
 
 
 
 
 
 
 
One Commerce Plaza  Charles J. Gottlieb 
Albany, New York 12260  Partner 
518.487.7600 phone      518.487.7612 phone 
518.487.7777 fax                                         cgottlieb@woh.com 
 
  

 August 26, 2026 
 
 
VIA FEDERAL EXPRESS 
Honorable Amanda Lefton 
Commissioner 
NYS Department of Environmental Conservation 
625 Broadway 
Albany, New York 12233 
 

Re: Lead Agency Dispute  
Proposed Subdivision in Town of Springfield and Town of Otsego 

 
Dear Commissioner Lefton: 
 

Whiteman Osterman & Hanna LLP serves as counsel to the Town of Springfield 
(“Springfield”) Planning Board in connection with its review of a proposed residential subdivision 
of approximately ±1,525 total acres (the “Subdivision” or “Proposed Action”), of which 776acres 
are located in Springfield and 749 acres are located in the Town of Otsego (“Otsego”).  The land 
to be subdivided includes the following tax parcels: 69.00-1-11.00; 69.00-1-8.00; 69.00-1-30.00; 
54.00-2-11.00; 54.00-1-42.00; 54.00-2-6.00; 54.00-2-2.00; 53.00-1-15.00; 53.00-1-8.03; 54.00-1-
3.00; 39.00-3-26.00; 39.00-3-25.00; 39.00-3-24.00; 54.00-1-22.00; 54.00-1-23.00; 69.44-1-28.00; 
69.44-1-9.00; and one unnumbered lot (the “Project Site”).  We respectfully submit this letter, 
pursuant to State Environmental Quality Review Act (“SEQRA”) regulation 6 NYCRR 
617.6(b)(5), requesting a determination from the Commissioner of the New York State Department 
of Environmental Conservation (the “Department”) that the Springfield Planning Board shall be 
designated the Lead Agency for the Subdivision’s SEQRA review.  

 
Background 

 
On July 21, 2025, Fraydun Manocherian and Pamela Equities, Corp. (the “Project 

Sponsor”) submitted a subdivision sketch plan application to the Springfield Planning Board, 
which sketch plan proposed a subdivision with 111 single-family-home lots across ±1,525 total 
acres of land spanning Otsego and Springfield (“July 2025 Subdivision Sketch Application”).  See 
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Exhibit A [July 2025 Subdivision Sketch Application].  Subsequently, on August 7, 2025, the 
Springfield Planning Board held a public meeting to review the July 2025 Subdivision Sketch 
Application.  At the August 7, 2025 meeting, the Project Sponsor presented the Subdivision to the 
Springfield Planning Board, the Springfield Planning Board gave comments to the Project 
Sponsor, and some interested members of the public were allowed time to speak and ask questions.  
See Exhibit B [Springfield Planning Board Minutes, August 7, 2025].  At this meeting, our office, 
as counsel to the Springfield Planning Board, discussed the applicable review process and legal 
procedures with the Springfield Planning Board and members of the public.  In addition, the 
Springfield Planning Board elected to seek a consulting engineer to assist in the Subdivision’s 
review.  Importantly, at this August 7, 2025 meeting, pursuant to the Subdivision Regulations of 
the Town of Springfield, Otsego County, New York (“Springfield Subdivision Regulations”) the 
Springfield Planning Board determined that the Subdivision was a “major subdivision.”  See 
Exhibit B [Springfield Planning Board Minutes, August 7, 2025].   

 
On May 19, 2026, in response to comments obtained, the Project Sponsor submitted to the 

Springfield Planning Board revised sketch plan materials resulting from comments from the 
Springfield Planning Board, which revised sketch plan proposes a cluster subdivision pursuant to 
the Springfield Subdivision Regulations (“Revised Sketch Submission”).  See Exhibit C [May 
2026 Revised Sketch Submission].  In total, the proposed Subdivision includes 80 single-family-
home lots (50 in Otsego and 30 in Springfield) and a 46-unit multi-family component (located in 
Springfield) across ±1,525 total acres of land spanning the two towns (the “Proposed Action”).  

 
Upon receipt of the Revised Sketch Submission, on June 4, 2026, the Springfield Planning 

Board held a regularly scheduled public meeting to review the Revised Sketch Submission.  See 
Exhibit D [Springfield Planning Board Minutes, June 4, 2026].  At this meeting, after a 
presentation from the Project Sponsor, the Springfield Planning Board took the following actions 
by resolution: 

 
1) Classified the Proposed Action as a SEQRA Type I action due to the number of residential 

units proposed to be constructed that will be connected to private, on-site groundwater 
wells and septic systems per 6 NYCRR 617.4(b)(5)(ii) (construction of 50 or more new 
residential units “not to be connected (at the commencement of habitation) to existing 
community or public water and sewerage systems including sewage treatment works” 
qualifies as a Type I action);  

 
2) The Springfield Planning Board declared its intent to serve as lead agency; and 
 
3) The Springfield Planning Board established an escrow account to cover engineering 

consultant and legal counsel fees and costs related to the Proposed Action.  The Springfield 
Planning Board also retained Springfield’s consulting engineer, C.T. Male Associates 
Engineering, Surveying, Architecture, Landscape Architecture & Geology, DPC (“C.T. 
Male”) and our firm to assist with their review of the Subdivision.   
 

See Exhibit E [Springfield Planning Board Resolutions, June 4, 2026].   
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Given the changes to the SEQRA regulations and related environmental assessment forms, 
on or about June 23, 2026, the Project Sponsor submitted a revised Part 1 of the Full Environmental 
Assessment Form (“EAF”), which the Springfield Planning Board accepted at its June 25, 2026 
meeting.  See Exhibit F [June 23, 2026 Revised EAF Part 1 Submission].  

 
On June 23, 2026, in accordance with 6 NYCRR 617.6, Springfield Planning Board 

circulated its Notice of Intent to Designate SEQRA Lead Agency to all involved and interested 
agencies.  The Springfield Planning Board also transmitted the EAF Part 1 prepared by the Project 
Sponsor and a copy of the application materials (collectively referred to herein as the “Notice of 
Intent”) to the involved and interested agencies per 6 NYCRR 617.6(b)(3)(i).  See Exhibit G 
[Notice of Intent and Mailing Confirmations].  

 
On July 2, 2026, it was discovered that the four involved agencies in the Town of Otsego—

the Town of Otsego Planning Board, the Town of Otsego Town Board, the Town of Otsego 
Building Department, and the Town of Otsego Highway Department—had not received the lead 
agency notice, EAF Part 1, and application materials due to a mistake in mailing address.1  This 
error was corrected immediately upon discovery, and the Notice of Intent, EAF Part 1, and 
application materials were circulated to those four Otsego agencies on July 2, 2026.  See Exhibit 
H [Otsego Notice of Intent Mailing Confirmations].  By July 6, 2026, all involved and interested 
agencies had received the Notice of Intent.  

 
The following agencies consented to the Springfield Planning Board acting as SEQRA lead 

agency for the Proposed Action: 
 
 Otsego County Agricultural and Farmland Protection Board; 
 Otsego County Planning Department; 
 New York State Department of Transportation (“NYSDOT”); 
 New York State Department of Health, Bureau of Water Supply Protection; and 
 New York State Department of Environmental Conservation (the “Department”). 

 
These consent letters are attached hereto as Exhibit I.  
 

By letter dated July 30, 2026, the Chair of the Town of Otsego Planning Board (“Otsego 
Planning Board”) communicated the Otsego Planning Board’s objection to Springfield Planning 
Board serving as lead agency.  See Exhibit J [Otsego Planning Board Objection Letter].  In his 
objection letter, the Otsego Planning Board Chair did not state that the Otsego Planning Board 
wants to serve as lead agency, nor did he name another involved agency as a more appropriate 
choice for lead agency.   

 
Instead, the Otsego Planning Board Chair objected on the belief that the Springfield 

Planning Board lead agency designation is premature and reserved the right to interpose as the 
lead agency at a later date when designation of a lead agency is more appropriate.  As noted below, 

 
1 The mailings had mistakenly been sent to the Town of Otego. 
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the Springfield Planning Board commenced the SEQRA review process at the appropriate time 
and in accordance with all applicable regulations.  See Exhibit J [Otsego Planning Board 
Objection Letter].   

 
At the same time, we highlight that the Springfield Planning Board’s engineering 

consultant, C.T. Male, issued a comment letter related to the Subdivision and the Springfield 
Planning Board’s sketch plan review on July 20, 2026.  See Exhibit K [C.T. Male Subdivision 
Comment Letter].  The C.T. Male comment letter set forth various comments that need to be 
addressed prior to the Springfield Planning Board making any determination related to the 
Subdivision’s sketch plan, which is a preliminary procedural action that can be completed without 
a SEQRA determination of significance.  
 
 On August 6, 2026, our office attended a Springfield Planning Board meeting to discuss 
the Otsego Planning Board Objection Letter and the impact of the same, as well as the C.T. Male 
comment letter.  At this meeting, the Springfield Planning Board moved to allow our office to 
proceed with the instant request to the Commissioner of the Department.   
 

Accordingly, we now submit this lead agency dispute for resolution by the Commissioner.  
We note that no other involved or interested agencies have objected within 30 calendar days of 
transmittal of the Notice of Intent. 
 

Involved Agency Jurisdiction 
 

Under SEQRA and its implementing regulations, the role of lead agency may only be 
assumed by an involved agency that is “principally responsible for undertaking, funding or 
approving” the overall Proposed Action.  See 6 NYCRR 617.2(w).  An involved agency is any 
agency that “has jurisdiction by law to fund, approve or directly undertake an action.”  See 6 
NYCRR 617.2(u).  Pursuant to New York Town Law Section 276 and the Springfield Subdivision 
Regulations Articles 1 and 3, the Springfield Planning Board has approval authority over the 
subdivision of land in Springfield.  See Exhibit L [Springfield Subdivision Regulations].  In 
addition, as noted below, the Springfield Planning Board has jurisdiction over the special use 
permit and site plan review required for the proposed 46 multi-family units proposed in 
Springfield.  

 
In accordance with 6 NYCRR 617.6(b)(5)(ii), each involved agency’s jurisdiction over the 

Proposed Action is identified as follows: 
 
 Town of Springfield Town Board: Approving the dedication of certain 

infrastructure for the Proposed Action; 
 Town of Springfield Building Department: Approving construction of Proposed 

Action buildings which will be located in Springfield; 
 Town of Springfield Highway Department: Approving roadways for the 

Proposed Action subdivision which will be located in Springfield; 
 Town of Otsego Planning Board: Approving subdivision of the Otsego lands 
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included in the Proposed Action; 
 Town of Otsego Town Board: Approving the dedication of certain infrastructure 

for the Proposed Action; 
 Town of Otsego Building Department: Approving construction of Proposed 

Action buildings which will be located in Otsego; 
 Town of Otsego Highway Department: Approving roadways for the Proposed 

Action subdivision which will be located in the Town of Otsego; 
 Otsego County Health Department: Approving on-site wells and septic systems; 
 New York State Department of Environmental Conservation: Approving 

permits and certifications in relation to jurisdictional wetlands, water quality, 
stormwater discharge, and water withdrawal; and 

 New York State Department of Health: Approving on-site wells and septic 
systems. 

 
In addition to the above, please note that we have circulated this lead agency dispute 

resolution request to all involved and interested agencies.  
 

The Otsego Planning Board Objection Letter 
 
We note that Otsego Planning Board’s objection to Springfield Planning Board serving as 

lead agency primarily focused on its view that the Springfield Planning Board lead agency 
designation is premature.  However, the exact opposite is true.  As noted above, the Springfield 
Planning Board received the initial application from the Project Sponsor in July 2025.  Thereafter, 
the Springfield Planning Board held a public meeting and provided comments to the Project 
Sponsor.  In response to comments, the Project Sponsor submitted a cluster subdivision 
application.  The Springfield Planning Board considered the Revised Sketch Submission at a 
public meeting on June 4, 2026, classified the Subdivision as a Type I action under SEQRA, and 
designated its intent to be the SEQRA lead agency.  Thus, it is evident that the Springfield Planning 
Board did not rush to make any determinations related to SEQRA.  Instead, the Springfield 
Planning Board complied with the SEQRA regulations, and ensured that the application materials 
were ready for lead agency coordination.   

 
SEQRA and its implementing regulations require that an agency determine the action type 

and, if a Type I action, initiate coordinated review “as early as possible” after it has received the 
application.  See 6 NYCRR 617.6(a)(1)(i), (iii)-(iv) (“[a]s early as possible in an agency’s 
formulation of an action it proposes to undertake, or as soon as an agency receives an application 
for funding or for approval of an action,” the agency must “determine whether the action is subject 
to SEQR,” “determine whether the action may involve one or more other agencies,” and “make a 
preliminary classification of an action as Type I or Unlisted.”); see also 6 NYCRR 617.6(b)(3)(i) 
(“[w]hen an agency proposes to directly undertake, fund or approve a Type I action . . . , it must, 
as soon as possible, transmit Part 1 of the EAF completed by the project sponsor, or a draft EIS 
and a copy of any application it has received to all involved agencies and notify them that a lead 
agency must be agreed upon within 30 calendar days of the date the EAF or draft EIS was 
transmitted to them.”).  Based on this authority in the SEQRA regulations, the Springfield Planning 
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Board properly implemented SEQRA by classifying the Subdivision as a Type I action, 
designating its intent to serve as lead agency, and circulating the Notice of Intent and related 
documents when it did. 

 
The Otsego Planning Board also objected on the premise that due to a lack of detailed 

engineering, grading, stormwater, and architectural plans at this time, the designation of lead 
agency is premature without the information necessary to assess the scope of environmental 
impacts.  The SEQRA regulations do not require this level of detail prior to establishing the lead 
agency for a proposed action.  

 
In fact, Sections 3.1(d) and 4.8(a) of the Springfield Subdivision Regulations require that 

an applicant provide an environmental assessment form to allow the Springfield Planning Board 
to commence the SEQRA process.  See Exhibit L [Springfield Subdivision Regulations].  
Therefore, Springfield Planning Board initiated SEQRA coordination when it received and 
reviewed the above noted sketch plan submissions in accordance with the SEQRA regulations and 
the local subdivision regulations.  

 
The Otsego Planning Board’s objection letter also states that more detailed subdivision 

plans and various environmental reports and studies must be submitted to further refine the 
jurisdiction of the various interested and involved agencies prior to commencing the coordinated 
review process, seemingly suggesting that SEQRA would commence at the preliminary 
subdivision review phase, and not sketch plan review phase.  However, we highlight that per the 
SEQRA regulations, the only information required to commence a coordinated review is: 

 
1) Part 1 of the EAF completed by the project sponsor; and  
2) A copy of any application it has received. 

 
See 6 NYCRR 617.6(b)(3)(i).  Here, as noted above, the Notice of Intent that was circulated to all 
interested and involved agencies included Part 1 of the EAF, Subdivision sketch plans, and all 
other application materials.  See Exhibit G [Notice of Intent].  Therefore, the Springfield Planning 
Board’s designation of intent to be lead agency was not premature.  
 
 To this end, we highlight that the Department’s consent letter in response to the Springfield 
Planning Board’s Notice of Intent had no objection and did not indicate by checking the choice 
provided on its response form that “DEC needs additional information to respond.”  See Exhibit I 
[Department’s Response to Notice of Intent].  Accordingly, the Department found that Springfield 
Planning Board’s Notice of Intent was not premature.  
 

Per New York Town Law Section 276(5) requirements, the Springfield Planning Board 
will require information sufficient for a preliminary subdivision plat before it makes a 
determination of significance under SEQRA.  See N.Y. Town Law § 276(5)(c) (“A preliminary 
plat shall not be considered complete until a negative declaration has been filed or until a notice 
of completion of the draft environmental impact statement has been filed in accordance with the 
provisions of the state environmental quality review act.  The time periods for review of a 
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preliminary plat shall begin upon filing of such negative declaration or such notice of 
completion.”). 

 
Here, the Springfield Planning Board, through multiple meetings, exercised due diligence 

in identifying all involved and interested agencies, and circulated the Notice of Intent to all 
involved and interested agencies, allowing all potential agencies the ability to comment.  

 
Request for Springfield Planning Board to be Designated Lead Agency 

 
Upon a review of the facts and law discussed below, the Commissioner should designate 

the Springfield Planning Board as the SEQRA lead agency for the Proposed Action.  A majority 
of the Project Site for the Proposed Action is located in Springfield, encompassing approximately 
776 acres, compared to approximately 749 acres in Otsego (i.e., approximately 51% vs. 49%). See 
Exhibit C [May 2026 Revised Sketch Submission].  The majority of proposed open space resulting 
from the cluster Subdivision is located in Springfield as well, totaling approximately 451 acres, 
compared to approximately 425 acres of proposed open space in Otsego.  This amounts to 58% of 
the proposed dedicated open space in Springfield as compared to 57% of dedicated open space 
being proposed in Otsego.  See Exhibit C [May 2026 Revised Sketch Plan Submission].  

 
In terms of density of development, please note the following related to the Revised Sketch 

Submission: 
 

1) Traditional Subdivision Density: Per the Town of Springfield regulations, the Project 
Sponsor must provide a traditional subdivision plan to evaluate the maximum density 
permitted under the Springfield Subdivision Regulations.  See Exhibit L [Springfield 
Subdivision Regulations, Section 4.8].  Under a traditional subdivision, 76 lots would be 
located in Springfield and 59 lots located in Otsego.  See Exhibit C [May 2026 Revised 
Sketch Plan Submission]. 

 
2) Proposed Cluster Subdivision Density: As indicated in the Revised Sketch Submission, 

the Project Sponsor’s cluster sketch plan proposes 30 single family lots and 46 multi-family 
dwellings in the Springfield.  And, the cluster sketch proposes only 50 single family lots in 
Otsego.  See Exhibit C [May 2026 Revised Sketch Plan Submission]. 

 
As the Commissioner reviews this lead agency designation request, we highlight that the 

above noted increased density in Springfield brings other potential local environmental impacts 
that would be felt locally within Springfield.  For example, there would be more septic systems, 
wells, and/or land disturbance in Springfield as compared to Otsego.  

 
Importantly, several Subdivision design features related to access also weigh in favor of 

the Springfield Planning Board serving as lead agency as these features are located within 
Springfield.  Namely, primary access routes to the State University of New York (“SUNY”) 
Biological Field Station parcels at SBL 54.00-1-12.00, SBL 54.00-1-6.00, SBL 54.00-1-40.00, and 
SBL 54.00-1-39.04 are located within Springfield, placing associated access, circulation, and 
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operational considerations under Springfield’s jurisdiction.   
 

To this end, we highlight that approximately ±4.8 miles of existing roadway in Springfield 
will be utilized to provide access to the lots within the Subdivision, including portions of Allen 
Lake Road (County Highway 27), Willsey Road, McRorie Road, Thurston Hill Road, and Ralph 
Buddle Road.  Compare this to the portions of approximately ±4.4 miles of existing roadway in 
Otsego providing access to the properties.  It is likely through the review process that portions of 
these existing roads will require some degree of widening, resurfacing, etc., but the majority of 
potential improvements are reasonably anticipated to be in Springfield.  See Exhibit C [May 2026 
Revised Sketch Plan Submission]. 
 

Additionally, a majority of the primary access from the main subdivision areas will be 
provided via Thurston Hill Road and McRorie Road, which connect to Springfield Town Roads 
and continue to destinations north and west within Springfield.  We highlight that the NYSDOT, 
which also has an oversight interest in the roadway design for the Proposed Action, submitted a 
response to the Notice of Intent expressly consenting to the Springfield Planning Board assuming 
lead agency status. 

 
Finally, Springfield also contains significant environmental resources that have the 

potential to be impacted by the Proposed Action.  Approximately 84% of all mapped wetland 
resources associated with the Proposed Action are located within Springfield, making Springfield 
the municipality with primary oversight interest in potential wetland-related impacts and resource 
protection.  See Exhibit C [May 2026 Revised Sketch Plan Submission].  We highlight that the 
Department, which also has an oversight interest in potential wetland-related impacts and resource 
protection, submitted one of the letters consenting to the Springfield Planning Board assuming 
lead agency status.  See Exhibit I [Department’s Response to Notice of Intent].  

 
In summary, Springfield is the municipality in which a majority of the Proposed Action 

acreage and open space, an overwhelming majority of the wetland resources, a majority of 
residential development lots and dwelling units, and a majority of the subdivision access routes 
will be located.  Therefore, the Springfield Planning Board contends that it is best suited to serve 
as the lead agency for this Proposed Action given that Springfield is the locality that may 
experience the most impact from the Subdivision. 

 
Guiding Standards in Lead Agency Determination 

 
The SEQRA regulations provide that where there are multiple agencies who seek the status 

of lead agency, certain criteria are examined to determine which agency is more appropriately 
situated to act as the lead agency.  The regulations in 6 NYCRR 617.6(b)(5)(v)(a)-(c) set forth the 
criteria as follows:  

 
(a) “whether the anticipated impacts of the action being considered are primarily of statewide, 

regional, or local significance (i.e., if such impacts are of primarily local significance, all 
other considerations being equal, the local agency involved will be lead agency)”;  
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(b) “which agency has the broadest governmental powers for investigation of the impact(s) of 

the proposed action”; and  
 

(c) “which agency has the greatest capability for providing the most thorough environmental 
assessment of the proposed action.”  
 
