
 
 
 
Town of Vestal Planning Board Recommendation to Town Board Regarding 
Proposed Bunn Hill Road Planned Development District (PDD). 
 
An application has been submitted by LCD Acquisitions, LLC, for the creation of a 
planned development district pursuant to Section 24-252 of the Town Zoning 
Regulations.  
 
The applicant has requested creation of a PDD to allow for the construction of a multi-
unit residential development. According to the explanation provided by the applicant, the 
project consists of sixty-four 2 to 5-bedroom cottages. On-site amenities include an on-
site property manager and clubhouse. (see letter of explanation dated January 15, 2020 
and attached herewith as Exhibit “B”. 
 
Also submitted for planning Board review was a site plan by Keystone Associates dated 
January 13, 2020 (Exhibit “C”) and a colored site plan prepared by W&A Engineering -
undated (Exhibit “D”).  
 
Also included in the application packet are photographs representing the proposed 
housing style and exterior character (Exhibit “E”) together with a site line profile view 
prepared by W&A Engineering dated January 13, 2020 (Exhibit “F”) showing the height 
of the proposed cottages against the proposed grade and a view from the surrounding 
area. 
 
A Traffic Impact Assessment Study prepared by GTS Consulting dated January 10, 
2020 (updated) was provided to the Planning Board. The study concludes that the 
proposed project will be a minor traffic generator and ample capacity exists to 
accommodate the projected traffic, and the proposed placement of the driveways onto 
the site offer good sight lines in both directions for safe access. (Exhibit “G”)  
 
Also included is a copy of the May 3. 2019 review comments pursuant to Section 239 I 
& m of the General Municipal Law from the Broome County Planning Department, who 
recommend against the project, and a response from the applicant to each of the issues 
raised by the County (Exhibit “H”). 
 
Also enclosed are two news articles, one dated January 13, 2020 from WBNG.com 
entitled “BU at largest enrollment yet for Fall semester” and a second dated August 3, 
2019 entitled “Binghamton University Student Body reaches 17,900, record breaking 
year” (Exhibit “I”). 
 
A Wetlands Delineation analysis prepared by Ecological Analysis, LLC dated May 6, 
2019 is included in the package (Exhibit “J”). It shows extensive areas of wetland on the 
site 
 



A Wildlife Habitat Assessment of Federally Listed, Threatened or Endangered Species 
for New York State or Species of Special Concern dated May 20, 2019 is included, 
prepared by Ecological Analysis, LLC (Exhibit “K”). It concludes that, while there may be 
temporary displacement of wildlife habitat on the property, “It is our opinion that none of 
the wildlife species studied shall be adversely affected by this development plan”. 
 
On January 20, 2020 the applicant presented the proposal at a Town Board Work 
Session. The matter was referred to the Planning Board and on March 3, 2020, the 
applicant presented it to the Planning Board. At that meeting the development team 
explained the project and responded to questions from the Planning Board members. 
(See attached Meeting Minutes – Exhibit “L”.) The Planning Board tabled the 
recommendation until a subsequent meeting. Prior to any subsequent meeting, the 
COVID-19 pandemic presented itself and all municipal activities ceased. 
 
The Planning Board met again for the first time on August 4, 2020 to continue 
consideration of the matter. Based on the information provided, the in-person 
presentation of the applicant team, the letters of comment from the County, BC Transit, 
BMTS, NYSDOT and the many comments and letters from Vestal residents, the 
Planning Board finds too many uncertainties to recommend this project as it stands to 
the Town Board. Our recommendation to the Town Board is Approve with Stated 
Conditions.  
 
We advise the Town Board to move forward with caution, and before granting the 
requested zoning change, require resolution of the following concerns: 
 
Safety concerns: 

 Lack of design details demonstrating adequate fire truck access and water 
pressure throughout the site. 

 Lack of sidewalks between the project and the BU campus. Pedestrians on steep 
and busy Bunn Hill Road will not be safe. If the developer were to provide a 
sidewalk to campus, how would it be maintained and cleared in winter? Will the 
Town ask the landowners between the project and the campus to pay for the 
installation, and make them responsible for snow clearance on sidewalks across 
their large rural lots for the applicant’s tenants?  

 Lack of bus service to the project. If BC Transit will not extend a route to the 
project, the developer should pursue an agreement with the student bus service 
on campus to provide service, and a written commitment and details regarding 
the shuttle service they will provide. 
 

Other issues: 

 Lack of separation from the RR neighbors: The developers commit to only a 7’ 
setback from neighboring properties, all zoned RR. Maintaining a minimum 50’ 
wooded buffer on all sides, including along Bunn Hill Road, would help maintain 
some of the green and rural appearance important to Vestal residents. 

 Traffic – the traffic study finds there will be little added traffic resulting from the 
540 vehicles anticipated by the developers, but BC Transit states in their letter 



that they already have long waits at the Bunn Hill/434 intersection at certain 
times of day when a lot of traffic is leaving campus. Some of us who live on the 
east side of Vestal and use Bunn Hill as their main route to the Parkway have 
noted this as well.  

 Accusations by Vestal residents and the opposed residents’ legal counsel of spot 
zoning and segmentation of review should be investigated and responded to in 
writing before the PDD designation is granted, to avoid future problems and 
possible litigation.  

 
 
In addition, the Town of Vestal Planning Board recommends approval of the zoning 
change to PDD only if the following conditions, pursuant to Section 24-253 (B) are met 
by the applicant: 
 

1. The PDD will consist of a maximum of 161 multi-family residential units as 
described on the general development plan. The size of the buildings shall be 
limited by area and bulk proposals and conceptual layout of the project as set 
forth in the general development plan. 

2. Lighting shall be full cut-off downward facing. 
3. Existing vegetation between the PDD and existing residences, and in the 

undeveloped portions of the site shall remain undisturbed to the greatest extent 
possible. 

4. Project landscaping shall screen neighbors from views of the development and 
restore as much tree cover as possible, in order to blend the development into 
the character of the surrounding neighborhood. A detailed planting plan with 
species and numbers and will be submitted during site plan review, according to 
Town standards as a minimum. 

5. All proposed utilities within the project site shall be installed underground. 
Existing overhead utilities that are to remain may remain as overhead utilities. 

6. Architectural images presented and attached as Exhibit “E” represent the general 
standards and character for the proposed buildings to be built in the PDD. 

7. Services, trash collection areas and loading docks shall be screened from public 
streets and properties not part of the PDD to the extent practicable. Trash pickup 
will not be allowed prior to 7:00 AM. 

8. Sewer lines will be supplied to the project at sole cost to the developer and 
constructed in accordance with Town standards. 

9. Water will be supplied by the Town of Vestal and any extension thereof will be 
designed and constructed in accordance with Town standards. 

10.  All stormwater management and associated utilities shall conform to the 
specifications of the Town of Vestal, applicable state pollutant discharge 
elimination system permits and the latest version of the New York State DEC 
Stormwater Management Design Manual. 

11. The developer must comply with all wetland determinations and mitigation 
measures as prescribed by local, state, and/or federal authorities. 

12. Following the Town Board’s consideration and possible adoption of the PDD 
District, the developer shall be required to consolidate lots in accordance with the 



Town Plan Subdivision Regulations and to complete site plan review in 
accordance with the Town’s Zoning Law. 

 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 


