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TOWN OF MAYFIELD COMPREHENSIVE PLAN COMMITTEE 
DECEMBER 4, 2012 

6:30 P.M. 
 

MINUTES 
 
PRESENT: 

 
 VINCE COLETTI, MEMBER, COMPREHENSIVE PLAN COMMITTEE 
 JAMES COWNIE, MEMBER, COMPREHENSIVE PLAN COMMITTEE 

 ROBERT PHILLIPS, MEMBER, COMPREHENSIVE PLAN COMMITTEE  
 JACK PUTMAN, MEMBER, COMPREHENSIVE PLAN COMMITTEE   

 DAVID SAMMONS, MEMBER, COMPREHENSIVE PLAN COMMITTEE 
 MICHAEL STEWART, MEMBER, COMPREHENSIVE PLAN COMMITTEE 
 

 SCOTT HENZE, PLANNER, FULTON COUNTY PLANNING DEPARTMENT 
 

The meeting opened with a discussion on proposed land use classes along the NYS 
Route 30 Corridor starting at the Duane Road Loop.  Mike Stewart identified several 
parcels along Lane Road that had been proposed residential; however, Mr. Stewart 

mentioned that the adjacent parcels were proposed as residential/commercial and, 
therefore, in keeping with the adjacent property land uses, he asked if changing the 
residential land use to commercial/residential would be appropriate.  All members 

agreed that the few residential parcels should be changed to commercial/residential.   
 

Mr. Stewart stated that there were a few residential parcels on the north side of 
Christie Road that he feels would also benefit from being commercial/residential.  All 
members agreed to change these parcels to commercial/residential based upon the 

fact that the adjacent land use is proposed as commercial/residential. The 
Committee identified two parcels along the east side of NYS Route 30 directly north of 
the Mayfield Central School District property that is owned by Montoney Enterprises 

and proposed these two parcels as commercial/residential based upon the fact that 
the existing land use is commercial.  The Committee looked at a parcel along Proper 

Road that had been proposed as agricultural; however, the Committee decided to 
change the property to recreation as the property is contiguous to a large recreation 
area along School Street.  

 
The Committee reviewed one property to the east side of School Street in the vicinity 

of the proposed recreation area and property owned by David Perham and proposed 
this property as recreation in order to connect the recreation land use area between 
Brower Road and School Street with the Great Sacandaga Lake creating a recreation 

corridor to the lake.  
 
The Committee reviewed two existing residential land use properties along the west 

side of County Road 106 and being owned by Dissmann and proposed these 
properties to be residential/agricultural due to the fact that the properties are being 

farmed and all adjacent properties are proposed as residential agricultural.   
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I. REVIEW PROPOSED LAND USE PLAN: 
 

A. Review Changes Agreed to at the November 13, 2012 meeting: 
 

 Combined all NYS Land, Public/Administrative and Open Space in 
Northern section of the Town to all Recreation Land Use. 

 Changed all Commercial Land Use areas to Commercial Residential 
except for the Vail Mills area. 

 Combined all Agricultural & Residential Agricultural to only Residential 
Agricultural (Removed the Agricultural Land Use category entirely). 

 Changed area around N Second Ave near Village of Broadalbin line 
from National Grid ROW to APA boundary from Commercial Residential 

to Residential. 

 Changed area north of Bellen Road from Commercial Residential to 

Commercial. 

 Changed the NYS Route 29 corridor land uses (various) from Town line 

on West to intersection of Progress Road. 500' on either side of NYS 
route 29 now Commercial Residential. 

 Changed land uses (various) along NYS Route 29/Progress Road 

intersection heading east to Commercial Residential up to intersection 
with County Route 155. 

 Changed north side of NYS Route 29 from County Route 155 east to 
Commercial from Residential and Commercial Residential. 

 Changed Earnst Farm property along NYS Route 30 near western Town 
line from Agricultural to Commercial Residential. 

 
COMMITTEE DISCUSSION: Scott Henze reviewed the changes agreed to at the 

November 13, 2012 meeting with all Committee members.  All Committee members 
agreed that those proposed changes are accurate.  
 

II. REVIEW DRAFT COMPREHENSIVE PLAN: 
 

 On November 29, 2012 Planning Department mailed the second draft of 

the Comprehensive Plan to all Committee Members for review. 