The regulations require a determination and designation of lead agency based on the above 

criteria and the facts of the case.  As discussed below, when the facts of this case are evaluated 
under these three criteria, it is evident that the Springfield Planning Board is best suited to serve 
as lead agency.  
 

First Criterion – The Anticipated Impacts of the Subdivision are Primarily of Local 
Significance within the Town of Springfield, and Therefore the Springfield Planning 
Board Shall be the Lead Agency. 

 
The first criterion is “whether the anticipated impacts of the action being considered are 

primarily of statewide, regional, or local significance.”  6 NYCRR 617.6(b)(5)(v)(a).  The potential 
impacts from a subdivision project are primarily local in nature.  See, e.g., Town of Oyster Bay 
Zoning Board of Appeals v. Incorporated Village of Roslyn Harbor Planning Board, 2015 WL 
13713050, at *2 (N.Y. D.E.C. January 13, 2015) (“the typical environmental impacts of a 
subdivision (e.g., traffic, sedimentation and erosion) would be local”).  In this case, as a residential 
subdivision of land that is largely undeveloped under existing conditions, the Proposed Action has 
the potential to introduce impacts on land, surface water, groundwater, aesthetic resources, open 
space, traffic, and community character which will be primarily of local significance to 
Springfield.  Construction-related impacts potentially include noise, dust, and traffic impacts and 
would also be of a local nature. 

 
Admittedly, where two local agencies are involved in a lead agency dispute, the first 

criterion may not weigh in favor of either agency.  See id. (where the Commissioner determined 
that the potential subdivision impacts were local and the Village Planning Board and Town ZBA—
two local agencies—were involved in the lead agency dispute, the Commissioner determined that 
the first criterion did not weigh in favor of either agency).  However, where two separate 
municipalities are a part of a lead agency dispute, the Commissioner can consider which local 
municipality contains more of the proposed action in order to evaluate which municipality is likely 
to experience most of the impacts.  See Lead Agency Dispute: Village of Millerton Planning Board 
v. Town of North East Planning Board, 2016 WL 11188729, at *2 (N.Y. D.E.C. May 6, 2016).  

 
In Village of Millerton Planning Board, the Acting Commissioner considered, among other 

factors, that the Town portion of the Project was larger than the Village portion of the Project, and 
that more driveways/access points to serve the Project were located in the Town than in the Village, 
in determining that the Town’s Planning Board was likely to have “most of the impacts from the 
construction and operation of the Project.”  Id.  Where most of the impacts from the construction 
and operation of the Project would occur in the Town, the Acting Commissioner determined that 
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the first criterion favored the Town’s Planning Board over the Village’s Planning Board.  Id.  
 
As noted above, Springfield contains more of the Proposed Action’s acreage, dwelling 

units, lots, and open space than Otsego.  Related to density, with more density being proposed in 
Springfield, it follows that more septic systems, wells, and land disturbance will occur in 
Springfield as compared to Otsego.  Springfield also contains more sensitive environmental 
resources than Otsego, which have the potential to be impacted by the Proposed Action.  For 
instance, ±84% of all mapped wetland resources associated with the Proposed Action are located 
within Springfield.  Further, a majority of the primary access from the main subdivision areas will 
be provided via Thurston Hill Road and McRorie Road, which connect to Springfield Town Roads 
and continue to destinations north and west within Springfield, suggesting more access and 
circulation (i.e., traffic) impacts in Springfield.  The fact that primary access roads to the SUNY 
Biological Field Station parcels are located within Springfield also factors into Springfield 
experiencing more impacts associated with access and circulation post-Proposed Action 
construction. 

 
Based on the foregoing, while the anticipated impacts of the Proposed Action are primarily 

of local significance, the Springfield Planning Board is better situated to identify and assess 
potential environmental impacts locally since most of the impacts from the Proposed Action are 
likely to occur within Springfield’s jurisdiction.  Therefore, the first criterion favors the Springfield 
Planning Board serving as lead agency for the Proposed Action. 

 
Second Criterion – The Springfield Planning Board has the Broadest Government 
Power for Investigation of Potential Impacts. 

 
The second criterion considers “which agency has the broadest governmental powers for 

investigation of the impact(s) of the proposed action.”  6 NYCRR 617.6(b)(5)(v)(b).  The 
Springfield Planning Board and the Otsego Planning Board both have authority and power with 
respect to reviewing and approving the subdivision of lands within their respective municipal 
borders.  That said, where more of the Proposed Action is located in one municipality and that 
municipality has more zoning districts implicated, this leans in favor of that municipality having 
broader jurisdictional control under the second criterion.  See Village of Millerton Planning Board 
v. Town of North East Planning Board, 2016 WL 11188729, at *2 (both Planning Boards had site 
plan review authority and similar zoning controls, but the majority of the Project was located 
“within the jurisdiction of the Town, not the Village and . . . implicate[d] three different zoning 
classifications in the Town”).  

 
In Village of Millerton Planning Board, the Acting Commissioner found that “[t]he Town 

Planning Board through its site plan review ha[d] the authority to impose substantive conditions 
on the size and location of structures on a majority of the site and require mitigation should the 
environmental review disclose impacts that can be avoided or reduced by modifications to the 
Project” and, therefore, had broader jurisdictional control than the Village Planning Board 
pursuant to its own site plan review authority.  We reiterate that more of the Proposed Action 
acreage, dwelling units, lots, and open space are located in Springfield and further note that, as 
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stated in the EAF Part 1 submitted for the Proposed Action, the portion of the Proposed Action in 
Springfield implicates two zoning districts—the Residential AG District and Lake District—
whereas the lands in Otsego only implicate Otsego’s Residential-Agricultural 1 (“RA-1”) District.  
See Exhibit M [Town of Springfield Zoning Law (“Zoning Law”) and Zoning Map].2   

 
To this end, we highlight that the Subdivision proposes a multi-family development (46 

units) on a portion of the Project Site, which will result from the Subdivision.  This portion of the 
Project Site is located in Springfield’s Residential AG zoning district.  See Exhibit M [Springfield 
Zoning Law and Zoning Map].  In the Residential AG zoning district, multi-family developments 
are permitted via special use permit from the Springfield Planning Board with site plan review.  
See Exhibit M [Springfield Zoning Law, Sections 6.5 and 9.1].  We have reviewed the Revised 
Sketch Submission and note that the multi-family development will need to be revised to reflect 
three (3) or more dwelling units per building in order to be permitted in the Residential AG zoning 
district.  See Exhibit M [Springfield Zoning Law, Section 2.2 definition for “Multiple Family 
Dwelling”].  Nevertheless, when this revision is made, Springfield will still contain the most 
dwelling units of the Proposed Action and Springfield will still retain special use permit and site 
plan jurisdiction over the proposed multi-family dwellings. 

 
Therefore, Springfield has jurisdiction over the Subdivision pursuant to its Subdivision 

Regulations, as well as its governmental powers under its site plan review and special use permit 
regulations within the Springfield Zoning Law.  See Exhibit M [Springfield Zoning Law, Sections 
6.5 and 9.1].   

 
For instance, under its site plan review criteria related to the multi-family units, the 

Springfield Planning Board may consider whether the development provides: 
 

1) A harmonious relationship between proposed uses and existing adjacent uses; 
2) Maximum safety of vehicular circulation between the site and the street; 
3) Adequate interior circulation, parking and loading facilities with particular attention to 

pedestrian safety; 
4) Adequate landscaping and setbacks to achieve compatibility with and protection of 

adjacent uses;  
5) Factors deemed necessary by the Planning Board for the health, safety, and 

welfare of the public; and 
6) Compatibility with existing structures and area so as not to alter the general 

character of the area. 
 
See Exhibit M [Springfield Zoning Law, Section 9.1(i)].   
 
 
 

 
2 Note that despite the zoning map being labeled “draft,” it was approved by the Town of Springfield Town Board 
via local law.  
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Under Springfield’s special use permit standards, the Springfield Planning Board shall 
ensure that the following special use permit criteria are met: 

 
1) that the special use is specifically authorized by the Zoning Law (and the decision shall set 

forth the exact subsection of the Zoning Law containing the jurisdictional authorization); 
 

2) that the special use meets all of the criteria set forth in Section 9.2(f)(2) of the Zoning 
Law authorizing such special use; and 

 
3) that the granting of the special use permit will not alter the general character of the 

surrounding area, or impair the intent or purpose of the Zoning Law, or of the Town’s 
Comprehensive Plan, or of land use and similar goals and plans from time to time adopted 
by the Springfield Town Board and in effect at the time in question.  In so doing, the 
Planning Board shall consider factors such as: 

 
a. location and size of the proposed project; 
b. the nature and intensity of the operations involved; 
c. the size of the site in relation to the size of the proposed project; 
d. the location of the site with respect to the existing or future streets giving access to 

it with particular reference to automotive and pedestrian safety and convenience, 
traffic flow and control, and access in case of fire or catastrophe; 

e. whether the location, nature and height of buildings, walls, and fence will 
discourage the appropriate development and use of adjacent land and buildings and 
properties generally in the district or impair the value thereof; 

f. whether the operations in connection with the proposed project will be more 
objectionable in nature to nearby properties and properties generally in the district 
by reason of noise, fumes, vibration, flashing lights, increased traffic or any other 
objectionable reasons, than would be the operations of any use permitted as of right;  

g. the impact on existing and planned capacity of infrastructure systems, including but 
not limited to roads, water, sewer, energy and drainage; 

h. whether environmentally sensitive features will be protected; and 
i. whether any authorization hereunder shall create fiscal burdens upon the 

community at large.  
 

See Exhibit M [Springfield Zoning Law, Section 9.2(f)(2)].   
 
Thus, while both the Otsego Planning Board and the Springfield Planning Board have 

subdivision review jurisdiction over the Proposed Action, the Springfield Planning Board has 
increased jurisdiction over the Proposed Action via the required special use permit and site plan 
review approvals needed for the multi-family units within Springfield.   

 
Nevertheless, it still stands that with a majority of the proposed subdivision acreage, 

dwelling units, lots, and open space being located in Springfield, the Springfield Planning Board 
will have the authority to impose substantive subdivision design requirements on a majority of the 
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Proposed Action site, several of which design requirements relate to environmental impacts.  See, 
e.g., Exhibit L [Springfield Subdivision Regulations, Sections 4.2(i), 4.4, 4.5, 4.7 addressing soil 
preservation, drainage, parks and open spaces, and other environmental considerations, 
respectively].   

 
The Springfield Planning Board also has broader jurisdictional authority as it is adhering 

to its cluster subdivision regulations in reviewing the clustered, multi-family residential 
development component of the Proposed Action.  See Exhibit L [Springfield Subdivision 
Regulations, Section 4.8].  Specifically, the Springfield Subdivision Regulations allow the Project 
Sponsor to seek modifications from the Springfield Planning Board to applicable Springfield 
Zoning Law provisions if, in the Planning Board’s judgment, the modifications would be beneficial 
to the interests of the Town and the neighborhood.  The clustered component of the Proposed 
Action is proposed solely within the municipal borders of Springfield, so Otsego’s clustering 
provisions are not implicated.  

 
In short, the Springfield Planning Board has broadest governmental power to review the 

Proposed Actin because of the following: 
 

1) The Subdivision includes more land, lots, dwelling units, existing roads and open space 
within Springfield compared to Otsego;  

2) The Subdivision implicates two zoning districts within the Town of Springfield, inherently 
implicating additional regulations within each zoning district, compared to the one zoning 
district within Otsego;  

3) The Subdivision implicates Springfield’s clustering subdivision regulations, which give 
the Springfield Planning Board additional governmental power to waive certain zoning 
requirements for the preservation of open space;  

4) The Springfield Planning Board will have site plan review authority over the proposed 
multi-family development within its Residential AG zoning district on the Project Site, 
which will require an additional public hearing; and 

5) The Springfield Planning Board will have special use permit review authority over the 
proposed multi-family development within its Residential AG zoning district on the Project 
Site, which will require an additional public hearing. 
 
Therefore, this criterion favors the Springfield Planning Board being selected as the lead 

agency for the Proposed Action. 
 

Third Criterion – The Springfield Planning Board has the Greatest Capability for 
Providing the Most Thorough Environmental Assessment of the Proposed Action.  

 
The third criterion favors the agency with “the greatest capability for providing the most 

thorough environmental assessment of the proposed action.”  6 NYCRR 617.6(b)(5)(v)(c).  The 
Environmental Conservation Law (“ECL”) also states that “[i]n the event that there is a question 
as to which is the lead agency, any agency may submit the question to the commissioner and the 
commissioner shall designate the lead agency, giving due consideration to the capacity of such 
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agency to fulfill adequately the requirements of [ECL Article 8].” ECL § 8-0111(6) (emphasis 
added).  As stated above, Springfield Planning Board has already retained our office and C.T. Male 
as consultants for technical reviews related to the Proposed Action.  

 
As the Department is aware, our office has represented private developers and 

municipalities providing assistance related to SEQRA and local permitting procedures on large 
scale development projects (e.g., large scale warehouses and distribution centers, large scale 
planned unit developments, and multiple large subdivision applications).  For instance, our office 
represented the Town of Amenia related to the Silo Ridge subdivision and development, which 
involved a complex environmental review similar to the Proposed Action.  C.T. Male similarly 
has vast experience in regard to such matters and has already reviewed the Proposed Action and 
provided a comment letter summarizing its review.  To this end, we highlight that C.T. Male 
provides a range of consulting services that will be applicable for the Subdivision’s review, 
including but not limited to civil engineering, traffic and transportation, stormwater, surveying, 
water and wastewater services; geotechnical engineering services; wetland investigations; etc.  

 
Additionally, the Springfield Planning Board has the ability to establish—and has already 

established—an escrow account funded by the Project Sponsor.  See Zoning Law § 10.1.  Funds 
from this escrow account will cover professional consultant review costs for the Proposed Action.  
Therefore, the Springfield Planning Board will have the necessary financial resources to undertake 
a thorough environmental review of the Proposed Action.  This provision of financial resources in 
conjunction with the professional expertise of the consultants retained illustrate that the Springfield 
Planning Board is prepared to provide the most thorough environmental assessment of the 
Proposed Action.  

 
At its June 2, 2026, meeting, the Otsego Planning Board voted to establish an escrow 

account for consultant reviews of the Proposed Action.  See Exhibit N [Otsego Planning Board 
Meeting Minutes].  Nevertheless, it appears that in the months of July and August, no progress 
was made to retain consultants or review the Proposed Action.  In the June meeting, “[b]oard 
members emphasized the complexity of the proposed subdivision and expressed concern 
regarding the Board’s ability to independently evaluate technical information related to 
transportation, stormwater management, water supply, wastewater disposal, environmental 
impacts, and infrastructure costs,” and in the July 7, 2026 meeting, the Planning Board voted to 
object to the Springfield Planning Board serving as lead agency without proposing an alternate 
lead agency.  See Exhibit N [Otsego Planning Board Meeting Minutes] [emphasis added].  It is 
apparent that the areas of technical review for which the Otsego Planning Board expressed concern 
as to whether it can properly assess the Subdivision’s complexity are well within the expertise of 
the Springfield Planning Board and its consultant, C.T. Male.   

 
The Otsego Planning Board is thus behind the Springfield Planning Board in its review 

efforts, has expressed concerns about its capacity to review the Proposed Action, and has refused 
to propose itself as an alternate lead agency.  In contrast, the Springfield Planning Board has 
retained professional consultants, who have already been involved with review of the Proposed 
Action and provided review comments.  As illustrated above, the Springfield Planning Board has 
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also promptly and properly initiated coordinated review as required by SEQRA’s implementing 
regulations.  For the foregoing reasons, the third criterion weighs in favor of the Springfield 
Planning Board being designated as lead agency. 
 

Conclusion 
 

The Springfield Planning Board respectfully requests that it be designated as lead agency 
in the review of the Proposed Action based on the law and facts in this case.  Such determination 
would be consistent with the criteria set forth in 6 NYCRR 617.6(b)(5)(v) and with past 
Department lead agency dispute determinations.  The Springfield Planning Board is prepared to 
assume the lead agency functions, intends to conduct a thorough SEQRA review, and will fully 
coordinate with the Otsego Planning Board in such process.  

 
In furtherance of this request, we provide the following exhibits, enclosed: 
 
Exhibit A: July 2025 Subdivision Sketch Application;  
Exhibit B: Springfield Planning Board Minutes, August 7, 2025; 
Exhibit C: May 2026 Revised Sketch Submission; 
Exhibit D: Springfield Planning Board Minutes, June 4, 2026; 
Exhibit E: Springfield Planning Board Resolutions, June 4, 2026; 
Exhibit F: June 23, 2026 Revised EAF Part 1 Submission; 
Exhibit G: Notice of Intent and Mailing Confirmations;  
Exhibit H: Otsego Notice of Intent Mailing Confirmations;  
Exhibit I: Lead Agency Consent Letters;  
Exhibit J: Otsego Planning Board Objection Letter;  
Exhibit K: C.T. Male Subdivision Comment Letter; 
Exhibit L: Springfield Subdivision Regulations;  
Exhibit M: Springfield Zoning Law and Zoning Map; and 
Exhibit N: Otsego Planning Board Meeting Minutes. 
 
Finally, in accordance with 6 NYCRR 617.6(b)(5)(i), this request has been circulated to 

the Project Sponsor and all interested and involved agencies to the Proposed Action.  Further, all 
comments from the Project Sponsor and involved agencies in relation to this lead agency 
designation request must be submitted to the Commissioner within 10 calendar days after receipt 
of this request. 

 
Please let me know if you require any further information or have any questions. 

 
Respectfully submitted, 

 

/s/ Charles J. Gottlieb 

 
      Charles Gottlieb 
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Enclosures 
 
Cc: Anthony Luisi, Esq., Deputy Commissioner and General Counsel (via email) 

Town of Springfield Town Board (via Federal Express) 
Town of Springfield Building Department (via Federal Express) 
Town of Springfield Highway Department (via Federal Express) 
Town of Otsego Planning Board (via Federal Express) 
Town of Otsego Town Board (via Federal Express) 
Town of Otsego Building Department (via Federal Express) 
Town of Otsego Highway Department (via Federal Express) 
Otsego County Health Department (via Federal Express) 
New York State Department of Environmental Conservation (via Federal Express) 
New York State Department of Health (via Federal Express) 
Otsego County Planning Department (via Federal Express) 
Otsego County Department of Code Enforcement (via Federal Express) 
New York State Department of Transportation (via Federal Express) 
New York State Office of Parks, Recreation and Historic Preservation (via Federal 
Express) 
Otsego Watershed Supervisory Committee (via Federal Express) 
Otsego County Agriculture & Farmland Protection Board (via Federal Express) 
United States Army Corps of Engineers (via Federal Express) 
State University of New York (SUNY) Oneonta (via Federal Express) 
Project Sponsor, c/o Allyson M. Phillips, Esq., Young/Sommer, LLC (via email) 
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Exhibit D 



PLANNING BOARD MEETING-DRAFT 
On June 4, 2026, the regular meeting of the Springfield Planning Board 
was held at the community center on County Highway 29A. 

Present: Henry Miller, Denis Cimbal, Gretchen Sorin, Arlene Druse, 
Theresa Pullis, Jeannette Armstrong 

Guests: Marietta and Charlie Taylor, Diane Wells, Diane Barber, Linda 
Putnam, Becky Gretton, Megan and Paul Winner, Regina and Jerome 
Oakes, Jim and Deb Dalton, Charles Gottleib, James Caris-JMC, Rob 
Aiello-JMC, Julie Yedowitz-Young/ Sommer, Allyson 
Phillips-Young/Sommer, Debra Moffitt, Bill Miller, C. Stevens, Jean Krause, 
Liam Murray, John Watson, Lluis Torrence, M. Oddy, John and Susan 
Membrino, Doug and Kim Gustafson, Susan Goettel, Shaine Gormley. Erik 
and Andrea House, Sarah Dunlap, William Richtsmeier, Francesca 
Zambello, Gaylord and Nicole Dillingham, James and Ann Magruder, John 
W, and others that didn’t sign the sheet or gave illegible signatures. 

Henry Miller called the meeting to order at 7 PM. 

A MOTION WAS MADE BY CIMBAL AND SECONDED BY PULLIS TO 
APPROVE THE MINUTES FOR THE MAY MEETING. Voted, carried, all 
votes aye.  

The main concerns in the ZEO report are: The Solar Farm Project, the 
Manochurian Development and Lake Protection Law.  

It was announced at the beginning that the purpose of the meeting was for 
observation only and no one in the audience would be allowed to speak. At 
the end of the presentation, if time permits, people will be allowed 2-3 
minutes to offer an opinion or ask questions. 

