
 

MINUTES 
SENECA COUNTY PLANNING BOARD 

NOVEMBER 9, 2017 
 

HEROES 9-11-01 CONFERENCE ROOM 
COUNTY OFFICE BUILDING 

WATERLOO, NEW YORK 
 

MEMBERS PRESENT: Betty Berger, Henry Bickel, Gordon Burgess, William Dalrymple,        
Donald Denman, Edward Franzoni, Mary Kelleher (Alternate),              
Sally Kenyon, Mark Lott, Michael Scaglione, Tom Scoles, Michael Smith and 
John Swanson   

  
MEMBERS CALLED:   Michael Enslow and David Fitzgerald 
 
MEMBERS ABSENT:   John Pigman and Steven Trout 
   
STAFF: Harriet Haynes, Sr. Planner, Joe McGrath, Grants Management Specialist 

and Mary DeStefano, Staff Resources Assistant, Department of Planning 
and Community Development  

   
GUESTS: Jerry Goldman, Esq., Woods Oviatt Gilman LLP; Larry Koch, R.A., Project 

Manager, Beardsley Architects & Engineers; Melody Ponzi, Associate 
Executive Director of Fiscal Services, ARC of Seneca Cayuga; Mike Ritchie, 
Costich Engineers; and Vern Sessler 

  
The meeting was called to order at 7:00 p.m. by Chairperson William Dalrymple. 
 
Chairperson Dalrymple appointed Mary Kelleher, alternate member, to sit in for absent member, David Fitzgerald. 
 
The Minutes of the October 12, 2017 meeting were approved by a motion of Gordon Burgess and seconded by          
Donald Denman.  Carried 13 – 0.  
 
PUBLIC COMMENTS:    Please see the following for Public Comments. 
 
GML Reviews: 
 
1)        Town of Seneca Falls, Site Plan Review, ARC of Seneca Cayuga 
 Mr. Larry Koch, Project Manager of Beardsley Architects and Engineers, introduced himself as representing 
the ARC Seneca Cayuga for its proposal to construct a 5,000+/- sq. ft. addition onto an existing 9,000 sq. ft. 
building located at 1900 Danaren Drive, in the Town of Seneca Falls.  The addition will increase warehouse and 
storage space to the textile sheltered workshop.  Interior renovations will be done in the future.  Mr. Koch stated 
that the new construction will meet parking and height restrictions.  Mr. Koch introduced Ms. Melody Ponzi, 
Associate Executive Director of Fiscal Services of ARC Seneca Cayuga.  Ms. Ponzi stated that caps for members of 
the nation’s military are manufactured at the facility.  Ms. Ponzi stated that the current loading dock is on a grade 
and the new addition will better accommodate the ramp to the loading dock.       
 
John Swanson moved and Sally Kenyon seconded adoption of Resolution 36-17, which recommends the request for 
a Site Plan Review be left solely to local determination.  Ms. Haynes stated that the approximately 5,000 sq. ft. 
addition will be at the east end of the facility and the adjacent parking and drive will be moved out so that 
circulation and parking will remain consistent with the current facilities.  Ms. Haynes stated that the project was 
triggered for review because of its proximity to the former BonaDent building which was recently acquired by 
Seneca County for a county office building.  The proposed modification to the building should have minimal impact 
on operations of the county facility or the traffic in the area.  Carried 11 – 0, with abstentions from              
Edward Franzoni and Mary Kelleher.       
   
2)    Town of Tyre, Site Plan Review, Special Use Permit and Area Variance, 3S Gateway LLC 
 Mr. Jerry Goldman, Esq., of Woods Oviatt Gilman, spoke on behalf of 3S Gateway LLC and the proposed 
project.  Mr. Goldman introduced one of the principals of 3S Gateway, Mr. Vern Sessler.  Mr. Goldman provided the 
following Site Plan information for the proposed development: 
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 The site includes a total of 76.8 acres at the northwest corner of Routes 318 and 414 in the Town of Tyre.  
The westernmost 32 acres are zoned Agricultural and will continue to be used for that purpose.  A 
rendering of the site was displayed that showed 33 acres depicted for development at the easternmost 
acreage of the property which is zoned Business District in the Town of Tyre. 

 The development will include a number of uses including retail, restaurants, a fueling station, a bank and 
hotels with associated improvements including parking and utilities.   

 Mr. Goldman stated that currently the project is at the conceptual stage and ultimately, individual reviews 
will be driven on a case-by-case basis for each tenant or user, and would return to the County Planning 
Board for a separate review.   

 Mr. Goldman stated that the Tyre Town Site Plan Review Requirements provides for a “one step” approval 
process and eliminates separation into preliminary and final approval.  Mr. Goldman stated that potential 
investors are reluctant to commit to any type of development until the land use approvals are in place. 

