Planning Board Minutes
September 21, 2026
6:00 p.m.

PRESENT:  	Joe Flikkema – Chairman                              		       	  		
Linda Anderson
Julie Jackson-Forsberg
Diane VanDewark
Robert Whitman
Absent:		Dan Johnson		
                      		            
Others present were Attorney Joel Seachrist, Robert VonVolen, Otto Knoll, and Paul Hazzard. 

Chairman Joe Flikkema opened the meeting at 6:30 p.m. and noted the agenda for tonight’s meeting included two Special Use Permits for Stand Alone Accessory Buildings. 

Chairman Flikkema noted the first application was from Robert VonVolen, 1314 S. Main Street, Jamestown (Kiantone), New York, for a Special Use Permit to build a 50’x 100’ Stand-Alone Accessory building at property located on S. Main Street.  Said property is owned by him and known as Section 421.00, Block 2, and Lot 1.1 of the official tax map of the Town of Busti. Property is located in the Conservation/Agricultural (CA) District. Mr. VonVolen’s application was tabled at the August 17, 2026 Planning Board meeting due to questions from the board that could not be answered because of Mr. VonVolen not being present. present. The board discussed the size of the building exceeding the maximum amount of 4,000 square feet permitted in the code for the Special Use Permit. There was also discussion regarding the use of the building. 
Mr. Flikkema read the following section from Town of Busti Zoning Code:

§ 405-701Stand-alone accessory buildings.
No accessory building ordinarily may be erected on a vacant lot. However, accessory buildings as stand-alone structures may be permitted, upon issuance of a special use permit and only in the Residential/Agricultural (RA), Conservation Agricultural (CA), and Conservation/Agricultural/Mobile Home Park (CAMP) Districts, subject to the following requirements:
A. 
The use of a stand-alone accessory building must be located on a lot of at least four acres.
B. 
Notwithstanding any other provisions of the Town of Busti Zoning Law, front, side, and rear yard setbacks of the stand-alone accessory building shall be determined by the Town Board (Planning Board) based upon site specific considerations and as part of the issuance of a special use permit.
C. 
The stand-alone accessory building shall be of a size and design commensurate with the lot on which it is placed and with the surrounding neighborhood. In no case shall a stand-alone accessory building exceed 4,000 square feet in size. There shall be no more than one stand-alone accessory building per lot.
D. 
The structure must be demonstrated to have a tangible nexus and purpose related to the land itself. The stand-alone accessory building may not be used for commercial purposes. Typical allowable uses are as storage for personal tools and recreational vehicles used on the property, a gardening shed, a sugar house or similar low-impact, rural use.
E. 
No outdoor storage of any type shall occur on the lot.
F. 
The use shall not interfere or conflict with the peaceful enjoyment of neighboring residential uses.
G. 
In exercising its approval powers, the Town Board (Planning Board) may, upon proper finding, impose such reasonable conditions relating to screening, buffering and other mitigative measures incidental to the application for a special use permit.
H. 
Such other materials as the Town Board (Planning Board) deems necessary upon which to determine the impact of such specially permitted use must be submitted.

The Board questioned the proposed size of the building and its relationship to the property. The applicant stated that the building was intended for personal use and storage of vehicles, boats and other personal property, and that he was a hobbyist interested in hobby farming. The Board expressed concerns regarding the number of vehicles and other items currently located on the property and whether the proposed building had a tangible nexus to the property itself.
The applicant explained that he was not proposing commercial use and wanted to protect and store his personal property. The Board discussed the requirement that the use be particular to the property and related to the owner's actual use of the property. It was explained that if the proposed building could be moved to another property and accomplish the same purpose of storing vehicles and boats, the Board had difficulty determining a particular nexus to this parcel.
The Board discussed the maximum permitted size of the standalone accessory building and advised the applicant that the proposed building would need to be reduced to 4,000 square feet unless an area variance was obtained from the Zoning Board of Appeals. The Board noted that the applicant had sufficient acreage and appeared to have adequate setbacks and space for a building, but the proposed size of 50’x100’ exceeded the maximum square footage requirement was established in the zoning code.
The possibility of placing a dwelling on the property was discussed. The Board explained that if the property contained a legitimate dwelling, a building could potentially be considered an accessory structure to the dwelling rather than a standalone accessory building. Mr. VonVolen stated that he would be willing to consider constructing a dwelling on the property.
The Board advised the applicant to speak with Code Enforcement Officer, Jeff Swanson, regarding a proposed dwelling structure and the proposed accessory structure to ensure that it meets the building code and zoning requirements. The Board explained that the structure would need to be a legitimate dwelling with the required bedrooms, kitchen and bathrooms and would need to comply with applicable requirements. 
Mr. VonVolen asked about requirements for a well and septic system. The Board explained that applications for a well and septic system would be made through the County and County Health Department, rather than the Town, although proof of those approvals will eventually be required for the building process. 
The Board discussed whether the applicant should voluntarily withdraw the current application rather than have the Board vote on it. It was explained that a voluntary withdrawal would have no adverse effect and would be treated as though the application had not been acted upon. Mr. VonVolen expressed concern about receiving a negative vote and indicated that he would consider pursuing the alternative of establishing a dwelling on the property.
A straw poll was discussed rather than taking an official vote. Board members indicated that they would be willing to consider the proposal if the applicant obtained the necessary variance. The applicant was advised that pursuing the dwelling option and working with Jeff Swanson would provide another path rather than receiving a denial of the current application.
Mr. VonVolen thanked the Board, stated he would contact Code Enforcement Officer, Jeff Swanson, regarding constructing a dwelling structure on the property and left the meeting. 
Chairman Flikkema noted the next application was the application of Otto Knoll, PO Box 233, Celoron, New York, for a Special Use Permit to build a 36’x 40’ Stand-Alone Accessory building at property located on Cowing Road.  Said property is owned by him and known as Section 418.00, Block 3, and Lot 8 of the official tax map of the Town of Busti. Property is located in the Residential/Agricultural (RA) District.

