
CHAUTAUQUA COUNTY PLANNING BOARD MINUTES 
 

Tuesday January 10, 2006 
 
PRESENT:  Chairman Holt, Steve Senske, Ray Cenni, Rebecca Brumagin, Wendi Lodestro and Michael Rodgers 
 
ABSENT:, Dorothy Mangano, Joe Affronte and Greg Rabb 
 
OTHERS: William Daly, Rose Wightman, Don McCord (Planning and Economic Development), George Spanos (DPF) and William 
Pippine (NYS Department of State, Code Enforcement and Administration Division). 
 

MINUTES The minutes of the October 4th and November 6th meetings were unanimously approved on a motion 
from Ray Cenni with a second by Steve Senske. 

 

PRIVILEGE OF 
FLOOR 

None.  

CORRESPOND. A letter from the New York State Department of Environmental Conservation regarding the proposed 
clean-up of the Ames / Hills Plaza in the City of Jamestown was circulated. 

 

CODE 
ENFORCEMENT 
PRESENTATION 

Mr. William Pippine, Regional Engineer for the NYS Division of Code Enforcement and 
Administration, provided the board with an overview and history of code enforcement in New York 
State and the Chautauqua County region. Mr. Pippine said that the County has opted not to have its 
own code enforcement division so he provides code enforcement for county projects such as the jail or 
industrial parks. In this capacity he issues building permits or certificates of occupancy and provides 
inspection for such projects. Mr. Pippine's other role is to provide advice to local code enforcement 
officers (CEO). If a CEO has a disagreement with an architect or owner, Mr. Pippine helps them 
resolve the issue and at times authors an opinion on the matter.  
 
Mr. Pippine said "As far as zoning goes, zoning is entirely a local issue. Most building officials (CEOs) 
are the zoning official also. They have no one else to talk to so they talk to me. I'm impartial, my job is 
to make sure the building code gets enforced; in zoning I have no jurisdiction. Because CEOs need 
someone to talk to that’s impartial they call me. I will give them my opinion but it is not advisory 
because the Department of State has nothing to do with zoning other than making sure that your local 
zoning complies with the State regulations." Most CEOs are also the floodplain administrator for their 
community. CEOs are required to have 125 hours of basic training and they are also required to have 
24 hours of annual training, which usually occurs at our CEO convention.  
 
We have concerns at our office that an applicant will have spent a considerable amount of time before 
the zoning board and get the zoning board's approval. Then they walk into the CEO's office and ask for 
a building permit and the CEO will never have seen the drawings. The building and zoning run parallel. 
If there is zoning in a municipality, the building has to comply with the zoning and building code. 
Generally speaking, these two regulations are not at odds but occasionally use different nomenclature.   
 
Mr. Pippine informed the board that the building code was established on a state-wide basis in 1984. At 
that time the NYS Legislature said that municipalities shall enforce the State Building Code. That code 
was enacted in 1986 and called the NYS Fire Prevention and Building Code. In 2000, NYS adopted the 
International Building Code, which is used by 37 states. 

 



Mr. Pippine stated that in some cases variances to the code may be granted. There are two types of 
variances, one is conducted by a board of review in Buffalo and the other is an administrative variance, 
which I can grant as the Regional Engineer. Both have to be signed by the Secretary of State.  
 
Mr. Pippine said that the ultimate approach to code enforcement is to have county-wide enforcement 
through a county code enforcement department. Wyoming County does that, except for the Village of 
Warsaw. This approach raises the level of professionalism and also takes it out of the local political 
realm.  
 
Rose Wightman asks how many staff would be required to have a county-wide code enforcement 
department. 
 
Mr. Pippine said that as a rule of thumb the county would need one staff position for every 8,000 
people. Some of this could be funded by fees. In New York State our building and inspection fees are 
extremely low, by a factor of five to ten times. Some communities only charge $100 dollars to inspect 
all aspects of a new house. Even a double wide mobile home on a foundation is valued at around 
$60,000 and the inspection fee is minor in comparison.  
 
George Spanos ask how many officials were currently in the County. Mr. Pippine replied that there 
were probably 16-20 CEOs in Chautauqua County.  
 
George Holt asks if code enforcement could be done more efficiently with a county-wide system with 
less than one per 8,000 residents. 
 
