
TOWN OF VESTAL PLANNING BOARD MINUTES 
DATE:  August 4, 2020 

 
PRESENT:  Madeleine Cotts; Chairwoman, Bob Warner; Member, Michon Stuart; Member, Tom Gorman; 
Member, George Bezama; Alternate Member 
 
Absent:  Joyce Majewski; Alternate Member 
 
Also Present: Vernon Myers, Town Engineer; David Berger, Planning Board Attorney; Carolyn Almy, 
Planning Board Secretary; Patty Fitzgerald, Town Board Member; Jason Ellis, Town Board Member; 3 
members of the public for JFM and 5 members of the public for the Retreat at Bunn Hill 
 
Madeleine Cotts called the meeting to order at 6:00 p.m., and appointed George Bezama as a voting 
member.   
 
Madeleine asked for a motion to approve the minutes of the July 21, 2020 meeting.  Bob Warner made 
the motion, Tom Gorman seconded with all members voting in favor. 
 

        JFM Real Estate 
121 N. Jensen Road 
BCTMP # 158.03-15.1 
Landscape Buffer 
Represented by Erick Webb 

Erick Webb presented: JFM made improvements to their back lot when their new tenant moved in.  It was 
repaved, brush and trees were removed, making an opening to the neighboring residential lot located at 3396 
Lynwood Place.  Their proposal was to replant with fast growing evergreens to fill in that gap.  

Madeleine asked the owners of the neighboring property, how they would like to see this resolved.   The owner 
presented aerial photos showing his property before and after the improvements, saying that the buffer was 
actually forest that protected them from the noise and lighting that the JFM property produces with regard to 
truck traffic and property lighting. The dumpsters that were placed close to their property line are an issue due to 
the garbage disposal company’s early pickups.  The owner stated that they are not asking for the forest that was 
previously there, but replacing it with a row of evergreens would not be sufficient.  Erick stated that the lighting 
wall packs were not replaced, only the bulbs.  

Vern explained that the 15 feet of screening (from the property line) was originally approved by the Planning 
Board.   He also explained that the 30 foot setback from the parking lot includes both the screening and the grassy 
area.   

It was suggested that the fence that is presently on the property is attractive and low maintenance; and that type 
of fence could possibly be placed between the two properties. 



Erick stated that he will go to the owners with the proposals for planting a row of 6’ Norway Spruce spaced 10’ 
apart, the full length of the cleared area. fencing and moving the dumpsters.  Upon Town Attorney Berger’s 
suggestion, the Board agreed to give JFM two weeks to respond to the proposals. 

 
The Retreat at Bunn Hill 
LCD Acquisitions, LLC 
833 Bunn Hill Rd. BCTMP #174.12-1-4 
817 Bunn Hill Rd. BCTMP #174.12-1-5 
813 Bunn Hill Rd. BCTMP #174.12-1-6 
803 Bunn Hill Rd. BCTMP #174.12-1-7 
791 Bunn Hill Rd. BCTMP #174.12-1-8 
765B Jensen Rd.    BCTMP #174.12-1-10 
Proposed new multi-residential development 
Represented by: Sarah Grace Campbell, Attorney; Hinman, Howard & Kattell, LLP 
  Eric Leath, Landmark Properties (LCD Acquisitions), via phone 
  Jim Bob McElroy, Project Engineer, via phone 

 
Sarah Grace Campbell presented to the Planning Board, the developer for the project on Bunn Hill Road is LCD 
Acquisitions (Landmark Properties). The proposed plan is for a Planned Development District (PDD) on 
approximately 42 acres of undeveloped land on Bunn Hill Road, for the purpose of construction of a multi-family 
dwelling project of approximately 40 million privately invested dollars.  The proposal is for 64 cottage style units 
containing 161 apartments, which will have open floor plans and expansive green space.  The cottages will be two 
stories, with craftsman style exterior finishes. Public water and sewer are not presently in that area, but will be 
installed at the sole cost of the developer.  A PDD zoning was chosen over a Multi-Residential Zoning district 
because it limits what can be developed, which will be beneficial to the area’s tax base.  Wetlands, traffic and 
wildlife studies came back with no real impact on the area.  Bus service will be private, but the developers will 
reach out to Binghamton University (BU) and Broome County (BC) Transit to possibly incorporate their services.  
Sarah asked that the Board make a recommendation to move forward, so that they may have the opportunity to 
be heard by the Town Board. 
 
The question was raised as to whether the developer will seek a PILOT (Payment In Lieu Of Taxes), and Sarah 
responded that although it is a possibility, the developer has not yet pursued it.  Discussion regarding whether this 
is geared toward student housing was raised.  Sarah replied that legally it couldn’t be called student housing as it is 
actually residential use, but students will definitely be part of the occupation of the units.  There is no legal 
attachment to Binghamton University (BU), as it will be a private entity.  Sarah also reminded the Board that BU 
owns most of the surrounding land, pays no taxes, and needs no approvals for any construction.  This development 
will be different, in that it will be taxed and must seek approvals for any construction. 
 