The Board reviewed the application and noted that the proposed building was under the 4,000-square-foot requirement. Mr. Knoll explained that he had owned the property for 44 years and plans to purchase a small tractor and implements; the building would be used to store the tractor and a boat and have additional room to work on and groom the property. The applicant stated that the building would be for personal storage and that he intended to improve the property.
The proposed conditions of the Special Use Permit were reviewed. The applicant shall undertake the use in accordance with the application and plans submitted to the Town, the conditions of the Special Use Permit, and the Town of Busti zoning requirements.
The pole barn shall be used solely for personal storage. No commercial use of the property or structures authorized by the permit shall occur. The structure shall be constructed substantially in accordance with the site plan.
The board reviewed the following SEQR documents: 
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	RESOLUTION

Moved by Robert Whitman, seconded by Julie Jackson-Forsberg:


WHEREAS, Otto Knoll (hereinafter, the “Applicant”) has submitted an application to construct a stand-alone accessory building on a parcel owned by him on Cowing Road, which is  designated on the Chautauqua County tax map as Section 418.00, Block 4, Lot 8, and

WHEREAS, the proposed use has been subject to environmental review pursuant to Article 8 of the New York State Environmental Conservation Law (State Environmental Quality Review Act), including the preparation and review of a short Environmental Assessment Form, and

WHEREAS, Part 617 of the implementing regulations pertaining to the State Environmental Quality Review Act requires this Board to determine and give notice of the environmental impact of the proposed use, and 

WHEREAS, the Board has determined that the proposed use will not have a significant environmental impact, 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Board hereby approves Parts I and II of the Environmental Assessment Form, issues the attached Notice of Determination of Non-Significance, also known as a Negative Declaration, for the proposed use, and authorizes the Supervisor to complete and sign the Environmental Assessment Form accordingly.

All in favor carried

TOWN OF BUSTI
SPECIAL USE PERMIT


Action of the Board:
To consider the application of Otto Knoll for a Special Use Permit to construct a 36' × 40' pole building on a parcel owned by him located just east of 4655 Cowing Road, which is designated on the Chautauqua County tax map as Section 418.00, Block 3, Lot 8, containing approximately 21 acres.

	Resolution moved by: Robert Whitman			

	Seconded by: Joe Flikkema

WHEREAS, Otto Knoll (hereinafter, the “Applicant”) has requested a Special Use Permit authorizing him to construct a 36' × 40' pole building on a parcel owned by him located just east of 4655 Cowing Road, which is designated on the Chautauqua County tax map as Section 418.00, Block 3, Lot 8, said parcel containing approximately 21 acres, and

WHEREAS, the issue of compliance with the State Environmental Quality Review Act has been addressed, and a Negative Declaration has been issued after examination of the record and a public hearing, and

WHEREAS, the Town Board has considered all the facts and papers before it, including the application received by the Town Clerk on August 4, 2026, and has heard those wishing to be heard at a public hearing held September 21, 2026, and finds justification to approve the application subject to the qualifications hereinafter set out,

