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TOWN OF MAYFIELD COMPREHENSIVE PLAN COMMITTEE 
MARCH 5, 2013 

6:30 P.M. 
 

MEETING NOTES 
 
 

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   
RICK SIMMONS, MEMBER, COMPREHENSIVE PLAN COMMITTEE 
MICHAEL STEWART, MEMBER, COMPREHENSIVE PLAN COMMITTEE 

 
SCOTT HENZE, PLANNER, FULTON COUNTY PLANNING DEPARTMENT 

JAMES E. MRAZ, DIRECTOR, FULTON COUNTY PLANNING DEPARTMENT 
 
15 MEMBERS OF THE PUBLIC  

 
 

I. PUBLIC HEARING COMMENTS: 

 
A. On February 15, 2013, Planning Department mailed to each Committee 

Member the summary of comments made during the February 5, 2013 
Public Hearing to include a summary of specific and general issues 
derived from the comments made. 

 
B. ISSUES: 

 

1. Does the Committee feel that the Summary of Specific and General 
Issues identified from the Public Hearing are accurate? 

 
2.  Are there any additional issues that should be added? 

 

DISCUSSION:  
 

Jim Mraz stated that, on February 15, 2013, the Planning Department mailed to each 
Committee member the summary of comments received during the February 5, 2013 
Public Hearing.  Jim Mraz asked the Committee if the summary accurately reflect all 

comments made during the Public Hearing?  He also asked if any additional 
comments needed to be added to the summary.  Mike Stewart stated that he believed 
the summary was accurate.  Bob Phillips stated that he also felt the summary was 

complete and accurate.  Jack Putman stated he also felt the summary was complete 
and was also satisfied with the recommendations added to promote agriculture in the 

Town.  Jim Mraz again asked if the Committee felt the summary was complete and 
accurate.  It was the unanimous consensus of all Committee members present that 
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the summary accurately reflected all public input and comments made during the 
February 5, 2013 Public Hearing. 

     
II. PROPOSED CHANGES MADE TO COMPREHENSIVE PLAN: 

 
A. Based upon the comments received at the February 5th public hearing 

and additional comments recieved from the Town of Mayfield's website, 

the following changes have been proposed to the draft Comprehensive 
Plan. 

 
1. Public Input Chapter: 

 

 Added public input and comments made during the February 5, 2013 Public 

Hearing. 

 

DISCUSSION:   

 

Jim Mraz stated that, based upon the public input received at the February 5, 2013 
Public Hearing and additional public comments submitted via the Town’s website, 

several chapters have been amended to address those comments made.  Jim Mraz 
stated that the first chapter that has recieved changes is the Public Input Chapter. 
Jim Mraz stated that all public input from the February 5, 2013 meeting has been 

added to the Public Input Chapter.  Jim Mraz asked Committee members if they were 
comfortable adding the summary of comments to the Public Input Chapter.  All 
Committee members present agreed to add the summary of public input and 

comments to the Public Input Chapter.   
 

2. Economy & Economic Development Chapter: 

 

 Added a new Agriculture Section #6. 

 Added two (2) Agricultural Recommendations. 

 Added a new Fulton County Agricultural District No.1 Map. 

 

DISCUSSION:   

 

Jim Mraz stated that each Committee member was mailed proposed revisions to the 
Economy & Economic Development Chapter.  One proposed change was the addition 

of a new section 6 titled Agriculture.  Jim Mraz stated that, at the public hearing, the 
primary public comment made was that more emphasis should be placed on 

agriculture in the Comprehensive Plan.  Jim Mraz asked the Committee what they 
thought of this proposed new section 6 to the Economy & Economic Development 
Chapter.  Mike Stewart stated that he liked both the new Section 6 and particularly 

liked the proposed new recommendations.  He said he specifically liked the 
recommendation that the Town should create a Farmer’s Market for farmers to sell 

their agricultural products.  Jim Mraz stated that the other recommendation 
proposed to be added was that the Town should support and encourage farm-based 
tourism.  Jim Mraz stated that during the public hearing there were comments made 

that people stop at the farms, take pictures, enjoy the scenery and that the Town 
should promote that type of farm-based tourism.  Jim Mraz stated that Section 6 also 
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identified a list of agricultural products that are known to be produced within the 
Town.  He thanked Jack Putnam for his input in developing this list.  Jim Mraz 

reviewed the list of agricultural products with the Committee. Jim Mraz asked Jack 
Putman if there any agricultural products missing that should be added to the list. 

