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       Village of Cayuga Heights Planning Board 
Meeting #125 

Monday, December 16, 2024  
Marcham Hall – 7:00 pm  

   Draft Minutes 
 

Present: Planning Board Members Chair F. Cowett, J. Leijonhufvud, M. McMurry, E.Quaroni, 
R. Segelken  
Code Enforcement Officer B. Cross, Deputy Clerk A. Jacot, Alternate Member M. Johnston, 
Mayor L. Woodard 
R. Kawecki, Bousquet Holstein PLLC 
H. Lee, Warren Real Estate 
Members of the Public 
 
Item 1 – Meeting called to order 
 

• Chair F. Cowett opened the meeting at 7:03pm. 
• Chair F. Cowett stated that all Board members are in attendance; Alternate Member 

M. Johnston is welcome to participate in the meeting, but cannot take part in any 
Board votes. 

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

• Chair F. Cowett welcomed a student from Ithaca High School who is attending the 
meeting as a requirement for a class. 
 

Item 2 – November 25, 2024 Minutes 

• The Board reviewed the minutes of the November 25, 2024 meeting. 
 
Motion: M. McMurry 
Second: R. Segelken 

 
RESOLUTION No. 420 

APPROVING MINUTES OF NOVEMBER 25, 2024 
 

RESOLVED, that the written, reviewed and revised minutes of the November 25, 2024 
 meeting are hereby approved. 

 
Aye votes – Chair F. Cowett, M. McMurry, E. Quaroni, R. Segelken 

Abstained – J. Leijonhufvud 
     Opposed – None 
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Item 3 – Public Comment 

• No members of the public wished to comment. 

Item 4 – Subdivision Review – 634 Highland Road 

• Chair F. Cowett stated that the Village has received an application to subdivide the 
property at 634 Highland Road in the Village’s Residence Zone; H. Lee, Warren Real 
Estate, who is representing the applicant, appeared before the Planning Board via 
Zoom at its November 25 meeting; 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 November 25 meeting, the 
applicant has provided a revised survey map showing the location of a 20 foot buffer 
either side of an intermittent stream, the approximate location of a public sanitary 
sewer line, and a building envelope where a residence might be constructed; the 
survey map also contains a note pertaining to the maintenance easement associated 
with the sewer line and a statement that Parcel A is subject to site plan review by the 
Village’s Planning Board for all lot improvements and any construction; the revised 
survey map, the applicant’s responses to the questions in Part 1 of the SEQRA short 
form, and the Zoning Officer’s Report pertaining to the proposed subdivision have 
been made available to the public on the Board’s webpage in advance of this meeting.  

• The public hearing commenced at 7:08 pm. 
• J. Braddock, 117 Cayuga Park Road, which is the property adjacent to Parcel A to the 

north, stated concerns about construction of a residence on Parcel A and how it will 
impact his everyday life; his house has large windows facing south with an 
unobstructed view of the open space on Parcel A which would be lost with the 
construction of a residence; he questioned if the lot as proposed is buildable given the 
lack of electric, water, and gas utilities currently on Cayuga Park Road; he also asked 
if variances would be required for construction and about  the status of the sewer line 
for which there is an easement. 

• Code Enforcement Officer B. Cross stated that Parcel A as proposed is compliant with 
the Village’s Zoning Law for lot size and shape, and the four sided building envelope 
shown on the survey map is compliant with zoning setbacks;  the degree of slope 
within the building envelope also is compliant with zoning; if a residence is 
constructed within that envelope, it is unlikely that variances would be required. 

• Chair F. Cowett stated that, if the lot is subdivided and construction of a residence is 
proposed for Parcel A, site plan review by the Planning Board would be required 
before any construction could take place; the site plan review process is much more 
intensive than subdivision review and the Planning Board typically asks many more 
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questions about a project in site plan review than it does in subdivision review; these 
questions include but are not limited to landscaping, parking, the driveway slope, and 
sustainable energy use; the Board is especially interested in stormwater management 
and asks that post-construction stormwater volume should be equal to or less than 
pre-construction volume to the greatest extent practicable. 

• J. Braddock asked if the neighbors would be able to express concerns to the Planning 
Board during site plan review. 