Mr. Pippine said that you definitely should have that number. The CEO is the building inspector, 
plumbing inspector, secretary and supervisor. It is hard to be good at everything. A larger municipality 
has a building department that has individuals that specialize in all of these areas. 
 
George Spanos ask if Mr. Pippine would recommend that a county-wide run system or department 
would then be authorized to take over authorization that you have. 
 
Mr. Pippine replied that if the County started a building department they could do their own projects. If 
it was done this way they could take on other municipalities based on a fee schedule. Right now the 
State charges $200 dollars per 1,000 square feet for my inspection on a project and there is talk of 
doubling that.  
 
Rose Wightman asks if Mr. Pippine could list the advantages of having a county code enforcement 
department. 
 
Mr. Pippine said that: 
1) Takes someone off the municipal payroll 
 

2) It avoids the issue of part-time enforcement. The Holiday Inn Express project in the Town of Mina 
was a good example. When this major project was occurring the CEO got sick and it was hard for the 
Town to adjust. When major projects come along, and there is a part-time building official, it consumes 
all of their time. In addition, the local CEO may not have experience in that type or size of a project. 
The other part-time issues are scheduling and files. Both can be an issue for the applicants and the 
towns. 



3) A county-wide system would even out the workload and allow people to specialize. 
4) The county-wide system would lower the overhead for books, computers, office space and other 
items.   
 
Don McCord ask if each municipality has its own zoning, and currently the CEO enforces both the 
zoning and building code, in a county-wide enforcement system how would you envision zoning 
enforcement being dealt with. 
 
Mr. Pippine said that in Wyoming County the building official has a part-time job as a zoning officer 
with many of the municipalities. There is an economy of scale with handling it this way because he 
already knows what's going on with the projects. It's not really a conflict of interest because he does 
building code in the office and then latter goes and does the zoning side of it. The advantage is if you 
review of a set of plans for building code, the zoning is the same. When you look at building code 
you're looking at the use of the building and it determines a lot of the construction requirements. So the 
use of the building is pretty much what zoning is all about and documentation is the same.  
 
Rebecca Brumagin said that you would still need local zoning boards to address zoning in your 
community. 
 
Steve Senske said that he is on the North Harmony Planning Board and the CEO is at every planning 
board and zoning board meeting. He said that he would hate to lose that if there was county-wide 
enforcement. Would we still have someone from the County at our meetings? 
 
Mr. Pippine the municipality would probably hire a zoning officer. Zoning is unique; there is no 
training for zoning. My recommendation to people who do zoning on the side is to take the building 
code training because if your in court you can say that you've taken the State Building Code training 
and that takes the item off the table about qualifications.    
 
Steve Senske said that in regards to selling the concept to municipalities about taking a staff person off 
the payrolls you really are only removing a third or half of a position. 
 
Mike Rodgers asks if with all the part-time CEOs is there a problem with inconsistent enforcement. 
 
Mr. Pippine said that there is some but the CEOs have formed a group called Western Southern-Tier 
Building Officials. The purpose of that organization is to help with consistency amongst themselves. 
   

ELECTION OF 
OFFICERS 

Chairman Holt opens the floor for nominations for the positions of Chair and Vice-Chair for the 
Chautauqua County Planning Board for 2006.  
 
Rebecca Brumagin nominated George Holt as Chair. The nomination was seconded by Steve Senske. 
Wendi Lodestro nominated Ray Cenni as Vice-Chair. The nomination was seconded by Rebecca 
Brumagin. 
 
The board approved the nominations and elected George Holt as Chair and Ray Cenni as Vice-Chair 
with one unanimous vote. 
 
 

 



2006 MEETING 
SCHEDULE 

Don McCord presented the board with a tentative annual meeting schedule. After review and 
discussion, Ray Cenni made a motion to accept the tentative annual meeting schedule as submitted 
with a second by Mike Rodgers. The annual meeting schedule was adopted unanimously by the board.  

 

2006 WORK 
PLAN 

Ray Cenni said that since he has been on the board, going through the budget process has not been my 
favorite thing to do and I said "There has to be something else to this planning." So I went to the 
Planning and Zoning Conference at the Chautauqua Institution this Fall to find out essentially what 
planning is. When I got there, the participants were from planning and zoning boards. I found out that 
there are a lot of people on these boards that are in the same position that I'm in.  
 