Jack Putman stated that the list was complete and accurate.  Jim Mraz asked the 
Committee whether or not there was anything else they would want to add to this 
new Agriculture section.  James Cownie suggested that a recommendation be added 

stating that the Town should assist farmers in their production capability. Rick 
Simmons stated that that although that sounds like a good idea, he feared this would 
create a feeling that government was pushing the farmers to produce. Vince Coletti 

stated that farmers should make their own decisions on what to produce.  Mike 
Stewart stated that farmers will increase their productions if there is a demand.  

James Cownie stated that he feels that the two (2) recommendations proposed to be 
added are not aggressive enough.  Jack Putman stated that it can be difficult to 
market agricultural products and felt that the proposed recommendation to create a 

Farmer’s Market would provide an outlet.  Jim Mraz stated that, at the County level, 
there has been some economic development efforts to promote agri-business within 

Fulton County.  Jim Mraz stated that he attended a session recently regarding 
economic development and agribusiness.  Jim Mraz stated that there were 
discussions regarding the agricultural production challenges in Fulton County due to 

soil types and the length of growing season. Jim Mraz stated that the soils in Fulton 
County are not as fertile nor is the growing season as long as areas to the south. Jim 
Mraz stated that that the biggest challenge for farmers is finding markets for 

products. Jim Mraz stated Fulton County’s Economic Development Program will be 
marketing Fulton County to create food hubs and food processing and packaging 

facilities.  Jim Mraz stated that he does not feel as though the Town of Mayfield 
would have the assets or infrastructure to pursue these types of initiatives on its 
own.   

 
Jim Mraz stated that the Committee previously recommended that the Town invest 
monies into promoting tourism. He suggested that a new recommendation be added 

that would read as follows: 
 

A. The Town should encourage and promote agriculture by: 
 

1. Encourage and promote the creation of a Farmers Market for local 

farmers to sell their products. 
2. Encourage and promote Farm-Based Tourism. 

3. Encourage and promote the development of a Food Hub. 
 

Jim Mraz asked Committee members for their reaction to this proposed 
recommendation.  It was the unanimous consensus of all Committee members 

present to incorporate this proposed recommendation into the Economy & Economic 
Development Chapter.  Jim Mraz stated that the Planning Department will 
incorporate this recommendation as discussed.  

 
Jim Mraz then asked the Committee if there were additional changes they desired to 

make to the Economy & Economic Development Chapter.  The Committee 
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unanimously agreed to add the language, as written, for proposed new section 6 into 
the Economy & Economic Development Chapter.  

 

3. Land Use Plan Chapter: 
 

 Added new Agricultural 1 Land Use. 
 Added new Agricultural 2 Land Use. 
 Revised each Land Use description. 

 Added new Land Use table. 
 

DISCUSSION:  Jim Mraz stated that, based upon the public input received during the 

Public Hearing, the descriptions for proposed Land Uses have been revised.  He 
referred to the handout provided to all Committee members.  Jim Mraz stated that, 

previously, the proposed Land Use Plan identified one (1) Residential Agricultural 
land use. Jim Mraz stated that it is proposed to now have two (2) Agricultural Land 
Uses:  Agricultural 1 and Agricultural 2.  Agricultural 1 would primarily be 

agricultural lands with residential uses and that this classification would include 
agricultural parcels located both within and outside of Fulton County Agricultural 
District No. 1.  Jim Mraz stated that Agricultural 2 would also primarily be 

agricultural lands with residential uses, include agricultural parcels located both 
within and outside of the Fulton County Agricultural District No. 1, but also include 

Mixed and Recreation uses.  Jim Mraz stated that Residential uses would always be 
allowed in both Agricultural 1 and Agricultural 2 land use areas and that that would 
never change.  Bob Phillips stated that he liked the revised descriptions of 

Agricultural 1 and Agricultural 2 because they are more detailed and better reflect 
the intentions of the Committee.  Mike Stewart stated that he also likes the idea that 

the Agricultural 2 proposed land use would have a greater amount of allowable uses. 
 
Jim Mraz reviewed two (2) additional proposed changes to the Land Use Plan given 

the public input received at the Public Hearing.  The first is a new NYS-Wide Forest 
Land land use.  The second is a proposed Public Use.  Jim Mraz stated that the 
original Land Use Plan reviewed at the Public Hearing illustrated one (1) large blue 

area of Recreation area in the northern half of the Town.  It is proposed to and that 
that has now been changed to reflect Public and NYS-wide forest lands.  Jim Mraz 

stated that the Public classification would include lands owned by local, State or 
Federal governmental units or private property utility companies such as the 
Gloversville Water Works property.  Jim Mraz stated that the NYS Wild Forest Land 

classification are the lands owned by the State of New York within the Forest 
Preserve.  These lands would be utilized as permitted and allowed by the State of New 

York.   
 