The representatives for the Manochurian Development have made 
improvements since presenting the original plan and have revised a sketch 
plan with new information. The project was proposed as a subdivision with 
111 single-family homes spread across 1,525 acres of land spanning the 



Town of Otsego and the Town of Springfield.  Results from comments made 
by the Springfield Planning Board, the revised sketch plan now proposes a 
cluster subdivision pursuant to the Town’s subdivision regulations including 
30 single- family- home lots and a 46-unit multi-family component located 
near Mc Rorie Road. Based on the revised sketch submission, the 
proposed action is a Type I action pursuant to the State Environmental 
Quality Review Act. Significant portions of the properties in both towns are 
being considered for designation as open space for possible recreational 
use and protection of natural resources. Under the new sketch plan, 
wetlands, streams, open water, steep slopes, buffer areas, upland areas 
and other environmental constraints are considered.  The plan utilizes 
existing roads and the clustering preserves open space, and reduces the 
number of roads and utilities that will be required. 

TOWN OF SPRINGFIELD PLANNING BOARD 

RESOLUTION NO. 61 OF 2026 

June 4, 2026 

Resolution Declaring the Town of Springfield Planning Board’s Intent to Act 
as the Lead Agency for Coordinated SEQRA Review Related to the 
Application of Fraydun Manocherian and Pamela Equities, Corp. for a 
Cluster Subdivision 

WHEREAS, the Town of Springfield Planning Board (the “Planning Board”) 
received a subdivision sketch plan application from Fraydun Manocherian 
and Pamela Equities, Corp. 

(collectively, the “Applicant”) on July 21, 2025, which sketch plan proposed 
a subdivision with 111 single-family-home lots across +/- 1,525 total acres 
of land spanning Town of Otsego and Town of Springfield (the “Sketch 
Submission”); and 

WHEREAS, on May 19, 2026, the Applicant submitted to the Planning 
Board revised sketch plan materials resulting from comments from the 
Planning Board, which revised sketch plan proposes a cluster subdivision 



pursuant to the Town’s subdivisions regulations including 80 
single-family-home lots (50 in the Town of Otsego and 30 in the Town of 
Springfield) and a 46- unit multi-family component (located in the Town of 
Springfield) across +/- 1,525 total acres of land spanning Town of Otsego 
and Town of Springfield (the “Proposed Action”); and 

WHEREAS, as part of the May 19, 2026 submission, the Applicant 
submitted: Cover Letter from Young Sommer, LLC, dated May 16, 2026; 

A Revised Sketch Plan (4 sheets), including: (i) tax parcel map (revision 
date 5/19/26); 

(ii) Existing Conditions Map (revision date 5/19/26);  

(iii) Residential Subdivision Sketch Plan (revision date 5/19/26); and  

(iv) Town of Springfield Conventional Sketch Plan (revision date 5/19/26); 
and 

A preliminary Part 1 of the Full Environmental Assessment Form (“FEAF”) 
with attachments; (the “Revised Sketch Submission”); and 

WHEREAS, based on Revised Sketch Submission, the Proposed Action is 
a Type I action pursuant to the State Environmental Quality Review Act 
(“SEQRA”) and its implementing regulations, specifically as new residential 
construction with more than “50 units not to be connected (at the 
commencement of habitation) to existing community or public water and 
sewerage systems including sewage treatment works” under 6 NYCRR 
617.4(b)(5)(ii); and 

WHEREAS, to ensure a complete and comprehensive SEQRA review, the 
Planning Board intends to conduct a coordinated SEQRA review pursuant 
to 6 NYCRR 617.6, and therefore desires to declare its intent to act as the 
lead agency for the SEQRA review of the Proposed Action and coordinate 
with all involved and interested agencies. 

NOW, THEREFORE, BE IT RESOLVED, that, after reviewing the materials 
submitted by the Applicant on May 19, 2026, the Planning Board classifies 



the Proposed Action as a Type I action pursuant to SEQRA and its  
implementing regulations; and 

BE IT FURTHER RESOLVED, that the Planning Board hereby declares its 
intent to serve as the lead agency for the SEQRA review of the Proposed 
Action pursuant to 6 NYCRR 617.6 and to conduct a coordinated 
environmental review by serving notice to all involved and interested 
agencies; and 

BE IT FURTHER RESOLVED, that the Planning Board hereby authorizes 
and directs that a “Notice of Intent to Declare Lead Agency” for the 
Proposed Action, inclusive of the application materials submitted to the 
Planning Board, be circulated to the following involved and interested 
agencies: 

Involved Agencies: 

(1) Town of Springfield Town Board; 

(2) Town of Springfield Building Department; 

(3) Town of Springfield Highway Department; 

(4) Town of Otsego Planning Board; 

(5) Town of Otsego Town Board; 

(6) Town of Otsego Building Department; 

(7) Town of Otsego Highway Department; 

(8) New York State Department of Environmental Conservation; and 

(9) New York State Department of Health. 

Interested Agencies: 

(1) Otsego County Planning Department; 

(2) New York State Department of Transportation; 

(3) New York State Office of Parks, Recreation and Historic Preservation; 



(4) Lake Otsego Watershed Advisory Board; and 

(5) Otsego County Agriculture &amp; Farmland Protection Board; and 

(6) United States Army Corps of Engineers. 

BE IT FURTHER RESOLVED, that the Chair of the Planning Board is 
authorized to execute all documents necessary to complete the Planning 
Board’s declaration of its intent to be the SEQRA lead agency for the 
Proposed Action and related coordinated review. 

BE IT FURTHER RESOLVED, that this Resolution shall take effect 
immediately.CIMBAL 

On motion made by Denis Cimbal, and seconded by Theresa Pullis,  

the above resolution #61 is passed by the following votes being recorded:  
Miller-aye, Cimbal-aye, Sorin-aye, Pullis-aye, Druse-aye.  Carried. 

Henry Miller, Chair​ ​ ​ Yea 

Denis Cimbal, Vice Chair​ ​ Yea 

Gretchen Sorin​ ​ ​ ​ Yea 

Theresa Pullis​ ​ ​ ​ Yea 

Arlene Druse​ ​ ​ ​ Yea 

 

____signature page attached (please attach when other email received) 

Henry Miller, Town of Springfield Planning Board Chair 

 

_________________________________________ 

Jeannette Armstrong, Town of Springfield Planning Board Clerk 

Date: _______________________ 

 



A MOTION WAS MADE BY SORIN AND SECONDED BY DRUSE TO 
APPROVE THE FOLLOWING RESOLUTION: A RESOLUTION 
ESTABLISHING AN ESCROW ACCOUNT FOR THE PAYMENT OF 
ENGINEERING AND LEGAL FEES AND COSTS RELATED TO THE 
APPLICATION OF FRAYDUN MANOCHURIAN AND PAMELA EQUITIES, 
CORP., FOR SUBDIVISION. The established escrow amount is $15,000 
and when it has been depleted to $2500 it must be restored to the original 
amount of $15,000.  Voted.  Miller-aye, Cimbal-aye, Sorin-aye, Pullis-aye, 
Druse-aye. Carried. 

TOWN OF SPRINGFIELD PLANNING BOARD 

RESOLUTION NO.62 OF 2026 

June 4, 2026 

Resolution Establishing an Escrow Account for the Payment of Engineering 
and Legal Fees 

and Costs Related to the Application of Fraydun Manocherian and Pamela 
Equities, Corp. for a Subdivision. 

WHEREAS, the Town of Springfield Planning Board (the “Planning Board”) 
received a sketch plan and request for a sketch plan conference from 
Fraydun Manocherian and Pamela Equities, Corp. (collectively, the 
“Applicant”) on July 21, 2025, which sketch plan proposed a subdivision 
with 111 single-family-home lots across +/- 1,525 total acres of land 
spanning Town of Otsego and Town of Springfield; and 

WHEREAS, on May 19, 2026, the Applicant submitted to the Planning 
Board a revised sketch plan and request for sketch plan conference, which 
sketch plan is to be a cluster subdivision per the Town’s subdivision 
regulations and proposes 80 single-family-home lots (50 in the Town of 
Otsego and 30 in the Town of Springfield) and a 46-unit multi-family 
component (located in the Town of Springfield) across +/- 1,525 total acres 
of land spanning Town of Otsego and Town of Springfield (the “Proposed 
Action”); and 



WHEREAS, as part of the May 19, 2026 submission, the Applicant 
submitted: 

Cover letter from Young Sommer, LLC, dated May 19, 2025; 

A Revised Sketch Plan (4 sheets), including: (i) tax parcel map (revision 
date 5/19/26); 

(ii) Existing Conditions Map (revision date 5/19/26);  

(iii) Residential Subdivision Sketch 

Plan (revision date 5/19/26); and  

(iv) Town of Springfield Conventional Sketch Plan 

(revision date 5/19/26); and 

A preliminary Part 1 of the Full Environmental Assessment Form (“FEAF”) 
with attachments; and 

WHEREAS, Subdivision Regulations Sections 3.1, 3.3, and 4.8 provide for 
major subdivisions and cluster subdivisions in the Town of Springfield, 
subject to the review and approval of the Planning Board and, for certain 
aspects of a cluster subdivision identified in Subdivision Regulations 
Section 4.8(b), subject to review and approval of the Town of Springfield 
Town Board and Town Attorney; and 

WHEREAS, the Planning Board’s review of the application requires the 
guidance and the attention of an engineering consultant and legal counsel; 
and  

WHEREAS, the Town of Springfield Zoning Law (“Zoning Law”) Section 
10.1 provides that the Planning Board may engage engineering and legal 
consultants to enable full performance of the duties of the Planning Board 
in relation to review of matters before the Planning Board, and that 
“[p]ayment for the services of such consultants is to be made from funds 
deposited by the applicant with the Town in escrow accounts for such 
purposes.” 



NOW, THEREFORE, BE IT RESOLVED, that the Planning Board declares 
its need to retain legal and engineering services related to the review of the 
Proposed Action and resolves to establish, or cause to be established, an 
escrow account for engineering consultant and legal counsel fees and 
costs related to the Proposed Action; and 

BE IT FURTHER RESOLVED, that the Planning Board directs the 
Applicant to provide an initial deposit to this escrow account in the amount 
of $15,000 (the “Escrow Amount”), to be replenished by the Applicant to 
$15,000 each time the escrow account is depleted to $2,500, against which 
the Planning Board’s engineering consultant and legal counsel fees and 
costs related to the Proposed Action may be billed once invoiced and 
approved by the Planning Board for payment. 

BE IT FURTHER RESOLVED, to the extent that the escrow account is ever 
below $2,500, without replenishment after request from the Planning Board 
to replenish the same in accordance with the above, the Planning Board 
has the right, but not the obligation to stop reviewing or processing the 
Proposed Action. 

BE IT FURTHER RESOLVED, the following shall apply to the escrow 
account established herein: 

1) The Town Board has designated C.T. Male Associates Engineering, 
Surveying, Architecture, Landscape Architecture & amp; Geology, D.P.C as 
the consulting engineers for the Town and has retained Whiteman 
Osterman &amp; Hanna, LLP as legal counsel for the Town. The Planning 
Board recognizes that these firms have the technical abilities to provide the 
necessary services to the Town in relation to the Proposed Action. 

2) The invoices for engineering and legal services will be submitted to the 
Town Supervisor and/or the Chair of the Planning Board, who will review 
the invoices. All invoice must be reasonably itemized and specifically 
identify the work conducted. The Town Supervisor will thereafter be 
directed to disburse funds from the escrow account to pay the invoices. 
Copies of all invoices shall be provided to Applicant upon request. At the 



same time the invoices are forwarded to the Town Supervisor, and/or 
Planning Board Chairman, the Town shall also forward a copy of the 
invoices to the Applicant.  

3) All deductions from the escrow account must be reasonably related to 
consulting fees necessarily incurred by the Town in reviewing the 
Applications. The Applicant shall not be required to reimburse the Town for 
any legal or engineering fees associated with any litigation, or the 
assessment of any potential litigation or claims, related to the Project or 

application. 

4) The Town shall notify the Applicant, in writing, five (5) days in advance of 
retaining any other professional consultants in connection with reviewing 
the Applications. 

5) The services provided by the professionals subject to reimbursement 
hereunder shall be limited to those services reasonably necessary to assist 
the Town in the processing of the Proposed Action in accordance with 
applicable law and as directed by the Town and its respective boards. 

6) Upon request by the Applicant, no more frequently than once every two 
months, the Town shall render an accounting of all monies received and 
expended in connection with the escrow funds and an estimate of all costs, 
fees and expenses to be expended in the next two months. 

7) Upon completion of the Town’s review of the Proposed Action, any 
balance remaining in the escrow account shall be refunded to the Applicant 
within sixty (60) days of the submission and payment by the Applicant of 
the Town’s final invoice for consulting fees and payment in full of all 
application fees by the Applicant. The Town shall issue the final invoice to 
the Applicant within sixty (60) days of receiving its final determination on 
the Proposed Action. 

8) Deposits into the escrow account by the Applicant shall not exceed 
$25,000 for consulting fees, without prior written approval from the 
Applicant. 



9) In the event that the Applicant withdraws the Proposed Action from the 
Planning Board’s review, any balance remaining in the escrow account 
shall be refunded to the Applicant within sixty (60) days of the Town’s 
receipt of a written notice of such withdrawal (the “Withdrawal Date”), 
provided that all outstanding invoices for consulting fees incurred by the 
Town for reviewing the Proposed Action Applications prior to the 
Withdrawal Date have been paid. 

 

 

 

 

On motion made by Gretchen Sorin, and seconded by Arlene Druse, the 
above resolution is passed by the following votes being recorded: 

 

Yea Nay 

 

Henry Miller, Chair​ ​ ​ ​ ​ ​ Yea 

Denis Cimbal, Vice Chair​ ​ ​ ​ ​ Yea 

Gretchen Sorin​ ​ ​ ​ ​ ​ ​ Yea 

Theresa Pullis​ ​ ​ ​ ​ ​ ​ Yea 

Arlene Druse​ ​ ​ ​ ​ ​ ​ Yea 

 

signature page attached 

 

Henry Miller, Town of Springfield Planning Board Chair 

 



_________________________________________ 

Jeannette Armstrong, Town of Springfield Planning Board Clerk 

Date: _______________________ 

 

 

 

 

The special use permit for a 22- acre solar farm located at 158 County 
Highway 29A in Springfield Center was next on the agenda. 

A MOTION WAS MADE BY SORIN AND SECONDED BY DRUSE TO 
CLOSE THE REGULAR MEETING AND OPEN THE PUBLIC HEARING 
ON THE SPECIAL USE PERMIT FOR THE SOLAR FARM FOR PART III 
OF SEQRA. Voted, carried, all votes aye. Cindy Staley, David Staley, 
Susan Goettel, Bill Miller, Regina Oakes, and Nicole Dillingham asked 
various questions about the project that will all be answered by the 
Quantum representatives following the public hearing. Miller said every 
requirement has been met so far and an engineering firm must sign off. 

A MOTION WAS MADE BY SORIN AND SECONDED BY CIMBAL TO 
CLOSE THE PUBLIC HEARING AND RE-OPEN THE REGULAR 
MEETING.  Voted, carried, all votes aye.  

There will be no adverse impact on the environment.  A MOTION WAS 
MADE BY SORIN AND SECONDED BY CIMBAL TO DECLARE A 
NEGATIVE DECLARATION AND TO ACCEPT PART III REGARDING THE 
SOLAR FARM.  Voted, carried, all votes aye.  

On June 25th at 7 PM there will be further discussion about the Special Use 
Permit.  The County’s input is needed by then. Conditions will be finished 
on June 25th as well as the decommissioning and bond discussion. 

 



Next meeting will be held on June 25, 2026, the  meeting is Jul 2, 2026
canceled. 

A MOTION WAS MADE BY DRUSE AND SECONDED BY SORIN TO 
ADJOURN THE MEETING AT 9:10 PM. Voted, carried, all votes aye. 

Jeannette Armstrong, Town Clerk and Recording Secretary 
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TOWN OF SPRINGFIELD PLANNING BOARD 

RESOLUTION NO.62 OF 2026 

June 4, 2026 

Resolution Establishing an Escrow Account for the Payment of 
Engineering and Legal Fees and Costs Related to the Application of 
Fraydun Manocherian and Pamela Equities, Corp. for a Subdivision. 

 
WHEREAS, the Town of Springfield Planning Board (the “Planning Board”) 
received a sketch plan and request for a sketch plan conference from 
Fraydun Manocherian and Pamela Equities, Corp. (collectively, the 
“Applicant”) on July 21, 2025, which sketch plan proposed a subdivision with 
111 single-family-home lots across +/- 1,525 total acres of land spanning 
Town of Otsego and Town of Springfield; and 

WHEREAS, on May 19, 2026, the Applicant submitted to the Planning Board 
a revised sketch plan and request for sketch plan conference, which sketch 
plan is to be a cluster subdivision per the Town’s subdivision regulations and 
proposes 80 single-family-home lots (50 in the Town of Otsego and 30 in the 
Town of Springfield) and a 46-unit multi-family component (located in the 
Town of Springfield) across +/- 1,525 total acres of land spanning Town of 
Otsego and Town of Springfield (the “Proposed Action”); and  

WHEREAS, as part of the May 19, 2026 submission, the Applicant 
submitted: 

Cover letter from Young Sommer, LLC, dated May 19, 2025;  

A Revised Sketch Plan (4 sheets), including: (i) tax parcel map (revision date 
5/19/26);  

(ii) Existing Conditions Map (revision date 5/19/26);  

(iii) Residential Subdivision Sketch Plan (revision date 5/19/26); and  

(iv) Town of Springfield Conventional Sketch Plan (revision date 5/19/26); 
and 



 
 

A preliminary Part 1 of the Full Environmental Assessment Form (“FEAF”) 
with attachments; and 

WHEREAS, Subdivision Regulations Sections 3.1, 3.3, and 4.8 provide for 
major subdivisions and cluster subdivisions in the Town of Springfield, 
subject to the review and approval of the Planning Board and, for certain 
aspects of a cluster subdivision identified in Subdivision Regulations Section 
4.8(b), subject to review and approval of the Town of Springfield Town Board 
and Town Attorney; and 

WHEREAS, the Planning Board’s review of the application requires the 
guidance and the attention of an engineering consultant and legal counsel; 
and 

WHEREAS, the Town of Springfield Zoning Law (“Zoning Law”) Section 10.1 
provides that the Planning Board may engage engineering and legal 
consultants to enable full performance of the duties of the Planning Board in 
relation to review of matters before the Planning Board, and that “[p]ayment 
for the services of such consultants is to be made from funds deposited by 
the applicant with the Town in escrow accounts for such purposes.” 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Board declares 
its need to retain legal and engineering services related to the review of the 
Proposed Action and resolves to establish, or cause to be established, an 
escrow account for engineering consultant and legal counsel fees and costs 
related to the Proposed Action; and 

BE IT FURTHER RESOLVED, that the Planning Board directs the Applicant 
to provide an initial deposit to this escrow account in the amount of $15,000 
(the “Escrow Amount”), to be replenished by the Applicant to $15,000 each 
time the escrow account is depleted to $2,500, against which the Planning 
Board’s engineering consultant and legal counsel fees and costs related to 
the Proposed Action may be billed once invoiced and approved by the 
Planning Board for payment.  

BE IT FURTHER RESOLVED, to the extent that the escrow account is ever 
below $2,500, without replenishment after request from the Planning Board 
to replenish the same in accordance with the above, the Planning Board has 



 
 

the right, but not the obligation to stop reviewing or processing the Proposed 
Action.  

BE IT FURTHER RESOLVED, the following shall apply to the escrow 
account established herein: 

1) The Town Board has designated C.T. Male Associates Engineering, 
Surveying, Architecture, Landscape Architecture & Geology, D.P.C as the 
consulting engineers for the Town and has retained Whiteman Osterman & 
Hanna, LLP as legal counsel for the Town.  The Planning Board recognizes 
that these firms have the technical abilities to provide the necessary services 
to the Town in relation to the Proposed Action. 
 
2) The invoices for engineering and legal services will be submitted to the 
Town Supervisor and/or the Chair of the Planning Board, who will review the 
invoices.  All invoice must be reasonably itemized and specifically identify 
the work conducted.  The Town Supervisor will thereafter be directed to 
disburse funds from the escrow account to pay the invoices.  Copies of all 
invoices shall be provided to Applicant upon request.  At the same time the 
invoices are forwarded to the Town Supervisor, and/or Planning Board 
Chairman, the Town shall also forward a copy of the invoices to the 
Applicant.   
 
3) All deductions from the escrow account must be reasonably related to 
consulting fees necessarily incurred by the Town in reviewing the 
Applications. The Applicant shall not be required to reimburse the Town for 
any legal or engineering fees associated with any litigation, or the 
assessment of any potential litigation or claims, related to the Project or 
application. 
 
4) The Town shall notify the Applicant, in writing, five (5) days in advance of 
retaining any other professional consultants in connection with reviewing the 
Applications. 
 
5) The services provided by the professionals subject to reimbursement 
hereunder shall be limited to those services reasonably necessary to assist 



 
 

the Town in the processing of the Proposed Action in accordance with 
applicable law and as directed by the Town and its respective boards.   
 
