
 

 

TOWN OF VESTAL PLANNING BOARD MINUTES 

DATE:  November 1, 2022 
 

PRESENT:  Madeleine Cotts; Chairwoman, Michon Stuart; Member, Dan Hayes; Member, Tom Gorman; Member 

 

NOT PRESENT:  Bob Warner; Member 

 

ALSO PRESENT: Dave Berger, Town Attorney; Carolyn Almy, Planning Board Secretary 

 

Madeleine Cotts called the meeting to order at 6:00 p.m., and asked for a motion to approve the minutes of the 

September 13, 2022 meeting with suggested changes.  Michon Stuart made the motion, Tom Gorman seconded, 

with all members voting in favor. 

 
➢ STEWART ICE CREAM TAKE-OUT/WILLIAM STEWART 

1344 NYS Rout 26 
                                            BCTMP #189.08-1-2 
                                            Proposed Ice Cream Store 
                                            Represented By:  Attorney Jeffrey Lowe; Levene, Gouldin & Thompson 
         Via phone:  William Stewart and Felicia Davis 
 
William Stewart gave an overview of the project.  The plan is for an ice cream and hot dog stand.  It will 
be a community-oriented destination geared toward affordable family fun.  It was asked if a traffic light 
or change in traffic pattern would be implemented due to safety concerns, as the business will be close 
to Main Street.  Mr. Stewart stated that they have spoken with the NYSDOT several times, but haven’t 
received feedback concerning this issue.  A Board member mentioned that if there were concerns, it will 
be mentioned in comments from the Broome County 239 review, which hasn’t come back as of yet.  A 
board member asked if a turning lane onto the property was required, and the owner responded that it 
wasn’t. 
 
There are, presently, two existing ingress/egress areas, one of which was constructed on DOT property 
by the previous owner without permission.  The ingress/egress on the DOT property will be removed.  
The owner has been working with the DEC and DOT to remove the invasive plants that they requested; 
and are waiting for feedback from the DEC on what can be planted in their place.  The removal of these 
plants has opened up the line of sight.  The landscaping was discussed, and it was suggested that they 
should consider planting shade trees on some of their amenities.   
 
Questions concerning parking were answered, with the Ms. Davis saying that the required number of 
spaces is 19, but they currently plan for 26.  There is also ample space on the property to expand 
parking, if the need arises.  A board member brought up concerns with the narrow (14 foot) driving 
aisles, which are the barely acceptable minimum for single way traffic.  It was agreed upon, by the 
owner, to increase the width by at least a couple of feet.   
 
The hours of operation have not been solidified, but the owner stated that they would probably open at 
around 9 a.m. or 10 a.m. and close at around 9 p.m. or 10 p.m.  Deliveries would occur before the store 



 

 

opens in the morning.  The store will be seasonal, but would accommodate customer demand and open 
early in the year/stay open later in the year if needed.   
 
The playground was discussed, with Chairwoman Cotts stating that there is no legal requirement to have 
resilient safety surfacing under and around the playground equipment.  She went on to say that if there 
was ever a lawsuit, the first item that would be pointed out would be the Consumer Product Safety 
Commission’s (CPSC) handbook for playground safety.  The owner stated that their intention is to 
comply with the CPSC’s suggested materials and distances. 
 
A Board member brought up the issue of signs.  Their plan is to have 24” x 36” menu boards and a 
ground lit ground sign.  The majority of the space that would be ideal for the sign is by the road, but it 
would be in the DOT right-of-way.  One option would be to eliminate two parking spaces (that exist on 
DOT property) and place the sign on one of them.  Ms. Davis commented that they may have to seek 
special permission from the DOT to place the sign in the right-of-way, as there are no other options on 
the property itself.  The Building Department will handle the permitting of signage. 
 
When asked about future expansion, the reply was that they would consider it, but would not do 
anything that would negatively impact their neighbors.  The goal is to stay small town & neighborly 
oriented. 
 
The property has been vacant since April 2022, and the structure will be demolished once their financial 
package is approved. 
 
Mr. Stewart requested that the Board approve the site plan with contingencies.  Chairwoman Cotts 
explained that the Board liked the plan, but could not approve due to many outstanding issues.  These 
issues included receipt of the Broome County 239 review comments, the elevation view, landscaping 
and lighting.  Mr. Stewart was asked to come back to the December 6, 2022 meeting. 
 
The Change of Occupants were reviewed. 
 
Tom Gorman moved to close the meeting, and Michon Stuart seconded the motion. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



 

 

ENGINEER’S REPORT 
(Prepared before the meeting) 

 
1) Change of Tenant, 3421 Vestal Road, BCTMP# 158.07-2-15 

“Walmart” to occupy space within 3421 Vestal Road complex, has been reviewed and 
approved. 

 

2) Change of Tenant, 100 Vestal Road, BCTMP# 157.18-1-4 
“Val-U-Auto” to occupy space within 100 Vestal Road complex, has been reviewed and in 
accordance with Town Code, a Vehicle Service Station Permit and Aquifer Protection Permit 
must be applied for. 
 

3) Change of Tenant, 1809 Vestal Parkway East, BCTMP# 158.13-1-30 
“Keystone State Testing” to occupy space within 1809 Vestal Parkway East complex, has 
been reviewed and requires a Special Permit from the Town Board. 
 


