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N/F

GUNZENHAUSER REAL ESTATE
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TOWN OF CORTLANDVILLE

TA# 76.20-1-8

L. 337 P. 1043

AREA (TO CENTERLINE) =

24.391 ACRES (1,062,476 SQ. FT.)

SYSTEM SUMMARY UNIT B (TOWN OF CORTLANDVILLE)

MODULE

MANUFACTURER

MODULE MODEL

MODULE OUTPUT

MODULE COUNT 15,426

DC SYSTEM OUTPUT 6.24 MWDC

INVERTER

MANUFACTURER

@50°C, PF=1 2500kVA

QUANTITY/TOTAL 2

SUNGROW

AC SYSTEM OUTPUT NOM 3.7 MWAC

INVERTER NOMINAL OUTPUT POWER

PROJECT DATA UNIT A (CITY OF CORTLAND)

PARCEL INFORMATION

APPLICANT

PARCEL ADDRESS 22 LOCUST AVENUE

TAX NUMBER 076.84-1-01

PARCEL AREA 44.762 ACRES

PROJECT AREA

EXISTING IMPERVIOUS
WITHIN PROJECT AREA

28.04 ACRES

BUILDINGS                 0 SF
CONCRETE               0 SF

GRAVEL                  0 SF
ASPHALT          0 SF

TOTAL 0.00 AC

PROPOSED IMPERVIOUS
WITHIN PROJECT AREA

SOURCE RENEWABLES LLC

BUILDINGS               0 SF
  CONCRETE          1390 SF

GRAVEL              0 SF
ASPHALT              0 SF

TOTAL 0.03 AC

PANEL COVERAGE 11.94 ACRES

PROJECT DATA UNIT B (TOWN OF CORTLANDVILLE)

PARCEL INFORMATION

APPLICANT

PARCEL ADDRESS LOCUST AVENUE

TAX NUMBER 076.20-1-08

PARCEL AREA 24.391 ACRES

PROJECT AREA

EXISTING IMPERVIOUS
WITHIN PROJECT AREA

20.88 ACRES

BUILDINGS                 0 SF
CONCRETE               0 SF

GRAVEL                  0 SF
ASPHALT          0 SF

TOTAL 0.00 AC

PROPOSED IMPERVIOUS
WITHIN PROJECT AREA

SOURCE RENEWABLES LLC

BUILDINGS               0 SF
  CONCRETE          1390 SF

GRAVEL        2606 SF
ASPHALT              0 SF

TOTAL 0.09 AC

PANEL COVERAGE 7.94 ACRES

SYSTEM SUMMARY UNIT A  (CITY OF CORTLAND)

MODULE

MANUFACTURER

MODULE MODEL LR3-72HBD 405M/BIFACIAL

MODULE OUTPUT 405W

MODULE COUNT 23,188

LONGI SOLAR (TIER 1)

DC SYSTEM OUTPUT 9.4 MWDC

INVERTER

MANUFACTURER

@50°C, PF=1 2500kVA

QUANTITY/TOTAL 2

SUNGROW

AC SYSTEM OUTPUT NOM 5.6 MWAC

INVERTER NOMINAL OUTPUT POWER

LR3-72HBD 405M/BIFACIAL

405W

LONGI SOLAR (TIER 1)

N
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1 OVERALL SITE PLAN
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April 14, 2020 

Bruce Weber, Zoning Officer 
Town of Cortlandville 
3577 Terrace Road 
Cortland, NY 13045 
 
RE: LOCUST SOLAR ARRAY, TAX PARCEL 76.20-01-08.000 

 ENGINEERING REPORT FOR USE VARIANCE APPLICATION 

 LaBella Project Number 2191567.06 
 
Dear Mr. Weber: 
 

Source Renewables is proposing a 5 MWAC ground mount Solar PV project on Tax Parcel 76.20-01-

08.000 which is a Locust Ave parcel adjacent to Tax Parcel 76.84-01-01.000 in the City of Cortland.  Both 

Parcels are owned by Gunzenhauser Real Estate.  The property is Zoned R1 and a Large Scale Solar PV 

installation is not a permitted use in this Zone. 

