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Present: Chairman R. Bennett, D. Andersen, A. Baranes, J. Brown, R. Haak, K. Strauss, CEO 

Adam Backus, Zoning Compliance Assistant J. Holtje. 

 

Excused: Attorney J.  Campbell 

 

Agenda:  

 

1)  Accept and approve the meeting minutes – August 11, 2025 

 

2)   Niagara Mohawk/National Grid – 60 Big Tree Street, Livonia, New York -  

Tax # 75.9-1-25 

Site Plan & Conditional Use Permit – Public Hearing. 

 

     3)   Armstrong Milling Phase I and Livingston County IDA Gateway Road– 3142 Bronson    

Hill Road, Livonia, New York - 

           Tax # 65.-1-16.122 

           Site Plan Phase 1 – Continuation of Public Hearing. 

 

Chairman Rick Bennett opened the meeting at 7:00 p.m.  

 

1) Approve Meeting Minutes from August 11th, 2025. Chairman Rick Bennett asked for a 

motion to approve.  M/2/C (D. Andersen/R. Haak) Carried 6-0. 

 

 

2)  Niagara Mohawk/National Grid – 60 Big Tree Street, Livonia, New York  

 

Chairman Rick Bennett asked Jeremy Oliver of Bond, Schoeneck & King, PLLC, to come 

forward for the proposed installation of a new remote terminal and a 39’ monopole 

communications tower, Public Hearing, and noted the following: 

This application was referred to the Livingston County Planning Board for review.  Livingston 

County Planning reviewed the application and determined it has no significant Countywide or 

inter-municipal impact.  Approval or disapproval of this application is a matter of local option.  

ZCA J. Holtje:   

PLEASE TAKE NOTICE that the LIVONIA JOINT PLANNING BOARD will hold a public 

hearing on Monday, August 25, 2025, at 7 p.m. at the Livonia Town Hall, 35 Commercial Street, 

Livonia, New York, to consider the application of Niagara Mohawk Power Corp. d/b/a National 

Grid for approval of a Conditional Use Permit and Site Plan review according to Section 155-12 

of the Zoning Code of the Village of  Livonia. The proposal is for the installation of a new 

remote terminal unit and a 39-foot monopole point-to-point communications tower to allow for 

communication between the existing substation on Big Tree Street and the Applicant’s control 

center.  The property is located at 60 Big Tree Street, Livonia, New York, Tax parcel number 

75.9-1-25. The property is zoned Core Commercial (CC). The application is on file in the 



LIVONIA JOINT PLANNING BOARD 

August 25th, 2025  

2 
 

Building & Zoning Department in the Livonia Town Hall, 35 Commercial Street, Livonia, New 

York, for public review. All interested parties will be heard at this time. 

Chairman Rick Bennett opened the Public Hearing and asked J. Oliver to give a brief explanation 

of the project. 

J. Oliver & Jorge Gomez-Casais of National Grid explained that the company wants to install a 

remote terminal unit to monitor what is happening with the substation.  The unit will be placed 

on a pad on the ground within the current fencing, and the pole will have a directional antenna.  

The pole will be under the 40’ maximum structure height for the Core Commercial District.   

J. Gomez-Casis explained technical details about the antenna and how information is transmitted 

to control centers, allowing them to act faster if problems occur.   

Discussion: 

• K. Strauss- Are there any additional noise that comes with the new equipment? 

-J.Gomez-Casis – no additional noise 

• J. Brown – What type of problems would it detect? 

- J. Gomez-Casis – the voltage, to make sure the transformers are working, or if 

someone opens a door or tries to get into the substation.  This station is 70 years old, 

so they want to improve the conditions.   

• CEO A. Backus—This started out as a bigger project but was scaled back. This is a 

necessary feature for a public utility. As a side note, the weeds should be maintained.   

• ZCA J. Holtje – noted a site inspection showed that erosion on the bank has left a gap 

under the fence, and for security reasons, could they address that on the site plan? 