6) Upon request by the Applicant, no more frequently than once every two 
months, the Town shall render an accounting of all monies received and 
expended in connection with the escrow funds and an estimate of all costs, 
fees and expenses to be expended in the next two months. 
 
7) Upon completion of the Town’s review of the Proposed Action, any 
balance remaining in the escrow account shall be refunded to the Applicant 
within sixty (60) days of the submission and payment by the Applicant of the 
Town’s final invoice for consulting fees and payment in full of all application 
fees by the Applicant.  The Town shall issue the final invoice to the Applicant 
within sixty (60) days of receiving its final determination on the Proposed 
Action. 
 
8) Deposits into the escrow account by the Applicant shall not exceed 
$25,000 for consulting fees, without prior written approval from the Applicant.    
 
9) In the event that the Applicant withdraws the Proposed Action from the 
Planning Board’s review, any balance remaining in the escrow account shall 
be refunded to the Applicant within sixty (60) days of the Town’s receipt of a 
written notice of such withdrawal (the “Withdrawal Date”), provided that all 
outstanding invoices for consulting fees incurred by the Town for reviewing 
the Proposed Action Applications prior to the Withdrawal Date have been 
paid. 

 





TOWN OF SPRINGFIELD PLANNING BOARD 

RESOLUTION NO. 61 OF 2026 

June 4, 2026 

Resolution Declaring the Town of Springfield Planning Board’s Intent 
to Act as the Lead Agency for Coordinated SEQRA Review Related to 
the Application of Fraydun Manocherian and Pamela Equities, Corp. 

for a Cluster Subdivision 
 

WHEREAS, the Town of Springfield Planning Board (the “Planning Board”) 
received a subdivision sketch plan application from Fraydun Manocherian 
and Pamela Equities, Corp. (collectively, the “Applicant”) on July 21, 2025, 
which sketch plan proposed a subdivision with 111 single-family-home lots 
across +/- 1,525 total acres of land spanning Town of Otsego and Town of 
Springfield (the “Sketch Submission”); and 

WHEREAS, on May 19, 2026, the Applicant submitted to the Planning Board 
revised sketch plan materials resulting from comments from the Planning 
Board, which revised sketch plan proposes a cluster subdivision pursuant to 
the Town’s subdivisions regulations including 80 single-family-home lots (50 
in the Town of Otsego and 30 in the Town of Springfield) and a 46-unit multi-
family component (located in the Town of Springfield) across +/- 1,525 total 
acres of land spanning Town of Otsego and Town of Springfield (the 
“Proposed Action”); and  

WHEREAS, as part of the May 19, 2026 submission, the Applicant 
submitted: Cover Letter from Young Sommer, LLC, dated May 16, 2026;  

A Revised Sketch Plan (4 sheets), including: (i) tax parcel map (revision date 
5/19/26);  

(ii) Existing Conditions Map (revision date 5/19/26);  

(iii) Residential Subdivision Sketch Plan (revision date 5/19/26); and  

(iv) Town of Springfield Conventional Sketch Plan (revision date 5/19/26); 
and 



A preliminary Part 1 of the Full Environmental Assessment Form (“FEAF”) 
with attachments; (the “Revised Sketch Submission”); and 

WHEREAS, based on Revised Sketch Submission, the Proposed Action is 
a Type I action pursuant to the State Environmental Quality Review Act 
(“SEQRA”) and its implementing regulations, specifically as new residential 
construction with more than “50 units not to be connected (at the 
commencement of habitation) to existing community or public water and 
sewerage systems including sewage treatment works” under 6 NYCRR 
617.4(b)(5)(ii); and 

WHEREAS, to ensure a complete and comprehensive SEQRA review, the 
Planning Board intends to conduct a coordinated SEQRA review pursuant to 
6 NYCRR 617.6, and therefore desires to declare its intent to act as the lead 
agency for the SEQRA review of the Proposed Action and coordinate with all 
involved and interested agencies. 

NOW, THEREFORE, BE IT RESOLVED, that, after reviewing the materials 
submitted by the Applicant on May 19, 2026, the Planning Board classifies 
the Proposed Action as a Type I action pursuant to SEQRA and its 
implementing regulations; and 

BE IT FURTHER RESOLVED, that the Planning Board hereby declares its 
intent to serve as the lead agency for the SEQRA review of the Proposed 
Action pursuant to 6 NYCRR 617.6 and to conduct a coordinated 
environmental review by serving notice to all involved and interested 
agencies; and 

BE IT FURTHER RESOLVED, that the Planning Board hereby authorizes 
and directs that a “Notice of Intent to Declare Lead Agency” for the Proposed 
Action, inclusive of the application materials submitted to the Planning 
Board, be circulated to the following involved and interested agencies: 

Involved Agencies: 

(1) Town of Springfield Town Board; 

(2) Town of Springfield Building Department; 

(3) Town of Springfield Highway Department; 



(4) Town of Otsego Planning Board; 

(5) Town of Otsego Town Board; 

(6) Town of Otsego Building Department; 

(7) Town of Otsego Highway Department; 

(8) New York State Department of Environmental Conservation; and 

(9) New York State Department of Health.  

Interested Agencies: 

(1) Otsego County Planning Department; 

(2) New York State Department of Transportation;  

(3) New York State Office of Parks, Recreation and Historic Preservation; 

(4) Lake Otsego Watershed Advisory Board; and 

(5) Otsego County Agriculture & Farmland Protection Board; and  

(6) United States Army Corps of Engineers. 
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Exhibit H 



Recipient: Shipper:

FLY CREEK, NY, US, Albany, NY, US,

Reference 117363-003

The following is the proof-of-delivery for tracking number: 873883072152

Thank you for choosing FedEx

Status:

Signed for by:

Service type:

Special Handling:

Delivered To:

Delivery Location:

Delivery date:

Delivery Information:

Shipping Information:

Tracking number: Ship Date:

Weight:

Deliver Weekday

FedEx Express proof-of-delivery details appear below; however, no signature is currently available for this 

shipment.  Please check again later for a signature.

Shipping/Receiving

FedEx 2Day

O.Otsegohwydepartment

873883072152

Jul 6, 2026 12:42

1.0 LB/0.45 KG

Delivered

July 06, 2026

Dear Customer,

Jul 2, 2026

Fly Creek, NY,

5056698
Line

5056698
Line

5056698
Line

5056698
Line



1

George, Sara

From: FedEx Tracking <TrackingUpdates@fedex.com>

Sent: Monday, July 6, 2026 12:52 PM

To: George, Sara

Subject: Your shipment was delivered 873883072152

CAUTION: This email originated from outside of the firm. Do not click links or open attachments unless you recognize the sender 
and are expecting the message. 

To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 

this pictu re  
from the  
In ternet.
FedEx

Your shipment was delivered.

Delivery Date 

Mon, 07/06/2026 

12:42pm 

Delivered to 

811 COUNTY HIGHWAY 26, Fly Creek, NY 13337 

Received by 

O.Otsegohwydepartment 



2

Report missing package

How was your delivery? 

To help 
protect 
your 
privacy, 
Microsoft 
Office 
prevented 
automatic  
download 
of this 
picture 

To help 
protect 
your 
privacy, 
Microsoft 
Office 
prevented 
automatic  
download 
of this 
picture 

To help 
protect 
your 
privacy, 
Microsoft 
Office 
prevented 
automatic  
download 
of this 
picture 

To help 
protect 
your 
privacy, 
Microsoft 
Office 
prevented 
automatic  
download 
of this 
picture 

To help 
protect 
your 
privacy, 
Microsoft 
Office 
prevented 
automatic  
download 
of this 
picture 

Tracking details 

Tracking ID 873883072152 

From Charles J. Gottlieb, Esq.  

WHITEMAN OSTERMAN & HANNA LLP 

1 Commerce Plaza  

Suite 1900  

Albany, NY, US 

12260 

To Town of Otsego Planning Board  

811 County Road 26 

Fly Creek, NY, US 

13337 



3

Ship date Thu 7/02/2026 06:05 PM 

Number of pieces 1 

Total shipment weight 1.00 LB 

Service FedEx 2Day® 

Reference 117363-003 

Shipper reference 117363-003 

TRACK SHIPMENT

To help protect you r priv acy, Microsoft Office prevented automatic download of this picture from the Internet.
FedEx

Sending something 

back? No sweat! 

When you need to make a return, drop 

it off at one of over 10,000 locations. 

And if you received a QR code for your 

return, we can print your label. 

FIND LOCATIONS



4

To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 

this pictu re  
from the  
In ternet.

To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 

this pictu re  
from the  
In ternet.  Please do not respond to this message. This email was sent from an unattended mailbox. 

This report was generated at approximately 11:52 AM CDT 07/06/2026. 

All weights are estimated. 

To track the latest status of your shipment, click on the tracking number above. 

Standard transit is the date and time the package is scheduled to be delivered by, based on the 

selected service, destination and ship date. Limitations and exceptions may apply. Please see the 

FedEx Service Guide for terms and conditions of service, including the FedEx Money-Back 

Guarantee, or contact your FedEx Customer Support representative. 

© 2026 Federal Express Corporation. The content of this message is protected by copyright and 

trademark laws under U.S. and international law. Review our Privacy Notice. All rights reserved. 

Thank you for your business. 

ID   1026 
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KATHY HOCHUL 
Governor 

AMANDA LEFTON 
Commissioner 

July 23, 2026 

 

Town of Springfield Planning Board 

P.O. Box 176 

Springfield Center, NY 13468 
Emailed to: townplanning@springfieldny.org 

 

Re: Lead Agency Coordination Response 

Fraydun Manocherian and Pamela Equities, Corp. 

Cluster Subdivision 

Multiple Parcels, ~1,525 acres 

Towns of Springfield and Otsego, Otsego County 

 

Dear Town of Springfield Planning Board: 

 

This letter responds to your correspondence received June 24, 2026, regarding lead agency 

coordination for the project referenced herein, under Article 8 (State Environmental Quality 

Review – SEQR) of the Environmental Conservation Law (ECL) and 6 NYCRR Part 617. The 

New York State Department of Environmental Conservation (DEC) has the following interest in 

this project:  

Name of Action: Fraydun Manocherian and Pamela Equities, Corp. Subdivision 

DEC Contact Person: Corinne Armstrong, Environmental Analyst I 

SEQR Classification:  Type I  Unlisted  Type II 

 

DEC Position: Based on the information provided: 

 DEC has no objection to your agency assuming lead agency status for this action. 

 DEC wishes to assume lead agency status for this action. 

 DEC needs additional information to respond (see comments). 

 DEC cannot serve as the lead agency because it lacks jurisdiction in this action. 

*The DEC must be notified immediately if the project/proposed action scope changes or 

the Environmental Assessment Form (EAF) is revised. 

 

Please note that the SEQR FEAF provided was indicated to be preliminary. Potential 

environmental impacts cannot be adequately reviewed and evaluated given the lack of 

information on the SEQR form. When the FEAF is finalized, please resubmit to our office for 

further review. 

mailto:r4dep@dec.ny.gov
https://dec.ny.gov/
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Possible DEC Permitting Requirements   

A review of NYS protected resources near or within the project site was conducted using existing 

GIS data. Please note that jurisdictional maps are intended to provide approximate sizes and 

locations of resources. Actual field conditions may differ from those shown on the maps. The 

following summarizes potential State permitting requirements for the project, based on the 

results of the protected resources review and the project information submitted with your 

correspondence. 

 

Freshwater Wetlands Program 

Portions of New York State-regulated freshwater wetlands and their adjacent areas may be 

located within the project area. Although some limited activities are exempt from permitting, most 

activities that disturb a wetland or its 100-foot adjacent area require a permit from DEC under 

the Environmental Conservation Law (ECL) Article 24, Freshwater Wetlands. Information on 

regulated activities within freshwater wetlands and adjacent areas is available on DEC’s website 

(see Regulated Activities), which contains examples of regulated activities and those exempt 

from wetland permits. 

 

If the property contains regulated freshwater wetlands or adjacent areas, further delineation of 

the wetland boundaries may be required. Jurisdictional requests should be sent to the regional 

Bureau of Habitat (BOH), formerly Ecosystem Health, where the project is located. Regional 

BOH email addresses and a map of regional offices are also available on the DEC website via 

the jurisdictional determination link above. 

 

If regulated freshwater wetlands or adjacent areas are present, all efforts must be made to avoid 

disturbing them. If disturbance to the wetland and/or adjacent area cannot be avoided, the 

project sponsor must submit a Freshwater Wetland permit application and obtain a permit to 

conduct a regulated activity. In accordance with DEC’s Freshwater Wetlands Permit 

Requirements Regulations (6 NYCRR Part 663), the applicant would need to justify the 

disturbance, discuss alternatives, and minimize impacts as part of the Freshwater Wetlands 

permit application. More information on application procedures and permit issuance standards 

is available on DEC’s website at: https://dec.ny.gov/regulatory/permits-licenses/waterways-

coastlines-wetlands/freshwater-wetlands#Determine.  
 

Protection of Waters Program 

A stream with a water quality classification of AA, A, or B, or with a classification of C with a 

standard of (T) or (TS), meaning trout or trout-spawning waters, is a protected stream under 

6 NYCRR Part 608 - Use and Protection of Waters. If disturbance to the bed and/or banks of a 

protected stream will result from the proposed project, a Stream Disturbance Permit must first 

be obtained from DEC. If the proposed project involves excavation or fill below the mean high 

mailto:r4dep@dec.ny.gov
https://dec.ny.gov/
https://dec.ny.gov/nature/waterbodies/wetlands/freshwater-wetlands-program
https://dec.ny.gov/regulatory/permits-licenses/waterways-coastlines-wetlands/freshwater-wetlands#Determine
https://dec.ny.gov/regulatory/permits-licenses/waterways-coastlines-wetlands/freshwater-wetlands#Determine
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water (MHW) level in a Class C stream that is considered navigable according to 6 NYCRR Part 

608.1(u), an Excavation and Fill Permit is required from DEC before commencing any work. 

 

General information on streams and the permitting process can be located on our website at 

www.dec.ny.gov/permits/6042.html 

 

Water Quality Certification 

It appears that federally regulated wetlands and/or waterbodies may be located on the subject 

property. Work within certain wetlands and other waters of the U.S. may require a permit from 

the US Army Corps of Engineers (USACE). A Water Quality Certification, pursuant to Section 

401 of the Federal Clean Water Act, may be required from DEC when a USACE permit is issued. 

DEC recommends that you contact the USACE directly regarding federal wetlands and the 

waters of the U.S. regulatory jurisdiction and permitting requirements. The USACE Upstate 

Regulatory Field Office in Watervliet, NY, administers the USACE NY District regulatory program 

for this area. The Regulatory Field Office general phone number is (518) 266-6351, and the 

general email address is cenan-r-permit-app@usace.army.mil. Please refer to this DEC website: 

http://www.dec.ny.gov/permits/6546.html for more information on Water Quality Certifications, 

including state procedures implemented in response to new USEPA rules. 

 

SPDES General Permit for Construction Activities Stormwater Discharge 

Any project that results in a disturbance of one acre or more of land must comply with the State 

Pollutant Discharge Elimination System (SPDES) Phase II regulations for Stormwater 

Discharges Associated with Construction Activities. Information regarding the SPDES General 

Permit for Stormwater Discharges can be found on the DEC’s website at 

http://www.dec.ny.gov/chemical/8468.html. 

 

SPDES Wastewater Discharge 

A SPDES permit is required for any facility that has a surface discharge (i.e., wastewater 

discharges to a surface water such as a stream) or discharges more than 1,000 gallons per day 

of sewage/wastewater into the groundwater of the State (i.e., septic system). Information 

regarding wastewater discharges approval requirements can be found on the DEC’s website at 

http://www.dec.ny.gov/permits/6054.html. 

 

Water Withdrawal Program 

If this project requires a new potable water supply system with a limiting maximum capacity of 

100,000 gallons or more per day, a Water Withdrawal Permit may be required, pursuant to 6 

NYCRR Part 601.  

 

mailto:r4dep@dec.ny.gov
https://dec.ny.gov/
http://www.dec.ny.gov/permits/6042.html
mailto:cenan-r-permit-app@usace.army.mil
http://www.dec.ny.gov/chemical/8468.html
http://www.dec.ny.gov/permits/6054.html
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Mined Land Reclamation 

If more than 1,000 tons or 750 cubic yards of material will be excavated from this site over twelve 

months and the material will be removed from the site, a Mined Land Reclamation Permit may 

be required. This includes pond construction projects if the excavated material will be removed 

from the project site. Information regarding the Mined Land Reclamation program can be found 

on the DEC’s website at http://www.dec.ny.gov/lands/5020.html.  

 

Dam Safety Regulations 

A Dam Safety Permit may be required for this proposed project. A Dam Safety Permit is required 

for any water impoundment structure unless that structure can satisfy one of the following permit 

exemption criteria: 1) maximum height is six feet or less, 2) maximum impounding capacity is 

one million gallons or less, or 3) maximum height is between six feet and 15 feet, and the 

maximum impounding capacity is less than three million gallons. Information regarding dams 

can be found on the DEC’s website at http://www.dec.ny.gov/lands/4991.html. 

 

Additional Information    

Cultural Resources 

Portions of the project site appear to be located within an area of potential historical or 

archeological significance. If approvals or permits are ultimately required from DEC, consulting 

with the New York State Office of Parks, Recreation and Historic Preservation (OPRHP) will 

likely be necessary to better assess this project’s impacts on these resources. To initiate 

consultation with OPRHP, please visit their project submission website at 

https://cris.parks.ny.gov/. Please add Corinne Armstrong at corinne.armstrong@dec.ny.gov to 

the list of contacts for your project. 

 

Please note that construction activities that could impact historic or archaeological resources are 

not eligible for coverage under the SPDES General Permit for Stormwater Discharges from 

Construction Activity (GP-0-25-001) unless documentation of satisfactory compliance with 

Section 106 of the National Historic Preservation Act is received from OPRHP for the project 

site. 

 

 

 

Threatened or Endangered Species and/or Significant Habitats 

No records of known occurrences were found in the (immediate) vicinity of the project site. 

However, the absence of data does not necessarily mean that rare or state-listed species, 

natural communities or other significant habitats do not exist on or adjacent to the proposed site. 

Rather, our files currently contain no information indicating their presence. For most sites, 

comprehensive field surveys have not been conducted. We cannot provide a definitive statement 

mailto:r4dep@dec.ny.gov
https://dec.ny.gov/
http://www.dec.ny.gov/lands/5020.html
http://www.dec.ny.gov/lands/4991.html
https://cris.parks.ny.gov/
mailto:corinne.armstrong@dec.ny.gov
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on the presence or absence of all rare or state-listed species or significant natural communities. 

Depending on the nature of the project and site conditions, additional information from on-site 

surveys or other sources may be necessary to evaluate the impacts on biological resources 

thoroughly. 

Bald Eagle 

According to the NYNHP database, the project site is located in an area with a known occurrence 

of bald eagles. However, the project site is far enough from the known occurrence location (over 

0.25 miles) that no adverse impacts are anticipated from the project's construction. If at any time 

before or during the project, a bald eagle nest is found closer than 0.25 miles of the project site, 

all work must stop, and the DEC Wildlife office must be notified immediately at (518) 357-2355. 

Work cannot continue until DEC grants written permission. 

Agricultural Districts 

The project site is within an agricultural district. Please contact the New York State Department 

of Agriculture and Markets (Ag and Markets) to determine if this project is in compliance with the 

provision of subdivision (4) of section 305 of Article 25-AA of the Agriculture and Markets Law 

and copy the DEC on Ag and Markets response. 

Sincerely, 

Corinne Armstrong 
Environmental Analyst 

mailto:r4dep@dec.ny.gov
https://dec.ny.gov/


Town of Springfield Planning Board 
P.O. Box 176 

Springfield Center, New York 13468 
315-985-3883 

CONSENT TO SEQRA LEAD AGENCY 

  

Name of Involved Agency: Orsego County Agncultwe + Flarmlanararcenay’ 

0 
Proposed Lead Agency: Town of Springfield Planning Board 

Name of Action: Application of Fraydun Manocherian and 

Pamela Equities, Corp. for a Cluster Subdivision 

Preliminary Classification of Action: Type I 

On behalf of () newlture * (involved agency), 
I acknowledge receipt of the enclosed Notice of Intent to Designate SEQRA Lead Agency in this 
matter. 

  

The above-named involved agency hereby: (please check one) 

(x) CONSENTS to the Town of Springfield Planning Board acting as the SEQRA Lead 
Agency for the proposed Action and requests that the undersigned continue to receive 
copies of all SEQRA determinations, SEQRA documents and notices in this matter. 

( ) DOES NOT CONSENT to the Town of Springfield Planning Board acting as SEQRA 
Lead Agency for the proposed Action and desires that 

  

serve as Lead Agency. To contest Lead Agency designation, the undersigned intends to 
follow the procedures outlined in the SEQRA regulations (see 6 NYCRR § 617.6(b)(5)). 