 The following changes and additions have been made: 
 

1. Changed the Chapter format as recommended. 

2. Added a Table of Contents. 

3. Changed the Vision Statement (Changed Town Center to Resource 

Hub). 

4. Added the five (5) Resource Hub maps. 

5. Added Historical Markers description/locations to the History 

Chapter. 

6. Added a Land Use Plan Chapter and defined the proposed land use 

categories.  

7. Added a Periodic Review of Comprehensive Plan chapter. 
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COMMITTEE DISCUSSION: Scott Henze reviewed the changes that have been made 
to the draft chapters as per the November 13th meeting. Mr. Henze stated that the 

chapter format of the document has been changed as per the recommendation of the 
Committee. Mr. Henze stated that a Table of contents has been added to the 

document; however, the page numbers still need to be inserted within the Table of 
Contents as well as sequential numbering throughout the entire document.  Mr. 
Henze also stated that the previous Town Center concept verbage has been replaced 

with the Resource Hub verbiage as was discussed during the November meeting. Mr. 
Henze stated that he has added the five resource hub maps to the document.  He 
also stated that he has added the historical markers, descriptions and locations to 

the History Chapter.  He asked the Committee whether or not they wished to have a 
map included within the History Chapter that identifies the locations of the historical 

markers.  Committee members agreed to have a map included showing the locations 
of the historical markers to be added to the end of the History Chapter.   
 

Mr. Henze stated that a Land Use chapter has been added to the document as well as 
descriptions for the proposed land use categories.  He also stated that a periodic 

review of the Comprehensive Plan Chapter has been added to the document.  He 
stated that the last chapter to be inserted within the Comprehensive Plan will be the 
Implementation Chapter.   

 
Scott Henze passed out a handout titled, “Town of Mayfield Comprehensive Plan 
Priority Recommendations” whereby he asked each Committee member to make their 

top ten recommendations that have been compressed on the previous priority 
recommendations handout.  He stated that eleven of the recommendations have been 

boiled down from the previous handout containing thirty recommendations and that 
the top eleven are shown on this existing handout.  Committee members asked 
whether or not they could simply use the provided top eleven recommendations as 

their list.  Mr. Henze stated that if the Committee wished to do so, that would be 
acceptable. Committee members expressed an interest to combine two of the 
recreational resources recommendations into one thereby creating a top ten priority 

list.  The Committee members agreed that the recommendations that have been 
provided will be the top ten list and should not be ranked of highest priority to lowest 

priority.  Simply leave them as a top ten overall.  
 

III. REVIEW QUESTIONS: 

 

 During the internal review of both the draft Comprehensive Plan 

document and Draft Land Use Map by Planning Department Staff, the 
following questions have been posed for further discussion: 

 
1. Resource Hubs 

 

   1. Is Resource Hub the term the Committee would like to use for  
       the five (5) Resource Hubs identified: 

 

    1. NYS Route 30 North of Village of Mayfield 
    2. NYS Route 30 South of Village of Mayfield 

    3. NYS Route 30/349 Intersection 
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    4. Vail Mills area 
    5. NYS Route 29/29A 

 
COMMITTEE DISCUSSION: Scott Henze stated that Planning Department staff has 

reviewed the Land Use Plan and the draft Comprehensive Plan.  As a result, a few 
questions have arisen.  Mr. Henze stated that at the November meeting, member 
Mike Stewart expressed an interest using the term Resource Hubs rather than the 

term Town Center as had been utilized throughout the process thus far.  He asked 
the Committee if this is a term that the Committee would like to use throughout the 
document to identify the five (5) Resource Hubs that had been included within the 

Plan.  Committee members agreed that the NYS Route 29 and 29a intersections 
would not be considered a Resource Hub and should be removed.  Committee 

members also agreed that the NYS Route 30 and 349 intersection should not be 
considered a Resource Hub and should be removed based primarily upon the fact 
that their locations are not adjacent to either the Village of Mayfield or Village of 

Broadalbin. and that the possibility of accessing water and sewer at these particular 
locations would be less likely than at the remaining three (3) Resource Hub areas 

that have been identified.  
 