• J. Gomez-Casis—He will note that and address the site's maintenance.  

• J. Oliver – In the meantime, he can bring it back to the company and get that fence 

repaired, regardless of whatever work might be done in the future.  

• K. Strauss – asked if any of the existing utility poles could be utilized 

- J. Gomez-Casis – The proposed pole is shorter than the existing poles. 

With no further comments, Chairman Rick Bennett asked for a motion to close the Public 

Hearing. Motion to close the Public Hearing: M/2/C (R. Haak/K. Strauss) Carried 6-0 

 

Chairman Rick Bennett and the Board reviewed the Short Environmental Assessment Form.  

No moderate to large impacts were identified. A Negative Determination of Significance was 

determined.  Motion to accept a negative declaration: M/2/C (J. Brown/K. Strauss) Carried 6-0. 

 

Chairman Rick Bennett and the Board reviewed the Conditional Use Permit criteria.  The Board 

determined that the proposal will not have an impact on the immediate vicinity, and this is a 

permissible use.   

 

Chairman Rick Bennett asked for a motion to approve the Conditional Use Permit application as 

submitted. Motion to approve: M/2/C (R. Haak/A. Baranes) Carried 6-0 
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Chairman Rick Bennett asked for a motion to approve the Site Plan application as submitted. 

Motion to approve: M/2/C (R. Haak/J. Brown) Carried 6-0 

 

3)   Armstrong Milling – 3142 Bronson Hill Road, Livonia, New York –  

 

Chairman R. Bennett asked William Bacon of Livingston County IDA to come forward for the 

Armstrong Milling Phase I review. 

 

PLEASE TAKE NOTICE that the LIVONIA JOINT PLANNING BOARD will hold a public 

hearing on Monday, August 11, 2025, at 7 p.m. at the Livonia Town Hall, 35 Commercial Street, 

Livonia, New York, to consider the application of Bulk Products Development Corp/Armstrong 

Milling for Site Plan review according to Section 150-12 of the Zoning Code of Livonia. The 

Town of Livonia is reviewing a subdivision from a 71.95-acre parcel (Tax ID# 65.-1-16.122) on 

Bronson Hill Road. The action will result in four total parcels: one 10-acre parcel, which is 

intended for immediate construction on the east side of the resulting parcel; one five-acre parcel, 

which is intended for use as a 32-foot-wide access road from Bronson Hill Road; a half-acre 

parcel, which will be merged with the existing parcel (Tax ID# 65.-1-16.121) to provide space 

between the two facilities; and the remaining 56.48 acres left over from the original parcel. The 

Town of Livonia is also considering a Site Plan Review for an 8,000 SF Oat Processing Facility 

with associated parking, driveways, electric infrastructure, and stormwater management facilities 

on Parcel B-2A. The initial construction with be comprised of a single 90-foot by 120-foot 

processing building with an adjacent office trailer, 13 parking spaces (including one handicap 

space) for employees and visitors, and ten trailer parking spaces. The project is intended to 

expand to other processing facilities on the west side of the parcel; this phase of the project has 

not been submitted for review at this time. The site will be accessed by a new 2000-foot access 

road from Bronson Hill Road, which will be 32 feet wide with a 100-foot-wide right of way. Per 

the Applicant, the road will be built as part of the project and dedicated to the Town once 

complete. The application is on file in the Building & Zoning Department in the Livonia Town 

Hall, 35 Commercial Street, Livonia, New York, for public review.  All interested parties will be 

heard at this time. 

The Livingston County Planning Board, at its regular meeting on July 10, 2025, reviewed the 

zoning referral from the Town of Livonia of the above-mentioned pursuant to Sections 239l 

and m of the General Municipal Law of the State of New York. The Planning Board voted to 

recommend “Approval” of the proposed action with the following advisory comments:  

1. The Town should ensure the SEQR process is completed before final action is taken.  

2. If not done already, the Applicant should submit any signs to be included in the project for 

the Town to review.  

