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Village of Cazenovia Planning Board 

Meeting Minutes (In Person and via Zoom) 

August 10, 2020 

 

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

 

Absent:  Steve McEntee. 

 

Others Present:  James Stokes, Village Attorney; Marlene Westcott; Dennis Gregg, Andy Day; and 

Matt Vredenburgh. 10 

 

A total of 9 people were in attendance.  

 

* * * * * 

 15 

R. Huftalen was in attendance remotely and made the motion to have A. Walburger be the Acting 

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

 

A. Walburger called the meeting to order at 7:05. 

 20 

R. Huftalen asked for any changes to the minutes of July 13, 2020.  

 

A. Walburger made the motion to approve the minutes.  A. McDowell:  The motion carried with 4 in 

favor, 0 opposed. 

 25 

* * * * * 

 

Caz Barns, LLC/RODOR, LLC , Apartment Buildings, 54 Nelson Street, Minor Subdivision Site 

Plan Review, Architectural Review Public Hearing 
Dennis Gregg was present in person with Andy Day and Matt Vredenburgh via Zoom online. 30 

 

A. Walburger:  This is to continue review and consideration of the application for a number of 

things; subdivision, site plan, architectural for a proposed 64-unit apartment complex to be 

constructed primarily in the RM (Residential Multi-Family) zoning district and partially in the VES 

MU (Village Edge South Mixed Use) zoning district at 54 Nelson Street.  We have a new set of 35 

drawings submitted.  There has been a ZBA (Zoning Board of Appeals) finding.  We have the 

County’s GML (General Municipal Law) letter.  Before we go any further, Dennis, is there anything 

the Board has not been made aware of since last month’s meeting? 

 

Mr. Gregg:  One of the items that was listed that you had interest in was number 5, whether the 40 

sewer district had enough capacity.  That has been cleared with Jim Cunningham.  We got a verbal 

from him.  Once he got all the flow rates and peak rates and all that, he gave a verbal to it and he will 

follow up with anything we need.  Jim suggested that he send a letter to that effect that there is 

enough capacity at the plant to handle the project.  So that’s all good.  Matt believes those other 

items on the list are satisfied with John Dunkle, but I would leave that up to Dunkle to say aye or 45 

nay. 
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R. Huftalen:  On that note, I met with John Friday and he was a little concerned in talking with Jim.  

We have some challenges here.  Speaking for myself personally, I think it is a beautiful project.  We 

have been hammering away at it quite a bit.  We went through all of the State Environmental Quality 50 

Review (SEQR) stuff.  We are trying to draft a resolution.  But it feels like there are so many 

conditions on some of these things for approval, especially from John and Jim Cunningham, and 

from Bill Carr.  If we had it in writing, we could incorporate it as part of this resolution.  I don’t 

want to speak for anybody else on the Board, but I would feel a lot better if we had some of that stuff 

in hand from Jim Cunningham as we are putting together the resolution.  It would be pretty 55 

watertight in addressing all of these different issues, including the stuff the County brought up.  I just 

wanted to check in with you.  What kind of killer is it to wait until we get that stuff in hand and a 

formal sign-off from John Dunkle?  Again, I feel like it is something we could probably achieve with 

some conditions, but I would also defer to Jim Stokes and the rest of the Board about our comfort 

level with that. 60 

 

Mr. Gregg:  Other than a few engineering items, I’m not sure what we are missing. 

 

R. Huftalen:  I agree with you.  I think it is some engineering items.  But I also think it is comforting 

to the Board to have something in writing from John saying that all details have been addressed. 65 

I would be glad to hear comments from the rest of the Board.  I hear you.  You got a verbal from Jim 

Cunningham.  And that’s good.  But at the same time, we have had Jim Cunningham in front of our 

Board talking about all the problems the sewer plant has.  Of course, we ran into that for the project 

over on Burton Street.  I think I’m comfortable putting together something that is conditional on a 

written approval from him, but it is one more thing.  Are you under the gun to get this approval by 70 

next Tuesday? 

