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Meeting Conducted at 7:00 p.m. 

February 13, 2023 

Present: 
Marc Malfitano, Chairman 

Alfred Fuller 
David Baker 
Patrick Britt 

Nadine Bell, Attorney 
Bill Perrine, Engineer 

 
 
Chairman Malfitano called the Planning Board to order at 7:00 p.m. noting that Ms. Campbell is excused. 
 
Cherry Valley Holdings Subdivision 
Mr. Mike Balestra of Hancock Estabrook appeared regarding Cherry Valley Holdings Subdivision.  
Chairman Malfitano stated that a public hearing was held and we were waiting for a copy of an easement 
agreement for the shared driveway between Lots 1 and 2 and evidence of the approved driveway location 
for the undeveloped Lot 3.  We received a final comment letter from the Town Engineer dated February 9, 
2023, summarizing these items. 
 
Chairman Malfitano asked Ms. Bell if she received the easement in acceptable form.  Ms. Bell indicated 
that she did receive the easement and Mr. Balestra will handle filing the easement.  Chairman Malfitano 
stated that notes were added to the plan indicating that Lot 3 is not an approved building lot.  Mr. Perrine 
confirmed that the DOT has confirmed the existing gravel driveway with a drop curb exists on Route 20 
for Lot 3. 
 
Chairman Malfitano made a motion to accept the final plan for the 4473 Cherry Valley Turnpike 
Subdivision based upon a plan prepared by Ianuzi and Romans Land Surveying, P.C. last revised 
January 11, 2023, grant preliminary approval, waive further public hearing and grant final approval, ratify 
and reaffirm the SEQR determination of November 14, 2022, and condition the approval on the filing of 
the easement agreement reviewed by the Town Attorney for the shared driveway benefiting Lots 1 and 2 
and require that to be filed within 30 days of the date of signing of the map and a copy provided to the 
Planning Board Attorney.  Mr. Baker seconded the motion which passed with all in favor. 
 
Lands of Raughley Subdivision 
Mr. Kevin Hagan and Mr. Jim Hagan provided a sketch plan for a proposed subdivision located on the 
corner of West Seneca Turnpike and City View Terrace.  It was noted that an application has not yet been 
submitted.  Mr. Hagan explained that the property is currently zoned Onondaga Hill Business District, and, 
it is part of a larger parcel owned by Mr. Raughley which is labeled Lot 2 on the map provided.  Mr. 
Raughley currently lives on that property and his access is off of Boyle Drive.   
 
They are seeking to extend the lot lines of the property along West Seneca Turnpike to create the parcel 
that they will be purchasing which is a little less than an acre in size.  Mr. Hagan explained that they 
discovered that when the zoning map was filed there was a discrepancy in determining where the zoning 
line was and as a result, last week, the Town Board amended the zoning line which is shown as it was 
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corrected on the proposed plan.  It was noted that Mr. Raughley wants to maintain some access on to 
City View Terrace. 
 
It was noted that Mr. Hagan has a contract with Mr. Raughley to purchase the land and he will have Mr. 
Raughley’s signature on the subdivision application.  Chairman Malfitano asked that he also obtain a 
letter from Mr. Raughley authorizing Mr. Hagan to appear on his behalf.  Additionally, the letter should 
include an acknowledgement that while he is retaining 26.21 lineal feet of frontage of Lot 2 on City View 
Terrace, it is substandard and he cannot make use of it. 
 
Mr. Hagan stated that they would like to start the site plan process and handle it concurrently with the 
subdivision approval process.  He asked who would be the lead agency for the Environmental 
Assessment Form or would he have to go through the process twice.  Chairman Malfitano noted that the 
Town Board is the higher board so they can do the SEQR determination and if they want to make the 
referral for the site plan review to the Planning Board for a recommendation they can.  Chairman 
Malfitano advised if the applicant wants to do it simultaneously, they should submit the site plan 
application and the subdivision application and have the Town Board do the SEQR determination.  Once 
the SEQR determination is done, the Town will have to refer the Site Plan and the Planning Board will 
have to refer the subdivision application to the County Planning Board. 
 
Mr. Hagan indicated he has a preliminary sketch plan for the site.  Chairman Malfitano stated it should be 
brought to the Town Board for their decision. 
 