Jim Mraz asked the Committee what they thought of these proposed changes to the 

Land Use Plan.  It was the unanimous consensus of the Committee that all of these 
proposed changes were acceptable. Jim Mraz asked the Committee whether or not 
there were and additional changes they feel are necessary to make to the proposed 

Land Use Plan.  The Committee unanimously agreed that no  further changes were 
needed.   
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4. Land Use Plan (Map): 
 

Based upon the public input received at the Public Hearing, the 
following changes have been proposed to the draft Land Use Plan.  

 
 Added a new proposed Agricultural 1 Land Use area. 
 Added a new proposed Agricultural 2 Land Use area. 

 Added a new New York State Wild Forest Land Use area. 
 Added a new Hudson River-Black River Regulating District Land 

Use area. 

 Changed Public/Administrative to Public Land Use area. 
 Revised Recreation Land Use area. 

 Changed Aaron Howland's existing commercial properties along 
Warren Road from Residential to Mixed Use. 

 Changed Mark Brower's three (3) agricultural properties from 

proposed Residential to proposed Agricultural 1. 
 Changed the Pearl Meadows Stable properties along Bemis Road 

from proposed Mixed Use to proposed Agricultural 2. 
 
DISCUSSION:  Jim Mraz reviewed the proposed Land Use Plan that was subject to 

review at the Public Hearing.  Jim Mraz stated that, based upon the public input 
provided during the Public Hearing, several changes have been proposed to the draft 
Plan.  Jim Mraz reviewed the revised Land Use Plan map with the Committee. Jim 

Mraz reviewed both proposed Agricultural 1 and Agricultural 2 areas on the revised 
Land Use Plan map.  Jim Mraz reviewed the revisions made to the proposed 

Recreation area in the northern half of the Town and stated that the previous 
proposed Land Use map illustrated a large blue proposed Recreation Land Use area. 
Jim Mraz stated that the Recreation area has now been revised to include the 

proposed new Public and NYS Wild Forest areas. 
 
Jim Mraz stated that three (3) additional changes have been proposed to specific 

parcels as identified in the Agenda.   
 

Jim Mraz asked the Committee if the proposed revisions to draft Land Use Plan Map 
accurately reflect the comments made during the Public Hearing and are acceptable 
to the Committee.  James Cownie stated that, based upon the comments made 

during the Public Hearing, the area along Brower and School Street should be 
changed to Agricultural 1.  Vince Colletti suggested changing this area to Agricultural 

2 since that would allow more options to the land owner.  Jim Mraz stated that 
properties within the proposed Agricultural 2 Land Use area can still be used as 
agricultural and residential and that the private property owner has the ultimate say 

as to how they wish to develop the property.  Jim Mraz stated that the proposed 
Agricultural 2 Land Use simply allows for a greater number of options if that 
landowner so chooses to pursue them.  Jack Putman agreed and stated that he does 

not believe that changing this area to Agriculture 2 would be detrimental for the 
properties along School Street and Brower Roads.  He agreed it would give the 

property owner more options.  Jim Mraz asked the Committee if they wanted to 
change the classification of this area on the Land Use Plan.  The Committee 
unanimously agreed to have the area changed to Agriculture 2.   
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Jim Mraz asked the Committee whether or not there were any other additions or 

revisions that they desired to make to the proposed Land Use Plan Map.  Mike 
Stewart stated that he had a couple of recommendations.  Mike Stewart 

recommended that the properties to the north and south of NYS Route 30A along the 
Town of Mayfield and Town of Johnstown line, which are currently proposed as 
Mixed Use, be Agricultural 2.  The Committee unanimously agreed to change the 

proposed Mixed Use properties to Agricultural 2.   
 
Mike Stewart then recommended to change the properties to the east of NYS Route 

30A near the Woods Hollow Road area from Mixed Use to Commercial.  He said the 
Town Board is currently amending the existing Zoning Ordinance to rezone these 

properties as Commercial due to a perspective development on the property.  Jim 
Mraz asked Mike Stewart when the Town Board is going to meet to decide on whether 
or not this area is to be rezoned to Commercial. Mike Stewart stated that the Town 

Board would be meeting in a few weeks to make a decision. Jim Mraz asked the 
Committee if their vision for this area is Commercial or is their vision for something 

other than Commercial.   The Committee unanimously agreed to change these 
properties along Woods Hollow Road east of NYS Route 30 to Commercial.   
 