 

Mr. Gregg:  I hear what you are saying, Rich.  But time is always of the essence.  I’m sorry the 

revised drawings didn’t come in until a little bit later.  I didn’t make this up with Jim.  If we can do 

something subject to it.  I’m sure within a day or two, I could get a letter from him.  He was happy to 75 

get a Board resolution or do anything that was needed.  He was definitely on board with no problem.  

I know Matt was of the opinion that we had satisfied all of the other conditions 1-9.  It sounded like 

somebody had given him old drawings.   

 

R. Huftalen:  I just texted John today to see if he had an updated set and he told me he had not 80 

received them yet.   

 

Mr. Gregg:  I think those seem to be the remaining issues—just engineering issues.  If final approval 

could be conditioned on getting a written sign-off from Dunkle and from Jim Cunningham, I’m 

comfortable within the next few days being able to get those portions tied up. 85 

 

A. McDowell:  Was there a problem with the water from Bill Carr? 

 

Mr. Gregg:  I’ll be talking to him.  But he wants us to move the waterline.  If we have to move it, we 

will move it.  It’s too bad we have to move the waterline because the valve is in the sidewalk.  That 90 

is a line I put in a while ago.  I didn’t want to move it, but if I have to move it, I will move it.  That’s 

why we moved the road, to try to compensate to have fewer things under the road. 

 

A. Walburger:  Rich, I will address what you have also said.  Dennis, it helps the Board evaluate the 

form and the function of a project when we know that the engineering underpinnings are all taken 95 
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care of.  That’s not to say they won’t be taken care of.  If we were to move forward, it would be as 

Rich said, contingent on approval of the Village Engineer, which we do often.  But probably putting 

it contingent on the Public Works Administrator also.  What I feel is unfortunate is that because it is 

not a finalized drawing package, there are inconsistencies in a couple of the drawings.  One of them 

shows the waterline in the easement off the street bed and one of them shows it still in it.  I think that 100 

is where a lot of the confusion comes from. 

 

Mr. Gregg:  I was looking at that earlier.  I think what they were showing is how it would look if it 

were under the road and where it was going to be moved to. 

 105 

A. Walburger:  I’m talking about everything on L200 forward in the newest drawing sets.  It shows it 

under the sidewalk.  And now under the road bed.  Rich, you have had more runtime with Bill on 

this.  Even being underneath the sidewalk there, it is an issue for Bill? 

 

Mr. Gregg:  I think we do have a problem.  I think the problem is these drawings are not the most 110 

recent ones.  The sidewalk is actually now on the other side of the road. 

 

A. Walburger:  That’s what the electronic version shows that I got early last week. 

 

Mr. Gregg:  These are old.  These are May.  I don’t know why we are even looking at these. 115 

 

Mr. Stokes:  Because that is all we’ve got. 

 

Mr. Vredenburgh:  Did Andy Day deliver new drawings? 

 120 

A. Walburger:  I did not see any.  Rich, did you? 

 

R. Huftalen:  No, I did not. 

 

Mr. Stokes:  Certain engineering details can be left as conditions.  But we don’t even have a clear set 125 

of drawings in front of us to know what we are approving.  I don’t know if it’s in the minutes or not, 

but I know at the end of last month’s meeting, I asked for a complete set of hard copy drawings, 

specifically so we would know what we were approving and we could memorialize it in a resolution.  

Maybe a nod of the head was just acknowledging my request.  I took it that it would be provided.  It 

was not provided.  We should not be approving something where the plans are inconsistent and 130 

unclear.  If we want the waterline moved, it should show on the plans and that’s what we should 

approve.  If we want anything else changed.  For instance, the subdivision map has never been 

updated.  None of these maps have been updated to show the realignment of the street.  That all 

should be done before we approve anything.  There are too many contingencies here. 

 135 

Mr. Gregg:  I’m not disagreeing with you at all. 

 

R. Huftalen:  That’s why I raised the point, Dennis.  In the wake of looking at the ZBA minutes, 

some questions have been nagging at me.  Little things like if the FEMA (Federal Emergency 

Management Agency) flood zone map is not right.  Is that correct?   140 
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Mr. Vredenburgh:  That is correct, Rich.  Our buildings are 35 feet above the FEMA map.  So the 

FEMA maps are very general.  They are not accurate.  Does it show a flood zone in the corner of the 

property?  Yes.  It doesn’t take into account the elevation change. 

