
CHAUTAUQUA COUNTY PLANNING BOARD MINUTES 
 

Tuesday December 2, 2008 
 
PRESENT:  Chairman Holt, Doug Bowen, Stuart Williams, Mike Rodgers, Rebecca Brumagin, Rod 
Pennica, Linda Fairbanks and Ted Bogden 
 
ABSENT: Kathy Tampio and Steve Senske (resigned)  
 

OTHERS: William Daly, Donald McCord and Christine Kinn (Planning), Terry Martin and Randall 
Arendt (Planning Consultants), Tom Moore (DED), Tom DeJoe (Legislator), General Public 
MINUTES The minutes of the October 30th meeting were unanimously approved on a motion 

from Doug Bowen with a second from Stuart Williams.  
CORRESPOND. Don informed the board of the following correspondence: 

 
1) The New York State Office of Parks, Recreation and Historic Preservation notified 
the board that Midway Park is being considered for inclusion on the National and 
State Registers of Historic Places. 
 
2) The New York State Department of Environmental Conservation has updated the 
board on the process for cleaning up and demolishing the former Roblin Steel site in 
Dunkirk. The environmental cleanup began in 2006. The project has involved 
removing ground storage tanks, disposing of surface debris and surface soil that 
exceed acceptable levels of contaminants. The removal of asbestos-containing 
materials, the large industrial buildings and the development of a site management 
plan still need to be completed.  
 
Pete Holt informed the board that he had received a call from Steve Senske tendering 
his resignation. Pete said that Steve's business is flourishing and it has made it 
difficult for him to make the meetings. Steve said that he just had to make some 
choices so he felt he must resign. 
 
Pete asked where the board stood on membership. Don said that the board had one 
vacancy already. Steve Senke's resignation would leave nine active members on the 
board.  

PRIVILEGE OF 
FLOOR 

None 
 

NEW BUSINESS: 
Organizational 
Meeting 
 

Don McCord distributed a Draft 2009 Meeting List to the board members. Don 
reminded the board that the January meeting has been slated as the organizational 
meeting for the year. He asked that board members consider who would be the chair 
and vice-chair for 2009. 
 
Don also informed the board that members with terms that will expire on December 
31st have been submitted for reappointment.  

Carroll / Poland 
Ag. District Update 

Don told the board that a review of the Carroll / Poland Ag. District (District #12) 
has been started. He said that lands from within the Towns of Busti and Kiantone will 
be incorporated during this review process. New maps and materials have been 
created and the first meeting with farmers from the proposed district will occur this 
Thursday. 
 
Don said that the Planning Board is no longer required to make a recommendation on 
the district because of a modification to the law that occurred in 2008.  



EMC Joint Meeting Pete asks Chris Kinn if there had been any further developments on this subject.  
 
Chris said that it had not been discussed further. She said last month's referral from 
the Village of Lakewood had demonstrated how there may be projects that both 
boards have an interest in and it could act as a case study for the boards. 
 
Pete said that he thought the boards should meet jointly more anyways. He said there 
are often common interests between the boards.  

Zoning Log Pete explained the County municipal referral process to the audience before taking 
comments from board members on this month's referrals. Pete also informed the 
audience that the zoning referral log is mailed out to board members for comments 
and concerns prior to the board meeting. 
 
Don explained that this month's referrals were from small commercial operations 
with no significant projects being proposed. There were no additional comments. 

Comp. Plan Report Randall Arendt – Image Preference Survey / Guidebook 
Randall Arendt said that after the last workshop in November it was decided to use a part of 
the December County Planning Board meeting to bring people up to date.  
 
The image preference survey and guidebook document are a component of the 
comprehensive planning process and will generate several conversations. Some portions of 
the process will have actual training sessions on residential development, commercial 
development, an image preference survey, demonstration sites, plus a book. The book is the 
item that will be most tangible, the item that people can pick up and read and refer to, time 
and again over the next five, ten, fifteen years. It is a booklet on design guidelines and 
principles' guiding new development and it is seen as a component of the comprehensive 
plan's foundation, which goes beyond what most comprehensive plans do.  
 
Most comprehensive plans talk about trends, population, the economy, school enrollment and 
have survey maps of environmental features and prime farmland, slopes, areas of best 
potential for wind turbine technology and so on but what most comprehensive plans don't get 
down into are design issues. What will new development, that could replace existing 
businesses as they become transformed or new businesses that spring up or new infill 
development or new subdivisions as population shifts around the County going from urban 
areas to rural areas, which is the trend anymore, look like. Zoning ordinances and subdivision 
ordinances as well as comprehensive plans are usually pretty silent on that issue, which is 
why we get what we get, and it's not as good as what we could have.  
 
We did an image preference survey showing 119 images and several dozen people attended 
and rated each image from -10 to 0 to +10. We found a lot of consistency in the audience's 
response. The audince tended to rate certain images very low and other images very high. 
That’s not surprising but what is surprising is that for so many years so many communities 
just haven't incorporated any of that thinking into their local codes and regulations. So 
whatever we get is what Dunkin Donuts or CVS or McDonalds dishes out and we don't even 
think about asking them for Plan B. They not only have a Plan B but they have a Plan C and 
D because they have been ask by so many communities around the country to do things 
differently that they just don't have an alternative they have "well which alternative would 
you like." Unless you ask, they just won't produce it. If you ask they may give you some 
resistance but if you tell them that we really don't want just the standard issue building that 
you have built from Topeka to Miami to Portland Oregon, we want to see what you have for 
alternatives. I know they have alternatives because I've gone around and photographed a 
good deal of them. Some friends of mine have actually written a book about this called 
"Saving Place." What I am going to do is to show you a very reduced condensed version of 
the results from the image preference survey and use that as a launching pad for the policies 
you could adopt. 