• Chair F. Cowett replied that just as subdivision review requires a public hearing, site 
plan review also requires one; he also stated that, while there is a sewer line located 
on Cayuga Park Road to which a residence on Parcel A could connect, the Planning 
Board is aware that electric, water, and gas utilities are not currently available to 
Parcel A on Cayuga park Road; the most likely solution to this issue would be for 
Parcel A to access electric, water, and gas utilities on Highland Road via an easement 
traversing Parcel B; he asked J. Braddock how his property accesses electric, water, 
and gas utilities. 

• J. Braddock replied that his property accesses these utilities from Highland Road. 
• E. Quaroni asked about the sewer line shown on the survey map and whether this is a 

private or public sewer line. 
• Code Enforcement Officer B. Cross replied that the sewer line shown on the survey 

map is a public sewer line and is maintained by the Village. 
• E. Quaroni asked if this public sewer line only services properties located on Highland 

Road. 
• Code Enforcement Officer B. Cross replied that the area serviced by the public sewer 

line extends beyond Highland Road. 
• J. Braddock expressed concern that a large black walnut tree near his property line 

would be removed in order to construct a residence on Parcel A 
• Code Enforcement Officer B. Cross replied that there is a 15 foot side yard setback 

from his property line within which a structure such as a residence cannot be built; if 
the tree is located within that setback, it is unlikely it would need to be removed for 
residence construction. 

• Chair F. Cowett stated that the Village’s Zoning Law prohibits the removal of trees on 
a site prior to site plan review by the Planning Board; he asked J. Braddock to contact 
him should he see any trees on Parcel A being removed. 

• No additional members of the public wished to speak. 
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Motion: J. Leijonhufvud 
Second: E. Quaroni 
 

RESOLUTION No. 421 
TO CLOSE THE PUBLIC HEARING  

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

subdivision at 634 Highland Road be closed. 
 

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

 
The public hearing was closed at 7:27 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 categorized at the November 25 meeting as an Unlisted 
SEQRA action.  

• The Board reviewed the applicant’s responses to the questions in Part 1 of the SEQRA 
short form.  

• The Board accepted the applicant’s responses to the questions in Part 1 of the SEQRA 
short form and made minor revisions to questions 8c and 14.  
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• The Board reviewed Parts II and III of the SEQRA short form.  
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Motion: R. Segelken 
Second: E. Quaroni 
 

RESOLUTION No. 422 
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 634 Highland Road will not result in any significant adverse 

environmental impacts. 
 

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

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

consider in subdivision review the guidelines and standards for subdivisions, in this 
case a minor subdivision, as contained in § 305-123; however, before the Board 
proceeds the make these findings, he is informing the Board that, prior to this 
meeting, Code Enforcement Officer B. Cross and he consulted with Village Attorney 
R. Marcus about an easement traversing Parcel B to facilitate access by Parcel A to 
electric, water, and gas utilities from Highland Road if needed; Attorney R. Marcus 
advised that the Board can approve the subdivision subject to the condition that there 
be such an easement, but there needs to be an agreement approved by the Village 
Attorney and signed by the applicant providing for such an easement, and the 
location of the easement needs to be shown on the subdivision plat prior to the plat 
being signed by the Planning Board Chair; therefore, the revised subdivision map 
submitted to the Board by the applicant for this meeting will need to be revised 
further to show the location of the easement should the Board approve the 
subdivision subject to the easement condition. 

• H. Lee, Warren Real Estate, stated that agreement for the easement is in the process 
of being negotiated and could not be provided to the Board for this meeting. 

• The Board proceeded to make findings for § 305-123. 
 

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 A, the survey map 
provided by the applicant shows a buildable area for residence construction with a 
maximum grade of approximately 15% and less than 25% which would comply with 
the Zoning Law requirements for residence construction.  Finally, the buildable area 
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is of sufficient size to allow for residence construction in compliance with the lot 
coverage requirements of the Zoning Law.   

o Lot shape:  

Parcels A and B meet the requirements of the Village’s Zoning Law for regularity of 
shape as calculated by the Village’s Zoning Officer, and the side lines of both parcels 
are substantially at right angles to street centerlines.  Therefore, lot shape is compliant 
with the Village’s Zoning Law. 
 

o Lot access:  
 

Both parcels have adequate vehicular access to public streets, Parcel B to Highland 
Road and Parcel A to Cayuga Park Road.  Parcel B has access to electrical, gas, and 
water services via utilities located on Highland Road, and to sewer service via a line 
that traverses Parcel B before connecting to a sewer main located on Cayuga Park 
Road.  Parcel A can obtain sewer service via the sewer main on Cayuga Park Road, 
but electrical, gas, and water utilities are not located along Cayuga Park Road and 
electrical, gas, and water services are currently unavailable.   
 