NOW, THEREFORE, BE IT RESOLVED, that the application for a Special Use Permit to construct a 36' × 40' pole building and to use the property for family picnicking, camping, and hunting (the “Use”), be and hereby is authorized and approved subject to the conditions and requirements hereinafter set out:

1.  The Applicant shall undertake the Use in accordance with the application submitted to the Town, including the site plan depicting the driveway and culvert on Cowing Road, gravel parking and access areas, gravel building base, and the location of the 36' × 40' pole building, except as hereinafter modified, and agrees to be bound by the terms of the application, the conditions of this permit, and the Town of Busti Zoning Code, which are as follows:

a.  	The 36' × 40' pole building permitted herein shall be used as an accessory structure in connection with family picnicking, camping, and hunting on the property, and shall not be used as a residence nor for any commercial use.

2.  The terms, conditions, and requirements of this permit bind and obligate the Applicant, his successors, and assigns. This permit shall not be assigned or transferred, in whole or in part, without the prior written consent of the Town, except as otherwise herein noted.

3.  Any failure or omission on the part of the Applicant to carry out any condition or requirement herein or in accordance with the terms or requirements of any statute, local law, ordinance or regulation, may be deemed a violation of the Town of Busti Zoning Law and unless corrected in not more than 10 days following the service of written notice of such violation upon the Applicant, may subject them to the penalties therein. Continued violations after written notice may result in revocation of this Special Use Permit.

4.  This Special Use Permit shall become effective after the Applicant approves each and every provision hereof and agrees to be bound by all of the terms herein contained in consideration of the granting of this Special Use Permit.

Dated: September 21, 2026

Vote:							Aye		Nay

Joe Flikkema					      	     X          	_____ 

Robert Whitman						      X          	_____ 

Julie Jackson-Forsberg					      X    		_____ 

Diane VanDewark					      X       	_____ 

Linda Anderson						      X		_____ 

Daniel Johnson - Absent					  			



*	*	*	*	*	*


The Applicant, Otto Knoll, agrees to abide by all the terms of this Special Use Permit.

Dated: September ___, 2026

						

	_______________________________________
						Otto Knoll


The applicant was advised to meet with Jeff Swanson regarding signing the Special Use Permit and obtaining the required building permit.
Robert Whitman moved to adjourn the meeting at 7:05 p.m., which was duly moved by Diane VanDewark.
All in favor, carried.
Respectfully given,


_____________________
Darlene H. Nygren
Town Clerk
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Appendix B
Short Environmental Assessment Form

Instructions for Completing

Part 1 - Project Informarion. The applicant or project sponsor s responsible for the completion of Part 1. Responses
‘ecome part of he applcation for approval o funding,are subject to publi reviw, and may be subject to further venticaton.
‘Complete Prt 1 based on information curently available. 1f addiional research or mvestgation would b needed to flly
respond o any ifem, please answer a thoroughly a5 posible based on curent nformation

‘Complete allitems in Part 1. Youmay also provide any additional information which you believe will be needed by or usefil
to the lead agency: attach additional pages a5 necessary to supplement any item.

“Part 1- Project and Sponsor Information

"Name of Action or Project
|0t Kol - Special Use Permi for Standslone Accessory Bukding

Project Location (descibe and afach  loation map)
Vacant Land n Cowing s, Toun f Bust

‘Brief Descriptin of Proposed Action:

{The applicant proposes to consiuct a 3 x 40 stan-lone accessory bulding on paroe rar 4855 Cowing Foad. The parost s designated on
e county e map 2 Secton 418,00, Block 3, Lot &, and comprses approimatay 21 acre. The buldings wouid be used o siore
meienanca and rareatondl fo0is n Squpment.

“Name of Applicant or Sponsor. Telephone.

(ot knall EMal

Addes

p0.Box2m

THPO. S Zip Code:
(Caleron N 1w

T Doss fhe proposed action only imvolve fhe legislfive adoption of  plan. Tocal v, ordimance NO_[VES

admasmanve e or esulaton?
e, atach a naatve descrpton ofthe nent o the proposed acionan te environmentl resouces tat | [7] | [
may be afected in the municpalty nd proceed o Par 2. 1o, contiaue to question 2

"2 Does the proposed action require a pemnit_ approval or funding from any other govermental Ageny? | NO_| YES

1f Yes. st agency(s) name and permat or approval

2 Total acreaze of th site of the proposed action’ 80 e
. Total screage tobe distubed? 51 acres.

 Total acreage (project site and any contizuous propertes) owned
‘o contolled by the applicant or project sponsor? 180acres

"4, Check all Ind wses fat occur on. adjoining and near e proposed acion.
CiUban  DIRual (aon-agricultwe) ] Industmal [ Commercial - @IResidential (suburban)

MForest  AlAgriculoure Dlaqutic  C1Other (specify):
IParkland.