Mr. Fuller clarified that Mr. Raughley currently owns Lot 1 and Lot 2 and Mr. Hagan is seeking to 
purchase Lot 1.  Chairman Malfitano noted that Mr. Hagan is planning to build a commercial building there 
for his architectural practice. 
 
Chairman Malfitano stated that the Planning Board will accept the plan as a sketch plan and a file will be 
started.  He also noted that Mr. Raughley has substantial frontage along Boyle Drive which constitutes 
legal road frontage. 
 
Cedarvale Ridge Extension – Section E Phase B  
Mr. Paul Fowler of Paul M. Fowler Development Corporation provided a plan seeking approval for 
Cedarvale Ridge Section E Phase B.  Mr. Perrine indicated they had reviewed the sketch plan with the 
road re-alignment but he had not yet seen the section plan.  
 
It was noted that the application for the section plan approval was not yet filed.  Chairman Malfitano stated 
that the application should be filed and fees paid and then the Town Engineer can review the plan and 
provide a comment letter.  Mr. Perrine stated that they will need the contract drawings.  Chairman 
Malfitano stated that we need the application submitted and the review fees paid so Mr. Perrine can 
review the plans.   
 
Mr. Fowler asked how the forever wild area should be handled.  He noted that it was on the map but not 
in the deed.  Chairman Malfitano stated it can be shown on the map, however, he suggested that there be 
a note and when the property is conveyed out it should be subject to a non-disturbance easement which 
is delineated on the lot plan and binds the area from being disturbed.  Ms. Bell will provide sample 
language to the applicant. 
 
Chairman Malfitano noted that the next related issue was the issue of continuing the connection or not 
with Kasson Road.  Mr. Fowler noted he had discussed the issue with the Planning Board previously.  
The Planning Board was not in favor of the proposal to not connect with Kasson Road.  Chairman 
Malfitano noted that a letter was sent to the Howlett Hill Fire Department asking for their opinion, but they 
have not responded.  Chairman Malfitano and Mr. Perrine have communicated with OCWA and it was 
confirmed, at a minimum, that they want the water line connected to Kasson Road. 
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Mr. Fuller stated that he went to the site.  He asked if the proposed road could be adjusted.  Mr. Fowler 
indicated that it is too narrow on both sides.  Chairman Malfitano explained that there is a tank further 
down on Kasson Road that is used as a pressure reducing valve to fill and add pressure to the area near 
Kasson Road.  They looked at the contours and they support the connection of the water main being 
made to Kasson Road regardless of what happens with the interior roadway because it provides many 
benefits including more residual flow, better fire protection, and two points of connection for balance.  The 
applicant would have to amend the overall preliminary plan. Mr. Fowler indicated that he will be following 
the original plan since it is not favorable to the Planning Board and he will have to connect the water main 
to Kasson Road regardless.  
 
Mangano Property Subdivision 
Attorney Rocco Mangano appeared representing the applicants Anthony Mangano and Christy Mangano.  
He noted that he has been before the Planning Board previously regarding the proposed subdivision of 
property located at 3189 Howlett Hill Road a portion of which abuts the applicant’s current property 
located in the town of Camillus.  Mr. Mangano explained that the applicant purchased the property 
consisting of approximately 25 acres to use as a buffer, for recreation and to prevent development next to 
his adjacent 65 acre parcel located in Camillus.  He had planned to refurbish the house and possibly rent 
it out; however, his daughter expressed interest in purchasing the house but not the entire lot.  The plan 
was to carve out the rear parcel which is wooded and wild and keep it in Mr. Mangano’s name and deed 
the house and small acreage around it to his daughter. 
 
Mr. Mangano noted that a subdivision application was submitted and denied because the lot width at the 
road frontage requirement on Howlett Hill Road was not met.  He noted that there is legal access from 
Sheridan Road but it is not wide enough.  The applicant applied for a variance with the Zoning Board of 
Appeals but the decision is still pending a recommendation from the Planning Board.  Mr. Mangano stated 
that the general consensus of the ZBA, the applicant and the people attending the meeting was that they 
felt no objection to the application if there is a deed covenant to keep the property undeveloped.  Mr. 
Mangano has started drafting an easement agreement to that effect which has been reviewed by the ZBA 
Attorney. 
 