The Property has been owned by Gunzenhauser Real Estate since 1965.  The City parcel is landlocked 

with legal frontage on Locust Ave from the portion of the property in the Town of Cortlandville.  The 

property has been on the market for over 30 years with a current listing that is over 2 years old. 

The current assessed value of the 38.5 acre city parcel is $60,000 for the land with no buildings on the 

site, and the assessed value for the 24.4 acre Town of Cortlandville Parcel is $37,100 for the land with no 

buildings on the site. 

A 51 Lot subdivision was proposed for the property with a minimum lot size of approximately 20,000 

square feet which was in compliance with the R1 zoning.  This project also included a proposal for 8 

multiple residence buildings with 44 residential units.  The proposal was determined to not be viable 

because of the steep slopes and shallow bedrock on the site.  The estimated cost of developing a 51 lot 

realty subdivision is based on the following: 

4940 Lineal feet of town and city road with drainage  $1,482,000 

Storm Water Management     $   250,000 

4350 Lineal feet of Sewer     $1,305,000 

5000 Lineal feet of water main     $1,500,000 

Water pumping and storage     $   700,000 

Site Grading       $   400,000 

Total estimated development costs    $5,637,000 

 

This estimated construction cost would result in a per lot cost of approximately $110,000.  

A review of land values for similar 20,000 sq-ft residential lots shows average land assessments of 

$20,000.  

Other factors which make this site less desirable is the proximity of Route 81 with heavy traffic and 

highway noise, the location of a concrete plant at the southern side of the property and two hotels 

south of the property.  Typically subdivisions of this size would also require a second access to a main 

roadway for public safety access concerns.   



 

 

2 

The hardship for this property in the residential R1 zone is unique compared to other areas of R1 zoning 

because of the steep slopes existing on the parcel, The shallow depth to bedrock and the lack of utilities. 

The nature of ground mount solar panels will not alter the essential character of the neighborhood is 

the low height of the structures, maintenance of vegetation under the panels as a grassy meadow and 

the existing topography will not be significantly modified.  The project will not generate any additional 

traffic or noise after the construction period. 

The project is consistent with the State effort for providing green energy and as a community solar 

project the residents of the city will benefit from the opportunity to obtain electrical power from the 

facility. 

Respectfully submitted, 

 
LaBella Associates 

 

Daniel R. Walker, PE      
Senior Project Engineer 
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TO (NAME OF INSURED, IF KNOWN), (NAME OF LENDER, IF KNOWN), (NAME

OF INSURER, IF KNOWN), NAME OF OTHERS AS NEGOTIATED WITH CLIENT):

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT

IS BASED ON WERE MADE IN ACCORDANCE WITH THE 2016 MINIMUM

STANDARD DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS,

JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES

NO ITEMS OF TABLE A THEREOF.  THE FIELD WORK WAS COMPLETED ON

JANUARY 10, 2020.

MICHAEL W. HALEY PLS

NYS PLS NO. 049788

CERTIFICATION:

SURVEY NOTES:

1.  CONTROL FOR THIS PROJECT IS BASED ON CONTROL POINTS

ESTABLISHED UTILIZING THE NYSNET GPS SYSTEM.  THE HORIZONTAL

DATUM IS REFERENCED TO THE N.Y.S. PLANE COORDINATE SYSTEM,

CENTRAL ZONE, TRANSVERSE MERCATOR PROJECTION. NAD83 (2011).

FIELD WORK WAS COMPLETED WITH AN ACCURACY OF 1:10,000 OR

BETTER.

2.  BEARINGS SHOWN ARE REFERENCED TO GRID BEARINGS. DISTANCES

SHOWN ARE GROUND DISTANCES.

