
TOWN OF VESTAL PLANNING BOARD MINUTES 

DATE:  April 11, 2017 
 
PRESENT:  Joyce Majewski, Bob Bennett, Augie Gates, Bob Warner, Edward Zimmer, Madeleine Cotts 
(Non-Voting Member) 
 
Also Present:  Vernon Myers, Town Engineer; Carle Truman, Fire Marshall; Doug Rose, Assistant Fire 
Chief; David Berger, Planning Board Attorney; Shoba Agneshwar, Town Board Member; Carolyn Almy, 
Secretary 
 
Chairwoman, Joyce Majewski called the meeting to order at 6:00 p.m. 
 
 A motion was made by Bob Warner to approve the December 13, 2016 minutes, second by Augie Gates, 
with all members voting in favor. 
 

For My Children, 3141, 3149, 3145 Burris Road    BCTMP 158.15-1-23, 158.15-1-21 and 158.15-1-22.2  
New Apartment Buildings 

Chris Statsny – Griffiths Engineering, LLC presented. The original plans called for a five story building. He 
brought their three story option, with a landscaping and lighting plan.  Changes were based on the 
Board’s comments.  Landscaping – limited area.  Plans are for low shrubs, an area with a tree, and low 
ground cover.  Lighting – low pole mounted lighting with a small light spread.  They are in the process of 
developing systems for stormwater runoff.  Joyce asked Vern to go through the checklist:  Zoning – issue 
with two parcels having existing single family homes with nonconforming use in an R-C District with an 
intensification of non-conforming use.  This is going to the Zoning Board of Appeals for determination on 
Thursday night.  Chris stated that they came to the Planning Board for contingent approval.  If the ZBA 
doesn’t approve, they have contingent plans.  Setbacks- ok, parking- ok, Drainage- Vern stated that he is 
not making the developer obtain a full Stormwater Pollution Prevention Plan until his plans are 
approved, and that a Building Permit will not be issued until the stormwater plan is provided.  
Landscaping- ok, lighting – ok, elevation – ok, grades – ok, dumpster – ok, sprinkler system – ok, 
hydrants – ok, not in flood plain, 239 is not required, doesn’t need oil/grease separator or FOG 
application, SEQR – ok, Knox box required, Street numbers needed – Code to handle, backflow 
prevention – final design of plans needed, the plans are preliminary, and are required to submit 
stamped plans, within water/sewer district, application with treatment plant not required, no Town 
Board items, and Planning Board fees have been paid.   
 
Joyce asked of there were any Fire Department concerns.  Carle Truman wants to see a sprinkler system 
upgrade to the 13 system, and deferred to Doug Rose who agreed.  Concerns – placement of building, 
limited access around building, the types of materials being used to construct the building and using a 
13R verses a full 13 sprinkler system.   Bob Warner asked about the drawbacks of the 13R vs 13 system.  
A representative of For My Children, who is a fire protection contractor spoke:  NFPA 13 is for 
residences up to and including four stories.  Code allows 13R for this building.  NFPA 13 is standard for 
installation of automatic sprinklers.  It is recognized by New York State Fire Code 2013 editions.  NFPA 
13R is a watered down version of 13 for residences up to and including four stories. Augie asked about 
insurances – FMC representative said that the owner must maintain whatever system that Code 
requires.  Augie stated that he wants the maximum of what is available for the people’s protection.  Bob 
Warner asked about the cost of the 13 system.  FMC representative state that it was approximately 
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$30,000 for just the attic protection.  Ed Zimmer expressed concern that there is an 8” main with no 
loop, and that it was not adequate.  Vern said that there were two separate systems, and that the 
pressure and flow on the east side is higher.  Joyce stated that, unfortunately, they meet the legal 
requirement, and that the Planning Board doesn’t have the capacity to enforce something beyond the 
legal requirements. Joyce then asked Dave Berger for his opinion.  Dave said that, unless there was 
some overriding reason to require a 13 system, as long as the code is met, it is appropriate.  If there is a 
need to revise the code at some point, we will need to do that.  Doug stated that there are sections of 
the code that give the Fire Chiefs authority to express concerns in regard to these matters.  He also 
related instances of fires, where the buildings had no protection in the attic.  Bob Bennett offered that 
the planning board has to be careful when speaking about the inside of the building.  That is what the 
Code Officer is there for, as he has been trained on the Code.  As a Planning Board they don’t have the 
authority to tell them what to do with the inside of the building.  Augie said that the system would be a 
one-time expense.  FMC Rep. said that it was not a one-time expense, and that there were different 
requirements with various testing.  Bob Bennett said that there are two existing hydrants that are at 
mid-point and northwest.   
 