 

Chairman Rick Bennett noted that the Public Hearing is still open and invited the representatives 

for Armstrong Milling forward.     
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CEO A. Backus asked for clarification on who the owner and the applicant are, since there are 

many roles and entities involved.  He also introduced Brent Rosiek, the Town’s consulting 

engineer on this project.   

 

B. Bacon—The owner is Bulk Products Development, otherwise Matt and Jennifer Cole. They 

own the entire property and are working with Armstrong Milling to acquire the newly subdivided 

10-acre parcel. The County Industrial Development Agency (IDA) is also involved and will 

construct the road and work with the Town to dedicate it back to the Town. Through the 

approval stage of these projects, all ownership will stay with Bulk Development.  

 

Discussion: 

• Chairman R. Bennett – Part of this is an adverse change in the existing level of traffic.  Is 

it 5-10 trucks a week or a day?   

- 5-10 trucks within the course of a 16-hour operating cycle.  This is for the full build-

out, including phase 2.  There is a possibility of that being reduced with the rail line 

going in.  

• R. Haak – How big are the trucks? 

- Standard 50’ trailers 

• Chairman R. Bennett – Is there public water on site?  Fire Protection for the proposed 

building? 

- B. Bacon—No, but the LCWSA has a capital plan. It is in their capital budget for 

2026. He believes a water district will have to be formed.  

- 2 Phases of the project.  The applicants would like to know if the water service is 

dependent on the smaller project or the larger project.   

- A. Backus – The fire code says that all new facilities must be provided with an 

approved water supply for fire protection.  Operations within the building (dust 

collection) have been addressed, and that is another layer of the fire code, but water 

protection still needs to be addressed/provided.  The site plan should note that this 

issue still needs to be addressed.  Water is not currently available.  There was talk of 

doing a pond, but no rationale to address fire protection has been supplied to the 

Town.   

- B. Bacon – asked for clarification.  It is anticipated that there will be water here.  Is 

fire protection dependent on the size of the structure?  A. Backus – Fire protection is 

not dependent on the size of the structure; the structure needs source water.  CPL will 

circle back and supply a rationale to address fire protection.   

- M. Cole explained the mitigation process used for the current facility.  Codes have 

changed.  A. Backus explained that he is more than willing to accept a code path, but 

so far, no one has presented one for this code.  If you believe you have met that 

standard with what is provided within the building, the State could rule on that. A. 

Backus stated that he will assist them if they decide to seek relief from the State.   

- Armstrong will be bringing in water from a service to supply the office trailer with 

potable water.    

• Access Road, traffic, and road name  

- T. Bock, CPL,-  the driveway accesses will be combined.  There will be one road.  

Concern about parallel roads, old road should be abandoned and grassed.   
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- Consultant engineer B. Rosiek asked how they will maintain access to Howlett Farms 

during road construction, suggesting a bypass, and addressed their existing entrance, 

which is about 120’ from the intersection with Bronson Hill Road.  Discussion about 

Howlett’s traffic pattern.   

- CEO A. Backus—This is a preexisting nonconforming access point. There are no new 

impacts, as this is how they have been operating.   

- M. Cole explained the Howlett traffic pattern.  The trucks scale determines the 

pattern.    

- Most of the trucks leaving the site will take 390 south.  

- With a four-way stop at Bronson Hill and South Lima Road, trucks cannot pick up 

much speed before they reach the new access road. 

- Lighting. B. Rosiek has reviewed the lighting submission.  CEO A. Backus explained 

that the Town receives complaints caused by the lighting color and suggested that 

they stay under 3000. 

• Comments from the public: 

- Charles Bland of 3258 Bronson Hill Road – is the County having input?  Which 

fire department has jurisdiction?  B. Bacon – The County Planning Department 

reviewed the application but does not comment on traffic.  CEO A. Backus – 

Lakeville Fire Dept. has jurisdiction.   