o Driveways:  
 

Parcel B has an existing driveway connecting to Highland Road.  Parcel A does not 
have a driveway, but there is adequate space to construct a driveway connecting to 
Cayuga Park Road with an average slope less than 10% which would be compliant 
with the Village’s Zoning Law.  Additionally, such a driveway can be expected to 
offer drivers exiting it unobstructed views of Cayuga Park Road 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 634 Highland Rd. 
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Motion: M. McMurry 
Second:  J. Leijonhufvud 
 

RESOLUTION No. 423 
TO APPROVE WITH CONDITIONS THE PROPOSED MINOR SUBDIVISION  

AT 634 HIGHLAND ROAD 
 

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 at 634 Highland Road 

is hereby approved subject to the following conditions: 
 
(1)  That prior to the Planning Board Chair signing the subdivision plat, the applicant shall 
provide the Village with a copy of: 
(a) An agreement approved by the Village attorney, signed by the applicant, that provides 
Parcel A with an easement allowing water, electrical, and gas utility service lines to traverse 
Parcel B in order that Parcel A can connect if needed with utility lines located on Highland 
Road providing those services; and 
(b) a revised subdivision plat that shows the location of these easements. 
 

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

 
• Chair F. Cowett asked H. Lee if she has been informed by the Chair and by Code 

Enforcement Officer B. Cross about the process required to record a subdivision plat. 
• H. Lee replied that she has been so informed. 

 
Item 5 – Comprehensive Plan Update 

• The Board resumed its discussion on updating the Village’s Comprehensive Plan and 
considered possible questions to be included in a resident questionnaire.   

• J. Leijonhufvud stated that the Comp Plan sections addressing Quality of Life and 
Community Character focus on things about the Village that its residents value and 
what they want to be improved;  the cart would be put before the horse for the Board 
to rewrite those sections without first conducting a survey of Village residents; when 
the Planning Board drafted the Comp Plan back in 2014, it assumed that it knew what 
residents valued about the Village; the current Planning Board needs to hear from 
Village residents before moving forward with updating the Comp Plan. 

• J. Leijonhufvud further stated that the 2021 Trumansburg Comprehensive Plan was 
informed by a survey of Trumansburg residents and could be a model for a Cayuga 
Heights survey; there are some things that are specific to Trumansburg and some 
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things that aren’t; it could be a nice guide for the Board so long as the survey the 
Board comes up with isn’t too lengthy. 

• The Board discussed the types of questions that could be included and how specific or 
open-ended questions should be. 

• R. Segelken asked if Survey Monkey provides an opportunity for survey respondents 
to give comments. 

• J. Leijonhufvud replied that Survey Monkey does make comments available; open-
ended questions would make it more difficult for the Board to arrive at data-driven 
conclusions. 

• M. Johnston discussed the memo he had submitted to Board members; it was intended 
to summarize why the Comp Plan is important and to spur discussion about how the 
survey could be structured; there is an emphasis on sustainability and how 
sustainability can be woven into many Comp Plan components.  

• M. Johnston further stated that believes that simple questions are good and that no 
more than 15 questions should be included in a survey; it could also allow residents to 
share their information, such as names, age, etc.; this would be good data to know and 
could be put on the Village website, although providing that information wouldn’t be 
mandatory for residents to complete the survey. 

• J. Leijonhufvud stated that some of the questions proposed by M. Johnston are very 
open-ended; she would prefer more specificity; greater  specificity will help to guide 
the Board; for example, if one of the sustainability goals is to try to minimize the use 
of natural gas in the village, then one possible question would be do residents believe 
that construction of a new residence should or should not permit the use of natural 
gas in that residence; this would be similar to the survey conducted by the Village 
concerning the use of leaf blowers which had a good response. 

• The Board briefly discussed whether one long survey or a series of short surveys made 
better sense, and whether a series of short surveys would lead to survey fatigue.  

• Mayor L. Woodward suggested the Board begin their survey with questions likely to 
engage residents such as why do you live here, what made you want to live here, and 
conversely what things don’t you like about Cayuga Heights and would like to see 
changed. 

 
Item 6 – New Business 
 

• Chair F. Cowett stated that the next meeting of the Planning Board will be held on 
Monday January 27, 2025 at 7:00 pm at Marcham Hall. 

 
Item 7 – Adjourn 
 

• Meeting adjourned at 9:04 pm. 