Since then I've talked to Pete (George Holt) about this and essentially said "What is the purpose of this 
group other than to go through the capital projects process? What is planning really?" I discussed the 
issue with Pete and ask "Are we doing enough for the towns and villages that have planning boards that 
are in the same position as I am?" Based upon that conversation Pete and I put together a something 
that might fit into our work plan and not only help me but maybe as a committee we can help the 
county's planning and zoning boards. 
 
George Holt asks Rose Wightman how long William Daly would be out of the meeting. Rose said that 
she didn't know. George said that he would like him to here what Ray has to say but if he doesn't make 
it back he should be briefed. 
 
Ray said that part of it all boils down to the fact that we should have a county plan on where we're 
going to go. I don't know how to do this so maybe the planning department could be a part of this. In 
addition, what I'm asking here is "Can we be a force to help other planning boards?" I'd like you to read 
this over and we can continue the discussion at our next meeting. 
 
Wendi Lodestro said that she had been on the board for a year. From the day I started, Ray has said the 
exact same thing and I agree with him 100%. I wonder what purpose I come here for. The presentation 
today made sense even if there are additional questions to be answered. The tour of JCC was very nice 
also but what was the point of it. 
 
George Holt said that for years the Chautauqua County Planning Board has grappled with what it is and 
what it does. Most of what it does is capital projects. I personally believe that capital projects can be 
streamlined to free us up to do some other things. County planning used to assist the municipalities 
with their planning.  
 
Wendi said that then it would be worth-while. Right know this isn't worth-while. I don't believe that we 
get enough information to make our budget recommendations a valid decision. 
 
George Holt said that the capital projects process can be improved and this year it was improved a 
great deal. I think it can be refined even more because there are a lot of things we should be looking at 
that we don't even get into for lack of time. 
 
 
 

 



Ray Cenni said that he sat at the Chautauqua meeting and listened to people from each town voice 
questions and say we don't know how to do a certain planning things. He thought, as a part of a county 
group (the County Planning Board) that is supposed to be representative of the whole county, "Can we 
help these people?" 
 
Rebecca Brumagin said that she feels like the board can. I agree with everything that’s being said here 
because I feel sometimes like am I like a big black hole. You give me information and it just goes 
someplace. Should I be worried about wind power or will this ever comes back to us and if so what will 
we decide? 
 
George Holt said that is another aspect of what we do with zoning referral matters. 
 
Ray commented "That is another thing. I sit here thinking of these things but ultimately it will land 
back in the planning department and they already have a lot to do." 
 
Rose said that some of the issues that your raising are already on the departmental work list and have 
been for sometime such as the comprehensive plan. The first step for that is to have an updated land 
use map, which I promised you sometime ago. We are almost there, as of today we are just lacking the 
data from one municipality. Through the development of our GIS we would like to also be able to 
present you with information on things like the highway systems, the watersheds, the serious aspects of 
what we do county-wide because when your doing county-wide planning these are things you have to 
look at. What are the county-wide aspects of these issues? We have had tremendous difficulty putting 
together county-wide maps because our GIS have not been fully operational. As we are developing the 
parcel data information we are getting to the point where we will be able to do better analysis on things 
like census data. Here to fore that would have been a hand operation. We don't have the staff to do that 
by hand. When we can tie it to the GIS it is not only feasible but it is something that we really ought to 
be doing and we had planned on doing. So all of these things should come into play.  
 
George Holt said those are great tools that your talking about. It gives you something to work from and 
tells you what you have. It doesn't tell you where we came from or where we want to go. I really think 
that something we can encourage the county to have is a new comprehensive plan. When you get a new 
Legislator or County Executive they have a direction they want to go here or there. Once you have an 
objective about where you want to head it will help. Personally I don't believe this county has an idea 
about its identity or where its headed. Taking the tools that your talking about and then crafting a 
comprehensive plan is where we should head. The planning department is short staffed and the only 
way you're going to get staff is if someone can convince the Legislature and the County executive that 
you need staff to accomplish these things. 
Ray Cenni replied that maybe that is part of the planning board's job. 
 
