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Dryden Planning Board 
October 27, 2016 

 
Members Present: Marty Moseley (Chair), Joe Wilson, Craig Anderson, David 
Weinstein, John Kiefer, and Marty Hatch and Hillary Lambert (alternate). Tom 
Hatfield, excused.  
Town Hall Staff: Ray Burger, Planning Director 
Liaisons: Deborah Cipolla-Dennis (Town Board) 
Guests Present: Ormsby Dolph, Nick Bellisario and Noah Demerest 
 
The meeting was called to order at 7PM. 
 
Public Comment: No comments 
Review and approval of minutes: JW moved, DW second, all approve 
 
Final Plat approval of Varna Tiny Timbers 
- Cornell easement buffer landscape plan: the developer plans to increase the 

plantings, primarily trees. The easement agreement is verbal but they are close to a 
final agreement which will include that they will not cut trees down to build the trail 
through the buffer area.  

- The buffer is not part of the homeowners’ agreement yet because they are still 
working with Cornell. 

- The location of the trash receptacle was discussed last month and the developer has 
determined that they are going to keep the location as it will encourage recycling 
and composting due to the challenge of getting to the trash location. 

- Cornell wants to keep folks off their land - they are research fields and want to keep 
it that way 

- TCAT has not yet responded with their desired pull-off location. 
- Currently, they are planning to install a pole with a TCAT sign but no shelter. 

- The developer is planning to install a five (5) foot sidewalk. The Varna guidelines 
recommend a 5-6 foot width. 

- The DOT will be repaving route 366 from NYSEG to the Town Line with the TIP 
grant.  

- C. Anderson asked about sidewalk maintenance and snow plowing. Will that be part 
of the Homeowners’ Agreement? And who is doing the maintenance of the 
stormwater system? 

- He also asked if the attorneys should review the Homeowners’ Association before it 
goes to the State for Town liability purposes. 

- The stormwater maintenance plan for the Town engineer or attorney needs to be 
prepared. M. Moseley indicated that the stormwater maintenance agreement should 
be separate from the HOA. That agreement will be between the Town and the HOA. 

- Open Development Area was established for this parcel at the last Town Board 
meeting which allowed the Planning Board to move forward. 

- The developer has to appear before the ZBA for lot frontage variances.  
 
Resolution #29: Final plat approval for 5 Freese Road with the Town of Dryden 
Standard Conditions of approval with additional conditions 
M. Hatch offered the following resolution: 
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Whereas, the applicants have presented a final plat design for a subdivision at 5 Freese 
Road; and  
Whereas, the Planning Board has determined the proposed subdivision and site plan to 
be consistent with the Varna zoning, design guidelines and the Town comprehensive 
plan; and  
Whereas, the Tompkins County Planning Department has provided a review pursuant 
to General Municipal Law § 239-l and § 239-m; and  
Whereas, the Planning Board has reviewed the application and have added conditions; 
and  
Whereas, the Planning Department has agreed to enforce the conditions; 
Therefore, be it resolved, the Dryden Planning Board approves the final plat design 
with standard conditions, in addition to those listed below: 

- A full Storm Water Pollution Protection Plan must be submitted and approved, 
- A stormwater maintenance agreement with the Town of Dryden,  
- provide a draft of the proposed Homeowner’s Association agreement, including 

sidewalk snow removal and maintenance, for review by the Town attorney; 
- obtain ZBA variances of the required front, side, and back yard setbacks for lots 

that do not meet the minimum requirements per the Town of Dryden Zoning Law;  
The motion was seconded by C. Anderson and unanimously approved. 
 
 
M. Moseley has received a request from the ZBA for more information regarding the 
Tiny Timbers subdivision. M. Moseley has drafted a letter and the Board asked him to 
send it on to the ZBA Chair.  
 
The ZBA has also requested a recommendation from the Planning Board regarding 
1841 Slaterville Road. This is a minor subdivision.  
- The Planning Board indicated that they did not have any major issues with the 

proposal. 
- J. Kiefer pointed out that the Town Comprehensive Plan discourages driveways on 

major roads like Route 79. 
- Discourage creation of new residential lots with access available only off major 

highways and collector roads. Page 34 of the Comprehensive Plan. 
- The original/current building layout has a driveway onto route 79 and access to 

German Cross Road but the subdivision will eliminate the German Cross Road 
access. In an emergency, access from the front parcel to/across the back parcel will 
no longer be available.  