 145 

R. Huftalen:  If you added another week or a couple of weeks and got these little details taken care 

of so we have a delivered plan set.  I get it.  COVID makes it hard to pull all of this stuff together.  It 

has been tough for Jim Stokes and John Dunkle not working off the same sheet of music.  The 

project has evolved over the course of time.  It feels like we are getting there, but having the details 

tied up is necessary.  It’s not like we are headed for a roadblock.  This is the work that needs to be 150 

done for Dunkle to do his job, for Jim Stokes to do his job for the easements, etc., for Bill Carr to do 

his job. 

 

Mr. Gregg:  I’m not disagreeing with you, Rich.  It has been a hodge podge.   

 155 

R. Huftalen:  In my mind, there is not a single issue that is not resolvable.  I would love to have 

Adam, Don, and Anne weigh in. 

 

A. Walburger:  I already said it and will say it again.  Having one consolidated final set would be 

great.  I think we are at 11 or 13 months total now.  We can put the nails in what I feel has become a 160 

good project. 

 

Mr. Gregg:  Could I indulge the Board?  It looks like the next meeting would be the 14th of 

September.  Would it be possible to schedule something in between?  If you could get drawings by 

the end of this week, maybe meet on the 31st? 165 

 

R. Huftalen:  I would be a lot more comfortable getting that time in between and getting something. 

 

Mr. Gregg:  Give us a deadline and we will provide you the material.  If we don’t get the material to 

you, we don’t get the meeting. 170 

 

R. Huftalen:  I’d be game for that.  I would feel a lot more comfortable.  In anticipation of that and to 

get it in the minutes again or address some stuff.  One of our big concerns is the turning radius on the 

road.  I would like to get your thoughts and responses on the County’s ideas to reduce the pavement 

a little bit. 175 

 

Mr. Vredenburgh:  For the turning radius, I provided an exhibit for John and he said it was fine.  The 

items on the checklist I had to address were 6, 7, and 8.  In his latest comments, he excluded those.  I 

satisfied him there.  So turning radius is not an issue anymore.  You mentioned something about 

reducing pavement? 180 

 

R. Huftalen:  The Madison County Planning Department (MCPD), in their response, mainly 

addressed the ZBA.  But it was one of their suggestions to get circulation with the possibility of 

reducing some impervious surfaces.  Would it be possible to reduce a little parking?  I think just 

reducing some impervious surfaces. 185 

 

Mr. Vredenburgh:  We have a couple of extra spots above what was required.  We have a minimum 

street width and minimum drive aisles.  We could dumb it down and put a big parking lot in the 

middle, but I don’t think that would be as attractive. 
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 190 

Mr. Gregg:  Is there an electronic version of that, Rich?  I think I asked for a copy of that at the 

Zoning Board meeting.  I haven’t seen it. 

 

R. Huftalen:  There are a couple of extra copies on the desk there in front of Adam.   

 195 

Mr. Gregg:  My response to the parking issue would be . . .  I think it’s different for retail sales 

versus living space.  If someone rents an apartment, they are going to want to know they have 

parking.  I don’t think the Village requirement of 1-1/2 times the number of apartments is too far off. 

 

Mr. Vredenburgh:  We have a few extra spots. 200 

 

R. Huftalen:  Matt, one of the things they cited in there was:  Another example of a potential 

opportunity to reduce impervious surface is the proposed travel lane around the loop as it looks to 

be as wide as the travel lane for the new road.  Is this necessary or could the travel lane around the 

loop be reduced in this low traffic area (or even made a one-way) to still allow for circulation but 205 

with the benefit of a more quaint neighborhood road.  These are some of the details we want to make 

sure we are not ignoring.  If there are valid and legitimate reasons why it doesn’t make sense, it 

doesn’t make sense.  If it is something you can incorporate into the plan.  I’m presuming you would 

rather put down less tarvia than more tarvia. 

 210 

Mr. Vredenburgh:  We can certainly look at that.  We want to make sure that when people back out 

of those spots, they can back out.  If it is down to a single lane, it would be limited when they back 

straight out. 

