
TOWN OF VESTAL PLANNING BOARD MINUTES 
DATE:  March 3, 2020 

 
PRESENT:  Bob Bennett, Madeleine Cotts, Ed Zimmer, George Bezama (Alternate Member), Michon 
Stuart (Alternate Member) 
 
Absent:  Joyce Majewski, Bob Warner 
 
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 and 
60 plus members of the general public 
 
Ed Zimmer called the meeting to order at 6:00 p.m., and made a motion to appoint Bob Bennett as 
acting Chairman in Joyce Majewski’s absence.  The motion was second by Madeleine Cotts, with all 
members voting in favor.  
 
Bob Bennett opened the meeting with the Pledge of Allegiance.  Bob asked for a motion to appoint 
George Bezama as a voting member in Bob Warner’s absence.  The motion was made by Madeleine, 
second by Ed, with all members voting in favor. 

 
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 
  Mark Parker, Engineer; Keystone Associates 
  Jason Doornbos, Landmark Properties (LCD Acquisitions) 
  Eric Leath, Landmark Properties (LCD Acquisitions) 
  Chris Kradjian, Kradjian Properties 
  Brian Kradjian, Kradjian Properties 
  Ron Kradjian, Kradjian Properties 

 
Bob Bennett explained that the this was a public meeting for the initial presentation of a proposed Planned 
Development District (PDD) to determine if the proposal meets the requirements of Chapter 24, Article 6, Division 
3 of the Code of the Town of Vestal; and request any additional information that is deemed necessary to make a 
decision on Landmark Properties’ application, and to file a written report to the Town of Vestal Town Board.  The 
meeting was not a public hearing, nor was it a meeting to review the site plan.  If the proposed project moves 
forward, the Town Board will hold a public hearing before it is determined whether or not to change the zoning. 
 
Packets were submitted to Broome County as required for the 239 review, on January 23, 2020.  The County has 
asked for an extension (informal request) of the 30 day review period, and as such, the Board has not received 



their comments.  The New York State Department of Transportation (NYSDOT) has requested additional traffic 
analysis, including weekend traffic impacts on Route 434.   
 
The Town has received numerous letters of support and opposition to the application.  Any additional letters 
should be addressed to the Planning Board, in writing, and received by the Planning Board no later than Friday, 
March 27, 2020.  A decision and subsequent draft report will be prepared, reviewed and acted upon at the next 
Planning Board meeting, scheduled for April 7, 2020. 
 
Sarah Grace Campbell, representing the developer, gave her presentation: 
 
The proposed plan is for a PPD 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 dollars.  The proposal is for 64, 
cottage style houses containing 161 apartments, which will have open floor plans and expansive green space.  The 
cottages will be two stories, with craftsman style exterior finishes.  Some of the amenities are on-site management 
and a clubhouse.  The 42 acres are currently zoned Rural Residential (RR).  Sarah stated that the RR designation 
pertains to properties which do not have access to public sewer and water.  Her belief is that the RR designation 
took the place of the Agricultural designation of long ago.  She sited Section 24-183 of the Code of the Town of 
Vestal, which speaks to the inadequacies of septic systems, wells and access for emergency vehicles on RR 
designated properties.  Sarah spoke about the allowed uses in an RR, which would include farming, one family 
dwellings, churches, schools; and by special permit, art galleries, camps or transient trailer parks. 
 
The project will bring new sewer lines to the property on Bunn Hill Road from Winding Lane (approximately 4,500 
feet).  It will also bring public water to the area, and both will be at the sole expense of the developer.  Sarah 
stated that this is an opportunity for the Town, at no cost to the taxpayer, to transform an RR, undesirable 
property to productive property served by public sewer and water.   
 
The developers weighed the PDD process versus simply changing the zoning to Multiple Residence (RC), but opted 
not to, because it could open the door to other uses such as; boarding houses, churches, condos, mobile home 
parks, nursing homes, public buildings and schools.  The PDD would narrow the use to only what the Town Board 
allows and what the property can be used for.  Sarah noted that the parcel is four times larger than the minimum 
of 10 acres which is required for a PDD. 
 
Sarah went on to say that Binghamton University (BU) has acquired hundreds of acres of land and all of the 
undeveloped properties on both sides of Bunn Hill Road.  She noted that BU does not pay taxes nor is it required to 
obtain approvals from any of Vestal’s Boards for any kind of building project that they choose to construct. 
 
Sarah stated that the developers are looking to move forward, but they cannot come up with detailed plans until 
they are granted approval by the Town Board for the PDD.  Upon getting the needed approvals, they will include 
plans for lighting, landscaping, sewer, water, hydrants, a storm water plan and wetland determinations.  The 
parcels will be combined into one. 
 
Bob Bennett asked if the developers are aware, that with the addition of 4,000 plus feet of sanitary sewer, the 
Binghamton-Johnson City Joint Sewage Treatment Plant (BJCJSTP) requires flow credits, and that the cost will be 
determined by the Town Board.  Bob went on to explain the credits process.  Sarah stated that the developers are 
of aware of the considerable expense regarding this process.   
 