George Holt said that he thinks it is. As planning people thinking long-term about whets good for the 
county we need to encourage leaders to free up a little money to allow staff people to do their job. 
 
 
 



Rose: What has happened in the last week is that we are, in planning and economic development, 
taking a larger leadership role in moving the GIS project forward. This will be critical to our doing 
what you're talking about. It’s the tool we need and without that tool, effectively we can't do what 
you're asking. This is something that will not be completed instantly but we are trying to move forward. 
I had planned to have for you by today a land use map for the county. I was very close as of last week 
and due to a staffing problem I don't have it for you again today. Working with your thoughts toward a 
comprehensive plan, which is on our list, and which we has as a department staff broken down into 
sections that we were to address in pieces because we can't do the whole thing at once. We had already 
laid that out in our work plan a year ago and have not been able to get to it. Our staff has been assigned 
to other things, what limited staff we have. Part of that is GIS, which supposedly was a project under 
the control, direction and management of the IS department. The main thrust of moving that forward 
has been with our staff. We have lost probably 80% of a staff person towards that effort. This 
undermines our ability to do planning because our Senior Planner has been working on something else. 
Well our Senior Planner is going to be doing even more on GIS in order to get that moving forward so 
that at some point our planning people can actually be doing planning. This something that we struggle 
with that we know needs to be addressed. We know that we don't have a comprehensive plan and I've 
already discussed this with Bill. I've been quite direct in telling him that comprehensive planning for 
this county is something we need and that even the comprehensive plan that we did have was not a 
comprehensive plan because it was primarily a green space plan. We have never had a comprehensive 
plan in this county that totally addressed all aspects of planning for the county including industrial, 
recreational, residential, transportation and environmental. All the aspects of planning which you 
would want to address in a true comprehensive plan. This is an issue we have to deal with. I have been 
instructed by the County Executive to address comprehensive transportation planning for the county. I 
have this task and this is something we will be moving forward and we will be moving forward with 
other issues. We have been attempting to address comprehensive industrial planning through a 
combination of the planning staff and the economic development staff for a number of years. It has 
never been put into a formalized county comprehensive plan and it is something we need to address. 
All of this must be folded into a comprehensive plan and we're trying to do that. Having you come after 
this is not a bad thing, its good that someone is looking at this. 
 
Ray Cenni said I meant this to be a good thing. Like I said, when listening to these people (local 
municipal representatives), I thought they needed help and I wondered if we should be helping them 
with land use. To me, every community is going to do its own little thing, but if there is someplace the 
county wants to go, maybe it would help. Perhaps we can give these people an idea of how to set down 
a planning template for their own little community. 
 
Rose said that one of the issues you run into when looking at a county comprehensive plan is just what 
you raised. In this county and in this state we have home-rule so each individual community has been 
putting together what they want their community to be regardless of what a county comprehensive plan 
may state. A county comprehensive plan has to be adopted by the entire Legislature, which represents 
all of these individual communities. So what you're dealing with is the result of these issues county-
wide. It becomes an issue of whether you're going top-down or bottom-up and we're already working 
for the bottom-up. All of these individual communities are dealing with planning on their own level 
and in their own style. You heard Bill Pippine talking about differences among communities. I work on 



industrial projects throughout the county and I can tell you that every single community has its own 
personality. You deal with industrial planning in each community differently, everyone is different.  
 
Ray Cenni said "I understand. It's just like school districts. The thing is this, is there some template. 
Just like there is a state curriculum that guides school districts but allow each one to address the 
curriculum and work through it. Is there something in planning that is like that?" 
 
Rose replied "Yes. The planning that is put on by both Southern Tier West and by the State 
representative from the Department of State. Planning and training sessions are held regularly and 
everybody is welcome to attend. 
 
Ray asks if we should be giving some training with our time. 
 
Rose said that we don't need to if people avail themselves of what is already available. What we would 
be doing is duplicating what is already available. 
 
George Holt said that he would agree that Southern Tier West and the State provide a great service but 
we don't get enough attendance at those. So I don't know if we would be duplicating the service. I don't 
know if we should be putting on the seminars but we certainly should be reaching out to the 
municipalities and local zoning people. 
 