Pagelof4





image2.png
5T the proposed acton.
a. A permitted use under the zoning regulations?

3
R
B
=

b. Consistent with the- ive plan?

ogd
=

6. s the proposed action consistent with the predominant character of the existing built of natural

Jandscape?

7T the site of the proposed action Iocated i_or does f adjoin 3 state Tisted Critcal Environmental Area” | NO
If Yes, dentfy:

'S, 2. Will e proposed action resul n & substanfial mcresse in affic above present evels?

. Are public transportation service(s) available a or near the site ofthe proposed action?

. v sy pedesriansccommodation o byl svtes sl on e siteoftheproposed acton? | [7]

. Does the proposed action meet or exceed the stafe epergy code FequiEments! NO [ YES
1fthe proposed action wll exceed requirements, describe desizn features and technologies:

T0. Wil he proposed acfion comect to an existing public/private water supply? NO_[VES
If No, describe method for providing potable water ralllm]
1. Wall the proposed action connect o exishing wastewaler ublifes? NO_[VES

If No, describe method for providing wastewater treatment:

T2 2 Does the ste contain a suucture that s sted on eithe the State or National Register of Hstoric.
Places?
b.Is the proposed action located in an axcheological sensiive area?

T3. 2. Does any porton of e sie of the proposed acton. or lands adjoining e proposed action.confain

0700

L
ellands o other waterbodies egulated by a ederal state or oeal agency T ]
[

b. Would the proposed action physically alte, o encroach into, any existing wetland or waterbody?
If Yes, identfy the wetland or waterbody and extent of lterations in square feetor acres:

14, Tdentfy the typical habitat types that occur on o are Hkely o be found on the project site, Check al that apply.

DShorelme  DForest D Agncultulgrasslands ClEarly mud.successional
O Wetand  OUan @ Subwban
T5 Do th st of the propeosed acton contain i species of anial.o associaed habiats, Tsted NO_[VES
oy the Stateor Federal goverament a featened or endanzered? [ml]
T6. T the project site ocated i the 100 year flood plaia” NO | vES
7. Will e proposed action create storm water Gscharee. ifher fom poiat of Sou-poia sources” NG | VES
IfYes,
o Wil st wte dischanges St ajscentpropesies? o O @0

. Will torm water discharges be directed o established onveyance systems (rmoff and storm drsns)?
I Yes,briefly describe: WiNo [IvEs
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18 Does the proposed action inclnde consiruction or other actvities thaf resull i the impowndment of X0

‘water o other liquids (e 2 retention pond_ waste lagoon, dam)?
If Yes, explain purpose and size

19 Has th sie of the proposed action or an adjoiming property been the locaton of an active or closed X0

Solid waste management facility?
If Yes. describe

"20. s the site of the proposed action or an adjoining property been the subject of remediation (ongommg or | NO'

completed) for hazardous waste?
If Yes, describe

TAFFIRM THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF MY,

KNOWLEDGE
Applicant/sponsor Date:

Signature:

Part 2 - Impact Assessment, The Lead Agency is responsible for the completion of Part 2. Answer all of the following

‘questions in Part 2 using the information confained in Part 1 and other materils submifted by the project sponsor or

ofherwise available to the reviewer. When answering the questions the reviewer should be guided by the concept “Have my.

responses been reasonable considering the scale and context of the proposed action?”

No,or | Moderate
small | tolarge
impact | impact

T Will i proposed action create & material conflct with an adopted Iand wse plan o zoming.
resulations”

2. Wil the proposed action result i a change in the wse of intensity of use of land?

3. Will the proposed action impair the character or quality o the exising community?

4. Will e proposed action have an impact on the environmental characteristics that caused the
‘siablishment of a Critical Exvironmental Area (CEAY!

5. Will e proposed action result i an adverse change in the exiting level of raffic or
‘afct existing infrastucture for mass ransi, biking or walkway!

6. Will the proposed action cause an increase in the s of energy and it fails to incorporate
reasonably avaiable energy conservation of renewable enerzy opportunties”

7. Will the proposed action
. public/ prvate eater supplies”

b. public /private wastewater treatment utlities?

8. Will e proposed action impair the character or quality of important historic, archacological.
‘architechural or sestbetic resources?

9. Wil the proposed action resultin an adverse change to natural resources (e, wetland
‘waterbodies, groundvwate, air qualty. flora and fauna)?