Bob said that he reviewed the SEQR short form and that the Town Board will be the lead agency.  Bob went over 
his questions regarding the SEQR:  question #6 regarding the proposed project being consistent with the 
predominant character of the existing built or natural landscape was answered yes by the developer.  Sarah replied 
that it was, indeed, answered yes, with the determination to the extent that the proposal is for a residential, not a 
commercial project.  Question #8b regarding public transportation services being at or near the proposed site was 
answered yes.  Sarah explained that the developers would have a private bus system, but would be speaking with 
Broome County Transit and BU to see if they would possibly extend their services to the proposed area. 



Bob went on to say that he would like to see a water analysis of the Jensen Road tank, to verify that it would be 
able to supply the proposed development, not just during peak demand, but for fire flows.  Sarah noted that this 
has been discussed with the Water department. 
 
Madeleine stated that pertaining to #13 of the SEQR, there are a lot of wetlands on the properties and asked if the 
developers are confident that there will be enough room to mitigate on the site.  Sarah replied that the wetlands 
have been analyzed, and the developers are aware of their locations.  There have been modifications to avoid 
them to the greatest extent possible, and based on what cannot be avoided, they will be mitigated.  Madeleine 
was also concerned about the phrasing on question 13, where it is stated that disturbance of the wetlands will be 
minimized with the greatest extent practicable.  She also noted that the proposal is really not in harmony with the 
current character of the neighborhood; and went on to say that in her experience, faculty does not want to live 
with undergraduates, if that is what Landmark is aiming for.   
 
George Bezama voiced concerns about traffic entering and exiting during morning and evening peak times.  Sarah 
stated that there will be 554 parking spaces, where Code only requires them to provide 322.  George thought that 
the numbers on the traffic study were low during those peak times, and sees this as an issue.  Sarah noted that the 
analysis is based on trip generation information that is standard for this type of analysis.  She added that the Town 
Board will look at this as part of their determination, as well as the Planning Board in the future as part of the site 
plan review. 
 
Michon Stuart raised the question as to whether the residents that live along the proposed sewer/water lines 
would have to pay if they opted to hook into them.  Sarah replied that any resident that chooses to hook into the 
lines would be required to pay.  Vern added that hardships may possibly be considered by the Town Board on a 
case by case basis.  
 
 
Vern Myers noted that this is a unique opportunity for residents concerned about the environment to hook up to 
the sanitary sewer system.  With septic systems, most of the household chemicals that we all use, are not treated 
by our septic systems, they only treat bio solids. Typically homes that are on public utilities are considered more 
desirable for resale.  Vern also added that he would require the developer to put in capped laterals at each 
property for future use at any point in time going forward. 
 
David Berger asked whether or not the development would be built in phases.  Sarah answered that they would 
not be building in phases.  David also asked if the utilities would be underground, and Sarah answered that they 
would be. 
 
Madeleine asked Sarah that if the Town Board were to approve the PDD, with a lower density than proposed, 
would a smaller project be acceptable to the developers.  Sarah replied that she could not answer that as the 
present project is the only one being proposed.  Madeleine added that the university is growing, and is in need of 
multi-unit housing near the campus. 
 
Bob said that the next step would be to review the 239 comments from the County at the next meeting.  Vern 
added that the 239 wasn’t distributed in a timely fashion by the Broome County Planning Department, therefore 
all departments haven’t responded yet.  It will be more appropriate regarding the Planning and Town Boards, to 
have all of the comments have come back from the County. 
 
Bob asked for a motion to adjourn.  Madeleine made a motion, Ed second with all members voting in favor. 
 
The Change of Tenants were received and filed. 
 
 
 

 



 
 

 
 

 ENGINEER’S REPORT 
(Prepared before the meeting) 

 
 

1) Change of Tenant, 257 Vestal Parkway East, BCTMP# 157.18-1-20 
“Binghamton Psychic.” to occupy space within 257 Vestal Parkway East has been reviewed 
and approved. 
 

2) Change of Tenant, 105 Vestal Parkway East, BCTMP# 157.79-1-8 
“Royal Ford, Inc.” to occupy space within 105 Vestal Parkway East has been reviewed and 
approved. 

 
3) Change of Tenant, 2505 Vestal Parkway East, BCTMP# 158.10-2-1.1 

“Storming Crab” to occupy space within 2505 Vestal Parkway East has been reviewed and 
approved. 

 

4) Change of Tenant,  161 N. Jensen Road, BCTMP# 158.11-1-9 
“Hippodrome-Vestal” to occupy space within 161 N. Jensen Road has been reviewed and 
approved. 
 

5) Change of Tenant, 4700 Vestal Parkway East, BCTMP# 159.15-2-34.111 
“Red Chili.” to occupy space within 4700 Vestal Parkway East has been reviewed and 
approved. 