3.  MAP PREPARED FROM AN INSTRUMENT SURVEY DATED JANUARY 10, 2020.

A. SNOW WAS ON THE GROUND AT THE TIME OF SURVEY.

4.  STEWART TITLE ABSTRACT NO. 8178866.

LOCATION SKETCH (NTS)

SURVEY REFERENCES:

1.  COUNTY OF CORTLAND, CITY OF CORTLAND -  TAX MAP NO.'S 76.83,

76.84, 86.27 & 86.28.

2.  COUNTY OF CORTLAND, TOWN OF CORTLANDVILLE - TAX MAP NO.

76.00 & 76.20.

3.  DEED BETWEEN SOL M., SOL H., BENNY, & JOSEPH GUNZENHAUSER

AND GUNZENHAUSER REAL ESTATE COMPANY DATED DECEMBER 4,

1973 AND RECORDED IN THE CORTLAND COUNTY CLERK'S OFFICE

AS LIBER 337 OF DEEDS, PAGE 1043.

4.  DEED BETWEEN CORTLAND READY MIX, INC. AND ESTATE OF

MICHAEL T. SAUNDERS DATED DECEMBER 26, 2017 AND RECORDED

IN THE CORTLAND COUNTY CLERK'S OFFICE FEBRUARY 9, 2018 AS

INSTRUMENT NO. 2018-01277.

5.  DEED BETWEEN SYSTEM EAST, INC. AND MERVAT SABRY EID DATED

FEBRUARY 27, 2019 AND RECORDED IN THE CORTLAND COUNTY

CLERK'S OFFICE MARCH 6, 2019 AS INSTRUMENT NO. 2019-00863.

6.  DEED BETWEEN JAMES P. & KATHLEEN M. HAWTHORNE AND

DANYEL FREED DATED FEBRUARY 12, 2016 AND RECORDED IN THE

CORTLAND COUNTY CLERK'S OFFICE FEBRUARY 16, 2019 AS

INSTRUMENT NO. 2016-00792.

7.  DEED BETWEEN MATTHEW J. MEYERS AND BRANDON FINCH DATED

SEPTEMBER 13, 2012 AND RECORDED IN THE CORTLAND COUNTY

CLERK'S OFFICE JUNE 19, 2012 AS INSTRUMENT NO. 2012-63909.

8.  DEED BETWEEN LORI E. O'DONNEL AND TIMOTHY P. O'DONNEL

DATED JUNE 13, 2012 AND RECORDED IN THE CORTLAND COUNTY

CLERK'S OFFICE JUNE 26, 2012 AS INSTRUMENT NO. 2012-60348.

9.  DEED BETWEEN ROSALIE G. COSTELLO AND KOZHAYA & NASSIMA

KARAM DATED SEPTEMBER 2, 2003 AND RECORDED IN THE

CORTLAND COUNTY CLERK'S OFFICE AS 1015267-001.

10. DEED BETWEEN EDWARD L. & ALVA GREENMAN AND EDWARD L.,

ROSA MARIE & CHARLES L. GREENMAN DATED DECEMBER 31, 2012

AND RECORDED IN THE CORTLAND COUNTY CLERK'S OFFICE

FEBRUARY 27, 2013 AS INSTRUMENT NO. 2013-70542.

11. DEED BETWEEN THE CORTLAND BAKING CO. AND JOHN & PATRICIA

M. CASEY DATED JUNE 10, 2010 AND RECORDED IN THE CORTLAND

COUNTY CLERK'S OFFICE JUNE 11, 2010 AS INSTRUMENT NO.

2010-02903.

12. MAP TITLED "PROPOSED SUBDIVISION FOR LADY JANE HOTELS

CORPORATION AND BAMA HOTEL CORPORATION" DATED APRIL 14,

2008 AND RECORDED IN THE CORTLAND COUNTY CLERK'S OFFICE

MARCH 25, 2009 AS INSTRUMENT NO. 2009-01343.

13. MAP TITLED "THE CORTLAND BAKING CO." DATED MARCH 31, 2010

AND RECORDED IN THE CORTLAND COUNTY CLERK'S OFFICE JUNE

11, 2010 AS INSTRUMENT NO. 2010-02899.

