be put into place.  John Dunkle would have 

to determine the amount of the bond for any uncompleted infrastructure.  As soon as these are in 345 

place (the guarantee agreement, the bond, the letter of credit), the Board can approve it as the final 

plat. 

 

R. Huftalen commented that as soon as the pavement binder went down, it got everybody’s attention 

as to how the connection would go through.  Mr. Gregg said the signs are already up.  There are two 350 

signs up that say “No Thru Traffic.”  That was how it was left. 

 

R. Huftalen noted that the consensus of the Board at the time was that connectivity was an important 

part of the Comprehensive Plan.  It is just emergency access now.  That’s what it was always 

contemplated to be. 355 

 

Mr. Gregg said, “Mark my words.  When the road connects out of South Meadow and connects to 

Route 20 on the other end, everyone will want to go through South Village to go up there instead of 

going through the middle of town.” 

 360 

A. Walburger’s recollection was signage and maybe some striping.  A. McDowell recalled that the 

Board settled for emergency vehicles only.  Mr. Gregg agreed with those statements and said maybe 

a sign like that needs to be installed. 

 

R. Huftalen said he does not feel any great need to have a public hearing.  A. Walburger agreed that 365 

it is substantially consistent and no public hearing is required.  The rest of the Board agreed. 

 

R. Huftalen summarized that all documents (the guarantee agreement, the bond, the letter of credit) 

must be submitted in order to approve the final plat.  He did not recall if a maintenance agreement 

would be needed. 370 

 

Mr. Stokes responded that it was originally intended that the Village would take it over.  It is a little 

different from the others that serve commercial properties, i.e, Hampton Inn and Aldi that are 

maintained by the property owners.  Mr. Gregg commented that it doesn’t really require any 

maintenance.  Water goes through it and it goes out, but it does need to be mowed and he personally 375 

mows it. 

 

* * * * * 

 

  380 
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Lincklaen House/Cazenovia College Parking Lot Boundary Line Change 

R. Huftalen explained that this application is slightly confusing and Mr. Stokes will explain.  

Mr. Stokes gave the presentation.  This has been going on 4-5 years between Dan Kuper of the 

Lincklaen House and Cazenovia College.  It has to do with the parking that is behind the theater and 

behind the Lincklaen House.  Right now, it is partly owned by the college and partly owned by Dan 385 

Kuper’s entities that operate the Lincklaen House.  It shows a one-story house that is no longer there, 

which is now the Village parking lot.  The exit to the parking lot is to the east and crosses the college 

and Lincklaen House property.  This is simply a boundary line change.  There is a rectangular strip 

denoted by a dotted line that is currently owned by the Lincklaen House.  This parcel (pointing to the 

map) is owned by the college.  They want to draw a new line down the middle.  Physically, no 390 

change will be seen.  This will just clean things up legally so it makes sense.  Another piece of this is 

that there are some heat exchangers and/or electrical boxes on Lincklaen House property that serve 

the college.  This is going to be cleaned up legally too.  It is just a somewhat confusing boundary 

line change.  Under the Village Code, he recommends having a public hearing and process this as a 

typical subdivision. 395 

 

R. Huftalen said the Board would schedule a public hearing at 7:05 at the next Planning Board 

meeting. 

 

Mr. Stokes said he would have Dan Kuper attend that meeting. 400 

 

* * * * *  

 

Cazenovia Market/Aldi/Sphere/Muraco Apartment Board Discussion 

R. Huftalen wanted to discuss the timetables for the Muraco project.  One of the things conditioned 405 

in the approval was that the apartments in the back would be constructed before doing any other 

construction.  Initially, that was the only thing justifying mixed use approval.  The mixed use in the 

front was not contemplated at the time.  He questioned if the Board wants to adhere to this condition 

and make Muraco begin construction of the apartments in the back first or simultaneously to the 

mixed use building in the front. 410 

 

Mr. Stokes said the Board certainly has the authority to modify that condition.  This would run the 

risk of the apartments not getting built.  He suggested not eliminating the condition all together, but 

adjusting the timetable. 

 415 

A. Walburger noted that Louis Muraco said the front building would be started in April and the rear 

building would be built “thereafter,” which is pretty vague.  There is no bridge or culvert or anything 

there. 

 

Mr. Stokes said that no street has been built to the back, so the rear building won’t be built at the 420 

same time as the front building. 

 

A. Walburger said, in his opinion, this is an acceptable risk to the project in that there is a mixed use 

element up front now as opposed to all the residential being in the rear building.  He wants to do 

whatever is required to be consistent with the intent, but he does not want to walk away from that 425 

condition because he would like to have the back building. 
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R. Huftalen observed that the specific verbiage was in item 6 of the resolution.  “No building permit 

shall be issued for Retail 1 or Retail 2 until the residential structures are under construction.”  He 

wanted to get the Board’s input before he pushed one way or the other. 430 

 

Mr. Stokes commented that if the Board is looking at approval next month, it is reasonable given the 

general consensus of the Board.  The language would need to be addressed to quantify it in the 

resolution.   

 435 

A. Walburger said the intent of the condition was for when they were contemplating only other 

commercial structures up front.  But now conditions have changed and the requirements need to be 

adjusted. 

 

Mr. Stokes reminded that a letter of credit was posted for the whole project, so Muraco is not off the 440 

hook to build the rear apartments and the street to get to them.  Muraco has posted security to make 

sure everything gets done. 

 

R. Huftalen said he wanted to bring that up and get the Board’s thoughts.  It will be addressed in the 

approval resolution.  He commented that it will be good to get that building up.  It will create a nice 445 

hard edge to the Village. 

 

R. Huftalen made the motion to adjourn.  S. McEntee seconded.  The motion carried with 5 in favor, 

0 opposed.  The meeting was adjourned at 7:52 p.m. 

 450 

Respectfully submitted, 

 

 

 

Marlene A. Westcott 455 

Recording Secretary 