- B. Rosiek – regarding the County Road: the sight and stopping distance are on the 

plans, the County is constructing the road, approval is needed from the County to 

connect to their highway, and they have seen the plans.   

- C. Bland -Is the water line proposed for Bronson Hill Road adequate to supply the 

water requirements that this facility will have?   B. Bacon – his understanding is 

that this is a transmission line, and it will be a choice for residents to connect.  

CEO A. Backus – It is my understanding from the Town Board that this water 

extension is not related to any of the other districts that were proposed in the 

Town.  The LCWSA will absorb the cost. 

B. Bacon – We are working with the LCWSA and providing conceptual layouts 

of what this agricultural park will look like when it is fully developed so that the 

appropriate lines are put in.  CPL has provided those concept plans.   

- Road name.  The Planning Board requested Lyndale Drive.   

• K. Strauss – traffic study?  B. Rosiek – the threshold for a traffic study was not exceeded.  

A traffic study focuses on the peak 15 minutes of traffic.  They might be looking at 2 

additional trucks in this time.  CPL could provide a narrative for not needing a traffic 

study. 

- CEO A. Backus -  Truck traffic may help slow the cars down. 

- ZCA J. Holtje –There is a 35 mph truck speed limit sign between S. Lima and this 

location. The Planning Board previously mentioned requesting a speed limit 

reduction to the Town Board.   

- B. Bacon – He will reach out to the Traffic Safety Board to see what they might 

do to help address and support the Town with a speed limit change.   

- A. Baranes and the Board pointed out the concern of other intersections that may 

be affected, such as the one at South Lima Road and Rochester Road. 
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• Consultant engineer B. Rosiek – Suggested work with the applicants to come up with the 

ambient decibels of the operation to compare with the neighborhood to see if a noise 

study is warranted.  If it is louder, buffering would be needed.   

- Discussion about landscaping/buffering.  To the north and west is industrial.  To 

the south is Mixed Use District.  ZCA J. Holtje recommended buffering the new 

industrial road from the south Mixed Use District.   

- K. Strauss – visually, it’s a good idea to buffer, and it may block some noise from 

the residential areas to the south.   

 

With no more comments, Chairman Rick Bennett asked for a motion to close the Public Hearing.  

Motion to close the Public Hearing. M/2/C (R. Haak/K. Strauss) Carried 6-0 

 

Chairman Rick Bennett and the Board reviewed the Short Environmental Assessment Form. No 

Moderate to large impacts were identified.  SEQR will be completed again for Phase II.  A 

negative determination of Significance was made for Phase I of the Site Plan, with the 60’x120’ 

building, and for the road construction.  Motion to accept a negative declaration: M/2/C (J. 

Brown/D. Andersen) Carried 6-0 
 
Chairman Rick Bennett asked for a motion to approve the Phase I Site Plan application with the 

new road by the County IDA.  Motion to approve the site plans with the following conditions:  

1. County Highway approval for new access road 

2. Consultant engineer B. Rosiek comments are satisfied, including but not limited to: 

- Decibels 

- Access to Howlett Farms off the new road 

- Pedestrian safety 

- Buffering added to the south side of the proposed road  

3. Sign location is shown; the future sign will require a permit.   

4. An increase in related noise may require the applicant to return to the Planning Board for 

site plan modification 

5. Satisfaction of the Fire Marshall regarding fire protection 

M/2/C (R. Haak/K. Strauss) Carried 6-0 

 

With no further discussion, Chairman Rick Bennett asked for a Motion to adjourn the meeting at 

8:37 p.m.  Motion to adjourn: M/2/C (R. Haak/D. Andersen) Carried 6-0 

 

 

___________________________________  

Respectfully Submitted,  

Julie Holtje, Zoning Compliance Assistant 

  

 
 