Stu Williams ask Randall or Bill Daly to describe how the County is planning to create the 
comprehensive plan. 
 
Bill Daly said that Stu was way ahead of the conversation. This is Randall's piece and Terry 
Martin will give a very good explanation of what he's doing and how it fits into the 
comprehensive plan and where we are in the comprehensive plan. 
 
Randall replied that this is one cornerstone of the comprehensive plan and provides what 
most comprehensive plans don't have. Therefore most ordinances, regulations, codes and the 
tools that we have don't address design issues. This could be a point in time where the 
County and the individual communities decide they would like to have something that’s 
more like what is highly rated in the citizens response to the image preference survey. The 
booklet that comes out in May will be very, very extensively illustrated to illustrate each of 
the planning principals for commercial or residential development. I am also compiling some 
model site plan review ordinances, model design review ordinances and model subdivision 
standards, which the County and individual municipalities can decide to look at and adopt in 
whole or in part or not at all. That’s were I think this fits in as the foundation stone for a plan 
which will ultimately produce ordinances which are more in line with what people have told 
us that they want to see.  
 
We have the first draft which is basically a very visually document. Each page will have 
multiple images and is essentially a book of somewhat detailed captions so it's not just a 
sentence or a half sentence or something really short. It gives you the meat of what each 
image is all about. Images are used to make the book very accessible. If it were a book full of 
text, and there are maybe 6-7 pages of text in it, it not be picked up all the time, at meetings, 
passed around, given to applicants.  
 
What I would like to do now is show people who did not attend the October or November 
meetings a small fraction of the preference survey images of the worst and best images and 
what they told us. Then to show you the demonstrations sites in Westfield, Ellicott and at the 
Busti Industrial Park. The only other thing that I wanted to basically highlight is a handful of 
developments that I have seen driving around the County that have struck me as being 
particularly meritorious, particularly fine, which can be used as examples for applicants. 
Communities can say we have some of these things on the ground they are not just 
hypothetical its not just something in a book but we have these on the ground and we would 
like you to take a look at them.  
 
Randall went through image preference survey slides of what the appealed to the public and 
what did not appeal. The images related to both commercial development comparisons and 
residential development.  
 
Bill Daly expanded on the slide of the new Harley Davidson store in Falconer. Bill said that 
the uniqueness of how you build on these concepts are the planning piece that you almost do 
by osmosis because you can't force these laws on communities but when you have this you 
can show them. Bill explained that Randall will come back in the spring and do a training on 
this and we need to really get zoning and planning people out in mass somewhere where he 
can present this, so people really get the feel for what we are talking about. You have 250 
people seeing this but what you really want is to have 1000 people see this and read this. 
 
Kim Sherwood said can I ask a question? In our local examples how did we get them? How 
did we get this slide how did we get Red Brick Farm? We don't have the zoning. Was this 
totally the owner's vision? 
 
Yes. Just like the Bob Evans. 
 
Tape failure 
 



Randall Arendt went on to also show displays of the three demonstration sites. The Falconer 
Gateway site generated the most discussion by the audience. 
 
One member of the audience ask why the demonstration site at Falconer was located east of 
the I-86 exit rather than addressing the design of the existing area leading to Falconer's Main 
Street? He said that many storefronts in Falconer are vacant and ask if the new development 
wouldn't encourage more development to move out of downtown Falconer and into the new 
commercial area. 
 
Bill Daly said that with the number of landowners involved to the west of the exit that it was 
easier to use the area to the east as the demonstration site. 
 
Randall Arendt said that the demonstration site would serve as the model for people 
interested in redevelopment or new infill. Once people see the concepts it should encourage 
better development within Falconer over time. 
 
Terry Martin – Where are we with the Planning Process? 
 
Terry Martin presented a revised schedule for the comprehensive plan on a large chart. Terry 
went through the process step by step and explained how the process has been pushed out an 
additional six-months. 
 
Stu Williams said that a lot of concern has been expressed that although good work is being 
done that there has not been good communication with either the planning board or the 
public. Stu said that how information regarding meetings or the cancelation of meetings is 
communicated is critical. 
 
Terry replied that he and Bill Daly had discussed this in the last three weeks. Terry said that 
there was a problem with Roadrunner.com (Time Warner) and the email system was not 
allowing the County offices to get messages out to many people on the contact list. 
 
Stu said that the Planning Board would like to work with you on this planning process. 
 
Terry encouraged the board to read the materials distributed today and to send thoughts on 
the fundamentals of the process. Terry said that the purpose is to overcome mistakes and give 
people a chance to get on board with this planning process. He said that this was just the 
beginning of a very interactive planning process and there was still plenty of time to get 
involved. 
 
Doug Champ said that he had been involved with the creation of the original comprehensive 
plan 30-years ago. He said that the process of planning has to filter down to municipalities. 
Each person on the planning board has to become a champion for the comprehensive plan. 
He suggested that each planning board member assign themselves a section of the County 
and promote the process. 
 
Terry Martin explained that the RFP for the planning consultant will require that they explain 
how they will take the plan out from community to community and develop a broader vision. 
He said that Randall Arendt is a good starting point for that. 
 
Stu ask when Terry and Bill would come to the County planning Board meeting again. 
 
Terry said that they would provide an update monthly.  

NEXT MEETING The next meeting will be on January 6th, 2009 at the IDA Offices, 200 Harrison Street, 
Jamestown, NY from 4:00 to 6:00 PM. 
 

ADJOURNMENT Meeting adjourned at 6:15 p.m. 
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