Chairman Malfitano stated he was advised of the proposed easement but he is not sure how that proposal 
can supersede the Subdivision Regulations or the variance.  He explained that the Zoning Code assigns 
the lot width requirement and currently the lot is a conforming lot.  The applicant will make it non-
conforming by carving out the front piece and leaving the back without legal road frontage.  The 
Subdivision Regulations apply if land is being subdivided into two or more lots for sale or conveyance and 
does not require further development.  How does the conservation easement supersede what the Zoning 
Code says in terms of compliance?   
 
Mr. Mangano stated that he does not believe it supersedes it at all, but based upon the comments at the 
hearing, if it was approved, it would have been a condition.  He stated that the practical difficulty is that 
the neighboring property is located in Camillus.  If both parcels were in the Town of Onondaga it probably 
would not require a variance because the newly created lot would be combined with the adjoining 
property.  That cannot be done since one lot is in Camillus and one is in Onondaga.  That is why the 
applicant applied for a variance with the ZBA because practically speaking, if the land was not developed, 
access would not be needed. 
 
Chairman Malfitano explained that access is one component but lot width is also a requirement.  The 
applicant currently has a conforming lot that they want to make non-conforming by choice.  Mr. Mangano 
stated that he recognizes that it is by choice but they see no other way to accomplish what the applicant is 
seeking to accomplish.   
 
Chairman Malfitano noted that the parcel could be developed and dedicate the access by putting a public 
road in.  Mr. Mangano stated that the applicant has no plan to develop the property. 
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Chairman Malfitano stated that the applicant would have to go to the Town Board to discuss the draft 
easement.  Ms Bell advised that because of the obligation the Town Board would be accepting, they need 
to authorize the acceptance of it and the Town Supervisor’s execution of it. 
 
Chairman Malfitano then dictated a letter to the Zoning Board of Appeals.  A copy is attached hereto. 
 
Subdivision - Luchsinger on Abbey Road  
Applicant requested to reschedule this appearance for February 27, 2023. 
 
 
 Planning Board Minutes 
 
A motion was made by Mr. Fuller, seconded by Mr. Britt, that after minor changes, the Board approve and 
accept the meeting minutes of the January 23, 2023, meeting.  The motion passed with Mr. Baker 
abstaining. 
 
A motion was made by Mr. Baker, seconded by Mr. Fuller, that there being no further business to come 
before the Board the meeting be adjourned.  The motion passed unanimously and the meeting was 
adjourned at approximately 7:48 p.m. 
 
Respectfully submitted, 

Melinda L. Mayer 
Secretary 
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February 13, 2023 
 
 
Mr. John B. Elleman, Chairman 
Town of Onondaga Zoning Board of Appeals 
5020 Ball Road 
Syracuse, NY 13215 
 
Re: Mangano Property Located at 3189 Howlett Hill Road, Camillus, NY 13031 
 Property Tax Parcel 011.-01-16.0 
  
Dear Chairman Elleman and Members of the Zoning Board of Appeals: 
 
Section 277 Subparagraph 6 of the Town Law requires that the Zoning Board of Appeals shall request an opinion of the Planning 
Board to provide a written recommendation when a proposed variance is related to one or more lots which do not comply with the 
Zoning Code on a proposed subdivision. 
 
With respect to this application, the applicant owns approximately 24 acres of property with legal frontage on Howlett Hill Road.  
They propose to carve out Lot 1 of approximately 3.19 acres and re-establish Lot 2 as 21.15 acres.  Lot 2 has 65 feet of frontage 
on Howlett Hill Road and a narrower and undefined access to a paper street portion of Sheridan Road 
 
The applicant acknowledges that by their wishes they are voluntarily creating the non-confirming condition of Lot 2.  That non-
conforming condition is the absence of satisfying the lot width of the Zoning Code which in this case would require 225 feet of lot 
width measured at the building setback line.  This comprises the 200 feet required by the Zoning Code plus an additional 25 feet 
from the Collector Road Overlay District. 
 
We are aware the applicant is proposing some sort of conservation easement as some consideration for the Town approving the 
non-conforming lot or granting the variance.  We limit our position to the subdivision application and indicate that the proposal 
here is by the voluntary choice of the applicant and we believe that the Zoning Code requirements need to be satisfied. 
 
Very truly yours, 
 

Marc A. Malfitano/mlm 
 
Marc A. Malfitano, Chairman 
Town Planning Board 
 
cc Mr. John Mahar, Town Supervisor 
       Ms. Nadine Bell, Town Planning Board Attorney 
 Mr. Anthony Mangano 
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