Rose said the training is out there. One of the things we are doing through the Environmental 
Management Council (EMC) is an adjunct to planning. We recently sent out, to every Town Supervisor 
and Village Mayor, information on stormwater management planning for the municipality. We did that 
through the EMC and that was the county planning department acting as staff to the EMC because they 
are concerned about stormwater management planning. When we did that we duplicated what the State 
had done because the State had already sent all of those materials out to all of the municipalities. Every 
one of the representatives from the municipalities who had contacted us had expressed ignorance of 
these issues. They said they had no knowledge of this stuff. They had never seen it. So we took it on 
ourselves to mail it out again. Now I don't know if that registered with anybody or not but it was made 
available in hard copy and digital form. Every time there is a training opportunity the information goes 
to every municipality, whether through Southern Tier West or the Department of State. The training is 
available to all planning and zoning board members who want to attend. They chose whether to attend 
or not. They chose whether to take advantage of the planning training that is available. Do you want to 
offer it again? 
 
George Holt said that one of the things discussed was creating a county-wide planning association for 
communities to belong to in order to create awareness of how important these things are. I guess like 
you said it was sent out once and nobody saw it. 
 
Rose: "So I sent it out again and I guarantee you that most of them it won't register with. They're not 
paying attention to what they get." 
 
 



George Holt: "And I agree. So I think the thing we talk about is how we create awareness. I think it's 
clear, if you go to a lot of the local meetings, the local zoning officials don't understand it and its all 
there for them to learn about but they just don't. I just think this is something to be discussed. 
 
Ray: Where this whole concept goes that I presented may be the trash. But maybe we can think about it 
between meetings and see. 
 
Rose: I think in this particular case, Rebecca is probably your very best resource. She is a Town 
Supervisor and is very involved with everything that goes on in her community. Rebecca, "Do you 
know how much what is available and how much actually registers in your community? How much of 
what is being done is of value and what changes would make it more valuable to your community, 
which is probably a prototype community for what we are dealing with."  
 
Rebecca: One of the things I was thinking, as you were talking, is that you have an internal work plan 
in the planning department. I think there may be some value in this board being aware of what those 
things are and what the priorities are within the planning department. In regards to the Town, we are 
inundated with correspondence for our little town; I don't know how much value there is for people to 
go to a general training. If there was something specific the county was interested in, like tourism, you 
could address the subject as if it were a component of a comprehensive plan and involve the towns. 
You could let them know that the county is going to be looking at something like residential 
development or tourism and you need their assistance and input on that item. The concept of a 
comprehensive plan is way too big to undertake in one swath. I think of the strategic planning we do in 
my own organization at the Achievement Center. We do a three-year plan and we have to break that 
into little pieces. We can't just put out something called a strategic plan for our agency. We have to say 
"What's the strategic plan; What's the environmental assessment for early childhood services or mental 
health services." The concept of a comprehensive plan is just too broad for anyone to really get any 
warm fuzziness about it and know how to proceed. If we developed an outline of how we do planning 
and took section by section it might take ten years to get a comprehensive plan but over the ten years 
we would be saying year number one we want to look at the following item and analyzing the data to 
ensure it was good data. You could get towns involved in a process like that and it would help shape 
planning.  
  
Rose: One of the other aspects of regional planning that I have been assigned to by the County 
Executive is county-wide telecommunication planning. In addition, I have been working on 
transportation planning for many years. When you're looking at transportation planning the linkages 
that you are looking for are at several levels you're looking at surface transportation, water and air for 
connectors to those transportation systems. In terms of surface transportation you're looking at both rail 
and highway and your looking at inter-modal transportation connections among those. You're looking 
at how your systems interconnect to the FAA for air transportation. You're looking for how your 
systems connect to the Appalachian Corridor or the highway corridor for the national highway system 
and then you're looking at your connectors to those systems as well as your portions of those systems. 
You're looking at your feeders to those systems as well as the local network that feeds those feeders. 
Now most of you are new to the board and may not remember some of my past presentations. All of 
the county highway projects with which we're involved through the economic development department 



