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       Village of Cayuga Heights Planning Board 
Meeting #119 

Monday, December 18, 2023  
Marcham Hall – 7:00 pm  

   Minutes 
 

Present: Planning Board Members Chair F. Cowett, J. Leijonhufvud, M. McMurry, R. 
Segelken  
Code Enforcement Officer B. Cross, Deputy Clerk A. Jacot, Alternate Member M. Johnston, 
Mayor L. Woodard 
R. Kawecki, Bousquet Holstein PLLC 
D. King, 102 North Sunset Drive 
Members of the Public 
 
Item 1 – Meeting called to order 
 

• Chair F. Cowett opened the meeting at 7:02 pm. 
• Chair F. Cowett stated that E. Quaroni is unable to attend the meeting; Alternate 

Member M. Johnston is appointed a full voting member for this meeting. 
• Chair F. Cowett further stated that Attorney R. Marcus is unable to attend the 

meeting; Attorney R. Kawecki, Bousquet Holstein PLLC, is attending the meeting via 
Zoom and is able to provide the Board with legal advice if needed. 
 

Item 2 – November 27, 2023 Minutes 

• The Board reviewed the minutes of the November 27, 2023 meeting. 
 
Motion: J. Leijonhufvud 
Second: R. Segelken 

 
RESOLUTION No. 405 

APPROVING MINUTES OF NOVEMBER 27, 2023 
 

RESOLVED, that the written, reviewed and revised minutes of the November 27, 2023 
 meeting are hereby approved. 

 
Aye votes – Chair F. Cowett, M. Johnston, J. Leijonhufvud, M. McMurry, R. Segelken 

     Opposed – None 
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Item 3 – Public Comment 

• No members of the public wished to speak. 

Item 4 – Subdivision Review – 102 North Sunset Drive 

• Chair F. Cowett stated that the Village received an application to subdivide the 
property at 102 North Sunset Drive in the Village’s Residence zoning district; the 
applicant appeared before the Planning Board at its October 23 meeting and provided 
a survey map showing the proposed subdivision; the Board accepted the project for 
subdivision review, declared itself lead agency for SEQRA, and scheduled both 
SEQRA review and a public hearing for this meeting. 

• Chair F. Cowett stated further that, since the Board’s October 23 meeting, the 
applicant has provided a revised survey map containing revisions requested by the 
Board, including a shaded area showing the possible building area for a residence with 
a slope less than 25% as required by the Village’s Zoning Law, a legend including a 
symbol for deciduous trees with a dbh of 6 inches or greater, and a signature block 
with room for any conditions of approval determined by the Board; in addition, Code 
Enforcement Officer B. Cross has provided a Zoning Officer’s Report stating that 
Parcels A and B created by the subdivision are compliant with Village Zoning Law 
requirements for road frontage, setbacks, and lot shape; however, the calculations for 
Parcel A incorrectly state average lot depth, width, and north side setback; the correct 
average depth is 384 feet, the correct average width is 221 feet, and the correct north 
side setback is 33.2 feet. 

• Chair F. Cowett asked Code Enforcement Officer B. Cross to confirm the corrections 
to the dimensions for Parcel A and asked if the dimensions for Parcel A are still 
compliant with Village Zoning Law requirements. 

• Code Enforcement Officer B. Cross confirmed the correct dimensions for Parcel A 
and stated that Parcel A dimensions are compliant with the Village’s Zoning Law.  

• Chair F. Cowett stated that the revised survey map, the Zoning Officer’s Report, and 
the applicant’s responses to the questions in Part 1 of the SEQRA short form were 
made available to the public via the Board’s webpage in advance of this meeting.  

• The public hearing commenced at 7:07 pm. 
• No members of the public wished to speak. 
• Code Enforcement Officer B. Cross stated that P. Ehrich, 2 Strawberry Lane, a 

resident of a property within 200 feet of 102 North Sunset Drive, visited him prior to 
the Board meeting with questions about the subdivision review and concern about a 
possible view easement associated with her property; he explained that her concern 
about a view easement was more appropriate to site plan review than subdivision 
review; she decided that there was no need for her to attend the Board meeting.  
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Motion: R. Segelken 
Second: M. McMurry 
 

RESOLUTION No. 406 
TO CLOSE THE PUBLIC HEARING  

 
RESOLVED, that the public hearing regarding subdivision review for the proposed minor 

subdivision at 102 North Sunset Drive be closed. 
 