( ) TAKES NO POSITION on Lead Agency designation. _ N 

« y \ - ) 
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Date <—J Signature 4 

Atscgo Coumty Agrcultiye «FomMand CMatc 
Involved Agency name (printed) ~~ echan a ine) Title 

Please return to: Town of Springfield Planning Board 
P.O. Box 176 
Springfield Center, New York 13468 
315-985-3883 
townplanning@springfieldny.org



Town of Springfield Planning Board 

P.O. Box 176 
Springfield Center, New York 13468 

315-985-3883 

CONSENT TO SEQRA LEAD AGENCY 

Name of Involved Agency: KS bor GtsS? 
  

Proposed Lead Agency: Town of Springfield Planning Board 

Name of Action: Application of Fraydun Manocherian and 

Pamela Equities, Corp. for a Cluster Subdivision 

Preliminary Classification of Action: Type I 

On behalf of ©) NES “ipo (Xt eK (involved agency), 
I acknowledge receipt of the enclosed Notice of Intent to Designate SEQRA Lead Agency in this 
matter. 

  

The above-named involved agency hereby: (please check one) 

'/) CONSENTS to the Town of Springfield Planning Board acting as the SEQRA Lead 
Agency for the proposed Action and requests that the undersigned continue to receive 
copies of all SEQRA determinations, SEQRA documents and notices in this matter. 

( ) DOES NOT CONSENT to the Town of Springfield Planning Board acting as SEQRA 
Lead Agency for the proposed Action and desires that 

  

serve as Lead Agency. To contest Lead Agency designation, the undersigned intends to 
follow the procedures outlined in the SEQRA regulations (see 6 NYCRR § 617.6(b)(5)). 

( ) TAKES NO POSITION on Lead Agency designation. 

£426 i a co 
    

    

Date Signature 

Ostwrn de weeny ¥ ences hiwe 
Involved Agency name (printed) Title 

Please return to: Town of Springfield Planning Board 
P.O. Box 176 
Springfield Center, New York 13468 
315-985-3883 
townplanning@springfieldny.org
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Governor 

vorx | Department of MARIE THERESE DOMINGUEZ 
fe Transportation Commissioner 

ANDREW D. STILES, P.E. 

Regional Director 

July 20, 2026 

Town of Springfield Planning Board 
P.O. Box 176 
Springfield Center, New York 13468 

Dear Chairman Miller, 

RE: SEQRA Lead Agency Designation 
Lake Otsego Properties — Residential Subdivision 
Town of Springfield and Town of Otsego, Otsego County 

SEQR #26-015 

The New York State Department of Transportation (NYSDOT) has no objection to the Town of Springfield 
Planning Board serving as Lead Agency for this action. A signed concurrence form is attached. Please 
consider NYSDOT as an Involved Agency regarding notifications and review of environmental determinations, 

site plans and project documents, especially activities that pertain to, or impact State Route 80. 

NYSDOT reviewed the environmental assessment form and preliminary site plan. Our comments are outlined 
below for the town’s consideration: 

e NYSDOT will require the applicant to submit the project’s Stormwater Pollution Prevention Plan 

(SWPPP) for review prior to development of the site. Please note that post-development stormwater 
outflows to the State right-of-way may not exceed the pre-development conditions, and the applicant 
may be responsible for mitigation of any impacts to the State drainage system resulting from this 
development. The applicant can contact the Region 9 Permit Office at 607-721-8082 for clarification 

e Noitems, including signage, shall be placed in State right-of-way. Please note, State right-of-way may 
vary, and the location of the highway boundary should not be assumed by the applicant based on 
roadway characteristics or other features. Unpermitted items that are placed within State right-of-way 

are in violation of NYS Highway Law Section 52 and will require removal by the applicant or property 
owner, who may also be subject to fines. 

Additional comments will be provided for any updates to environmental determinations, site plans, and other 
project documents that are sent to NYSDOT in the future. If you have any questions regarding this SEQR 
response, please do not hesitate to contact me by email at Kathryn. Mangan@dot.ny.gov or by phone at 607- 
721-8254. 

  

Sincerely, 

aa 
Kathryn Mangan 
Regional Planning and Program Manager 

  

44 Hawley Street, Binghamton, NY 13901 | www.dot.ny.gov



Town of Springfield Planning Board 
P.O. Box 176 

Springfield Center, New York 13468 
315-985-3883 

CONSENT TO SEQRA LEAD AGENCY 

Name of Involved Agency: New York State Department of Transportation 
  

Proposed Lead Agency: Town of Springfield Planning Board 

Name of Action: Application of Fraydun Manocherian and 
Pamela Equities, Corp. for a Cluster Subdivision 

Preliminary Classification of Action: Type I 

On behalf of _New York State Department of Transporation (involved agency), 
I acknowledge receipt of the enclosed Notice of Intent to Designate SEQRA Lead Agency in this 
matter. 

  

The above-named involved agency hereby: (please check one) 

Y CONSENTS to the Town of Springfield Planning Board acting as the SEQRA Lead 
Agency for the proposed Action and requests that the undersigned continue to receive 

copies of all SEQRA determinations, SEQRA documents and notices in this matter. 

( ) DOES NOT CONSENT to the Town of Springfield Planning Board acting as SEQRA 
Lead Agency for the proposed Action and desires that 

  

serve as Lead Agency. To contest Lead Agency designation, the undersigned intends to 

follow the procedures outlined in the SEQRA regulations (see 6 NYCRR § 617.6(b)(5)). 

( ) TAKES NO POSITION on Lead Agency designation. 

7/20/2026 

Date Signature 

New York State Dept of Transportation, Region 9 Kathryn Mangan, Regional Planning & Program Manager 

  

    

Involved Agency name (printed) Title 

Please return to: Town of Springfield Planning Board 
P.O. Box 176 
Springfield Center, New York 13468 
315-985-3883 
townplanning@springfieldny.org



Town of Springfield Planning Board 
P.O. Box 176 

Springfield Center, New York 13468 
315-985-3883 

CONSENT TO SEQRA LEAD AGENCY 

Name of Involved Agency: _QF ego County Planing Dept» __ 
Proposed Lead Agency: Town of Springfield Planning Board 

Name of Action: Application of Fraydun Manocherian and 
Pamela Equities, Corp. for a Cluster Subdivision 

Preliminary Classification of Action: Type I 

On behalf of OK44 Cowrty PLO Dept: (involved agency), 
I acknowledge receipt of the entlosed Notice df Intent to Designate SEQRA Lead Agency in this 
matter. 

  

The above-named involved agency hereby: (please check one) 

0X) CONSENTS to the Town of Springfield Planning Board acting as the SEQRA Lead 
Agency for the proposed Action and requests that the undersigned continue to receive 
copies of all SEQRA determinations, SEQRA documents and notices in this matter. 

( ) DOES NOT CONSENT to the Town of Springfield Planning Board acting as SEQRA 
Lead Agency for the proposed Action and desires that 

  

serve as Lead Agency. To contest Lead Agency designation, the undersigned intends to 
follow the procedures outlined in the SEQRA regulations (see 6 NYCRR § 617.6(b)(5)). 

( ) TAKES NO POSITION on Lead Agency designation. 

ad [= {alo Tofh. 
  

  

  
  

Date Signature 

Otseqs County Planning Dept Dire itor 
Involved Agency’ name (printed) Title 

Please return to: Town of Springfield Planning Board 
P.O. Box 176 
Springfield Center, New York 13468 
315-985-3883 
townplanning@springfieldny.org
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Tom Huntsman, Chair 
Town of Otsego Planning Board 

811 County Highway 26 
Fly Creek, NY 13337 

 
July 30, 2026 
 
Town of Springfield Planning Board 
Henry Miller, Chair 
P.O. Box 176  
Springfield Center, NY 13468 
 
RE: SEQR Lead Agency Coordination – Notice of Objection 
Applicant: Fraydun Manocherian and Pamela Equities 
Submission Phase: Sketch Plan / Draft Environmental Assessment Form (EAF) 

Dear Chairman Miller: 
 
The Town of Otsego Planning Board (the “Otsego Planning Board”) acknowledges 
receipt of the Town of Springfield Planning Board’s (the “Springfield Planning Board”) 
July 2, 2026 correspondence of its “Notice of Intent to Designate SEQRA Lead Agency.” 
This correspondence purports to provide notice that the Springfield Planning Board is 
coordinating State Environmental Quality Review Act (SEQR) review for a sketch plan 
proposal filed in both the Town of Otsego and Town of Springfield.   
 
The Otsego Planning Board formally objects to the Springfield Planning Board’s 
intention to designate itself as SEQR Lead Agency.  By definition, a SEQR Action is one 
that involves a new or modified approval by a state or local agency.  See 6 NYCRR 
617.2(b)(1)(iii).  Sketch plan review is an informal process that does not incorporate any 
formal approval, nor does it commit a planning board to any definite course of action.   
 
Our objection is based on the fact that the “applicant” has only submitted a preliminary 
sketch plan and a draft Environmental Assessment Form (EAF), subject to significant 
change and modification. This submission is legally incomplete and insufficient to 
establish Lead Agency status for the following reasons: 
 

 Premature Designation and Lack of Finalized Plans: A preliminary sketch plan 
lacks the detailed engineering, grading, stormwater, and architectural plans 
necessary to accurately assess the scope of environmental impacts. Without a 
complete Site Plan application, any determination regarding which community 
may sustain the greatest environmental impacts and which agency has the broadest 
governmental powers to investigate such impacts is premature. 
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 Lack of Defined Jurisdiction and Required Approvals: Because the submission 
is limited to a sketch plan, the full scope of required and discretionary permits, 
regulation and oversight from other involved agencies cannot yet be verified. 
 

As such, there is no SEQR Action currently pending before either Board and any SEQR 
Action would only be triggered by the formal application step. Springfield Planning 
Board’s classification of the sketch plan submission as an Action and its declaration of 
intention to serve as Lead Agency is premature and improperly rendered.  The Otsego 
Planning Board respectfully requests that Springfield Planning Board cease all action to 
declare itself Lead Agency and/or continue a coordinated review of this prospective 
project.  
 
As we are both aware, the underlying concept, once any project plan is crystalized, is 
likely to create significant environmental and other impacts in both the Towns of Otsego 
and Springfield.  Accordingly, the Otsego Planning Board reserves all rights to interpose 
and serve as SEQR Lead Agency relative to the prospective project, once and if a formal 
application is submitted. 
 
Please advise at your convenience if you would like to discuss this matter with me 
further.  
 
Very truly yours, 
 
/s/ Tom Huntsman 
Tom Huntsman 
Town of Otsego Planning Board 
Chair  
 
        
cc: New York State Department of Environmental Conservation (Regional Permit 
Administrator) 
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C.T. MALE ASSOCIATES 
Engineering, Surveying, Architecture, Landscape Architecture & Geology, D.P.C. 

50 Century Hill Drive, Latham, NY 12110 

518.786.7400 FAX 518.786.7299 www.ctmale.com 

 

 

Civil Engineering  •  Environmental Services  •  Survey Services  •  Land Services  • Architecture  •   

Energy & Building Systems Services  •  Electrical Engineering 

 

July 20, 2026 
 
Mr. Henry Miller, Planning Board Chairman 
Town of Springfield 
PO Box 176 
Springfield Center, NY 13468 
 
Re: Sketch Plan Comment Letter 
 Proposed Residential Subdivision 
 Town of Springfield, New York 
 C.T. Male Project No.:  25.1302 
 
Dear Mr. Gottlieb: 
 
C.T. Male Associates Engineering, Surveying, Architecture, Landscape Architecture & Geology, 
D.P.C. (C.T. Male) has conducted a review of the proposed residential subdivision in the Towns of 
Springfield, and Otsego.  It should be noted we have been hired by the Town of Springfield for this 
review.  The application materials included: 

• FEAF dated 5/19/2026 

• Tax Parcel Map dated 5/19/2026 

• Existing Conditions Map dated 5/19/2026 

• Conventional Subdivision Sketch Plan dated 5/19/26 

• Residential Subdivision Sketch Plan dated 5/19/26 

The purpose of our review is to advise the Town Planning Board for their consideration if the 
applicant’s submission is complete and accurately provides sufficient information for the Board to 
move the project forward to the preliminary design stage. In addition, this review includes compliance 
with the Town’s cluster subdivision regulations. The following are our comments: 

Tax Parcel Map  

The tax parcel map shows a collection of parcels: six (6) fully in the Town of Springfield, seven (7) 
fully in the town of Otsego, and one (1) split by the Town line.  By land area, the total 1525 acres is 
divided as 776 acres in Springfield, and 749 acres in Otsego. 

Nine (9) parcels, on the eastern side are contiguous.  Another four (4) lots are also contiguous on the 
western side.  One (1) is fully separated.   It is an unusual situation to combine non-contiguous lots 
for a single subdivision.  We believe this is more of a legal issue but raise it here for consideration. 
However, more information should be provided by the Applicant as to the intent of combining non-
contiguous lots. 

Existing Conditions Map  

The existing conditions plan contains 10 ft. contour intervals taken from the Otsego county GIS.  It 
also has a legend showing a light gray shading for slopes 15% or greater.  This shading is almost 
imperceptible on the plans.  The SEQR FEAF notes that nearly 42% of the site consist of these steep 
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slopes.  They need to be clearly denoted on the plan as they will have significant impact on the 
placement and viability of the septic systems. 

The existing conditions plan also notes a “Wetland and Stream Delineation Report” was prepared by 
LaBella Associates in February of 2025.  This report should be submitted with the application to verify 
the methods of delineation and mapping. 

The FEAF also lists the known soils on the property, but these are not designated on the Existing 
Conditions Plan.  The combination of slopes, wetland setbacks, and soils are factors in the viability of 
the potential septic systems shown on the development plans.  The existing conditions plan should be 
revised to clearly show the features listed above. 

Comments on Conventional Subdivision Sketch Plan (CSSP) 

Overall comment:  The applicant’s provided documents, although only considered sketch plans, are 
intended to support the total allowable lot/dwelling count.  The scale of the provided plans attempts 
to show all land holdings included in the project on a single sheet.  This is acceptable for an overall 
plan, but the lots need to be presented at a scale suitable for critical analysis.  A few comments are 
made below, however, at this time the applicant has not provided plans suitable to determine the 
density they seek.  

1. The CSSP provided to support the Buildable Lots and Dwelling Units was prepared at a scale of 
1”=400’, with 10 ft. contour intervals.  In this case, it is extremely difficult to determine if the lots 
indicated are actually buildable.  Spot checks determined many septic fields are shown in areas 
with existing slopes greater than 20%.  The applicant needs to discuss how they intend to meet 
NYSDOH design standards for the septic systems on these existing slopes. 

2. The CSSP legend provides a light gray shading for 15% or greater slopes.  This is not consistent 
with the spot checks made.  The applicant should review and revise the slope map accordingly. 

3. The CSSP provides no information on the individual lots nor how they meet the Town code for 
the existing zoning district(s). Many lots are irregularly shaped and need to be verified so that all 
yard requirements are met.  At a minimum, each lot area should be listed on the lot. 

4. The CSSP provides little information on building or septic area setbacks from wetlands and/or 
streams, or property lines. 

5. The applicant should provide additional plan sheets showing the proposed lots at larger scale 
making the lots, slopes and wetland areas more easily read and analyzed. 

6. The existing and proposed roads need to be more clearly identified.  The applicant needs to 
provide a written description of how existing seasonal roads will be maintained and used to 
service the future lots.  The discussion must also discuss the transitions from existing dirt roads to 
new paved roads.  The Ownership, and/or Rights of Way needs to be clearly denoted. 

7. The above should be incorporated into any Planning Board review of the sketch plan to ensure 
that the applicant addresses such concerns when making their preliminary subdivision 
application to the Planning Board.  The Planning Board shall reserve the right in future 
subdivision submissions to confirm the accuracy and ability to construct the amount of lots 
proposed in the traditional subdivision plan when making a determination on any cluster 
subdivision plat.  
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Comments on Residential Subdivision Sketch Plan (RSSP) 

Overall comment:  The RSSP is predicated on the lot and dwelling count determined with the CSSP.  
As noted above, the CSSP does not adequately verify the Lot count the applicant is proposing.  While 
the CSSP needs to be revised, the following comments are provided to the applicant for the next 
submission of a revised RSS. 

1.  Many lots appear to have shared driveway access between multiple lots.  In one such case, Lots 
38 and 39, a driveway for two lots is nearly 1/2 mile long before getting to the first of the two 
house locations.  The applicant needs to present more information on the design and functionality 
of these types of lots.  Functionality should include the fire access compliance utilizing residential 
driveways. 

2. Each proposed lot needs to include the Lot Area and setbacks. 

3. Proposed roads cross municipal boundary lines multiple times.  The applicant should provide a 
statement on how such roads are planned to be maintained, and by which municipality.  The final 
road surfaces should also be identified. 

4. The applicant provides areas of potential Open Space.  The applicant should overlay the existing 
wetlands, streams and other non-buildable areas within these proposed open spaces and provide 
the total open space area minus the non-buildable areas. 

5. Discussion and clarification should be made for all lots which contain dedicated open space on 
the lots.  In many cases, the remaining buildable areas on these lots are lessened to a point at which 
development of the lots can be difficult and/or congested (i.e. lots 3, 5, 6 and 8-12). 

6. How are lots 51, 52, and 53 accessed? It appears that access is proposed from Pine Ridge Road, a 
private road. 

7. Applicant should provide supporting conceptual design for water and wastewater of the 46-unit 
multi-family dwelling units.  Conceptual building designs for these multi-family units should also 
be provided. 

8. The applicant should identify the location of permanent stormwater management practices 
identified on the FEAF. 

SEQRA-FEAF 

It is understood the applicant may already be in the process of providing a revised FEAF with 
additional supporting documentation, therefore this review is limited.  Our comments at this time are: 

Description of Proposed Action - The applicant references 57% will be “potential open space”.  It 
seems this is considered to be a “benefit” of the proposed project.  The open space should be 
categorized as “Proposed” and should be broken down at a minimum into three areas: 

• Total area 

• Total area minus Wetlands, streams, and regulated buffers 

• Total area of open space on individual proposed lots 

The Applicant should identify/propose the intent for land ownership of Open Space lands when the 
final subdivision would be considered. 



C.T. MALE ASSOCIATES 
 
 
July 20, 2026 
Mr. Henry Miller 
Page - 4 
 
 

 

Item C.2(b) - Applicant should discuss any specific requirements for subdivision design based upon 
being within the NYS Major Basins: Upper Susquehanna. 

D.1(d)iv- There is no information on the plan sheets to verify the minimum lot size to be 3.2 ac. 

D.1(e) – Applicant should discuss the anticipated phasing of the project. 

D.2 (c) – Applicant should more thoroughly discuss the water supply for the Multi-family cluster. 

D.2 (j)v – It is recommended a separate “Roads” plan be provided by the applicant so the Board can 
clearly see the projects intent.  The EAF response states, “gravel and seasonal roads are also to be 
studied”.  This study should be included with the next project submission. 

E.2 The answers provided in a-f of this section all have an impact on the septic design parameters.  
This information needs to be shown on the plans to verify the practicality of septic systems for 126 
total dwelling units.  

E.2 (j)- Applicant needs to identify impacts of the principal aquifer on the project development. 

In closing, at this point in time, factors which could impact the development sketch plan have not been 
fully vetted and we would not recommend moving past the sketch plan without further information 
being provided. 
 
Sincerely, 
 
C.T. MALE ASSOCIATES 
 
 
 
Mr. Frank Palumbo RLA 
Business Development Manager, Land Services 
 
C: Jacob R. Gordon, PE, ENV-SP, C.T. Male Associates 
 Charles J. Gottlieb, Whiteman Osterman & Hanna, LLP 
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 2025 Local Law # 2 Amendments to Local Law # 2 of 2017 Zoning
Article 3 Districts and District Map Section 3.10 Buildings and 
Structures, and Article 6 Agricultural- Residential (AR) District 
Regulations Section 6.5, and
Article 7 Lake District Section 7.1 Applicability, and Article 10 
Additional Developmental Standards Section 10.7, and Appendix 
B Lot area dimensions, 

2025 Local Law# 4
Industrial Wind Energy Facilities Law Town of Springfield 
Additions to Article 2, Section 2.2 Definitions, and Article 3
Section 3.6 Prohibited Uses, amendments of Local Law # 2 
2017 Zoning

Local Law # 2 of 2017











9. To provide for recreational facilities and open spaces for public and private use.

10. To protect Springfield's community character, including historic and cultural resources,
scenic views, and rural landscapes.

11. To establish fair and equitable procedures for administration and effective enforcement of
this Law.

ARTICLE 2 DEFINITIONS 

Section 2.1 Meaning of Words 

Except where specifically defined by this article, all words used in this Law shall carry their 
customary meanings. Words used in the present tense include the future, and the singular 
includes the plural; the word "lot" includes the words "plot" and "parcel"; the term "shall" is always 
mandatory; and the word "used" or "occupied" as applied to any land or building shall be 
considered as though followed by the words "as intended, arranged or designed to be used or 
occupied." 