There was discussion regarding BC Transit’s reply that they wouldn’t put their buses in this facility because their 40 
foot vehicles would not be able to make necessary turns.  Concerns were brought up that the Town fire 
department vehicles wouldn’t be able to make those same turns in an emergency.  Sarah replied that they ran a 
template for a 40 foot vehicle turn, and it was successful; and she would be happy to provide the template for a 40 
foot fire department vehicle, if requested.  She assured that this would be a fully sprinkled facility.  A board 
member raised the question about the diameter of the water pipes to the development.  Jim Bob McElroy replied 
that although this meeting is preliminary only, they would fully comply with whatever the Town’s requirements 
are.  Vern said that 8 inch piping would be required.  
 
The discussion turned to sidewalks, and whether they would be installed for walkers to and from BU.  Sarah 
commented that the sidewalks would be internal.  Sarah also addressed a Board member’s question about the 
existing derelict building on the property, and said that it would be demolished.  She went on to answer questions 



regarding the stormwater system that would be fully in compliance, and would not be discharged off the property.  
It will be treated and handled on the site, with no sheet draining down Bunn Hill. 
 
Sarah answered questions with regard to the marketing aspect of the project, saying that it will be marketed 
toward students, young professionals and employees of BU who may not desire to own property in the Town.  The 
units will be rentals only.  Concern was raised regarding a shortage of on-property parking at BU, and whether this 
development would impact it.  Sara stated that if BU and BC Transit do not agree to provide buses to the site, the 
developers will; and may even bus students to area stores and restaurants. 
 
A buffer will be provided according to what the Planning Board wishes.  Vern stated that they are required only to 
provide a Short Form SEQR, as nothing would trigger an Environmental Impact Statement (EIS).  Sarah said that the 
intention is to file the long form.   She also confirmed that with regard the wetland mitigation; will go forth and will 
be mitigated on site, separate from the stormwater. 
 
Madeleine opened the meeting to public comment: 
 
A resident spoke about the suitability pertaining to the characteristics of the neighborhood.  His opinion was that a 
PDD is meant to stimulate things in the area and likened it to University Plaza.  His feeling was that this project 
does not meet that criteria, it would be an inefficient use of infrastructure, and would increase the density in the 
area.   
 
A resident stated that his choice was to purchase a property with no public sewer and water 31 years ago.  He 
stated that it would be like putting a nightclub in the neighborhood, and that the project is about money and 
greed.  He also mentioned that the Broome County Planning Department has been against projects in this area for 
many years. 
 
An attorney, who is being retained by The Friends for Responsible Vestal Zoning commented on the negative 
impact the project would have on the Bunn Hill neighborhood.  That making a positive recommendation to the 
Town Board would set precedents regarding future PDD Zoning in Rural Residential Zoning Districts in the Town.  
His thought was that the developers were putting the cart before the horse, in that they are asking to get the 
recommendation without providing specific project details.  He encouraged the Planning Board to be against this 
segmentation, and stated that approving the PDD without the demonstration that it could actually be done, would 
be premature.  He also touched on the traffic and bus issues; and said that this is geared toward student housing 
only and would not be attractive to young professionals. 
 
A resident of Lauderdale Drive felt that only one person wants the development versus the many residents who do 
not.  He stated that students would not want to live at the site due to the limited access to stores and restaurants; 
where Binghamton and Johnson City are more suitable.  His opinion was that it is ridiculous to locate the housing 
development on top of a hill, and that runoff from the hill would negatively affect the stream that runs by his 
house. 
 
A resident was of the opinion that the developers are trying to ruin the neighborhood. 
 
Madeleine closed the public comment portion of the meeting.  She stated that the Board has read all submitted 
letters, and they will be discussed.  The Board will let everyone know when they issue a recommendation to the 
Town Board, but are in need of more time to think and discuss the matter. 
 
Madeleine asked for a motion to adjourn.  Bob Warner motioned, Tom Gorman seconded, with all members voting 
in favor. 
 
The meeting was adjourned at 7:26 p.m. 
 
 



 
 ENGINEER’S REPORT 

(Prepared before the meeting) 
 
 

1) Change of Tenant, 3300 Vestal Road, BCTMP# 158.07-3-1 
“Pinkie’s BBQ” to occupy space within 3300 Vestal Road has been reviewed by the Town 
Engineer who requested that the existing parking on site be delineated with appropriate 
parking lines in areas as shown on the drawing.  When completed, the plan will then be 
considered approved with respect to the Planning Board. 
 
 