Aye votes – Chair F. Cowett, M. Johnston, J. Leijonhufvud, M. McMurry, R. Segelken 
Opposed – None 

 
• The public hearing was closed at 7:07 pm. 
• Chair F. Cowett asked Board members if there were any questions or comments about 

the proposed subdivision prior to SEQRA review of the project. 
• Board members had no questions or comments. 
• The Board discussed the project in relation to the State Environmental Quality 

Review Act (SEQRA) which it has categorized as an Unlisted SEQRA action.  
• The Board reviewed the applicant’s responses to the questions in Part 1 of the SEQRA 

short form.  
• Chair F. Cowett stated that the total acreage of the site of the proposed action has 

been corrected from 2.97 acres to 3.31 acres consistent with the updated TG Miller 
survey map; the DEC’s EAF Mapper kicked out a yes answer for Question 12b, but a 
letter from the NYS Office of Parks, Recreation and Historic Preservation confirmed 
that no properties including archaeological and/or historic resources will be impacted 
by this project; the DEC’s EAF Mapper kicked out a yes answer for Question 15 and 
cited Lake Sturgeon as a Threatened or Endangered Animal, but the act of subdivision 
will have no impact on Lake Sturgeon habitat. 

• Code Enforcement Officer suggested that Question 9 regarding NYS energy code 
requirements be answered as Not Applicable and the Board agreed. 

• The Board accepted the applicant’s responses to the questions in Part 1 of the SEQRA 
short form along with its revisions.  
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• The Board reviewed Parts II and III of the SEQRA short form.  
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Motion: R. Segelken 
Second: M. Johnston 
 

RESOLUTION No. 407 
TO DETERMINE PROPOSED ACTION WILL NOT RESULT IN AN ADVERSE 

ENVIRONMENTAL IMPACT  
 

RESOLVED, that the Village of Cayuga Heights Planning Board has determined that the 
proposed minor subdivision at 102 North Sunset Drive will not result in any significant 

adverse environmental impacts. 
 

Aye votes – Chair F. Cowett, M. Johnston, J. Leijonhufvud, M. McMurry, R. Segelken 
Opposed – None 

 
• Chair F. Cowett stated that the Village’s Zoning Law instructs the Planning Board to 

consider in subdivision review the planning guidelines and infrastructure design 
standards contained in § 305-123; most of the guidelines and standards are applicable 
to a major, not minor, subdivision; he asked if Board Members had any questions or 
comments before making findings for § 305-123. 

• J. Leijonhufvud replied that a real estate listing for 102 North Sunset Drive had 
incorrectly stated several inaccurate points that would be misleading to a prospective 
buyer, including that "The seller has obtained a preliminary subdivision of the lot and 
building approval from the planning board, providing a buyer with one of the only 
remaining buildable lots in the entire village;" she stated that, although the listing has 
been corrected, it should be made clear to a prospective buyer that subdivision 
approval does not imply site plan approval. 

• Chair F. Cowett agreed with J. Leijonhufvud and suggested that this can be achieved 
through a condition of subdivision approval. 

• The Board discussed the planning guidelines and infrastructure design standards 
contained in § 305-123 of the Village’s Zoning Law applicable to a minor subdivision. 

 
o Lot size and coverage:  

 
The subdivided lots comply with setback and street frontage requirements of the 
Village’s Zoning Law and are of a size consistent with the Residence zoning district 
and existing neighborhood character.  In unimproved Parcel B, the survey map 
provided by the applicant shows a buildable area for residence construction with a 
grade less than 25%; if built upon, this area would comply with the lot coverage 
requirements of the Village’s Zoning Law.   
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o Lot shape:  
 
The subdivided lots meet the requirements of the Village’s Zoning Law for regularity 
of shape; the side lines of the lots are substantially at right angles to street centerlines 
and therefore compliant with the Zoning Law. 
 

o Lot access:  
  
The subdivided lots have adequate access to North Sunset Drive, an existing public 
street. 
 

o Driveways:  
 
Subdivided Lot A has an existing driveway.  The survey map provided by the 
applicant shows a potential driveway for subdivided Lot B extending from North 
Sunset Drive to the proposed buildable area.  This driveway has an average slope of 
approximately 10% which is compliant with the Village’s Zoning Law.  Additionally, 
the location of the proposed driveway can be expected to offer drivers exiting the 
driveway unobstructed views of North Sunset Drive for a distance commensurate 
with the speed and volume of traffic on that street. 
 