Mike Stewart then recommended that the property to the west of the intersection of 
NYS Route 30 and Route 30A be changed from Resource Hub to Agriculture 2.  Mike 
Stewart stated that this property is currently used for Agriculture and is located 

within Fulton County Agricultural District No. 1. Scott Henze utilized the GIS System 
to confirm that this parcel is within Fulton County Agricultural District No. 1.  The 

Committee unanimously agreed to change this parcel to Agriculture 2.   
 
Mike Stewart then recommended that a landlocked parcel located to the south of NYS 

Route 29 be changed from Agricultural 1 to Agricultural 2.  Mike Stewart stated that 
to conform to the adjacent properties he proposed to change this parcel to 
Agricultural 2.  The Committee unanimously agreed to change the identified parcel to 

Agricultural 2. 
 

Jack Putman recommended that a parcel to the north of the intersection of Christie 
and Diamond Hill Roads be changed from Residential to Agricultural 2.  Jack Putman 
said that there are several fields on the parcel currently being farmed.  Jack Putman 

also stated that the same landowner owns the property to the south that is classified 
as Agricultural 2. Scott Henze utilized the GIS System to overlay orthoimagery and 

identified that there are several fields on the property that appear to be producing 
hay.  The Committee unanimously agreed to change the property identified from 
Residential to Agricultural 2. 

 
Bob Phillips asked whether or not there should be more identification within the plan 
regarding the lands owned by the Nature Conservancy. Bob Phillips stated that there 

is a proposal to allow for various recreational activities on these lands.  Jim Mraz 
stated that there are references to the Nature Conservancy and Upper Hudson 

Woodlands ATP properties within the Recreation Chapter.  The Committee reviewed 
the section within the Recreation Chapter entitled “Upper Hudson Woodlands ATP 
Lands.”  Jim Mraz asked Mike Stewart what the status of the Upper Hudson 
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Woodlands ATP Lands was.  Mike Stewart stated that several weeks ago he attended 
a meeting and discussed the Upper Hudson Woodlands ATP Lands.  He said that 

there was a lot of interest in allowing snowmobile and ATV trails.  Jim Mraz stated 
that one of the recommendations within the Recreation Chapter states that the Town 

of Mayfield should work with Upper Hudson Woodlands ATP to allow for the creation 
of recreational trails and parking areas. Jim Mraz asked the Committee if they feel 
that there are any changes that need to be made to the Upper Hudson Woodlands 

ATP Lands section of the Recreational Resources chapter.  The Committee 
unanimously agreed that the Chapter is acceptable and that there are no changes 
that need to be made. 

  
Jim Mraz asked the Committee if they were comfortable with all of the proposed 

revisions to the Land Use Plan map that have been presented and those that have 
been made per discussions tonight.  Mike Stewart asked Jack Putman whether he 
feels the changes made to the proposed Land Use Plan address the concerns 

expressed by farmers during the Public Hearing.  Jack Putman stated that the 
proposed changes address the concerns expressed at the public hearing.   

 
After further discussion, the Committee unanimously agreed to accept all of the 
proposed changes made to the Land Use Plan and the Committee unanimously 

agreed that the changes address all of the public input received at the February 5, 
2013 Public Hearing.  
    

5. Proposed Language to Add to Land Use Chapter: 
 

A. Mike Stewart has proposed the following wording be added to 
the beginning of the Land Use Plan Chapter: 

 
"In addition to the visions, goals and recommendations, the Comprehensive 

Plan Committee formulated a Land Use Map, which provides a graphic 

depiction of how the suggestions in the Plan will shape development patterns 

in the Town. The boundaries are shown along property lines for ease of 

presentation and are general in nature. Note this map does not denote zoning 

changes- it merely depicts the concepts of the plan". 

 
DISCUSSION: Jim Mraz asked Committee members to review the proposed 
language in the Agenda Mike Stewart recommends be added at the beginning of the 

Land Use Plan Chapter.  The Committee unanimously agreed to add the wording as 
presented.   
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III. NEXT STEPS: 
 

1. Public Hearing 
 

 Based upon the changes the Committee has approved to the draft 
Comprehensive and Land Use Plan from the public comments 

offered at the February 5, 2013 Public Hearing, does the Committee 
wish to hold another Public Hearing prior to forwarding the draft 
Comprehensive Plan to the Town Board? 