Bob Warner questioned the traffic impact.  FMC rep. stated that there was a traffic study done for the 
original, five story building by GTS Consulting.  The conclusion was that there was only minor impact. 
Chris stated that stormwater runoff would be discharging into the existing water forces on the property, 
and that the design for the system isn’t complete.  Bob Bennett asked about possibly having to demolish 
a structure if the ZBA doesn’t approve.  Chris replied that they would consider using it as greenspace or 
a three family unit. 
 
Joyce asked for a motion on the SEQR.  Bob Warner accepted the motion, Bob Bennett seconded, with 
all members voting in favor. 
 
Joyce asked for a motion on the site plan approval, contingent on ZBA approval, and the approval of the 
SWPPP.  Vern added, if the site plan is changed, they would need to come back to the Planning Board.  
Joyce asked for a motion to approve, contingent as noted – Bob Bennett accepted the motion, Bob 
Warner seconded, with all members voting in favor. 
 

Warren Real Estate, 3456 Vestal Parkway East BCTMP #158.12-3-2 
Addition to Existing Building – Mark Parker, Architect and Bryan Warren Representing 

 Propose new addition to existing building for real estate business.  Mark Parker – Addition would be 
1100 square feet.  The plan has the required 15 parking spaces, and will still be below the minimum lot 
coverage.  Existing trees are to be relocated.  There would be stone under the drain to pick up some 
runoff.  No SWPPP is required.  Bob Bennett questioned where the roof runoff will go from the proposed 
addition.  Mark – we are using downspouts to splash blocks. It is then deposited in the grassy areas.  An 
underdrain along the parking lot flows into a stone swale.  Bob Bennett asked if they will collect the roof 
runoff and put it in the parking lot.  This sits higher than the adjoining property and all of the drainage is 
going that way now.  Try to lessen that impact because you are putting more on an impervious surface.  
You can’t stop the water from going on the property, but you have to be able to slow it down.  Mark – 
That is why we planned for the stone underdrain.  Vern – you can put the roof drain underground.  Mark 
– we can extend it.  Bob Bennett – Anything that you can do to collect as much of that runoff, would be 
best.  Mark – They could easily extend the drain. 
 
Bob Warner asked about the lighting in the parking lot.  Bryan said that they are working with very little 
lighting.  The bank adjacent to his property provides some lighting.  Bob Warner then asked about an 
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exit door on the new addition.  Mark said that no exit door is shown on the plans, and that it would have 
to be reviewed by code.  After the review, if a door is needed per code, they will put it in the plans.  Bob 
Warner asked if there would be a light by the exit door.  Bryan said that in the winter months, when it is 
dark and slippery, there could be an issue.  They did take their one light out briefly, but people were 
concerned about no lighting in the winter months.  A smaller, decorative light was put in. 
 
Joyce opened the meeting up to public comments.  The residents asked to see the sight plan.  Augie 
asked if there were people working there after dark.  Several members of the public commented that 
people work there as late as 9pm or 11pm. Bob Warner stated that they cannot regulate business hours.  
Bryan said that he works late 1-2 nights per week.  Agents meet their clients there, although not much 
past 9pm. Residents said that the lights are shining in their homes.  Vern said that the light was an 
ordinary residential light, and that there are no codes regarding that type of light shine.  It was also said 
that there were excess cars in the lot and they had contacted the code department.  One resident 
wanted to know about how close the addition was going to be to her property.  Bob Bennett stated that 
Code allows for a 30 foot setback, and that the addition is 34 feet set back.  Residents commented that 
they would be on top of a big parking lot, and that they are concerned with landscaping not being 
maintained and snow removal.  Bryan said that he has a landscaper maintaining the property, and the 
salt burn on the bushes is from this recent winter.  They will be taken care of.  Residents also spoke of 
the real estate “For Sale” signs being stored outside.  Bryan said that because of the excess snow, the 
signs were put against the building.   
 