Section 2.2 Definitions 

Access: Entrance way for vehicles to leave or enter a property or lot from a public 
highway or private road. 

Accessory Structure, Building or Use: A secondary structure or use on the same lot in the 
same ownership which is associated with principal use or structure, and which is 
incidental and subordinate to the principal use or structure. An accessory structure or 
building is a detached subordinate building on a lot, the use of which is customarily 
incidental to that of the main or principal building. 

Addition: A room or rooms added to a building. 

Agriculture: The land and on-farm buildings, equipment, manure processing and handling 
facilities and practices which contribute to the production, preparation and 
maixyiu'irketing of crops, livestock and livestock products as a commercial enterprise as 
defined in AML Article 25-AA, Section 301. 

Agricultural Data Statement: an identification of farm operations located within five 
hundred feet of the boundary of property upon which an action requiring municipal review 
and approval by the planning board is proposed, as provided in section three hundred 
five-a of Article 25-AA of the New York State Agriculture and Markets law. 

Agricultural District: That portion of the Town of Springfield that is included in the New 
York State Certified Agricultural District established as per State Agriculture and Markets 
Law 25-AA. 

Agricultural Structure: A structure designed and constructed to house farm implements, 
hay, grain, poultry, livestock or other horticultural products. This structure shall not be a 
place of human habitation, but used in the raising, growing or storage of agricultural 
products by a farmer engaged in a farming operation including but not limited to barns, 
sheds, poultry houses and other buildings and equipment on the premises used directly 
and solely for agricultural purposes. 
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Agricultural Use, Animals: The use of land for raising, harvesting, selling, or feeding, 
including but not limited to, grazing, breeding, managing, selling, or producing livestock, 
poultry, fur-bearing animals or honeybees, or by dairying and the sale of dairy products, 
or by any combination thereof. It also includes the use of land for stabling or training 
equines, including, but not limited to providing riding lessons, training clinics, and 
schooling shows, including other on-farm niche marketing promotions. Slaughterhouses, 
meat-packing facilities, hide tanning operations, and operations which utilize animals in 
research shall not be considered an animal agricultural use. 

Alteration, Structural: To change or rearrange the walls, roof, ceiling, floors, supporting 
beams, columns or other structural parts; interior plan or layout, the exterior architectural 
features; the exit facilities of a structure; or the relocation of a building from one location 
to another. Does not include the expansion of a structure or a use. 

Animal Hospital/Services: A place where animals are given medical care and the 
boarding of animals is limited to short-term care incidental to the hospital use. 

Applicant: The person(s), corporation, agency or other legal entity responsible for 
submitting site plan or special use applications for review and approval by the Planning 
Board or variance application for review and approval by the Zoning Board of Appeals. 

Aquifer: A geologic formation, group of formations or part of a formation capable of 
storing or transmitting and yielding ground water to wells or springs. 

Area, Building: The total area on a horizontal plane at the main grade level of the 
principal building and all accessory buildings exclusive of uncovered porches, terraces, 
and steps. 

Area, Lot: The total area contained within the property lines of an individual parcel of 
land, excluding any area within an existing street right-of-way. 

Bar/Tavern: Premises used primarily for the sale or dispensing of liquor by the drink for 
on-site consumption and where food may be available for consumption on the premises 
as accessory to the principal use. 

Bed and Breakfast: An owner-occupied residential building also used for renting 
accommodations to transient, fee-paying guests, and providing not more than one (1) 
meal daily to guests only. Not more than ten (10) rooms may be let. 

Billboards: A sign or structure which directs attention to an idea, product, business 
activity, service or entertainment which is conducted, sold, or offered elsewhere than 
upon the lot on which such sign is situated. 

Boarding House: A building, other than a hotel, containing a general kitchen and a 
general dining room, in which at least three but not more than six sleeping rooms are 
offered for rent, with or without meals. A lodging house, tourist house or rooming house 
shall be deemed a boarding house. 

Boat Hoist: A structure typically mounted in alongside a dock or pier used to lift a boat out of 
the water for temporary storage. 

Boathouse: A structure with direct access to a navigable body of water (1) which is used 
for the storage of boats and associated equipment and (2) which does not have bathroom 
or kitchen facilities and is not designed or used for lodging or residency. 
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Environmental Assessment Form (EAF): A form, prescribed by NYS DEC_used to 
determine whether a project will have significant environmental impacts. 

Environmental Impact Statement (EIS): A document prepared pursuant to SEQRA, 
subsequent to a determination of potential adverse impacts that examines the existing 
and developed environment, and identifies and presents impacts, mitigation measures 
and alternatives. 

Equipment Storage: Any location or structure used for the storage of equipment 
(machinery and related hardware, etc.) 

Erosion Control: Use of re-seeding, re-vegetation, placement of mulch or artificial matting 
or rip rap or other methods to prevent soil erosion. 

Erosion: The wearing away of surface soils by action of wind or water. 

Family Day Care: Any program or facility licensed by the State of New York Office of 
Children and Family Services and which has a program caring for children of any age 
for more than three hours per day per child in which child day care is provided in a 
private residence for three to six children as per New York State Social Services Law§ 
390. 

Family: A group of individuals not necessarily related by blood, marriage, adoption, or 
guardianship living together in a dwelling unit as a single housekeeping unit. 

Farm Stand: An on-farm, temporary structure used for the display and sale of farm 
products, and not more than 400 square feet in size. 

Farm Worker Housing: an accessory apartment used to house farm workers on an 
agricultural operation located within a certified New York State Agricultural District. 

Flood, 100-Year: The highest level of flood that, on the average, is likely to occur once 
every 100 years (i.e., that has a 1% chance of occurring each year). 

Floodplain or Flood Prone Area: A land area adjoining a river, stream, watercourse, or 
lake, which is likely to be flooded. 

Footprint: The amount of space or the outline of a building on the ground, measured in 
square feet, taken up on the ground by a structure. A building footprint measurement 
does not include the square footage of multiple floors of a structure. 

Forestry/Logging: The operation of timber tracts, tree farms, forest nurseries, the 
gathering of forest products or the performing of forest services. 

Frontage: That part of a property bounded by either a public or private road. 

Fuel Storage: A commercial facility designed for the bulk keeping, and distribution in 
above-ground containers of any fuel material in liquid, gaseous, powder or pellet form, 
including but not limited to gasoline, propane, diesel, kerosene, fuel oil, or natural gas. A 
gas station for fueling direct to cars or trucks shall not be considered a fuel storage or 
distribution facility. 

Gasoline Station: An area of land, including structures thereon, or any building or part 
thereof, that is used primarily for the sale and direct delivery to the motor vehicle of 
gasoline or any other motor vehicle fuel or oil and other lubricating, washing, (which does 
not require mechanical equipment) or otherwise servicing motor vehicles, but not 
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surrounded by area farms and open space. 

Hazardous Substance: Any substance listed as a hazardous substance in 6 NYCRR Part 
597, Hazardous Substance List, or a mixture thereof. In general, a hazardous substance 
means any substance which: (1) because of its quantity, concentration, or physical, 
chemical, or infectious characteristics poses a significant hazard to human health or 
safety if improperly treated, stored, transported, disposed of, or otherwise managed; (2) 
poses a present or potential hazard to the environment when improperly treated, stored, 
transported, disposed of, or otherwise managed; (3) because of its toxicity or 
concentration within biological chains, presents a demonstrated threat to biological life 
cycles when released into the environment. 

Hazardous Waste: A waste, or combination of wastes, which are identified or listed as 
hazardous pursuant to 6 NYCRR Part 371, Identification and Listing of Hazardous 
Wastes. Hazardous wastes include but are not limited to petroleum products, organic 
chemical solvents, heavy metal sludges, acids with a pH less than or equal to 2.0, 
alkalies with a pH greater than or equal to 12.5, radioactive substances, pathological or 
infectious wastes, or any material exhibiting the characteristics of ignitability, corrosivity, 
reactivity, or fails the Toxicity Characteristic Leaching Procedure (TCLP). 

Heavy Industry: Any use or activity, which generates significant volumes of smoke, odors, 
noise, or other polluting wastes and is not compatible with other uses in the Town of 
Springfield. Examples of "heavy industry" which are intended to be included in this 
definition are: chemical manufacturing; exploration for natural gas; extraction of natural 
gas; natural gas processing facilities (as defined elsewhere in this Law) and/or 
compressor stations; exploration for crude oil; extraction of crude oil; oil refineries; coal 
mining; coal processing; and steel manufacturing. It is expressly stated that the 
foregoing examples are not intended to be exhaustive and shall not be construed to limit 
the meaning, scope or application of this definition or to limit the application of this 
definition solely to the activities identified in the examples. Generic examples of uses not 
intended to be included in the definition of "heavy industry" are: milk processing plants; 
dairy farms; office and communications uses; garment factories; woodworking and 
cabinet shops; automobile repair shops; wineries and breweries; warehouses; 
equipment repair and maintenance facilities; helipads; parking lots and parking garages; 
light manufacturing or light industrial facilities (as defined elsewhere in this Law); 
agriculture; and surface gravel and sand mining. It is expressly stated that the foregoing 
examples are not intended to be exhaustive and shall not be construed to limit the 
meaning, scope or application of this definition or to limit the application of this definition 
solely to those activities identified in the examples. 

Historic Character or Traditional Character: Describes the qualities and attributes of 
Springfield's physical and visual landscape that embody the events, traditions and 
personalities of its past. Historic character describes the unique architectural variety, style 
and scale of our Community, including color, proportion, form, and architectural detail. 
However, the physical layout of the Community, its landscape patterns, the pre­
automobile network of roads, and other elements also contribute to historic character. 
Among these elements are active agricultural operations with low density residential 
development interspersed with denser population centers such as the hamlets, roads and 
windbreaks lined with old mature trees, stone walls, deep rural setbacks, and 
small/irregular field or pasture dimensions. 

Home Occupation: A business activity resulting in a product or service for financial gain, 
conducted wholly or partly in a dwelling unit or accessory structure which is clearly 
secondary to the use of the dwelling for living purposes and does not change the 
residential character of the dwelling unit or vicinity or have any exterior evidence of such 
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secondary use other than a sign. Such unit or accessory structure shall not employ more 
than three people. 

Homeowner's Association: an organization of homeowners residing within a particular 
development whose major purpose is to manage, preserve, fund, repair and maintain 
common areas and infrastructure for the benefit of the property owners who are members 
of the association. 

Hotel/Motel: Commercial overnight sleeping accommodations, consisting of a building or 
group of buildings for more than 25 sleeping rooms, but not to exceed 36 sleeping rooms. 
Additional accessory services may be included such as restaurants, meeting rooms, 
entertainment and recreational facilities. 

Impervious Surface: Any man-made material, such as pavement used in parking lots or 
driveways, or any building or other structure on a lot, that does not allow precipitation and 
melted snow to penetrate into the soil. It is the surface area of land (measured in square 
feet) covered by all structures and artificial surfaces, including all roofed over areas, 
decks, patios, cantilevered units, walkways and drives potentially impacting natural 
precipitation and runoff on a lot or parcel of land. 

Important Aesthetic Features: Denotes elements of architecture and landscape that have 
been identified by the community as significant to the local quality of life and sense of 
place. They may be specific elements such as structures, scenic roads, parks, 
waterways, crossroads, and stone walls; or they may be more diffuse resources such as 
open spaces, formal/informal historic districts, and scenic views. These can include 
historic structures and landscapes, country roads, agricultural fields and operations, 
views of hills and mountains, streams and wetlands, and the hamlet areas. 

Ingress: Access from a public highway or private road leading into a lot or property. 

Kennel, Commercial: Any place at which there are kept four (4) or more dogs more than 
four (4) months of age or any number of dogs that are kept for the primary purpose of 
sale or for the boarding, care or breeding for which a fee is charged or paid. 

Land Use Activity: The occupation, use and/ or maintenance of land or any building, 
structure or other improvement on land. 

Land Use Enforcement Officer: The person authorized to enforce this local law. 

Landowner: The legal or beneficial owner of land, including those holding the right to 
purchase or lease the land, or any other person holding proprietary rights in the land. 

Light Manufacturing, Assembly, and Light ln.dustrial Operations: A facility or use which 
does not produce high volumes of polluting wastes, is compatible with other uses in its 
surrounding area or neighborhood, does not require heavy, noisy or otherwise 
objectionable machinery or transporting equipment, and in addition, meets one of the 
following descriptions: 

i. Light Manufacturing. A use involving the manufacture of a product, subject to
compliance with any other applicable ordinances, laws or regulations, in one of the
following categories:

- Food and beverage production, including but not limited to such uses as a
dairy processing plant, bakery, and bottling plant.

- Apparel and other textile products.
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Restaurant: Any structure having as a principal use the preparation and dispensing of 
foods and beverages for consumption on the premises, whether food is served upon 
order or taken by self- service and where there are no facilities for drive-through service. 

Retail Store and Shop: Traditional establishments, such as florists, lumber and hardware 
stores, pharmacies, grocery stores, convenience stores, stationary stores, book stores, 
video-rental stores, clothing stores, department stores, shoe stores, antique stores, etc., 
that sells goods or merchandise to the general public for personal or household 
consumption. 

Ridge Top or Ridgeline: The long, narrow crest or horizontal line of hills or mountains, 
usually at the highest elevation. 

Road, Right-of-Way: An area defined by a boundary which provides for road construction, 
maintenance, improvement, and/or widening. 

Road: A vehicular access way either currently designated as a Town, County or State 
Road, or any private platted access way, built to town requirements. 

Roof Line: The highest portion of the outside top covering of a building or structure. Flat 
roofs also have a roof line even when there is no pitch and the surface of the roof is 
generally parallel to the ground. 

Round Lake_pJotocols for p;operty line extensions: Lot line extensions along curved 
shorelines (e.g. the ends of Otsego Lake) extended towards the center of the shoreline 
arc creating pie shaped lake segments. 

Runoff: Surface water that flows onto, within, and/or off of the site area. 

School/Educational/Training Facility, Public or Private: A building or part thereof which is 
designed, constructed, or used for instruction or education including, but is not limited to 
elementary, parochial, private, secondary or vocational schools. It shall also mean a 
business organized to operate for a profit, or an organization that operates not-for-profit 
offering instruction and training in a trade, service or art. 

Screening: Vegetation, fencing, or earthen materials used to block visibility toward and/or 
away from a site, or used to lessen noise impacts from a particular site or from adjacent 
land uses. 

Sediment: Soils or other surficial materials transported by surface water as a product of 
erosion. Sedimentation occurs when there is a deposition of sediment and silt in 
drainage-ways, watercourses and water bodies, which may result in pollution, murkiness, 
accumulation, and blockage. 

Senior Citizen Housing: Multifamily housing designed for people over 60 years of age. 
This includes adult retirement community, assisted living facility, continuing care 
retirement community, and retirement community types of structures. 

Sensitive Environmental Features and Areas: Refers to natural resource locations that 
have a high potential for significant damage or degradation from direct or cumulative 
impacts arising from new development or shifts in existing land uses. Some sensitive 
environmental features and areas have been inventoried, mapped or identified as being 
locally, regionally, nationally or globally significant for its rarity and/or degree of 
vulnerability. Typical examples include but are not limited to: wetlands, streams/river 
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Subdivision Review: A process where the Planning Board reviews and approves all 
new lots to be created in the town. 

Substantial Construction (or Substantively Commenced): Any land use activity in which 
the lot has been cleared, graded, and the buildings foundation and structure initiated. 

Surface Waters of the State of New York: Lakes, bays, sounds, ponds, impounding 
reservoirs, springs, wells, rivers, streams, creeks, estuaries, marshes, inlets, canals, 
the Atlantic ocean within the territorial seas of the State of New York and all other 
bodies of surface water, natural or artificial, inland or coastal, fresh or salt, public or 
private (except those private waters that do not combine or effect a junction with 
natural surface or underground waters), which are wholly or partially within or 
bordering the state or within its jurisdiction. Storm sewers and waste treatment 
systems, including treatment ponds or lagoons which also meet the criteria of this 
definition are not waters of the state. This exclusion applies only to man-made bodies 
of water, which neither were originally created in waters of the state (such as a 
disposal area in wetlands) nor resulted from impoundment of waters of the state. 

Swimming Pool: A water-filled enclosure, permanently constructed or portable, having 
a depth of more than 18 inches below the level of the surrounding land, or an above­
surface pool, having a depth of more than 30 inches, designed, used, and maintained 
for swimming and bathing. 

Telecommunication Tower: A structure or location designed or intended to be used, or 
used to support antennae. This includes, without limitation, free-standing towers, 
guyed towers, monopoles, structures such as a church steeple, silo, water tower, sign 
or other structures intended to mitigate the visual impact of an antenna or the 
functional equivalent or such, while serving to support antennae. It is a structure 
intended for transmitting and/or receiving radio, television, cellular, paging, personal 
telecommunications services or microwave telecommunications. A 
telecommunications tower or transmitting/receiving facilities shall be public utility 
structures for the purposes of this Law. 

Temporary Living Quarters: A manufactured home, mobile home, camping trailer, 
recreational vehicle, or motor home being used as a temporary residence for: (a) a 
farm worker who is earning a substantial portion of his/her livelihood from the farm on 
which the temporary dwelling is located; (b) as a temporary residence while the 
landowner's permanent home is being constructed or repaired; (c) where required for 
transient highway repairmen or other public purposes, or (d) any other occupancy of 
less than 30 consecutive days or 60 total days per year. 

Use, Accessory: A use or structure which is incidental but associated with the principal 
use such as a separate garage or shed, fencing, and recreational facilities (e.g. pool, 
tennis court, etc.). 

Use, Principal: The specific purpose for which land or a building is designed, arranged 
or intended or for which it is or may be occupied or maintained. 

Variance, Area: A variance from the area and bulk requirements or supplementary 
regulations of a related character (such as amount, size, location of design or access, 
off-street parking, landscaping, signs) to authorize on a specific lot a permitted use 
which could not feasibly be established without relief from one or more of the 
dimensional requirements pertaining to the district. 
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Section 3.4 Interpretation of District Boundaries 

Where uncertainty exists with respect to the boundaries of any land use district shown on the 
Land Use Map, the following rules shall apply: 

a. Boundaries shown following the center lines of streets, highways, or railroad tracks shall be
construed to follow such lines. These boundaries shall be automatically adjusted if a centerline is
moved a maximum distance of fifty (50) feet.

b. Boundaries of land use districts shown following existing Town boundary lines, property
lines, or lot lines shall be construed to coincide with those existing boundary, property or lot lines
as of the date of approval of this Zoning Law.

c. For boundaries dividing a single lot under single or joint ownership of record at the time
such district line is established, the regulations for the less restricted portion of such lot shall
extend not more than thirty (30) feet into the more restricted portion.

d. Where overlay district boundaries, if applicable, are based on natural features such as
steep slopes, contour lines, soil types or ecological communities, such boundaries may be more
precisely established through field investigation by a qualified professional such as an engineer,
geologist, soil scientist, ecologist or other similarly trained person. Any costs associated with such
field investigation shall be borne by the applicant or landowner.

e. Boundaries on the Land Use Map are based on Otsego County Tax Maps; if found to be
inaccurate, the Town of Springfield Town Board shall have the final decision.

Section 3.5 Permitted Land Uses 

Only one use is permitted per lot; however, more than one principal dwelling may be situated on a 
lot under single ownership provided that the minimum area requirements are separately met for 
each principal dwelling and any accessory structures. 

Land uses are permitted in one of two ways as follows: 

Permitted by Right: A use in this category that complies with the standards of this Law requires 
no further review or approval. However, issuance of a building permit under the New York State 
Building Codes or other local, regional, county, or state permits may be required. 

Subject to Special Use Permit: A use in this category is permitted only upon the issuance of a 
special use permit and site plan approval by the Planning Board in accordance with Section 9. 
Such a use existing on the date of enactment of this Zoning Law and which was legally approved 
under any prior law shall be considered as if it were permitted by right and no further approvals 
shall be required. However, prior to the expansion of an existing use that would otherwise require 
a special use permit, a special use permit and site plan must be approved. All uses requiring a 
special use permit must also receive site plan approval as per Section 8. 

Section 3.6 Prohibited Uses 

All land uses not permitted by right or subject to a special use permit shall be considered 
prohibited uses in the Town of Springfield. Additionally, the Town of Springfield previously 
enacted a local law that prohibited Heavy Industry (Local Law #1 of 2011 ). The prohibition within 

25 



that Local Law continues through this Zoning Law and is hereby incorporated into this Local Law 
in its entirety by reference. All activities related to heavy industry shall be prohibited from all 
districts in the Town of Springfield because they may impact wetlands, lakes, streams, 
groundwater resources, public drinking supplies, public roads, historic landscapes, agriculture, 
small town character, and the area's tourism and recreational-based economy. Impacts related to 
heavy industry that Springfield seeks to avoid include, but are not limited to contaminated water 
supplies, air pollution, traffic congestion, deterioration of roads and bridges, noise, introduction of 
industrial uses into non-industrial areas, human and animal illness, and incompatible changes to 
the rural character of Town. 