LEGAL DESCRIPTION: (76.84-1-1)

ALL THAT TRACT OR PARCEL THAT SITUATE IN THE TOWN OF CORTLANDVILLE, COUNTY OF CORTLAND, AND THE STATE OF NEW YORK,
BOUNDED AND DESRIBED AS FOLLOWS.  COMMENCING AT A POINT IN THE CENTERLINE OF LOCUST AVENUE AT THE DIVISION LINE BETWEEN
THE LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY TA#76.20-1-8 ON THE NORTH AND THE LANDS NOW OR
FORMERLY OF DANYEL FREED TA#76.20-1-9 ON THE SOUTH; THENCE S 86°20'09" W ALONG SAID DIVISION LINE FOR A DISTANCE OF 168.10
FEET TO A POINT; THENCE S 04°52'57" E CONTINUING ALONG SAID DIVISION LINE FOR A DISTANCE OF 161.24 FEET TO A POINT IN THE
DIVISION LINE BETWEEN THE LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY TA#76.20-1-8 ON THE NORTH AND THE
LANDS NOW OR FORMERLY OF BRANDON FINCH TA#76.84-1-2 ON THE SOUTH; THENCE S 86°20'09" W ALONG SAID DIVISION LINE FOR A
DISTANCE OF 186.50 FEET TO THE POINT OF BEGINNING; THENCE

1. S 03°46'51" E ALONG THE WEST LINE OF THE LANDS NOW OR FORMERLY OF BRANDON FINCH TA#76.84-1-2, TIMOTHY P. O'DONNEL
TA#76.84-1-3, PAUL A. CORSI TA# 76.81-1-4, KOZHAYA & NASSIMA KARAM TA#76.84-1-5, AND EDWARD L. GREENMAN TA#76.84-1-6,
ALSO BEING THE EAST LINE FOR THE LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY TA#76.84-1-1 ON THE
WEST, FOR A DISTANCE OF 517.12 FEET TO A POINT IN THE DIVISION LINE BETWEEN THE LANDS NOW OR FORMERLY OF EDWARD L.
GREENMAN TA#76.84-1-6 TO THE NORTHEAST AND THE LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY
TA#76.84-1-1 TO THE SOUTHWEST; THENCE

2. N 86°24'35" E ALONG SAID DIVISION LINE FOR A DISTANCE OF 79.51 FEET TO A POINT IN THE DIVISION LINE BETWEEN THE LANDS NOW
OR FORMERLY OF JOSEPH DISANTO TA#86.28-1-2.2 ON THE EAST AND THE LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL ESTATE
COMPANY TA#76.84-1-1 ON THE WEST; THENCE

3. S 04°09'35" E  ALONG SAID DIVISION LINE FOR A DISTANCE OF 167.22 FEET TO A POINT IN THE DIVISION LINE BETWEEN THE LANDS NOW
OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY TA#76.84-1-1 ON THE NORTH AND THE LANDS NOW OR FORMELY
CORTLAND READY MIX INC. TA#86.28-1-3.1 ON THE SOUTH; THENCE

4. S 86°12'19" W ALONG SAID DIVISION LINE FOR A DISTANCE OF 922.53 FEET TO A POINT; THENCE

5. S 01°12'21" E CONTINUING ALONG SAID DIVISION LINE FOR A DISTANCE OF 214.72 FEET TO A POINT IN THE DIVISION LINE BETWEEN THE
LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY TA#76.84-1-1 ON THE NORTH AND THE LANDS NOW OR
FORMERLY OF LADY JANE HOTELS CORPORATION TA#86.28-1-6.1 ON THE SOUTH; THENCE

6. S 84°30'09" W ALONG SAID DIVISION LINE FOR A DISTANCE OF 494.60 FEET TO A POINT IN THE DIVISION LINE BETWEEN THE LANDS NOW
OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY TA#76.84-1-1 ON THE NORTH AND THE LANDS NOW OR FORMERLY OF
FRANCIS M. WEST TA#86.27-1-3 ON THE SOUTH; THENCE