• The Board discussed whether to approve, approve with conditions, or disapprove the 
proposed subdivision at 102 North Sunset Drive. 

• Chair F. Cowett suggested that, if the Board approves the subdivision, it include two 
conditions of approval pertaining to the unimproved Lot B which would be printed 
on any approved subdivision plat; the first condition would state that any exterior site 
construction or change in the intensity of use at Lot B will require the review and 
approval of a site plan by the Village's Planning Board and the issuance of a building 
permit by the Village's Code Enforcement Officer; the second condition would state 
that no living trees with a trunk diameter at breast height of six inches or greater can 
be removed from Lot B prior to Planning Board site plan approval unless removal has 
been approved by the Planning Board after consultation with the Village Forester. 

• Chair F. Cowett further stated, regarding the first condition, that Attorney R. Marcus 
had found language in § 305-116.A.3 of the Village’s Zoning Law, a holdover from the 
old Zoning Law, stating incorrectly that site plan review is required for a subdivision 
of land in any zoning district;  the Board of Trustees will soon be considering a Local 
Law to cure this issue by deleting § 305-116.A.3, but Attorney R. Marcus suggested 
including the proposed first condition to make clear that subdivision review is 
required and not site plan review in considering a potential subdivision; the language 
of the condition also addresses the issue raised by J. Leijonhufvud regarding the 
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misleading real estate listing for 102 North Sunset Drive by emphasizing that 
subdivision approval does not imply site plan approval and that site plan approval is 
required before any improvements can be made to Lot B. 

• M. Johnston asked about the rationale behind the proposed second condition. 
• Chair F. Cowett replied that the language in the proposed second condition reflects 

the language contained in the Village’s Zoning Law both in § 305-118.A.1 which 
pertains to site plan review procedures and in § 305-124.A.1 which pertains to 
subdivision review procedures; however, it has been his experience as Village 
Forester that property owners sometimes overlook this language and, since there is a 
Unique Natural Area associated with the property, it is important this does not occur.  

• R. Segelken agreed that it would be helpful if the second condition was included on 
the subdivision plat so that any property owner of Lot B would be aware from the 
start about the regulation of tree removals. 

 
Motion: M. McMurry 
Second:  J. Leijonhufvud 
 

RESOLUTION No. 408 
TO APPROVE WITH CONDITIONS THE PROPOSED MINOR SUBDIVISION  

AT 102 NORTH SUNSET DRIVE 
 

RESOLVED, that, based upon the findings made by the Planning Board in consideration of  
§ 305-123 of the Village’s Zoning Law, the proposed minor subdivision at102 North Sunset 
Drive is hereby approved subject to the following conditions applicable to subdivided Lot B 

pursuant to Article XVII Site Plan Review of the Village's Zoning Law: 
 
(1)  Any exterior site construction or change in the intensity of use at subdivided Lot B shall 
require the review and approval of a site plan by the Village's Planning Board and the 
issuance of a building permit by the Village's Code Enforcement Officer; and 
 
(2) No living trees with a trunk diameter at breast height (DBH) of six inches or greater at 
subdivided Lot B shall be removed prior to the Planning Board's issuance of site plan approval, 
unless such removal has been approved by the Planning Board after consultation with the 
Village Forester. 

 
Aye votes – Chair F. Cowett, M. Johnston, J. Leijonhufvud, M. McMurry, R. Segelken 

Opposed – None 
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• Chair F. Cowett asked D. King, 102 North Sunset Drive, if he has been adequately 
informed by the Chair and by Code Enforcement Officer B. Cross about the process 
required to record a subdivision plat. 

• D. King replied that he has been so informed; he then stated that, since the Board’s 
November 27 meeting, the property is now under contract with a buyer who would 
prefer to leave the property as is and not subdivide it to faciltate the sale of Lot B.   