- Since the Planning Board is not the determining entity (the ZBA is will make the 
decision) and are simply making suggestions, the Planning Board decided to simply 
point out to the ZBA that an easement to preserve a second access for the front lot 
be permitted between the front of the four (4) unit building and German Cross Road.  
 

Solar Law discussion: 
The Planning Board reviewed the draft solar law (attached) and made 
recommendations.  
- It has been determined that although 3 phase power lines are necessary for the 

transportation of solar power but they are not as limited as the Planning Board was 
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led to believe. The real limit is the funding that would be required to place solar 
panels in other areas.  

- D. Weinstein, in conjunction with T. Hatfield’s written comments (attached), 
questioned the 2 mega watt limit. As he pointed out, the law now permits 5-15 acres 
and since we don’t care how much energy is being generated and we expect that 
efficiency will increase, the land use limit is probably sufficient.  

- J. Wilson stated that currently there are two limits: One – the solar facility has to be 
on a single lot per the Public Service Commission. Two – the facility has to be on a 
minimum of 5 acres and a maximum of 15 acres.  

- The minimum and maximum lot size requirements were questioned by several 
Board members and were ultimately removed. The law is limited by the PSC solar 
requirements and applicants have to go through several review steps including a site 
plan review and a special use permit.  

- D. Weinstein and M. Hatch expressed concern about the impact solar facilities 
might have. We do not know what the impact might have since landscapes, density, 
neighborhoods, etc, vary throughout the Town.  

- C. Anderson recommended that solar projects come to the Planning Board for site 
plan review and the Town Board for the special use permit.  

- C. Anderson recommended separating Large Scale Solar into two categories: 
community solar remote net metering versus utility solar. The Board determined 
that the law needs to indicate it is referring to Community Solar not a large 
commercial utility solar.  

- C. Anderson suggested the height limit be 17 feet rather than the 25 feet limit in the 
current draft. He pointed out that 25 feet is a detriment to a view shed.  

- J. Kiefer reminded everyone that the ZBA can grant permission to go taller. Like the 
lot size, this is dependent on the location of the panels.  

- There was a discussion about the appropriateness of solar placement in the front 
yard.  

- M. Moseley had pointed out that a house can be 35 feet tall so what is the difference 
between a house and solar panels. It comes down to aesthetics.   

- The Board agreed to require site plan review if the ground mounted small scale 
energy systems is going to be located in the front yard.   

- M. Hatch asked that the requirement that roof mounted panels be mounted at the 
same angle of the roof be removed.  

- J. Kiefer asked who determines if the land on which the panels are being built is 
considered a Unique Natural Area, has prime farmland, etc. Who decides that it has 
to go to the Planning Board for site plan review? The Board determined that it 
should be as determined by the Planning Department.   

- The Board further determined that they needed to add “The Town of Dryden 
Planning Department shall review and determine the correct path for all permitting 
requirements.” to the “Applicability” section of the law.  

- C. Anderson suggested adding compliance with the Commercial Design Guidelines 
to section 6C3 (Dryden Zoning Law compliance).  

- Set backs for front, side and rear yards will be 50 feet.  
- C. Anderson stated that bonds cannot be required for solar installations at this time 

so they changed to wording to indicate bonding might be required (with the hope 
that eventually bonding can be permitted).   
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- D. Cipolla-Dennis pointed out that the applicant is required to offer a 
decommissioning plan and they should be able to estimate how much it will cost to 
decommission. As long as the poles are not cemented, they are easy to remove.  

 
 
The Dryden Planning Board was asked to comment on a proposed project in Groton, 
per GML 239-nn. The Planning Board thanked the Groton Board for their courtesy but 
they do not have any concerns. M. Moseley will contact the Groton Board.  
 
Due to the upcoming holidays, the Planning Board changed their meeting dates for the 
rest of the year. The November meeting will be held on the 10th and the December 
meeting will be held on the 21st. 
 
There being no further business, the meeting was adjourned at 9:28PM. 
 
Respectfully Submitted, 
 
 
Erin A. Bieber 
Deputy Town Clerk 


