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Comprehensive Plan Steering Committee 
Zoom Hybrid Meeting 
DRAFT Meeting Minutes 
January 14, 2026  
Approved: __________ 
 
Committee Members Present: Chair Ann DiPetta, Elizabeth Weatherby, Alison Weaver, Roxanne 
Marino, Karl Klankowski, Karen Meador, Mo Klein, Diane Cohen, Katelin Olson (arrived at 5:52),  
Committee Members Absent: Kim Moore, Tai Basilius 
Quorum Present 
Comp Plan Consultant Present: Matt Horn, Jessica Geary 
Town Staff Present: Lori Asperschlager, Niels Tygesen 
Members of the Public Present: Linda Liddle, Bob Howarth, Janice Frossard, Sarah Adams, Sigrid Pauen, 
Cat Lambert, Cowders, Helen McLallen 
Members of the Public Present on Zoom: Deborah, Susan Ritter 
 
Proceedings 
Chair Ann DiPetta called the meeting to order at 5:31 pm at the Town Hall. 
 
Approval of Agenda 
Amended agenda to table the approval of past minutes to the next meeting. 
Motion: Klein motioned to approve the amended agenda; Klankowski seconded. Passed unanimously. 
 
Privilege of the Floor 
No members of the public spoke. 
Motion: Klein motioned to close privilege of the floor; Weatherby seconded. Passed unanimously. 
 
PUBLIC HEARING (Continued Hearing of the Draft 2025-2045 Comp Plan 
Bob Howarth spoke to the committee (see attached comments).  
 
Sarah Adams spoke and will be submitting written comments. Adams is concerned the vision in the plan 
is contradictory to maintaining the rural character and agricultural land while also providing housing. 
Would like to see the comp plan have an agricultural section since a large portion of the Town is in an Ag 
district. 
 
Helen McLallen spoke about her concern that her property is classified as low density residential while 
being the agricultural district.  
 
Janice Frossard, current village historian, wants to preserve the environmental protections along the 
lakeshore and limit agricultural land from being subdivided. 
 
Linda Liddle, Town planning board member, would like clarification on what is in appendix F and the 
land use requirements.  Concerned Appendix F opens the possibility of spot zoning. 
 
Motion: Klein tabled the public hearing until next meeting; Klankowski seconded. Passed unanimously. 
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DRAFT LAND USE ELEMENT & FUTURE LAND USE MAP PUBLIC COMMENTS RECEIVED 
Matt Horn from MRB spoke up the draft future land use map. Prior to the meeting Tygesen suggested 
building a table that cross-references current zoning district with the future land use designation which 
MRB will do. Olson confirmed the town attorney said the future land use map is conforming to the 
comprehensive plan and zoning. Horn clarified that spot zoning is illegal and the comp plan does not 
allow for that.  
 
Marino expressed concerned that the future land use map designates the same type of character area 
(Low Density Residential) for land near the lakeshore (due to steep slopes and special environmental 
needs) and for flat land near agriculture areas. Verbiage for Residential Density in comp plan may need 
to be change for clarity (ex. Residential density: ≤1 primary dwelling unit/2 acres) 
 
Klankowski expressed that recognizing the current zoning districts of Lake Shore and Conservation 
should show up as their own entities on the future land use map, keeping that clear for residents that no 
changes are being made to those areas. Consensus from the committee that this is the right direction to 
go in for the future land use map and MRB will make those changes. 
 
Committee discussed the public comments on the Industrial character area on the future land use map. 
Industrial can be considered manufacturing, production, warehouses, storage facilities, etc. Weatherby 
suggested the use of Light Industry based on what is already in the Town.  
 
Much discussion ensued and the committee came to the consensus that Commercial Mixed Used and 
Industrial could be joined into one character area and adjust the language to encompass both 
appropriately for the town. MRB will make this change in the next draft. 
 
Discussion of Neighborhood Mixed Use and residential density. Weatherby suggested waiting for this 
discussion once the planned housing study is done.  Olsen commented that the survey from residents 
wanted agriculture protections and a diversity of housing options. It could be beneficial to incentivize 
building in areas of the town to encourage development where housing already exists. Marino 
expressed concern that the way the description of the Neighborhood Mixed Use with a maximum of 30 
units per acre. A consensus was reached to remove explicit statements of density in the character area 
narrative so it is not confused with zoning references. 
 
Committee discussed the character areas on the map that are currently noted as industrial and what 
those areas would change to since the industrial character area is being removed from the plan and 
map. After a quick poll of committee members MRB will change a parcel on Brook Road to 
Neighborhood Mixed Use on the next draft version. A consensus was reached for the Cayuga Compost 
parcel on Agard Road to split the parcel between Commercial Mixed Use and Medium Density 
Residential. MRB will use mapping to differentiation where to split the parcel and will change the map 
for the next draft version to bring back for consideration. 
 
Marino brought up the topic of housing designation of Rural Residential and Low Density Residential. 
After some discussion there was a consensus that the portion of the town that is the Tompkins County 
Ag District 2 needs to be changed from Low Density Residential to Rural Residential. MRB will make that 
change for the next draft map. 
 