Scott Henze asked Committee members whether or not the term Resource Hub is 

contradictory to the existing Land Use Plan given the fact that as you look at the 
Land Use Plan there is allowable commercial land use along each major corridor.  He 
stated that when he thinks of a Resource Hub, he sees a highly compact developed 

area of commercial development.  However, the Land Use Plan that has been 
proposed thus far allows for long linear corridor commercial development that is not 

concentrated.  Member James Cownie stated that it is not his vision to have a long 
strip commercial corridor such as down in Amsterdam due to the fact that it is 
burdensome to travel the corridor with all the curb cuts going in and out of 

businesses.  
 

Member David Sammons stated that basically what the current Land Use Plan 

identifies is a linear commercial corridor and not a hub.  Mike Stewart stated that his 
vision for the Resource Hub is a concentration of commercial development within the 

hub.  Mr. Stewart stated that, however, he feels that there is significant area long the 
major corridors for commercial development. David Sammons questioned whether or 
not identifying specific locations for specific types of commercial development would 

be beneficial given the fact that, for instance, a hotel chain would undertake a 
significant amount of research and that research might indicate that one particular 

area of the town would be more beneficial for them to locate over another area. Mike 
Stewart stated that he can perceive that when the zoning map is updated based on 
the new Comprehensive Plan, the linear corridors of potentially commercial 

development will have multiple commercial zones with allowable uses.   
 

Scott Henze stated that one issue that may arise with having mixed uses such as 

commercial and residential is if a piece of property is developed as residential with 
residential use on either side of the property and then one of the residential uses is 

changed to commercial, that can cause conflicts.  After further discussion, 
Committee members agreed to continue to utilize the Resource Hub concept and that 
there will be three Resource Hubs within the Town, NYS Route 30 north of the Village 
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of Mayfield, NYS Route 30 south of the Village of Mayfield and the Vail Mills area.  
The Committee members agreed that when zoning is updated, there maybe several 

areas of commercial development located along these Commercial Residential areas. 
 

Mr. Henze asked Committee members how they wished to identify individual 
Resource Hubs on the Land Use Map. He stated that the Committee could designate 
a boundary on tax parcels that would specifically identify each Resource Hub area or 

they could leave the Resource Hub area as more general in nature.  Mike Stewart 
stated that he believes that it would not be beneficial for the Town to be too specific 
as for the sites and locations and the Resource Hub concept should be general in 

nature.  Scott Henze stated that other than the Vail Mills area Resource Hub, the 
remaining two Resource Hubs are located within the commercial/residential land use 

area.  He further stated that he would tend to believe that as the zoning document is 
updated, whereby using the proposed Land Use map, the Zoning Commission at the 
time will zone the area of the Resource Hubs as commercial based upon the 

description of what the Resource Hubs should entail.  
 

Scott Henze asked whether or not the Committee wished to change the proposed land 
use of these Resource Hubs to commercial rather than commercial/residential.  After 
discussion, Committee members agreed to leave the Resource Hub concept general 

and to leave the proposed Land Use as commercial/residential.  
 

IV.   PRIORITY RECOMMENDATIONS: 

 
 A. Background 

 

 During the November 13, 2012 Committee meeting, Committee members 

discussed including a Implementation Plan. During the meeting, it was 
agreed that the recommendations in each Chapter should be identified as 
being either short or long term priorities. Committee members also 

agreed to create a "Top 10" recommendations list. 

 On November 16, 2012, Planning Department staff emailed a 

spreadsheet of combined recommendations for Committee Members to 
identify what recommendations should be Short/Long term and provide 

a "Top 10" list. 

 The Results are as follows (not ranked & 11 Total): 

 
  Infrastructure: 
 

a. The Town of Mayfield should work with the Village of Mayfield to develop 
a plan to extend the Village’s water and sewer lines out along NYS Route 
30 to lands adjacent   to the village situated both south and north of the 

Village. 
 

b. The Town of Mayfield should hire an engineering firm to prepare an 
Engineering Study that would: 
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1. Verify the available capacities in the Village of Mayfield water 
and sewer systems. 

2. Identify all properties in the Town situated adjacent to the 
Village that could be serviced by the Village’s water and sewer 

systems. 
3. Calculate the projected volume of water and wastewater that 

would be required to service these properties adjacent to the 

Village. 
4. Estimate the cost of extending the Village’s water and sewer 

lines to service these properties. 