Section 3.7 Change of Use 

Any change of a use to another use that is permitted by right (P) and without a special use permit 
shall not require approval from the Planning Board. Any change of use to a use permitted only 
with special use permit approval shall follow all standards and procedures of Sections 9.1 and 9.2 
(Site Plan Approval and Special Use Permits). 

Section 3.8 Lot Area, Setbacks and Other Dimensions 

Dimension Table. The table, presented in Appendix B and hereby incorporated into and made 
part of this Law, establishes the lot size, setbacks and other dimensional requirements for all lots 
and buildings in the Town of Springfield. These minimum requirements may be increased or 
decreased by other provisions of this Law. 

Section 3.9 Height and Height Exceptions 

No building or structure shall block or unreasonably impede the view of existing neighboring 
buildings. The height limitations, as shown on Appendix B (Lot Area Dimensions) shall not apply 
to the following structures: 

a. Church spires, silos, belfries, cupolas and domes not used for human occupancy;
residential chimneys, ventilators, skylights, water tanks, bulkheads and other necessary
mechanical appurtenances usually carried above the roof level; parapet walls or cornices; non­
commercial radio or television receiving antennas, public utility transmission towers or cable;
agricultural structures in an agricultural district.

Section 3.10 Buildings and Structures:  In all zoning districts, the following shall apply:

This section added by Local Law #2 2025

a. All exterior surfaces must be kept in good repair, free from peeling paint, broken windows,
and structural deterioration.

b. All buildings or structures which are structurally unsafe, dangerous, unsanitary, a fire
hazard, or not provided with adequate egress or which in relation to existing use constitute a hazard
to safety or health by reason of inadequate maintenance, dilapidation, obsolescence, or
abandonment are severally, for the purpose of this section, unsafe buildings. All such unsafe
buildings are hereby declared to be illegal and shall be abated by repair and rehabilitation or by
demolition and removal in accordance with the procedures of the Hamlet/Commercial District
Maintenance Law, Local Law No. 1 of 2025.
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ARTICLE 4 APPLICATION OF REGULATIONS

Section 4.1 General Application 

Except for farm buildings or farm structures and as herein provided, no building, structure or land 
shall hereafter be used or occupied and no building or structure, or parts thereof, shall be erected, 
relocated, extended, enlarged, or altered except in conformity with the permitted use, height, 
minimum area, setbacks and off-street parking regulations specified for the district in which it is 
located. 

Section 4.2 Required Lot Area and Yards Cannot Be Reduced 

No lot area shall be reduced or diminished so that the yards or other open spaces thereon shall 
be smaller than prescribed by this Law, nor shall the density of population be increased in any 
manner except in conformity with area regulations herein established. If, at the time of adoption 
of this Law (or of any amendment thereof increasing the area or open space requirements), the 
lot area or required open spaces are less than the minimum required by this Law, such area or 
open space shall not be further reduced. 

Section 4.3 Duplicate "Credit" for Yards Not Allowed 

No yard provided on one lot for the purpose of complying with the provisions of this Law shall be 
considered as providing a yard required on any other lot unless the lots are contiguous and under 
common ownership and the minimum area requirements are separately met for each principal 
use. 

Section 4.4 Interpretation, Conflict With Other Laws 

In their interpretation and application, the provisions of this Law shall be held to be minimum 
requirements, adopted for the protection of the public health, morals, safety, or the general 
welfare. Whenever the requirements of this Law are at variance with the requirements of any 
other lawfully adopted laws, rules, regulations, or ordinances, the most restrictive, or that 
imposing the higher standards, shall govern. 

Section 4.5 State Environmental Quality Review (SEQR) 

All site plans, special permits and use variances require, at a minimum, the completion of an 
environmental assessment form to comply with Article 8, Part 617 of Title 6 of the New York State 
Code of Rules and Regulations ("SEQRA") unless the proposed action qualifies as a Type II 
action under SEQRA. Said forms shall be completed as required of the applicant and presented 
to the Land Use Enforcement Officer with the application for the Planning Board and/or Zoning 
Board of Appeals as part of the application process. 

Section 4.6 Right to Farm 

No provision of this Law shall be interpreted, administered or enforced in a manner that restricts 
agricultural structures and farming practices occurring on land that lies within a Certified 
Agricultural District pursuant to Article 25-AA of the New York State Agriculture and Markets Law. 

ARTICLE 5 HAMLET-COMMERCIAL DISTRICT REGULATIONS 

New uses, except for agricultural businesses in agricultural districts, shall be compatible with the 
existing traditional hamlet-style neighborhoods. Structures should be of the same scale, design, 
and layout of existing buildings and should be consistent with the small town nature of the 
hamlet(s).
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Hamlet/Commercial District Maintenance Law, adopted as Local Law No. 1 of 2025. is a 
amendment to this Zoning Law

Section 5.1 Permitted and Special Permitted Uses 

Permitted by Right: 

One and two family dwellings, including manufactured homes, modular, panelized, and double­
wide sectional structures, but not mobile homes 
Home Occupations 
Bed and Breakfast 
Accessory Apartment 
Accessory Structures and Uses commonly associated with permitted principal use 
Wind Towers, Personal Use Only 
Farm-stands 
Nursery 
Farmers' and Artisans' Market 
Agriculture and Aquaculture 
Service Trade Establishment 

Subject to Special Use Permit: 

General and Professional Offices 
Government Offices and Facilities 
Churches and Places of Worship 
Boarding House 
Country Inn 
Health and Social Services Clinic or Office 
Retail Store 
Personal Service Shop or Store 
Restaurant 
Nursery School, Day Care or Preschool, not as part of a Home Occupation 
School/Educational/Training Facility, Public or Private 
Cultural Facility 
Skilled Nursing Home 
Senior Citizen Housing 
Group Home 

ARTICLE 6 AGRICULTURAL-RESIDENTIAL (AR) DISTRICT REGULATIONS 

Section 6.1 Agricultural Buffers. 

The Planning Board may require that buffers be established between any existing farm and new 
non-farm use to reduce the exposure of non-farm uses to odors, noise, and other potential 
nuisances associated with the agricultural operation and to protect the agricultural operation from 
potential complaints related to the same. Such buffers may consist of vegetative screening, 
woodlands, vegetated berms, or natural topographic features. Buffer size may be required to be 
larger depending upon the type of agriculture or farm use adjacent to the non-farm use, the 
topography and the proposed design and planting of such buffer. It shall be the responsibility of 
the non-farm applicant, subject to approval by the Planning Board, to provide an effective buffer 
that will reasonably protect adjacent non-farm areas from agricultural procedures. 
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Section 6.2 A ricultural Data Statement. 

Any application for a special use permit, site plan approval, use variance, or subdivision approval 
requiring Town review and approval by the Town Board, Planning Board, or Board of Appeals 
that would occur on property within a certified New York State Agricultural District containing a 
farm operation, or on property with boundaries within five hundred (500) feet of a farm operation 
located in an Agricultural District, shall include an agricultural data statement. 

a. The reviewing board shall evaluate and consider the agricultural data statement in its
review of the possible impacts of the proposed project upon the functioning of farm operations
within the agricultural district and notify those identified farm operators prior to any public hearing
scheduled for that proposal.

b. The reviewing board shall evaluate the impact of the proposal on the ability of adjacent
farms to continue operation. This review can include, but is not limited to questions related to
access to adjacent farmlands, whether changes in roads or traffic will allow for continued travel of
agricultural equipment, or whether the proposal will prevent significant lands from being used for
farming in the future.

Section 6.3 Non-Agricultural Land Disturbances. 

All subdivisions within the AR and HC districts shall be platted to preserve the maximum amount 
of active farmlands, prime farmland soils and soils of statewide importance for continued 
agricultural use as practical. Non-agricultural land disturbances shall, to the greatest extent 
practical be located as follows: 

a. On the least fertile soils for agricultural uses and in a manner which permits access to
active agricultural land.

b. Within any woodland contained within the parcel, or along the far edges of open fields
adjacent to any woodland, to reduce impact on agricultural operations and to enable new
construction to be visually absorbed by natural landscape features.

Section 6.4 Exemptions. 

The following exemptions from the provisions of this Zoning Law shall apply to land and buildings 
being used for farm operations: 

a. There shall be no height limits on agricultural structures, including but not limited to barns,
silos, grain bins, and fences, as well as equipment related to such structures, as long as they are
being used in a manner that is part of the farm operation.

b. Agricultural structures shall be exempt from the maximum lot coverage requirements.

c. Except where noted in Section 6.5, agricultural structures and practices shall not require
Special Use Permits and Site Plan approvals.

29 



Section 6.5 Permitted and Special Permitted Uses 

Permitted by Right: 

One and two family dwellings, including manufactured, modular, panelized, single-wide and 
double-wide sectional structures 
Home Occupations 
Bed and Breakfast 
Accessory Apartment 
Accessory Structures and Uses commonly associated with permitted principal use 
Wind Towers, Personal Use 
Farm-stands 
Nursery 
Farmers' and Artisans' Market 
Agriculture and Aquaculture 
Churches and Places of Worship 
Government Offices and Facilities 
Service Trade Establishment 

Subject to Special Use Permit: 

Multi-Family Dwelling 
Conversion of Existing Structure into Multiple Dwelling 
Boarding House 
Country Inn 
Senior Citizens Housing 
Skilled Nursing Home 
Group Home 
Nursery School, Day Care or Preschool, not as part of a Home Occupation 
School/Educational/Training Facility, Public or Private 
Cultural Facility 
General and Professional Offices (not to exceed 6,000 sq ft unless in an existing building) 
Winery 
Brewery 
Horse Stable or Riding Academy (must have 200 ft setbacks and 10 acre minimum area) 
Forestry/Logging (must have 200 ft setbacks and 10 acre minimum area) 
Sawmill (must have 200 ft setbacks and 10 acre minimum area) 
Gravel Quarrying (must have 200 ft setbacks and 10 acre minimum area) 
Veterinary Hospital, Animal Services 
Commercial Boarding Kennel 
Health and Social Services Clinic or Office 
Light Manufacturing and Assembling (not to exceed 10,000 sq ft unless in an existing building) 
Retail Store/Shop (not to exceed 6,000 sq ft unless in an existing building) 
Motor Vehicle/Equipment Repair Shop (not to exceed 10,000 sq ft unless in an existing building) 
Restaurant (not to exceed 6,000 sq ft unless in an existing building) 
Hotel (minimum 10 acres for each 10,000 sq ft or fractional part thereof) 
Motel (minimum 10 acres for each 10,000 sq ft or fractional part thereof) 
Solar Panels (Farm) 
Telecommunication Tower  added by Local Law #2 of 2025

30 



ARTICLE 7 LAKE DISTRICT 

Section 7 .1 Applicability. 

These regulations shall apply to all property fronting on Otsego Lake, those properties that have 
deeded and/or contractual access rights to Otsego Lake, and properties that visually and 
environmentally impact Otsego Lake. State of  New York Navigation Law Section 1. Subdivision 2 of 
section 46-a as amended by chapter 569 of the laws of 2021,is amended as it relates to regulations 
to restrict docks, boathouses and mooring  on Otsego Lake Town of Springfield signed into Law by 
Governor CHAP. 507 11/22/2024,  The Town of Springfield may adopt, amend and enforce local 
laws, rules and regulations not inconsistent with the laws of this state or the United States, with 
respect to the restriction and regulation of the manner of construction and location of boathouses, 
moorings and docks in any waters within or bounding the respective municipality to a distance of 
fifteen hundred feet from the shoreline. Added by Local Law # 2 2025

Section 7.2. Application of Regulations and Non-Conforming Uses. 

Only one principal use and one principal building per lot shall be permitted within the Lake District 
however, more than one principal dwelling may be situated on a lot under single ownership 
provided that the minimum area requirements are separately met for each principal dwelling and 
any accessory structures. Uses permitted by right may be situated on any parcel within the Lake 
District in conformity with the provisions of this Law; however, uses permitted by right and related 
structures are subject to Site Plan Review under Section 9.1 of this Law. 

All lots, buildings and uses of land or buildings existing as of 1987, however, may continue. Non­
conformities of lots, or parcels or uses of land or buildings may not be increased, expanded, or 
exchanged for other non-conformities. Although, through Site Plan Review, the Planning Board 
may allow an increase in the footprints of impervious surfaces, including buildings and roadways 
up to 30% of the original footprint provided that area, setback, access frontage, septic, water and 
runoff requirements are met. Any substandard lot of record may be regarded and used as a 
conforming lot for a dwelling as a principal use provided that such lot does not adjoin another lot in 
common ownership, in which case all lots shall be considered as one parcel. 

If area, setback, access frontage, septic, water, runoff and permitted and special permitted use 
requirements are met, then a building, structure, or part thereof, can be erected, moved or altered 
in conformity with the provisions of this Law; an existing, non-conforming use that also qualifies for 
approval as a special permitted use must receive approval as a special permitted use by the 
Planning Board before erecting any new building or structure or expanding an existing building or 
structure in conformity with the provisions of this Law. 

By nature, lakeside lots and parcels often pose unique and complex engineering problems that 
are difficult to mitigate. All construction will require an engineered building site plan as well as Site 
Plan Review pursuant to Section 9.1 of this Local Law. 

Section 7.3. General Standards. 

All construction on any shoreline lot shall be carried out in such a manner as to minimize 
interference with the natural course of the lake and its tributaries, to avoid erosion of the shoreline 
and stream banks, to minimize runoff rates of ground and surface water into the waterway, to 
remove only that vegetation which is necessary to the accomplishment of the project, and to 
generally maintain the existing aesthetic and ecological character of the shoreline. 

Any boat pump-out or other connection to provide for the accommodation of sanitary wastes shall 
be connected to an adequate disposal system. 

Any marina, boat service facility keeping or selling petroleum base products within one hundred 
(100) feet of any shoreline shall have a reasonable setback as determined by the Planning Board 
to insure that any leak, rupture or spill will be contained and not be introduced into or affect the 
adjacent waterway. An impermeable containment structure shall be constructed to contain any 
such spill.
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Section 7.4 Dimensions 
The minimum lot width, frontage, lot size, setback, and building height shall be in accordance with 
the Dimensions Table included at Appendix B. 

Section 7.5 Runoff of Water 
Newly created runoff of water on a lot or parcel must be engineered to pass through infiltrators or 
some form of construction or landform that minimizes surface runoff from that lot or parcel. 

Section 7.6 Sewage 
All septic systems shall be in full conformity with New York State Department of Health design 
and performance requirements. Any Local, State or Federal regulations that are more restrictive 
shall take precedence over this Law. No surface disposal of sanitary waste is allowed. 
All new septic systems will have a minimum setback of one hundred (100) feet from the shoreline 
of Otsego Lake as well as one hundred (100) feet from all wetlands, streams, and human water 
supplies. All new septic systems and all existing septic systems being repaired or reconstructed 
within five hundred (500) feet from the shoreline of Otsego Lake as well as one hundred (100) 
feet from all wetlands, streams, and human water supplies will be engineered by a licensed 
engineer and will be approved by the Otsego Lake Watershed Supervisory Committee. If an 
approved system cannot be designed, the existing leach field shall be sealed and the septic tank 
will be fitted with an alarm and will require pumping. 

Section 7.7 Vegetation 
Within five hundred feet (500) feet of the shoreline of Otsego Lake not more than thirty percent 
(30%) of the trees over six inches (6") in diameter breast height (DBH) existing at any one time 
may be cut over any ten (10) year period. 

Within twenty (20) feet of the shoreline of Otsego Lake, no vegetation may be removed, except 
that up to a maximum of no more than thirty (30%) percent of the shorefront may be cleared of 
vegetation on any individual parcel providing that such clearing will not exceed fifty (50) feet. 
The above cutting provisions will not be deemed to prevent the removal of diseased vegetation or 
of rotten or damaged trees or of other vegetation that present safety or health hazards. Such 
removal shall be performed only by a permit issued by the Planning Board, subject to the 
recommendation of an independent professional arborist who must verify these conditions. The 
cost of such recommendation shall be borne by the property owner or applicant. 

Section 7.8 Access Frontage 
Minimum frontage for deeded or contractual access from back lots, parcels, or existing multiple 
family dwelling units shall be as follows: 

Where one (1) to five (5) lots or one (1) to five (5) single family dwelling units or a single multiple 
family dwelling unit containing up to five (5) dwelling units are involved, a total of not less than two 
hundred (200) feet of shoreline frontage will be required when shoreline access is provided. 

Twenty five (25) additional feet of shoreline for each lot, parcel or site or dwelling unit thereafter is 
required except that no more than ten (10) lots or dwelling units may access from any one-parent 
parcel possessing frontage on the shoreline of Otsego Lake. 

No more than one (1) boathouse, one (1) dock and one (1) swimming float shall be allowed in 
conjunction with such common access for each two hundred (200) feet of shoreline lot width. 

Section 7.9 Ancillary Waterfront Structures 

Ancillary Waterfront Structures shall be permitted only as follows: 

32 



a. Not more than two (2) such structures including no more than one (1) boat house and one
(1) dock or pier shall be permitted per minimum required lot width, existing lot of record or
established right-of-way.
b. No dock, raft or other moored object shall project more than seventy five feet (75) from the
shoreline.
c. Setback requirements: any boat slip, boathouse, boat hoist structure, boat station, boat
accessory structure, dock or other allowed structure shall be set back 4 feet from side property
lines extended into the water on the condition that 4ft is feasible.
d. Mooring buoys shall be placed within each designated area as (c) above, in such a manner
that each moored vessel will avoid contact with any other moored vessel or structure. At no time
may a moored vessel or part thereof extend outside the limits defined in (c), above.
f. The table included in Appendix B indicates the numbers of docks or boat slips allowed
per linear feet of shoreline within setbacks as defined in (c) above.

Section 7.10 Permitted and Special Permitted Uses: 

Permitted by Right (site plan review required): 

One and two family dwellings, including manufactured homes, modular, panelized, and double­
wide sectional structures, but not mobile homes 
Home Occupation 
Accessory structures and uses commonly associated with permitted principal use 
Accessory Apartment (only in existing buildings) 

Subject to Special Use Permit: 

Cultural Facility 
Bed and Breakfast 
Farm-stand 

Subject to Special Use Permit and Must be West of Route 80: 
Nursery 
Agriculture and Aquaculture 
Farmers' and Artisans' Market 
Retail Store/Shop (must be less than 1,500 square feet unless in an existing building) 
Restaurant (must be less than 1,500 square feet unless in an existing building) 
Bar/Tavern (must be less than 1,500 square feet unless in an existing building) 
Personal Service Shop or Store (must be less than 1,500 square feet unless in an existing 
building) 
Membership Club 
Recreational Business, indoor or outdoor 
General and Professional Offices (must be less than 6,000 sq ft unless in an existing building) 
Country Inn 
Church and Place of Worship 

ARTICLE 8 US ROUTE 20 COMMERCIAL ZONE OVERLAY DISTRICT 

Any commercial development on a parcel located partially or wholly within 500 feet of US Route 
20, as it extends through the Town of Springfield, shall meet the following road frontage, 
minimum area and setback requirements: 

Road Frontage: minimum of 500 feet 
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Minimum Area: 

Setbacks: 

10 acres for each 10,000 square feet or fractional part thereof of 
commercial building development 

minimum of 100 foot setback from all lot lines and minimum of 200 foot 
setback from US Route 20 (when a lot line borders US Route 20, the 
greater 200 foot setback shall apply; in the event that the provisions of 
this Law specify conflicting setback requirements, the greater or more 
restrictive setback requirements shall be applicable.) 

ARTICLE 9 SITE PLAN REVIEW AND SPECIAL PERMITS 

Section 9.1 Site Plan Review 

Site Plan Review shall be required for all Special Permitted Uses and uses within the Lake 
District. Site plan and special permit review shall be undertaken by the Planning Board 
simultaneously. 

a. Upon application for any permit, certificate or license, the Land Use Enforcement
Officer shall determine if site plan approval is required under this Law.

b. Upon submission of a site plan for review, the Enforcement Officer shall determine
that all information required by this Law is depicted thereon or contained in
accompanying documents. He/she shall notify the applicant of any additional
information required, or that the site plan application meets the requirements for
Planning Board review, within seven (7) days of its submission to the EO. If the site
plan application meets the requirements for Planning Board review, the EO shall refer
said site plan application to the Town Planning Board for review upon receipt from the
applicant of seven (7) copies of the site plan application and the application fee as
adopted by resolution and amended from time to time by the Town Board.

c. Upon approval or approval with changes or conditions, the applicant shall lodge seven
(7) copies of the approved site plan with the Enforcement Officer who shall then issue
the appropriate building permit. One (1) copy of the approved site plan shall be filed
with the Town Clerk.

d. Upon completion of the work depicted upon the site plan, the Enforcement Officer
shall make a field inspection, noting on one (1) copy of the approved site plan,
compliance between the site plan and actual development, and shall submit the same
to the Town Planning Board. No performance bond or other surety shall be released
and no certificate of occupancy issued unless or until the Planning Board is satisfied
that actual development is in substantial compliance with the approved site plan.

e. Except as may be waived by the Planning Board, all site plans required under this
Law shall include the following information presented in drawn form and accompanied
by a written text as necessary:

1. A survey of the property showing boundaries and existing features including
topographic contours, buildings, structures, trees of over eighteen (18) inch
circumference measured at chest height, streets, utility easement, rights-of­
way and land use;

2. The location of all proposed buildings and land use areas, showing floor area
and location of vehicular and pedestrian entrances;
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Section 10.5 Volatile Materials Storage 

All volatile materials shall be stored and used only in containers and in the manner approved by 
the New York State Board of Fire Underwriters. 