Next meeting will be on January 28 at 5:30pm.  
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Public comments have been closed on the draft released in October 2025 and MRB are reviewing those 
comments. MRB will work on incorporating tonight’s edits into a new draft to release to the public. This 
will be available in 2-3 weeks.  
 
Motion: Klein motioned to adjourn; Klankowski seconded. Passed unanimously. 
 
Meeting adjourned at 7:37 PM. 
 
 
______________________________ 
Lori Asperschlager  
Comprehensive Plan Steering Committee Secretary 



Statement to Town of Ulysses Comprehensive Plan Committee 

By Robert Howarth, Reynolds Road, Town of Ulysses 

January 14, 2026 

 

I urge the Committee to reconsider three major changes in land use categories in the Town that have 

appeared in earlier drafts of the new Comprehensive Plan. 

First, I strongly believe that the Town should continue to recognize the Lake-Shore Zone and the 

Conservation Zone as areas that require special protection, in part because of often-steep slopes, 

erodible land, and proximity to Cayuga Lake.  The Town spent a considerable amount of time in defining 

these zones, and it would be tragic to simply turn away from this. 

Second, I feel it is inappropriate to set up a new land use described as “Industrial.”  The Town has not 

had industrial areas in the past, and this has served us well.  For instance, the lack of an approved 

industrial land-use category assisted the Town in developing our ban on fracking.  I find it particularly 

inappropriate to take any junkyards and redefine these as “industrial.”  Apparently, the Committee was 

informed that the junkyards currently in the Town are legally non-conforming.  This is simply not true.  

Below, I have copied all relevant sections in the current zoning that apply to junkyards.  

Town of Ulysses Zoning Code 

“HISTORY: Adopted by the Town Board of the Town of Ulysses 12-17-2013 by L.L. No. 3-2013; amended 

in its entirety 12-10-2019 by L.L. No. 3-2019. Subsequent amendments noted where applicable.” 

Downloaded from https://ecode360.com/UL3512 on 2025-11-03 

Definitions:  “JUNKYARD — An open area used for the storage or accumulation of wastes, used 

and secondhand materials, including, but not limited to, building materials, scrap metal, plastic, 

paper, rags, glass, broken appliances and electronic equipment, rubber tires, bottles, refuse, 

inoperative vehicles and other machinery, and other debris that is not generated by or used in 

any ongoing agricultural operations on the premises. For the purpose of this chapter, an 

automobile wrecking yard is also considered a junkyard.” 

 

https://ecode360.com/UL3512%20on%202025-11-03


 

The zoning as amended on Dec 17, 2013 and as currently still in effect clearly states that junkyards that 

existed prior to Dec 2013 must be discontinued and must be cleaned up.  They are not allowed as legal 

nonconforming uses, unless granted a special permit from the Board of Zoning Appeals.  I was on the 

BZA in 2013 and continued to be on the BZA through Dec 2024, serving as Chair for many of those years.  

To the best of my recollection, the BZA never granted a special permit to allow any junkyard to continue.  

It is wrong for the Town to continue the operation (or lack of cleaning up) of current junkyards, and it 

would be further wrong to take this illegal use and reclassify it as “industrial.” 

 

Third, I oppose moving land from primarily agricultural uses to “mixed density residential” uses, as 

proposed in Map 3 from the draft Comprehensive Plan (the dark orange swath).  Most if not all of the 

area now proposed for this development is in the State and County approved ag district.  As the Town of 

Ulysses Ag and Farmland Protection Plan (2013) clearly stated, the purpose of this ag district under State 

law “is to encourage the use of farmland for agricultural production and to discourage the 

conversion of farmland to non-agriculture uses …..”  Map 3 seems to encourage reasonably 

dense housing along a water line, but again as noted in the Ulysses Ag and Farmland Protection 

Plan, “ the State “Department of Agriculture and Markets policy specifically discourages water 

main laterals in agricultural districts.”    

 I reached out the Department of Agriculture and Markets and communicated by phone 

and email with Jason Mulford, who is responsible for reviewing how water districts and 



pipelines affect agriculture in New York. He sent me the 4 pages of communications between 

the State and the Town from 2003, which relate to approval by Ag and Markets (with 

restrictions) to water district 3 along Rt 96.  I asked further about the water pipeline that serves 

the Cayuga Addiction Recovery Services center (which seems related to the proposed change in 

the Comprehensive Plan for residential development in the western part of the Town).  Mulford 

replied that the State had no records on this or any other water lines or districts in the Town of 

Ulysses, beyond district #3.  He further wrote “Reasons that the other lines may have not been 

reviewed may be due to the timing and the enrollment in the county adopted State certified 

agricultural district. Perhaps, the town simply did not know to submit.  One would have to look 

into the utility approval date in comparison to the establishment and enrollment of the parcels 

involved, to determine specifically what should have happed.  Despite the history, if new work is 

proposed, we should get an NOI if impacting agricultural districts.” 

 Given State law and policy, and given the clear statements in the Town of Ulysses Ag and 

Farmland Protection Plan (2013) on water pipeline encroachments into agricultural areas, it 

would seem that the Town should tread very lightly before reclassifying any land from 

agricultural to residential uses, if a water line is involved.  And again, personally, I believe the 

Town should not reclassify any land in the agricultural district from primarily agricultural to 

primarily residential use. 
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