5. Estimate the cost of any improvements/upgrades to the 
Village’s water and sewer systems that may be required to 

extend the Village’s water or sewer lines into the Town. 
6. Evaluate how water and sewer services could extend from the 

Village of Mayfield to serve adjacent properties located along 

NYS Route 30 and other adjoining roads. 
7. Evaluate the cost of extending water and sewer lines to these 

areas adjacent to the Village of Mayfield. 
8. Identify what properties should be included in any Town Water 

and Sewer District. 
 

 

  

 

Economy & Economic Development: 
 

A. The Town should target specific parcels for commercial and retail 
development, zone them accordingly and  work with the Village of Mayfield to 
provide water and sewer services to these sites. 

 
 Recreational Resources: 

 
A. More direct public access to the Great Sacandaga Lake is needed in the 

Town of Mayfield. 

 
B. The Town of Mayfield should develop a public boat launch site in the Town 

of Mayfield.  One option would be for the Town to develop this public boat 
launch adjacent to the Town Beach. 

 

D. The Town of Mayfield should pursue the acquisition of ROW’s necessary to 
link the two (2) existing sections of Rail Trail so that there can be a 
continuous Rail Trail from the Village of Broadalbin to the Montgomery 

County line in the City of Johnstown. 
 

E. The Town of Mayfield should work with the Upper Hudson Woodlands ATP 
to have recreational trails and parking areas created on the approximately 
2,000 acres of land the Upper Hudson Woodlands ATP owns in the Town of 

Mayfield. 
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F. The Town of Mayfield should identify a site for an RV Park with direct public 
access to the Great Sacandaga Lake and promote and market said site. 

 
H. The Town of Mayfield should improve coordination and cooperation among 

neighboring local municipalities and snowmobile clubs to improve and 
create additional access for snow machines and/or responsible ATV use 
throughout the Town.   

 
 Housing: 
 

A. The Town should promote and encourage the development of housing types 
to meet the needs of the increasing elderly populations.  These housing 

types should be affordable, of low maintenance and within easy access to 
local businesses. 

 

 Community Facilities: 
 

B. The Town of Mayfield needs to maintain strong, public school system to 
meet the needs of its residents.  To do so, the following initiatives should be 
considered: 

 
1. The Mayfield Central School District should pursue sharing 

extracurricular activities with neighboring school districts to afford 

Mayfield students increased opportunities to participate in 
extracurricular activities. 

 
COMMITTEE DISCUSSION: Scott Henze stated that the Comprehensive Plan has a 
total of thirty (30) recommendations for all of the chapters.  He stated that based 

upon the priority recommendations exercise that the Committee has undergone, that 
he has enough information to create the Implementation Plan Chapter. Based upon 
the Committee’s discussion tonight, he will include an Implementation Plan Chapter 

that identifies the Committee’s top ten, or most important priorities, based upon the 
recommendations.  He will not be ranked in sequential order and that he will use the 

short and long term recommendations as well in order to create the Implementation 
Plan Chapter to insert in the final draft.  
 

IV. NEXT STEPS: 
 

1. December, 2012  : Final Draft of Comprehensive Plan and Land Use Map. 
2. January, 2013    : Schedule Public Hearing 
3. February, 2013   :Conduct Public Hearing, Add Public Input from Public  

           Hearing into Plan. 
4. April, 2013         : Approve Comprehensive Plan and Land Use Plan and  

    forward it to Town Board. 

 
DISCUSSION: Scott Henze reviewed the next steps for the Final Comprehensive Plan.  

He stated that he will make all of the changes to the Plan and map and mail out a 
hard copy plan to all members prior to the January 8, 2013 meeting.  He further 
stated that during the January 8th meeting, a final review of the Comprehensive Plan 
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will be done as well as picking a date to schedule the Committee’s Public Hearing.  
He stated that it is of his opinion to hold the Public Hearing in February during the 

regularly scheduled Committee meeting date whereby any changes that may come 
from the Public Hearing can be added or changed to the document during the March 

meeting. The final step will be to have a motion to approve the Comprehensive 
Plan/Land Use Plan and forward to the Town Board during the Committee’s April 
meeting.  

 
V. NEXT MEETING: 

 

Tuesday 
January 8, 2012 

6:30 p.m. 
 
Meeting was closed at 8:10 p.m.  

 
 