7. S 86°12'19" W ALONG SAID DIVISION LINE FOR A DISTANCE OF 983.07 FEET TO A POINT IN THE DIVISION LINE BETWEEN THE LANDS NOW
OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY TA#76.84-1-1 ON THE EAST AND THE LANDS NOW OR FORMERLY OF JOHN A.
CASEY TA#86.27-1-1 AND TA# 76.83-1-1 ON THE WEST; THENCE

8. N 03°44'43" W ALONG SAID DIVISION LINE FOR A DISTANCE OF 919.12 FEET TO A POINT IN THE DIVISION LINE BETWEEN THE LANDS
NOW OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY TA#76.20-1-8 ON THE NORTH AND THE LANDS NOW OR FORMERLY OF
GUNZENHAUSER REAL ESTATE COMPANY TA#76.84-1-1 ON THE SOUTH; THENCE

9. N 86°20'09" E ALONG SAID DIVISION LINE FOR A DISTANCE OF 2328.44 FEET TO THE POINT AND PLACE OF BEGINNING.

THE ABOVE DESCRIBED PARCEL CONTAINS 44.762 ACRES (1,949,836 SQUARE FEET).

JANUARY 14, 2020

SUBJECT TO:

1.   EASEMENT BETWEEN THOMAS J. & HELEN M. HOGAN AND

CORTLAND COUNTY TRACTION CO. DATED JUNE 2, 1924 AND

RECORDED IN THE CORTLAND COUNTY CLERK'S OFFICE

JANUARY 7, 1925 IN LIBER 150 OF DEEDS, PAGE 133.

2.  EASEMENT BETWEEN THOMAS J. & HELEN M. HOGAN AND THE

SYRACUSE LIGHTING CO. INC. DATED FEBRUARY 21, 1934 AND

RECORDED IN THE CORTLAND COUNTY CLERKS OFFICE

FEBRUARY 26, 1934 AS LIBER 171 OF DEEDS, PAGE 416.

A. TOO VAGUE TO PLOT.

3.  EASEMENT BETWEEN THOMAS J. HOGAN & OTHERS AND DAVID

B. & FRANCIS M. RIPLEY DATED APRIL 12, 1945 AND RECORDED

IN THE CORTLAND COUNTY CLERK'S OFFICE APRIL 18, 1945 AS

LIBER 196 OF DEEDS, PAGE 505.

A. TOO VAGUE TO PLOT.

BAR SCALE 1" = 120'

LEGAL DESCRIPTION: (76.20-1-8)

ALL THAT TRACT OR PARCEL THAT SITUATE IN THE TOWN OF CORTLANDVILLE, COUNTY OF CORTLAND, AND THE STATE OF NEW YORK,
BOUNDED AND DESCRIBED AS FOLLOWS.  BEGINNING AT A POINT IN THE CENTERLINE OF LOCUST AVENUE AT THE DIVISION LINE BETWEEN
THE LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY TA#76.20-1-8 ON THE NORTH AND THE LANDS NOW OR
FORMERLY OF DANYEL FREED TA#76.20-1-9 ON THE SOUTH; THENCE

1. S 86°20'09" W ALONG SAID DIVISION LINE FOR A DISTANCE OF 168.10 FEET TO A POINT; THENCE

2. S 04°52'57" E CONTINUING ALONG SAID DIVISION LINE FOR A DISTANCE OF 161.24 FEET TO A POINT IN THE DIVISION LINE BETWEEN THE
LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY TA#76.20-1-8 ON THE NORTH AND THE LANDS NOW OR
FORMERLY OF BRANDON FINCH TA#76.84-1-2 ON THE SOUTH; THENCE