0000 o|o|o|jojoo| 3
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No,or | Moderate

small | tolarge
impact | impact

10 Will the proposed action resultin an increase in he potential for erosion. flooding or drainage O
problems
1. Willthe proposed action create a hazardto environmental resources of human heslth?

Part 3 - Determination of significance. The Lead Agency i responsible for the completion of Part 3. For every
‘question i Part 2 thaf was amswered “moderate to large impact may occur”, o i there is a need to explain why a particular
element of the proposed action may or will no result n a significant adverse envizonmental impact, please complete Part 3.
Part 3 should. in suficient detai. identif the impact,including any measures or desien elements tht have been inclnded by

‘he project sponsor o avoid or educe impacts. Part 3 should also explain how the lead agency determined that the impact
‘may or vall not b sigmficant Each potentil impact should be assessed considering its seting probability of occuring.
durstion, imeversiblity. geographic scope and magnitude._Also consider the potental for short e, long-term and

‘cummlative impacts

[ o s o o v determined. G on the information i asalyss hove, 2 any spporing documentation.
thatthe proposed action may result i one or more potentially large or significant adverse impacts and an

environmental pact stemen s rexired.
7] Check this b i you havedetemined. basd o the informaton nd aalysis shove, ad sny upporting documentation.

hat the proposed action wil notresult i any significant adverse environmental impacts

Toun ofBust Plaing Boars ‘September 23,2028
TName of Lead Agency Date
o Fikkems. Crsiman
“Prn or Type Name of Responsible Offcer i Lead Agency “Tile of Responsible Offcer

Signature of Responsible Offcer i Lead Agency  Signaise of Preparer (f different fom Responsible OFicer)
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pram— SEQR

‘State Environmental Quality Review
NEGATIVE DECLARATION

Notice of Determination of Non-Significance

Project Number Date: September 21, 2026
This notice is issued pursuant to Part 617 of the implementing regulations pertaining to
Article 8 (State Environmental Quality Review Act) of the Environmental Conservation Law.

The  Town of Busti Town Board as lead agency, has determined that the
proposed action described below will not have a significant environmental impact and a Draft
Impact Statement will not be prepared.

Name of Action:
Issuance of Special Use Permit to Otto Knoll for Stand-alone Accessory Building

SEQR Status: Type 1 O
Uniisted /'

Conditioned Negative Declaration: [ ] Yes
v No

Description of Action:

The applicant proposes to construct a 36' x 40' stand-alone accessory building on an unimproved
ot on Cowing Road. The parcel is designated on the county tax map as Section 418.00, Block 3,
Lot 8, and comprises approximately 21 acres. The building would be used to store maintenance
and recreational tools, and equipment

Location:  (Include street address and the name of the municipality/county. A location map of
appropriate scale is also recommended.)

Cowing Road, Town of Busti, New York
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SEQR Negative Declaration Page 2 0f 2

Reasons Supporting This Determination:
(See 617.7(a)-(c)for requirements of this determination ; see 617 .7(d) for Conditioned Negative Declaration)

1. The use wil not create a substantial change in air or water quality, nor increase traffic or solid
waste production

2. The use will not have a significant effect on wildiife or other natural resources. The parcel has
been used for farming in the past and no significant and permanent disturbance of property is.
required for the use.

3. The use will not create a hazard to human health, nor cause a substantial use in the intensity
of use of agricultural resources.

4. The use will not cause a major change in the use of energy, nor create a material demand for
future deleterious actions. The use likely will attract people to the area when in operation but most
of the traffic demand s expected to effect Baker Street, which has adequate capacity to absorb
‘additional weekend traffic.

5. The use will not impair the character or quality of historical or aesthetic resources nor impair
community character.

6. The use is generally consistent with the Comprehensive Plan and community goals, and wil it
into the rural residential character of the neighborhood.

7. The use will not have a significant adverse impact on any of the other factors listed in 6
NY.CRR. 617(c)(1).

If Conditioned Negative Declaration, provide on attachment the specific mitigation measures imposed, and
identiy comment period (not less than 30 days from date of pubication n the ENB)

For Further Information:
Contact Person:  Joe Flikkema, Chairman

Address: 125 Chautauqua Avenue, Lakewood, NY 14750
Telephone Number: (716) 763-8561

For Type 1 Actions and Conditioned Negative Declarations, a Copy of this Notice is sent to:
Chief Executive Officer , Town  City / Village of

Other involved agencies (If any)

‘Applicant (1f any)
Environmental Notice Bulletin, Room 538, 50 Wolf Road, Albany NY, 12233-1750_(Type One Actions only)