 In order to avoid segmentation of the project, it was reported that a full State Environmental Quality 
Review Act (SEQRA) has been developed for this entire site as proposed and that the Town of Tyre will 
serve as lead agency. 

 Mr. Goldman stated that a Traffic Impact Study (TIS) addressing any potential impacts to the road network 
has been prepared and submitted to the New York State Department of Transportation (NYSDOT) for 
preliminary review.  The Site Plan shows the improvements recommended according to NYSDOT standards.  
Mr. Goldman stated that NYSDOT is still in the initial review process of the application and there has been 
no response to date.  Mr. Goldman further stated that they are limiting the amount of access points to the 
site.   

 Attorney Goldman stated that there will be 47% green space, and drainage improvements have been made 
to the western end of the site.   

 An inquiry was made by Board member, John Swanson, as to whether or not the specified area needs 
another gas station and retail due to the proximity of existing gas stations on the corner of Routes 318 and 
414 and the nearby Premium Outlet Center which has some vacant retail space.  Mr. Goldman responded 
that a marketing study that was performed directly supports all of the cited development.  He further 
stated that the area has the proper zoning in place, and that the Routes 318 & 414 thoroughfare is the 
main gateway to Seneca County and the Finger Lakes Region. 

 Board member, Gordon Burgess, questioned the water and sewer capabilities of the site.  It was reported 
that the Sesslers granted an easement across their property to the Route 318 Corridor Sewer Improvement 
Project.  Barton and Loguidice, the Project Engineers for the Route 318 Sewer Improvement Project and 
the Town of Seneca Falls, has assured that there is adequate capacity within the current sewer line to 
manage the volume that the Route 318 Sewer Improvement Project was designed to handle. 

 Mr. Goldman stated that the project will be Code compliant with the exception of the necessary variance to 
allow the exceeded height for the proposed hotels. 

 Elements such as internal pedestrian walkways, landscaping and other site design features are incorporated 
into the Site Plan. 

 
Ms. Haynes stated that the very large scale project is currently at the conceptual stage and includes: 

a) A three-story upscale hotel containing 120 rooms 
b) A four-story mid-level hotel containing 120 rooms 
c) A four-story economy hotel containing 81 rooms 
d) An 18,000 sq. ft. sit-down restaurant 
e) An 11,000 sq. ft. sit-down restaurant 
f) A 5,400 sq. ft. sit-down restaurant with drive-thru 
g) A 2,100 sq. ft. restaurant with drive-thru 
h) A 3,000 sq. ft. restaurant with option for drive-thru 
i) A 5,700 sq. ft. bank with drive-thru and 
j) A fueling station with 4,600 sq. ft. convenience store. 

 
As discussed earlier, Ms. Haynes stated that conceptual approval will allow for the property to be better marketed 
to potential users for the various buildings and locations.  Harriet stated that once specific users have been 
identified, the portions of the project where they will be developing will likely require amendments to the Site Plan 
and Special Use Permits, specifically if the building’s footprint, parking or use is changed in any way.  Additionally, 
no signage plans are included with this application and a comprehensive signage system should be developed for 
this project as it comes to fruition.  Harriet stated that the layout of the plan is basically an L-shaped through street 
with a rotary located at the corner.  It was further stated that a determination needs to be made as to whether this 
street or any side driveways will be dedicated to the Town.  Harriet stated that at the time the County Planning 
Board reviewed the Jurgill property for the proposed Dunkin’ Donuts, it was recommended that accommodations be 
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made for future connection to the 3S Gateway property.  This property should also provide the opportunity for that 
interconnection to the Jurgill property.  Ms. Haynes referenced the proposed interior sidewalk system that is shown 
on the Site Plan; however, indicated that walkways are lacking for persons that wish to move from one use in the 
project to another and avoid walking in the roads.  This led to a lengthy discussion regarding the potential danger 
of pedestrians walking from one establishment to another, i.e., someone walking from a restaurant on the Sessler 
site to the del Lago Casino.  Board member, Henry Bickel, who serves on the Tyre Town Planning Board, stated 
that the Town Planning Board is addressing walkability for pedestrian traffic for that specific area including the new 
Pine View Circle Apartments on Route 318.     
 
Tom Scoles moved and Michael Smith seconded adoption of Resolution 37-17 recommending that requests for the 
Site Plan Review and Special Use Permit be approved conditional upon:  1) The understanding that any modification 
of footprint, parking or circulation patterns will require an amendment to this plan, 2) Final approval of this 
conceptual project is conditional upon approval by the NYSDOT, 3) Enhancement of the walkability of the project 
and walkway plans, 4) Location of interconnection to tax parcel 12-1-32.2 for future development of that location, 
and 5) Understanding that approval contains no approval of signage for the project, and that before signage is 
approved for a project within the development, that signage standard for the project as a whole be developed.  It 
is further recommended that granting of the variances for the height of the two hotels be left solely to local 
determination.  Carried 12 – 0.  Henry Bickel abstained from voting. 
 