• Chair F. Cowett stated that D. King is under no obligation to record the subdivided 
plat; however, if the applicant does not file the approved plat with the Tompkins 
County Clerk within 180 calendar days of the Chair signing the plat on behalf of the 
Village, then the subdivision is no longer valid. 

Item 5 – Comprehensive Plan Discussion 

• The Board resumed its discussion as to whether the Village’s Comprehensive Plan 
should be updated. 

• M. McMurry discussed the Transportation section; there isn’t much to update in this 
section which is ambitious and she agrees with the goal of reducing vehicular traffic 
and diversifying infrastructure to accommodate modes of transportation other than 
cars; however, many specific recommendations have not been acted upon; the 
recommendation to maintain a maximum of one travel lane in each direction should 
include a bike lane; maintenance of Village streets should acknowledge the increase 
of traffic on those streets; encouraging public transit use by building more shelters 
and working with TCAT should be pursued; the recommended strategic plan for 
linking bikeways with adjacent municipalities should reference the Ithaca bikeway 
plan; the recommended walkability audit never happened; consideration should be 
given to mitigating traffic by reducing parking availability; if there are fewer parking 
spaces, fewer people drive.  

• Chair F. Cowett stated that, while it is true that reducing parking is the best way to 
reduce traffic, a distinction should be made between local Village resident traffic and 
commuter traffic to Cornell. 

• Code Enforcement Officer B. Cross stated that the City of Ithaca has reduced parking 
to be provided by developers. 

• R. Segelken stated that this has happened in Collegetown; redevelopment of College 
Avenue did not entail the provision of new parking. 

• M. Johnston asked Code Enforcement Officer B. Cross if there have been any requests 
for additional bus shelters in the Village or bus shelters with lighting. 

• Code Enforcement Officer B. Cross replied that he is not aware of any such requests. 
• M. Johnston stated that there have been requests at Cornell for bus shelters with solar 

lighting, outlets for charging devices, and screens; one such shelter has been built 
near Atkinson and the Dairy Bar. 
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• Code Enforcement Officer B. Cross stated that Cornell is looking to replace two old 
bus shelters at A Lot and that the new shelters will contain enhancements. 

• R. Segelken asked about electrical vehicle charging. 
• M. McMurry stated that the Transportation section doesn’t address this, but it should 

be included. 
• M. Johnston stated that EV charging could also be addressed in the Utility section. 
• M. McMurry stated that EV charging overlaps with parking in that charging stations 

can be associated with bonus or preferential parking. 
• J. Leijonhufvud stated that consideration from a safety standpoint should be given to 

electric scooters and electric bikes; Ebikes can be ridden in bike lanes on roads with 
speed limits under 30 mph. 

• M. Johnston asked M. McMurry if her take on the Transportation section is that the 
ambition reflected in the section should be maintained. 

• M. McMurry stated that the ambition should be maintained, but it’s time to focus on 
better following through. 

• Chair F. Cowett stated that the Board has completed its review of the individual 
Comprehensive Plan sections; he asked Board members if, based upon this review, 
they believed the Comprehensive Plan should be updated. 

• Board members agreed with the need to update the Comprehensive Plan. 
• Chair F. Cowett asked Board members how the Board should proceed in informing 

the Village’s Board of Trustees of the need to update. 
• Board members discussed this and agreed that the Board member responsible for 

reviewing each Comprehensive Plan section would briefly summarize the need to 
summarize that section for the Planning Board’s February meeting. 
 

Item 6 – New Business 
 

• The next scheduled meeting of the Board is Monday January 22, 2024. 
• Code Enforcement Officer B. Cross stated that the Board may be asked to consider 

two new projects at its January meeting; the first project is a proposed cannabis 
dispensary to be located at 840 Hanshaw Road in a former office near Ned’s Pizza; the 
dispensary would require both a special use permit and site plan review; the second 
project is a proposed subdivision at 305 Highland Road where both a single family 
residence and two apartment buildings are located; the subdivision would allocate the 
single family residence to one subdivided parcel and the two apartments to the other 
subdivided parcel in order to facilitate the sale of the apartment buildings.  
 

Item 7 – Adjourn 
 

• Meeting adjourned at 8:28 pm. 