Section 10.6 Exceptions for Lots of Record 

The requirements of this Law with respect to the area and lot width shall not be construed to 
prevent the erection of a one-family dwelling on any lot of record at the effective date of this Law, 
provided that such use is permitted in the district in which the lot is located and provided the yard 
and other requirements of this Law are complied with. Adjacent lots in the same ownership 
having in the aggregate a continuous frontage of more than one hundred (100) feet shall not 
qualify for this exception. 

Section 10.7 Fences 

No fence more than four (4) feet high shall be permitted within the front yard, nor shall any fence 
be more than eight (8) feet in the side yard or more than eight (8) feet high in the rear yard. 
However, a fence no more than eight (8) feet may be erected on the surface of a deck behind the 
rear building line in any residential district provided the deck does not project beyond the side 
yard foundation walls of the dwelling erected on the lot. Side and Rear fences not being perimeter 
fences must have a five (5) foot setback from property line. added LL#2 2025

A building permit is required for all perimeter fencing. The applicant shall submit, to the 
Enforcement Officer a description of the fence and location on the property and shall meet with 
the Officer prior to issuance of the permit. The Officer shall require notification by the applicant of 
all adjacent property owners if a fence is proposed to be a perimeter fence or to be placed in the 
front yard of a property or within thirty-five (35) feet of a road. Sight clearance for safety purposes 
shall be ensured for all fencing located within thirty-five (35) feet of road frontage. A survey shall 
be required for perimeter fences unless the adjacent landowner(s) agrees, in writing, to the 
location of the fence. 

The finished side of any fence must face outward. Fences shall not be constructed of materials 
that endanger health or safety. Fences shall be constructed of materials consistent with the 
existing character of the area in which the fence is erected. 

Section 10.8 Parking 

a. Purpose.

The Town finds that large and highly visible parking areas may damage the character of the 
Town, and harm the natural environment and visual character of the community. The Town also 
recognizes that inadequate parking or inappropriately designed parking can diminish quality of life 
by creating traffic congestion, safety hazards, inconvenience, and interfere with snow removal, 
drainage, and customer service. The Town seeks to balance the need for adequate parking with 
the need to minimize aesthetic harm resulting from parking lots and to avoid negative impacts of 
excessive parking requirements. 

b. Off-Street Parking.

Off-street parking requirements for non-residential uses shall be established by the Planning 
Board based upon need of the proposed use. In the Hamlet-Commercial District, the Planning 
Board may allow counting of existing off street and/or on-street parking to meet these 
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h. Surfaces.

Gravel, crushed rock or impervious surfaces as may be approved by the Planning Board are 
acceptable for parking areas provided adequate drainage, stormwater and erosion control are 
provided for. 

Section 10.9 Signs 

a. Externally illuminated signs, including building identification signs, shall only use shielded light
fixtures. Any sign not in use shall be removed by the building owner within six (6) months after
cessation of business.

b. Two signs are allowed per business. However a commercial building housing multiple units is
permitted one freestanding sign that includes listings of all businesses located on the premises
and each individual business shall be permitted one additional sign to be mounted on the building
or windows.

c. Exempt Signs. The following signs shall be exempt from requirements of this section:

1. Memorial or historical signs, names of buildings and dates of erections when cut or cast
into any masonry, bronze, stainless steel or similar permanent material. 

2. Traffic or other municipal signs.

3. Legal notices, emergency, or non-advertising signs.

4. A farm stand sign not exceeding six (6) square feet.

5. Temporary, non-illuminated signs on the premises for up to one year including
directional signs, real estate "for sale or for rent" signs, signs announcing anticipated occupancy 
of a site or building or which identify the contractors, architects, engineers, etc., on a building or 
site under construction. 

6. Signs or bulletin boards customarily incidental to places of worship, libraries or
museums, erected on the premises for purposes of displaying temporary public information 
notices, not exceeding sixteen (16) square feet in area. 

d. Freestanding Signs. All freestanding signs shall comply with the following standards:

(1) All signs should be erected outside of any roadway right of way.
(2) The maximum height for freestanding signs shall be twelve (12) feet.
(3) When illuminated, only externally lighted signs are allowed.
(4) The maximum size of the sign shall be 16 square feet.

e. Building Signs. Signs attached to a building shall conform to the following standards:

(1) The maximum area shall be equal to the width of the building front, but in no case
shall the sign(s) area exceed ten percent (10%) of the building face area. The total
sign square footage shall be in proportion to the building size.

(2) Signs shall not project above the highest point along the face of the building.

f. Sign Permits and Sign Administration. No new sign shall be erected without a Site Plan review
and approval by the Planning Board. Signs that are part of a broader Site Plan or Special Use
Permit approval process shall be reviewed by the Planning Board at the same time as other
aspects of the Site Plan or Special Use Permit. Site Plan approval shall also be required for the
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Section 11.5 Farm Uses Excepted 

Notwithstanding any other provisions of this Law, any farm use and any farm building formerly 
conducted or used in any district hereafter classified as RA may be reestablished, renewed or 
restored. 

Section 11.6 Restoration of Unsafe Buildin s 

Nothing in this section shall prohibit the restoration to a safe condition of any building, structure, 
or portion thereof declared unsafe by the Code Officer. 

Section 11. 7 Oil and Gas Leases 

Heavy Industry uses, as defined elsewhere in this Law, are prohibited in the Town of Springfield 
and have been prohibited since the effective date of Local Law No. 1 of 2011. The definition of 
"Heavy Industry" in this Law includes, but is not limited to the exploration for natural gas; 
extraction of natural gas; natural gas processing facilities; exploration for crude oil; extraction of 
crude oil; oil refineries; coal mining; coal processing. For the purposes of this provision of the 
Law, and solely for the ease of drafting and reading, all those uses and activities shall be referred 
to collectively as "gas, oil and coal extraction". 

Any leases of property for the purpose of allowing gas, oil or coal extraction, or any gas, oil or 
coal extraction operations which have been conducted on land in the Town as of the effective 
date of Local Law No. 1 of 2011, are subject to the following: 

A. Existing Leases:

1. Where a lease which allows gas, oil or coal extraction has been executed
and where no substantive gas, oil or coal extraction activity has substantively
commenced as of the effective date of Local Law No. 1 of 2011, then this
Law shall apply in full effect and shall operate to prohibit all such activities.
The existence of a lease under the circumstances described in this
paragraph shall convey no vested right upon either party to the lease.

B. Existing Gas, Oil and Coal Extraction Operations

1. Where a lease which allows gas, oil, or coal extraction has been executed,
and where substantive gas, oil or coal mining extraction activity has occurred
as of the effective date of Local Law No. 1 of 2011, and those activities are
being conducted pursuant to valid permits issued by the New York State
Department of Environmental Conservation or other regulating agencies, in
that case the activity shall be considered a non-conforming use and shall be
allowed to continue.

2. Upon the depletion of any gas or oil well or coal mine which is allowed to
remain in operation pursuant to this provision, or upon any other termination
of the gas, oil or coal extraction activity for a period of more than one (1)
year, the non-conforming use status of that activity shall terminate and the
activity may not be renewed.

3. Further, no gas, oil or coal extraction activity allowed to remain in operation
pursuant to this provision shall be permitted to expand as of the effective
date of Local Law No. 1 of 2011.
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Appendix B 

Lot Area Dimensions 

Dimension Hamlet-Commercial Agricultural- Lake (L) 
Residential (AR) 

Minimum Lot Size ½ acre for dwelling or 5 acres 5 acres 
1 acre for other 
principal structure 

Lot Width, Minimum 50 feet minimum 300 feet 200 linear along the 
shoreline of Otsego 
Lake. For parcels not 
having shoreline 
frontage, a lot width of 
200 feet 

Minimum 20 feet 50 feet; 100' for all 50 feet 

Front Setback uses located along 
Route 20 

Side 10 feet 30 feet 10 feet 
Setback, Minimum 

Rear 40 feet 50 feet 100 feet 
Setback, Minimum from shoreline 

Maximum 35 feet 35 feet 30 feet 

Building Height 
measured consistent 
with the provisions of 
NYS Uniform Fire 
Prevention and 
Building Code 
Maximum 70% 20% 70% 
Lot Coverage 

Driveway 5 feet 5 feet 5 feet 

Side 
Setback, Minimum 

Garage Side Setback, 1 O' rear, 5' side 30 feet 10 feet LL#2 2025 
Minimum 

Road 50 feet 300 feet 300 feet 
Frontage Minimum 

* Lot Area Dimensions apply to any and all structures and impervious surfaces.
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Exhibit N 



 

Town of Otsego Planning Board 
Meeting Minutes, June 2, 2026, 7:30 PM 

(To be approved with any necessary amendments at the next meeting) 

PUBLIC HEARING 

Snyder Family Trust – Minor Subdivision - 343 Hoke Road (Tax Map No. 97.00-1-27.01) 

Chairman Tom Huntsman opened the public hearing for the Snyder Family Trust Minor Subdivision. No 
comments were received from the public. 

Motion by Sharon Kroker to close the public hearing. 

Seconded by Mike Hodgman. 

All present were in favor. 

Motion carried. 

REGULAR MEETING 

CALL TO ORDER 

Chairman Tom Huntsman called the regular meeting to order at 7:32 p.m. 

PLEDGE OF ALLEGIANCE 

The Board recited the Pledge of Allegiance. 

ROLL CALL 

Present: Tom Huntsman, Matt Glynn, Sharon Kroker, Mike Hodgman, Alexander Nirenberg, Jeffrey 
Banner, Russell Moore, Elizabeth Horvath, May Leinhart  

Also Present:​
Braden Lourido-Erickson, Clerk​
Wylie Phillips, Zoning Enforcement Officer​
Jill Poulson, Attorney 

Chairman Huntsman welcomed newly appointed Board member Russell Moore. 

MINUTES OF MAY 5, 2026 

Chairman Huntsman requested that review of the May 5, 2026 minutes be moved to the end of the 
meeting to allow corrections and discussion. 
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CORRESPONDENCE 

Chairman Huntsman reported receiving correspondence from the New York State Department of 
Transportation relating to a project located on a state highway. 

POTENTIAL CONFLICT DISCLOSURES 

None. 

PUBLIC COMMENTS ON NON-AGENDA ITEMS 

None. 

 

APPLICATIONS 

1.​ Snyder Family Trust – Minor Subdivision - 343 Hoke Road (Tax Map No. 97.00-1-27.01) 

Applicant Representative Chris Pattinson present. The Board reviewed the application following the 
public hearing. Clerk Lourido-Erickson summarized the Board’s prior unapproved (incorrect) minutes on 
the application. Chairman Huntsman contingency approved the application but requested that review of 
the May 5, 2026 minutes at the end of the meeting to allow corrections and discussion.  

Motion by Matt Glynn to conditionally approve the minutes. 

Seconded by Mike Hodgman. 

All present were in favor. 

2.​ Karen Schlather and Kyle & Paula Liner – Boundary Line Adjustment - 629 County 
Highway 28 (Tax Map No. 84.00-1-5.02) 

Anthony Birch appeared on behalf of the applicants and presented the proposed boundary line adjustment. 

The Board, and Attorney Jill Poulson, reviewed the application, prior survey information, deed 
descriptions, and related legal considerations. Discussion included the request to waive a new survey 
requirement based upon a prior survey completed in 2021. 

The Board determined that the adjustment met zoning requirements and that remaining deed matters were 
legal issues to be addressed by counsel. 

Motion by Sharon Kroker to approve the Boundary Line Adjustment and waive the survey requirement. 

Seconded by Matt Glynn. 

All present were in favor. 
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Motion carried. 

3.​ Holly Lee and David Lyons – Boundary Line Adjustment - 212 and 224 Goose Street​
(Tax Map Nos. 98.00-1-55.01 and 98.00-1-55.02) 

The applicants were not present. 

The Board was informed that the applicants had changed their plans by the Zoning Enforcement Officer.  

No action was taken. 

4.​ 112 Lake Shore Drive LLC (John & Robin Phelan) - Site Plan Review - 112 Lake Shore 
Drive - (Tax Map No. 69.44-1-26.00) 

John Phelan appeared before the Board regarding installation of a concrete abutment associated with an 
articulating dock. 

Clerk Lourido-Erickson reviewed previous ZBA minutes on application from April 21st and a public 
hearing on May 19th.  

The Board reviewed prior ZBA approvals and discussed construction details, erosion control, shoreline 
impacts, and agency review. 

Board members expressed concern regarding erosion control measures and construction activity near 
Otsego Lake. 

The Board requested review and comment from the New York State Department of Environmental 
Conservation prior to taking further action. 

No motion was made. 

5.​ Fraydun Manocherian – Sketch Plan Conference - RA-1 District 

Representatives Allison Phillips of Young/Sommer LLC, and Rob Aiello, P.E., and James Caris of JMC 
Planning, Engineering, Landscape Architecture & Land Surveying, P.C. (JMC), appeared before the 
Board on behalf of applicant Fraydun Manocherian to present a revised sketch plan for a proposed major 
subdivision encompassing approximately 1,525 acres located within the Towns of Otsego and Springfield. 

Clerk Lourido-Erickson reviewed August 5th, 2025 meeting minutes.  

Ms. Phillips explained that the applicant previously appeared before the Town of Otsego Planning Board 
and the Town of Springfield for a sketch plan conference in August 2025. Following those meetings, the 
project team reviewed comments from both boards and conducted outreach with community stakeholders, 
conservation organizations, and local officials. Based on that feedback, the applicant revised the concept 
plan to reduce development density, minimize infrastructure impacts, and increase opportunities for 
conservation and open space. 

3 - 2June26v.1.Draft 



 

Ms. Phillips stated that the original concept plan proposed 111 single-family residential lots across the 
entire project area, including 59 lots within the Town of Otsego and 52 lots within the Town of 
Springfield. The revised concept plan proposes a total of 80 single-family residential lots, consisting of 50 
lots in the Town of Otsego and 30 lots in the Town of Springfield. In addition, the revised proposal 
includes a 46-unit duplex-style multifamily component within the Town of Springfield, which the 
applicant indicated is permitted under Springfield zoning regulations. Ms. Phillips noted that the revised 
design eliminated some of the previously proposed road construction within the Town of Otsego. 

Mr. Aiello provided an overview of the project site, which includes approximately 776 acres in the Town 
of Springfield and 749 acres in the Town of Otsego. He described the location of the parcels in relation to 
Hoke Road, Thurston Hill Road, River Road, Butternut Road, Keys Road, Lettis Hollow Road, and Ralph 
Birdsall Road. Mr. Aiello noted that existing access easements serving adjacent properties owned by the 
SUNY Oneonta Biological Field Station would be maintained. 

Mr. Aiello summarized the environmental analyses completed to date, including wetland delineations, 
habitat assessments, archaeological investigations, boundary surveys, and geographic information system 
analyses. He stated that these studies informed the revised concept plan and helped identify areas suitable 
for development while avoiding wetlands, streams, steep slopes, and other environmentally sensitive 
features. 

The applicant identified approximately 876 acres as potential open space, including approximately 425 
acres within the Town of Otsego. Mr. Aiello explained that these areas were selected to preserve 
environmentally sensitive features and maintain connections to existing conserved lands. He stated that 
the method of preservation had not yet been determined and could include conservation easements, deed 
restrictions, homeowners' association ownership, public acquisition, or recreational use partnerships. 

Mr. Aiello reviewed several modifications incorporated into the revised plan, including the elimination of 
a proposed road near Red House Hill Road, the relocation of development away from steep slopes and 
stream corridors, and the removal of development from areas adjacent to significant wetlands. The revised 
plan also shifts access to utilize existing roadways where feasible and reduces the amount of new 
impervious surface. 

Mr. Caris presented detailed maps of individual project areas, including the proposed multifamily 
development in Springfield, lots accessed from existing roads, proposed subdivision roads near Thurston 
Hill Road, and areas identified for potential open space. Mr. Caris explained that the multifamily 
component is proposed on approximately 60 acres in Springfield and would consist of duplex-style 
buildings with conceptual footprints of approximately 2,000 square feet. 

Board members expressed concern regarding the use of the term "potential open space" and requested 
clarification regarding the long-term ownership, management, and protection of these areas. Members 
questioned whether the proposed open space areas would be created as separate parcels, protected through 
conservation easements or deed restrictions, or remain part of individual residential lots. 

The applicant explained that the sketch plan phase was intended to identify opportunities for conservation 
while maintaining flexibility to determine the most appropriate preservation mechanisms through 

4 - 2June26v.1.Draft 



 

stakeholder engagement and the formal review process. The applicant stated that no development was 
proposed within the identified open space areas. 

Board members requested additional information regarding the composition of the proposed open space, 
including how much of the acreage consists of wetlands, steep slopes, or other undevelopable land, and 
how much could support public recreation or community use. Members also encouraged the applicant to 
consider opportunities to create contiguous wildlife corridors and stronger connections between preserved 
areas. 

Board members noted concerns regarding the use of flag lots and indicated that such lot configurations 
have historically been discouraged by the Planning Board. The applicant was encouraged to reevaluate the 
lot layout to reduce or eliminate flag lots where feasible. 

Additional concerns were raised regarding the use of existing roads to serve the development, including 
roadway width, steep grades, seasonal maintenance, school bus access, emergency access, and potential 
costs associated with roadway improvements. The applicant acknowledged that additional engineering 
analysis and coordination with the Town Highway Department would be required as part of the formal 
subdivision review process. 

The Board discussed the project's estimated annual water demand, as identified in the Environmental 
Assessment Form, and questioned whether sufficient hydrogeologic information had been developed to 
determine whether local groundwater resources could support the proposed development. The applicant 
stated that the water demand estimates were based on standard engineering assumptions and 
acknowledged that additional hydrogeologic studies would be completed as part of the State 
Environmental Quality Review (SEQR) process. 

Board members emphasized the complexity of the proposed subdivision and expressed concern regarding 
the Board's ability to independently evaluate technical information related to transportation, stormwater 
management, water supply, wastewater disposal, environmental impacts, and infrastructure costs. The 
applicant acknowledged that the Town Code authorizes consultant review funded through an escrow 
account and indicated that such a process would be appropriate. 

Board Member Moore made a motion to request that the Town Board establish an escrow account to fund 
independent consultant review of transportation, septic systems, water supply, stormwater management, 
and other technical aspects of the proposed subdivision. 

The motion was seconded by Sharon Kroker. 

Chairman Huntsman called a vote to submit the request to the Town Board. All members present voted in 
favor. Motion carried. 

No formal action was taken on the sketch plan application. The applicant will continue refining the 
proposal and is expected to return with a formal subdivision application following completion of 
additional studies and consultation with Town officials and outside experts. 

REVIEW OF MAY 5, 2026 MINUTES 
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The Board reviewed proposed corrections to the May 5, 2026 minutes. 

Corrections included:​
• Clarification that May Leinhart called the meeting to order.​
• Correction of spelling and clerical errors.​
• Clarification of the Snyder Family Trust application discussion.​
• Inclusion of corrected application details and procedural actions. 

Motion by Matt Glynn to approve the corrected Snyder Family Trust portion in the May 5, 2026 minutes. 

Chairman Huntsman called a vote. All present were in favor. 

Motion carried. 

Chairman Huntsman called a vote for the May 5, 2026 minutes. 

Motion by Jeffrey Banner to approve the May 5, 2026 minutes as revised. 

Seconded by Elizabeth Horvath. 

All present were in favor. 

Motion carried. 

OTHER BUSINESS 

Zoning Enforcement Officer Report 

Wylie Phillips reported that he had recently been contacted regarding another large-scale solar 
development proposal. No formal application had been submitted. 

Town Board Liaison Report 

May Leinhart reported on recent Town Board activities, including: 

• Discussion of a potential occupancy tax for short-term rentals.​
• Highway and culvert permit process clarification.​
• Progress on the Comprehensive Plan update.​
• Ongoing review of land use law updates. 

Alex to attend the next Town Board Meeting. 

EXECUTIVE SESSION 

Jill recommended holding an executive session for the purpose of receiving attorney-client privileged 
legal advice. Chairman Huntsman called an Executive Session.   

The Board closed the Executive Session at 9:53 p.m. 
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No votes were made during the Executive Session. 

ADJOURNMENT 

Following Executive Session, Motion by Sharon Kroker to adjourn the meeting at 9:55 p.m. 

Seconded by Jeffrey Banner. 

All present were in favor. 

Motion carried. 

Respectfully submitted, 

Braden Lourido-Erickson​
Planning Board Clerk​

Town of Otsego 
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