Augie – the board is only concerned with site plans.  As long as we have no code issues, there is not a lot 
that the Planning Board can do.  He stated that the Board is not at liberty to decide that Bryan cannot 
build the addition.  Madeleine said that he (Bryan) is allowed to build because he’s zoned differently 
(residential vs transitional), and that the Planning Board has no power to stop what is legal.  Residents 
questioned the Board about where their protection is.  Bob Bennett spoke that the Board could provide 
the residents with more protection with an intense landscaping plan.  Bryan said that he was open to 
more landscaping.  Joyce asked what type of trees would be suggested.  Madeleine said that the trees 
should be a minimum of 3 inch caliper, spaced about 30 feet apart with a combination of evergreens 
and big shade trees.   
 
Inaudible – multiple conversations taking place simultaneously. 
 
Vern suggested building a fence and planting ornamental grasses for headlight shine. 
 
Inaudible – multiple conversations taking place simultaneously. 
 
Joyce asked for a motion on the SEQR negative declaration.  Bob Bennett motioned, Bob Warner 
seconded, with all members voting in favor. 
 
Joyce asked for a motion to approve the site plan, contingent upon submission indicating landscaping 
and a fence on the west side; and hardwoods on the south side.  Ed Zimmer motioned, Bob Warner 
seconded, with all members voting in favor. 
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360 Vestal Empire, LLC, 860 Vestal Road, BCTMP #157.58-2-6.  Informational Meeting/No Decision Will 
Be Made 

Proposed Conversion From Nursing Home to 55 and Over Senior Apartments – Sarah Grace Campbell 
and Conan Cerretani Representing 

Sarah – Proposed senior apartments, with at least 90% of residents being 55 and older.  It will not be a 
nursing home, but independent living.  There will be 128 units with 1 – 3 bedrooms.  They will add two 
stories to the rear of the existing building, and will be asking for variances from the Zoning Board of 
Appeals for height and parking.  The owner is negotiating two additional parcels for parking.  Where 256 
parking spaces are required, they have plans for 207.  The bottom floor is meant to flood.  Mechanical 
and electrical systems will be elevated.  Conan said that the heating and air condition systems will be on 
the roof.   Ed asked how high the floodwaters got in 2011.  Conan said about 18 inches.  Bob Warner 
asked if the structure could handle two extra floors.  Conan said that if they have to do modifications to 
the concrete and steel beams, they would.  The plans call for a very light and strong system.  Bob 
Bennett – is there enough capacity to handle the water and sewer?  Conan – it has not been determined 
yet.  Sarah – they do not want to spend the money on the sewer and water plans until they get feedback 
from the ZBA.  Bob Warner – How tall will the structure be at the highest side?  Conan – 80 feet.  Doug – 
our 100 foot tower truck will be sufficient.  Bob was also concerned with the heating and cooling 
systems being on the top of the roof, and that he is unsure if they would be able to reach that.  Doug 
Rose – With a full sprinkler system, the fire would be mostly out before the fire department gets there.  
Conan – each wall would be a two hour rated wall.  There will be four stairwells and two elevators, and 
they would not be modifying any of the clearance around the building.  Madeleine asked if a traffic 
study was done.  Vern – would like to see the traffic study.  He didn’t feel that there would be significant 
impact.  He is okay with a traffic analysis.  Sara stated that there will not be a lot of employees.  Conan – 
all apartments will have individual laundries and kitchens.  The bottom floor will be used for storage 
only.  They will not be offering many organized activities, and are not sure if the final plans will have a 
community room.   
 
Sara asked for the Board’s opinion of what the neighbors might think.  Bob Warner said that he thinks 
that it will be well received.  Doug – the neighbors might think that it was a big, ominous building 
encroaching on a residential area.  Augie asked if there was mold in the building.  Conan answered that 
there was no mold.  Augie said that it is a great idea.  Sara stated that she hopes that people would 
prefer to see this project happen, rather than having a dilapidated structure just sitting there.   
 
The meeting was adjourned at 7:40 PM. 
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TOWN OF VESTAL PLANNING BOARD MEETING  
                                                   April 11, 2017 

 
ENGINEER’S REPORT 

(Prepared before the meeting) 
 
 

1) Change of Tenant, 1901 Vestal Parkway East, BCTMP# 158.13-1-32 
“Best Kept Secret” to occupy space within the 1901 Vestal Parkway East complex, property has 
been reviewed and approved. 
 

2) Change of Tenant, 401 Front Street, BCTMP# 173.22-2-7 
“Be Bop Clubhouse” to occupy space within the 401 Front Street, property has been reviewed 
and approved. 
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