 

Mr. Gregg:  They need to recognize that it does snow around here a little bit. 215 

 

Mr. Vredenburgh:  Exactly.  Going down to one lane is definitely going to limit circulation, 

especially in the wintertime and for emergency vehicles. 

 

A. Walburger:  On this point, I have thought about this quite a bit.  I think that we have an obligation 220 

to make sure that we have a project that adheres to the Code requirement for impervious surface.  

But we also have an obligation to consider the location of this new subdivided lot, where it sits in 

space in relation to the rest of the VES.  It is not like this is an island spot being built in and every 

percentage of impervious surface is a make or break situation for it.  It has to be managed by the 

stormwater system.  While it is an extensive pavement system, it does appear to meet the needs of 225 

the site, in my opinion.  I recognize their request, but this is not a high button topic on my hit list.   

 

R. Huftalen:  I hear you.  Another low-cost thing, another point raised by MCPD is connectivity to 

the Link Trail or something.  That was something we talked about for the hotel, but we never really 

did.  We said maybe it would be a good Eagle Scout project or something.  I’m just raising it and 230 

getting your thoughts. 

 

Mr. Gregg:  In that regard, that is certainly a feature I am all in favor of promoting.  It runs across 

both of my developments.  I was the one who allowed them to cross all of my land to start the trail.  

There is no problem getting access to it from the project.  It is just an open field that needs a path 235 

mowed.  It is certainly a feature we want to promote.  I don’t know that it is necessary for us to have 

a substation.   
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R. Huftalen:  A little signage goes a long way.  I feel like that is something that addresses the 

community.  People in the community might ask:  What is this project doing for the community? 240 

 

Mr. Gregg:  I’m all in favor of the trail and promoting it and providing access from the apartment 

complex to it. 

 

Mr. Vredenburgh:  What we have now is a sidewalk to allow people to come from Route 20 to make 245 

a connection down to the trail.  I’m pretty sure Andy is in support of that. 

 

Andy Day:  For sure.  It is a selling point for the whole development.  That’s for certain.  We will be 

promoting that. 

 250 

Mr. Vredenburgh:  What do we need to show to indicate our intent to make that connection?  On the 

site plan drawings? 

 

R. Huftalen:  If you had a note on the planting plan or the landscaping plan that there may be some 

signage incorporated there or this way to the Link Trail, or something along those lines.  Something 255 

very simple, I feel, would go a long way. 

 

Mr. Vredenburgh:  Okay. 

 

R. Huftalen:  I feel like we’d be pretty close to having it teed up for the 31st.  Getting that in writing 260 

from Jim Cunningham would be great.  Coordinate with Jim.  What I love coming into these 

meetings is that Jim Stokes has all the i’s dotted and the t’s crossed and the resolution reflects all of 

the drawings, all of the stuff we are going to need to tie this thing together and put a bow on it to get 

it to the staff, Bill Carr and John Dunkle, as we move to that construction phase.  If we can get that 

done over the next couple of weeks. 265 

 

Mr. Gregg:  I’ll get Jim Cunningham’s letter tomorrow. 

 

R. Huftalen:  Jim, I would love to have you weigh in if there are any other issues that would be 

important for you to have. 270 

 

Mr. Stokes:  The only other thing I wanted to bring up for the Board is kind of along the same lines.  

We want to make sure we have discussed all of the issues from Bill Carr so we have the locations of 

the sewer and waterlines.  He also wanted me to raise again his desire—this is not in the letter from 

the DOT (New York State Department of Transportation)—but Bill Carr wanted to have the road 275 

right in, right out only so that you would have to go up by the hotel to turn left.  I’m not advocating 

it.  I’m not saying it is a bad idea one way or the other.  I just think it is something the Board ought 

to discuss. 

 

Mr. Gregg:  I didn’t catch what you just said. 280 

 

Mr. Stokes:  Bill Carr is advocating for a right in, right out only on the new street.  No left turn, 

basically, at the intersection of Route 20. 
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Mr. Vredenburgh:  Didn’t the DOT say they didn’t have a problem?  And the traffic engineer also 285 

studied that and said he didn’t have a problem. 

