
VILLAGE OF ELLICOTTVILLE 
PLANNING BOARD WORK SESSION MINUTES 

MAY 6, 2025  
 

PRESENT: Nancy Rogan,        Chairperson  
                  Gregory Cappelli,   Member 
                  Blair Hamilton,       Member 
                  Damon Newpher,  Member 
                  Josh Whitney,       Member 
 
ALSO PRESENT: Gregory Keyser-Village Planner, Kelly Fredrickson-CEO, Ed Marquez– 
CEBEDE, Thomas Michael Carter-Applicant, Patrick Burke-Applicant 
 
Nancy Rogan, Chairperson opened the meeting at 4:30 p.m. with five members present and 
presented the agenda for the May 13, 2025 meeting.  
 
DISCUSSION: Greg Keyser presented VZP-2025-06, 1-5 E. Washington Street, Ratchet 
Hatchet, Nathan Woodruff, Special Use Permit and Architectural Design review to expand an 
existing deck for outdoor dining. A public hearing is set for May 13, 2025.  
 
Greg Cappelli asked did you hear from Ellicott Development about additional signage?  
Mr. Keyser said no, but he will contact them.  
 
Greg Cappelli noted that Jeremy Wassel said that they checked with the neighbors regarding 
noise issues which were resolved with a fence, but there was no outdoor dining at that time.  
Mr. Keyser said the Board can put conditions on any approval.  
 
Damon Newpher noted that Mr. Wassel advised that the hours on Friday and Saturday would 
be 5 p.m. to 11 p.m., but mentioned the music would stop at 10 p.m.  
Nancy Rogan asked, how do we verify what the neighbors said?  
 
DISCUSSION: Greg Keyser presented VZP-2025-07, 43 Jefferson Street, Steven Frank, a 
Special Use Permit requesting a change of use to operate a bed and breakfast 
establishment.   The property is non-conforming, involving a detached single-family dwelling 
and a separate accessory dwelling structure.  The property is “grand-fathered” as a 
short-term rental with a valid license expiring on November 25, 2025.  The proposed use is 
permitted in the Village Residential District as a Special Use, and if approved, would make 
the property ineligible for a short-term rental license under the current zoning regulations.  A 
public hearing is set for May 13, 2025.  
 
Greg Cappellli noted that the Village Board is having discussions on the short-term rental law 
and also the bed and breakfast law including criteria such as owner occupied and license 
fees. The current bed and breakfast designation stays with the land. The bed and breakfast 
designation in the zoning may go away.  We should table this application pending the 
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approval of a resolution to the Zoning Code.  Steven Frank is traveling and not able to attend 
the meeting.  
 
DISCUSSION: Greg Keyser presented VZP-2024–88, 24 Washington Street, CEBEDE,LLC, 
Special Use Permit conditions for change in use to a cannabis dispensary.  The Special Use 
Permit was granted on March 11, 2025 with conditions that all exterior renovations, signage 
and lighting are subject to Planning Board review with jurisdiction for an additional 62 days to 
review public comments.  He noted that Ed Marquez is here to answer questions. 
 
Nancy Rogan asked, what should we be looking at? 
Greg Keyser suggested the Planning Board review the response from Mr. Marquez to the 
April 8, 2025 letter from the Planning Board.  
Greg Cappelli noted that the applicant made an effort to answer our questions. He referred to 
the comment that cannabis is much less harmful than alcohol and severely less impactful on 
a person’s unfavorable behaviors exhibited by alcohol. Comparing this to the restaurants 
which allow children in and cater to families is not an answer.   
 
Josh Whitney asked where will you check customer ID?  
Ed Marquez said at the door, just inside.  No children will be allowed inside. Customers have 
to be 21 years of age.   
 
Damon Newpher asked, will the person checking ID be the same person to retrieve the 
product from the locked area?  
Ed Marquez said no, there will be 2 staff people on site, Employees have to be 21 years or 
older which is a New York State requirement.  
Mr. Newpher asked what constitutes ID? 
Ed Marquez said a Federal, State or Local photo ID.  
 