3)  Town of Seneca Falls, Minor Subdivision & Area Variance, Davis, Michael 
Michael Scaglione moved and Mark Lott seconded adoption of Resolution 38-17, which recommends that the 
requests be left solely to local determination.  The applicant, Michael Davis, resides at 1947 Gravel Road and the 
co-applicant resides at 1937 Gravel Road.  The subdivision will allow the applicant to swap a portion of his property 
with a portion of the north neighbor’s property to gain more land to construct a pole barn.       The Area Variance is 
necessary as the side setback will be 14’ after the placement of the pole barn and the Seneca Falls Town Zoning 
requires a side setback of 25’ in an A-1 District.  A granting of the variance for this property would create no major 
impacts on County Road 101 or on nearby Agricultural District 6.  Carried 12 – 0, with an abstention from         
Mary Kelleher.      
 
4)  Town of Seneca Falls, Use Variance, Sixt, Michael 
John Swanson moved and Donald Denman seconded adoption of Resolution 39-17, recommending conditional 
approval of a request for an Use Variance  to allow conversion of the existing convenience store at 2679 Lower 
Lake Road into two two-bedroom apartments.  Mr. McGrath indicated that the applicant intends to continue the 
operation of the boat rental from the basement of the structure.  Mr. McGrath stated that the applicant has 
indicated that the customer base has been declining for some time and blames the decline on the public making 
purchases at box stores and visitors to the State Park keeping their stay to weekends instead of a week.  A Board 
member reported that it appears the applicant already has an existing apartment on the level above the store.  
There was a lengthy discussion regarding available parking spaces for the proposed apartments and boat rental 
business and the issue of off-street parking.  Joe stated that the property is a pre-existing nonconforming 
commercial space directly neighboring the State Park in a single-family Residential Zoning District.  Joe stated that 
converting the store into apartments may provide the necessary annual revenue to ensure the survival of the boat 
rental business.  In granting of a Use Variance, the applicant needs to prove financial hardship; therefore, the Town 
of Seneca Falls should request further information beyond the typed statement by the applicant regarding his 
financial burden.  The Seneca County Planning Board recommends that this request be approved with the condition 
that the Town of Seneca Falls Zoning Board of Appeals finds that competent financial information demonstrating 
hardship has been submitted and that off-street parking for tenants on Lower Lake Road be banned.  A second 
condition is recommended that tenants and their visitors be limited to the provided on-site parking spaces to allow 
for county snow plowing as well as maintain the single-family residential community character in the neighborhood 
during the rest of the year.  Ms. Haynes stated that Seneca Falls is a notification community where properties 
within a certain radius will be notified of a public hearing for a proposed project for neighbors to attend if desired.  
Carried 10 – 2, with Gordon Burgess and Michael Scaglione voting nay.  Mary Kelleher abstained from voting.   
 
5) Town of Waterloo, Area Variance, Cieri, Frederick and Darlene 
Gordon Burgess moved and Mary Kelleher seconded adoption of Resolution 40-17, which recommends the request 
for an Area Variance be left solely to local determination.  The applicants are seeking the Area Variance to allow 
installation of a fence 2’ from the property line on the west side of the back yard of 0570 Waterloo-Geneva Road.  
The applicants propose to remove a 16’ section of stockade fence and install a new section.  The section of fence 
was installed about nine years ago to provide a visual barrier for the applicants’ dogs from the neighbors.            
Ms. Haynes stated that at that time, the fence was located 7’ from the property line as it had to be placed around a 
large tree.  The tree has since been removed and the applicants propose to install the fence so that it more aligns 
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with the fence closure to the house.  Ms. Haynes stated that the applicants’ neighbors have made attempts to 
screen their yard by planting Arborvitae bushes and installing fence posts for a fence which was never installed.  
The proposal should have no significant impact on inter-municipal or county concerns.  Carried 13 – 0.   
 
OLD BUSINESS:     
 
None. 
 
NEW BUSINESS:    
 
Board Member Resignation: 
 
Harriet Haynes, Sr. Planner, stated that an email was received from David Fitzgerald stating that he would like to 
submit his resignation from serving on the County Planning Board due to other commitments the same evening.  
Ms. Haynes stated that Mr. Fitzgerald resides in the Town of Fayette; therefore, she contacted Cindy Garlick 
Lorenzetti, Fayette Town Supervisor, regarding Mr. Fitzgerald’s resignation.  Supervisor Lorenzetti informed Harriet 
that she will soon contact her with a name for possible replacement.   
 
 
The meeting adjourned at 8:08 p.m. by motion of John Swanson. 
 
Respectfully submitted, 
 
 
Mary DeStefano, Staff Resources Asst. 
Secretary 