 

R. Huftalen:  For sure, Matt.  That is in those reports.  Jim is raising it.  Steve brought it up.  Anne 

has expressed something to try to alleviate those concerns we’ve had all along about that hazardous 

left-hand entrance onto Route 20 that could be problematic.  I believe Jim is saying it is not any kind 290 

of show stopper.  If you said we have this other project underway and makes no difference.  Or this 

would be something you would consider converting to in the future when Lakers Lane gets built out.  

As a Planning Board and recognizing that.  I think Bill speaks from experience on that.  It has been 

raised that we are looking for creative solutions because it seems a little bit problematic there. 

 295 

Mr. Gregg:  I hear what you are saying, but there is a turning lane for that purpose. 

 

Mr. Vredenburgh:  We can address any comments you have on that.  It is not a show stopper.  

Whatever you guys want. 

 300 

R. Huftalen:  We appreciate that, Matt. 

 

A. Walburger:  So we are marching toward the 31st?  Let’s at least drive that home.  Is that what is 

happening? 

 305 

R. Huftalen:  I’d be in favor of that for sure. 

 

A. Walburger:  I’m much more in favor of that than acting tonight. 

 

A. McDowell:  I agree. 310 

 

Mr. Gregg:  Me too. 

 

Mr. Vredenburgh:  Andy may be able to attest to this.  I think we just have to get the updated 

drawings from the engineer this week.  And then we will have all of those drawings updated.  Don’t 315 

you think, Andy? 

 

Andy Day:  Wayne told me his draftsperson was out last week or he would have had it for us 

tonight.  I understand everybody wanting one bound set, so I didn’t do the others.  We will have 

those as soon as he is done with them.  Today is Monday.  I’m sure it will only be a few more days. 320 

 

R. Huftalen:  Dennis or Matt, let’s plan to check in no later than the 21st.  It would be great for 

everybody to have a set to review and Jim and John to have adequate time to review.  Then we can 

get something from John acknowledging that the issues have been addressed.  It would be great to 

have something from Jim Cunningham.  It would be great to have some comments addressing the 325 

things from MCPD in writing that we could incorporate into the resolution.  It seems like we are 

heading in a good direction. 

 

Mr. Vredenburgh:  Rich, you mentioned sets for everyone to look at.  Do you want full size sets of 

everything?  If so, how many?  Or would you prefer half size sets? 330 
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R. Huftalen:  I would like to have at least four full-size sets:  Jim Stokes, Bill Carr, John Dunkle will 

want them.   

 

Mr. Gregg:  I want one. 335 

 

R. Huftalen:  Maybe make it eight.  I think that’s what it says.  Just to be on the safe side. 

 

Mr. Vredenburgh:  I asked because sometimes people like a smaller review set rather than the big. 

 340 

R. Huftalen:  I like the reduced set and I like the digital set.  The important thing is getting it all in 

one package where all the details are in one bound set. 

 

A. Walburger:  We are checking in on the 21st.  That gives us plenty of notice time, right?  We are 

going to have to notice this meeting. 345 

 

Mr. Stokes:  That will be fine. 

 

R. Huftalen:  Good point, Adam, thanks.   

 350 

A. Walburger:  I just want to make sure we don’t get caught by that.  Don, do you have anything to 

add?  Anne, any thoughts?   

 

A. McDowell:  I go along completely with what you have decided. 

 355 

D. Raleigh:  I’m good with checking in on the 21st and a meeting on the 31st. 

 

A. Walburger:  We will plan to meet virtually and here on the 31st. 

 

Andy Day:  Do we have an exhaustive list of what we need? 360 

 

Mr. Stokes:  Hopefully you do.  We are looking to you today. 

 

Mr. Vredenburgh:  We do, Andy. 

 365 

A. Walburger:  I make a motion to adjourn. 

 

A. McDowell:  I’ll second. 

 

The motion carried with 4 in favor, 0 opposed.  The meeting was adjourned at 7:40 p.m. 370 

 

Respectfully submitted, 

 

 

 375 

Marlene A. Westcott 

Recording Secretary 