3. S 86°20'09" W ALONG SAID DIVISON LINE AND CONTINUING ALONG THE DIVISION LINE BETWEEN THE LANDS NOW OR FORMERLY OF
GUNZENHAUSER REAL ESTATE COMPANY TA#76.20-1-8 ON THE NORTH AND THE LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL
ESTATE COMPANY TA#76.84-1-1 ON THE SOUTH FOR A DISTANCE OF 2514.94 FEET TO A POINT IN THE DIVISION LINE BETWEEN THE
LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY TA#76.20-1-8 ON THE EAST AND THE LANDS NOW OR
FORMERLY OF JOHN A. CASEY TA#76.00-3-18 ON THE WEST ; THENCE

4. N 03°44'43" W ALONG SAID DIVISION LINE FOR A DISTANCE OF 400.49 FEET TO A POINT IN THE DIVISION LINE BETWEEN THE LANDS
NOW OR FORMERLY OF JOHN A. CASEY TA#76.20-1-7 ON THE NORTH AND THE LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL
ESTATE COMPANY TA#76.20-1-8 ON THE SOUTH; THENCE

5. N 86°04'44" E ALONG SAID DIVISION LINE AND CONTINUING ALONG THE DIVISION LINE BETWEEN THE LANDS NOW OR FORMERLY OF
EUGENE HNATKO TA#76.20-1-6.1 ON THE NORTH AND THE LANDS NOW OR FORMERLY OF GUNZENHAUSER REAL ESTATE COMPANY
TA#76.20-1-8 ON THE SOUTH FOR A DISTANCE OF 2679.70 FEET TO A POINT IN THE CENTERLINE OF LOCUST AVENUE; THENCE

6. S 03°46'51" E ALONG SAID CENTERLINE FOR A DISTANCE OF 251.30 FEET TO THE POINT AND PLACE OF BEGINNING.

THE ABOVE DESCRIBED PARCEL CONTAINS 24.391 ACRES (1,062,476 SQUARE FEET).
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Walker, Dan

From: Andrew Day <aday@sourcerenew.com>

Sent: Thursday, March 26, 2020 2:17 PM

To: Corey Auerbach - Barclay Damon LLP (CAuerbach@barclaydamon.com); Walker, Dan; 

Gasic, Drazen

Subject: Cortland Real Estate Update

Attachments: Cortland Lot Comps 3.26.pdf

Corey –  

 

I spoke with the land owner and real estate agent regarding the history of the property and the land values.  The Gunzenhausers 

have had the property for sale either by owner or listed with a broker for the past 30 years with very little interest.  Yaman Real 

Estate, the current broker has had it listed prior to entering into a contract with us for 1032 days, during that time they had only one 

inquiry other than us. 

 

Regarding the values, I asked Jamie Yaman to send over recently completed and current lot listings.  The best comparable is a 100 lot 

subdivision in the vicinity that recently sold their final lots and it took them 30 years.  The lots which are fully finished include roads, 

electric, municipal water and wastewater etc…and they sold for $22k per lot.  The average house value in the area is $125k. 

 

 

 

Andrew Day 

Source Renewables 

41 West Elm Street, Suite C 

Greenwich, CT 06830 

(O) 203-542-5651 

(M) 480-272-1542 

aday@sourcerenew.com 

 



Jamie Yaman
Principal Broker

Cell: 607-423-1369

Yaman Real Estate

The Premier Name in Real Estate
MLS# Address Zip List Price Assd Value SqFt Beds Bths RATIO List Price By SQFTAcres
S263353 12 Bellevue Ave 13045 $21,500 $16,900 0.0 0.47

S1199349 1 Colony Dr 13045 $19,500 $15,000 0.25

S1076673 51 Hickory Park Rd 13045 $19,900 $15,000 0.31

S1108677 16 Harrington Ave 13045 $16,000 $8,900 0.12

S1069759 27 Kent Dr 13045 $6,500 $6,500 0.15

S1144411 0 Bell Dr 13045 $19,900 $21,700 0.02

S333309 3266 Walden Oaks Blvd 13045 $11,000 $10,000 0.0 0.50

All information courtesy of Jamie Yaman 