Greg Cappelli referred to item 5.6 (F) noting the comment that a visit to other dispensaries 
show that none of them have lingering people or issues with people lingering.  
Damon Newpher stated that a disbursement plan should be provided.  
Mr. Cappelli noted that the corner is well lit and people may stay outside.  
Josh Whitney said there is a “no open container” law. What is there to regulate open use of 
cannabis?  
Damon Newpher said nothing, it is the same as cigarettes. Greg Cappelli stated that we may 
need to address this with a local law.  
Ed Marquez noted that they will meet New York State requirements for disbursement.  
 
Greg Cappelli referred to item 5.6 (J) Shipments and parking. Parking in the Village is an 
issue. Are you going to advertise parking at Mill Street?  
Ed Marquez said they do not anticipate parking issues.  We will not have clients who will 
double park on the street or park on the sidewalk.  
Nancy Rogan noted that we cannot require them to advertise parking when all the other 
businesses do not.   
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Greg Cappelli asked if the cameras are wide angle or only focus on people entering or exiting 
the building?  Is there a camera on both doors?  He asked if the gooseneck light is enough 
lighting for the cameras?  
Ed Marquez said that the camera should capture people entering and exiting without more 
lighting.  There will be an alarm system on the doors and windows.  
 
Josh Whitney asked will you have open product in the building?  
Ed Marquez said we will open as needed to sell a product.  
Josh Whitney noted that on a busy day you will have more odor. You can’t prop open the 
door.  
Nancy Rogan asked how other dispensaries handle odor problems? 
Mr. Whitney said that in his experience there will be some odor.  
Nancy Rogan asked can there be a condition that in 6 months we will readdress if there is an 
odor issue?  
Damon Newpher asked if they will have to reapply for a Special Use Permit in a year? 
Gred Keyser said no, a Special Use Permit is long term.  
 
Ed Marquez noted that they wanted to put their logo on the windows, however it appears that 
is not allowed and we cannot frost the bottom half of the windows either.  
Kelly Fredrickson said this does not meet New York State law.  
Nancy Rogan suggested drapes or blinds at the windows.  
 
Nancy Rogan noted there was discussion about changing the locks on the doors. Can you 
keep them?  
Ed Marques said that they will keep the locks if they meet the code, otherwise they will 
change them.    
 
Greg Keyser asked, have you changed the inside layout? 
Ed Marquez said it is the same as the 3-D rendering submitted.  He offered to have the 
Planning Board members visit the building.   
 
Blair Hamilton asked, do you have an operating plan?  
Ed Marquez said they are still working on it.   
 
Mr. Hamilton asked if there is an environmental plan?  
Ed Marquez said they already went through the SEQR process. 
Greg Keyser advised that this is a Type 2 SEQR Action and it has already been determined 
there are no significant environmental impacts.  
Mr. Marquez stated that the product is kept in a safe with 24 hour monitoring and alarm 
system.  
 
Ed Marquez provided drawings of the proposed signage and a photograph of the gooseneck 
lighting.  
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DISCUSSION: Greg Keyser presented VZP-2025-08, 32 Elizabeth Street, Patrick Burke, 
Architectural Design review of a proposal to remodel an existing single-family residential 
home that involves the replacement and modification of existing windows.  The renovations 
include six new windows, doors and the replacement of an existing deck. If the Board 
determines the application is complete, it may classify the proposal as a Type 2 SEQR Action 
and review for final Architectural Design approval at the May 13, 2025 meeting. No public 
hearing is required.  
 
Greg Cappelli asked, will the outside of the house look the same?  
Patrick Burke said yes. 
Mr. Keyser noted that the drawings provided show where windows are being replaced and 
where some are being eliminated.   
 
DISCUSSION: Greg Keyser presented VZP-2025-18, 35 Elizabeth Street, Thomas Carter, 
Architectural Design review to remodel an existing single-family residential home and replace 
old windows with new vinyl windows.   One window unit will be removed and modifications to 
the size and style of two additional units are proposed.  If the Board determines the 
application is complete, it may classify the proposal as a Type 2 SEQR Action and review for 
final Architectural Design approval at the May 13, 2025 meeting. No public hearing is 
required.  
 
Mr. Carter noted the remodel includes enlarging the windows on the east elevation.   
Greg Keyser advised that aesthetically the windows line up.  
 
Nancy Rogan closed the meeting at 5:30 p.m.  
 
Submitted by: Donna Baldwin, Secretary  
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