 
DISCUSSION: Jim Mraz stated that the Comprehensive Plan Committee has 
fulfilled their legal obligation to hold a Public Hearing.  Jim Mraz asked the 

Committee if they wish to hold another Public Hearing prior to forwarding the draft 
Comprehensive Plan to the Town Board.  Bob Phillips stated that he believes another 

Public Hearing would be beneficial.  Rick Simmons stated that he disagreed.  He said 
the Town Board will inevitably make changes to the draft as they see fit and they also 
must hold their own Public Hearing.  Mike Stewart asked Jack Putman whether or 

not he feels that all of the comments received at the February 5, 2013 Public Hearing 
have been addressed.  Jack Putman stated, “Yes.”  Bob Phillips asked Jack Putman 

whether there are any other issues he is aware of that the Committee should discuss.  
Jack Putman stated that he believes all of the comments from the Public Hearing 
have been adequately addressed.  However, Jack Putman stated he has heard that 

some people feel that the proposed Resource Hub areas discourage residential 
development.  He said this concern may come out in the future.  Bob Phillips stated 
that he would like to make sure that the Committee is confident with the 

Comprehensive Plan and that they are willing to back it up 100% before forwarding 
to the Town Board.  Jim Mraz stated that the Committee should discuss the proposed 

Resource Hub area and the issue Jack has raised.  Jim Mraz stated that, based upon 
his recollection, the intent of the Resource Hub areas was to create a densely 
developed area of commercial and residential uses.  The intent was to not have single 

family uses in these areas.  Jim Mraz stated that it should be understood that 
anyone currently having a single-family residence within a Resource Hub area would 
be able to continue that use.  Mike Stewart stated that some of the concerns he has 

heard are more concerns as to whether or not existing single-family homes will 
continue to be allowed and not so much whether or not they can be built within the 

proposed Resource Hub in the future.  Mike Stewart stated the Committee’s intent 
with the Resource Hubs was to include Senior Housing and housing for the younger 
generation that would be in close proximity to services and maybe even some 

nightlife if there ever is such a thing in Mayfield.  Mike Stewart stated that the 
proposed Resource Hubs would allow for Town of Mayfield residents to obtain needed 

goods and services without having to travel to Gloversville.  
 
Jim Mraz asked the Committee if they feel there is a need to make revisions to the 

proposed Resource Hubs.  The Committee unanimously agreed to make no changes 
to the proposed Resource Hub areas as drafted. 
  

Jim Mraz asked the Committee if there were any other changes to revised 
Comprehensive Plan that needed to be discussed prior to continuing the discussion 

as whether or not to hold another Public Hearing.  It was the unanimous consensus 
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of the Committee that no additional changes needed to be made. Mike Stewart 
questioned whether or not the draft Comprehensive Plan would return to the 

Committee if the Town Board finds issues with the Plan or would like to see changes 
made to it based upon comments made during their public hearing. Jim Mraz stated 

that once the Committee forwards the draft Comprehensive Plan to the Town Board it 
should not come back to the Committee for any changes.  Jim Mraz stated that the 
Committee must be confident in the Plan before it sends it to the Town Board. Jim 

Mraz stated that the Committee should understand that, if the Town Board find 
issues with the draft, the Town Board could take a considerable amount of time to 
address those issues due to the fact that Town Board typically has additional items 

on their meeting Agenda each month.  He recommended that the Committee hold 
another public hearing.  He said it would be in the Committee’s best interest to try 

and address all public issues and concerns before forwarding the proposed 
Comprehensive Plan to the Town Board.  Committee members asked the public in 
attendance if they wanted another public hearing.  Many of the public acknowledged 

that they felt another public hearing should be held.  The Committee unanimously 
agreed to have another public hearing.   

 
Jim Mraz stated he understands that the Committee desires to complete their work 
on the draft Comprehensive Plan.  Jim Mraz stated that the Committee could hold 

another Public Hearing in two (2) weeks on March 19, 2013.  The Committee could 
then meet again on April 2nd and finalize changes to the draft based upon the 
comments made during the March 19, 2013 Public Hearing.  Jim Mraz stated that a 

second option would be to simply stay on the regular monthly meeting schedule and 
hold a Public Hearing on April 2, 2013 and hold an additional meeting to address any 

comments that were made during the April 2, 2013 Public Hearing either during their 
regularly-scheduled May meeting or two (2) weeks from the date of the April 2, 2013 
Public Hearing.  The Committee unanimously agreed to hold another Public Hearing 

on March 19, 2013 and meet again on Tuesday, April 2, 2013 to make any revisions 
based upon the comments made during the March 19, 2013 Public Hearing.  Mike 
Stewart stated that he would verify the availability of the room. 

                   
 

 
 