are part of that transportation systems planning and I am also connected to the State to connect to the 
New York State transportation planning system. All of this would go to a county comprehensive plan. 
It's something we've been involved with for years. Some of it is beyond our local control because for 
some of it we can only give input to the State and federal Governments. The State has a top-down 
organization. When you're talking about comprehensive planning and you're looking. This is the 
situation that causes a disjoint for me personally Ray. Because in terms of comprehensive planning, I'm 
probably the person most aware of the county's planning in terms of the comprehensive transportation 
systems and I am the county's connection in terms of comprehensive communication systems. 
Comprehensive plans that address the color of the storefronts on Main Street in Westfield are a 
different issue. A lot of the questions that come from the local municipalities address issues that are 
very localized. They want assistance on developing a main street plan or how to address various other 
issues in their community. How do resolve this? Well maybe the planning board wants to address that 
issue. It becomes how you define comprehensive planning. Is it broad based and does it address the 
broad vision of the county and how we relate to the State and Federal government and our international 
transportation issues, which is what we're addressing in terms of our transportation planning. 
 
George Holt: That would certainly be a component of it. 
 
Rose: OK. I can bring that to you and you can provide feedback. 
 
George Holt: I think we can end our discussion today and put the rest off until our next meeting. We 
can talk about those as being a component of a comprehensive plan in the broadest sense. What we are 
historically. What we are today and where the people in this county think we want to be. Components 
of that is infrastructure. 
 
Ray: These are my thoughts. I didn't mean for it to take so much time. Don can you talk about the work 
plan 
 
Don McCord: A 2006 draft work plan was sent out to everyone. The draft is just a starting point on a 
discussion on what the board would like to see or do in 2006. Some of the issues listed are statutory 
and others are suggestions. Because I recognize the concerns of members such as Ray and Wendi, I 
feel it is important that the board have input as to what it wants to do over the next twelve months 
including who the speakers may be that address the board and the type of information brought here. So 
at this point I would open the discussion to comments or suggestions from the board on the draft work 
plan. 
 
George Holt: Can we hold back on this until our next meeting Don? 
 
Don McCord: Sure.        

DEPARTMENT 
REPORT 

Rose: We have already addressed the GIS issue in our previous discussion. I wanted to 
mention the EMC because they are taking a position similar to the one that you are taking. In 
2005 the EMC, for the first time in sixteen years, published an annual state of the county 
report. They will do this again in 2006 with a focus on environmental issues for the county 
related to pollution issues and energy. This is part of the comprehensive environmental plan 

 



that will unfold over the next six to ten years.  
In terms of the LWRP progress. There are two LWRP's, the Chautauqua Lake plan and the 
Chadwick Bay plan. Don is working on the Chautauqua Lake plan and that is further ahead 
than the Chadwick Bay plan at this point. Don could you give the board a brief update on the 
Chautauqua Lake plan. 
 
Don: We had a draft that we presented to the board in the Fall of 2005. However, the State 
Department of Coastal Resources had specific comments on the draft and requested that 
additional materials be placed in the document. We have spent the balance of the Fall getting 
those items resolved. I expect the draft to be completed by Tuesday of next week. 
 
Rose: We are still working on the draft of the Chadwick Bay LWRP and we hope to have that 
out very soon. We are working with the City of Dunkirk on developing that. 
 
George: Has planning always done the LWRPs or has somebody else done it?  
 
Rose: The Chadwick Bay one has been in the works for years just like the Chautauqua Lake 
one. We did have an intern assigned from the City of Dunkirk but she has gone back to school. 
 
Rose: In terms of development projects, there are three projects to bring to your attention: 1) 
the Ripley project 2) the Millennium parkway project and 3) the Norfolk Southern project.  
 
Ripley: There is a meeting being put together right now with key players for the Ripley project 
to determine the breakout between the County and the State on moving that project forward. 
With the change in administration that is going to shift probably and the County is meeting 
with New York State to determine how that project is moving forward.  
 
Millennium Parkway: We expect that George Spanos will be taking the lead in moving that 
project forward with monies from the federal government. There could be over seven million 
dollars available through the federal government to move that project forward. 
 
Norfolk Southern: We are putting together a meeting with Mr. Daly, the County Executive and 
Norfolk Southern people to look at that project because that is a major development issue with 
the main line and short line corridors in the county.   
 
These projects will take a lot of our energy over the next year 

NEXT MEETING February 7th, 2006 at Chautauqua County IDA, 200 Harrison Street, Jamestown, NY 
 

 

ADJOURNMENT Meeting adjourned at 6:00p.m.  
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