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I. Call To Order
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III. Other Business

Onondaga County Planning Board 2026 Calendar

IV. Actions on GML Section 239 Referrals to the County Planning Board

V. Administrative & Informal Reviews

VI. Adjourn

335 Montgomery Street, Syracuse, NY 13202   Phone: 315.435.2611
Email: countyplanning@ongov.net · Website: ongov.net/planning/ocpb.html



    Onondaga County Planning Board 
 

 

Phone: 315.435.2611 · Fax: 315.435.2439 
Email: countyplanning@ongov.net · Website: ongov.net/planning/index.html 

 

 

 

 

 

ONONDAGA COUNTY PLANNING BOARD 
2026 CALENDAR 

    FILE BY: 

 

Friday, December 26, 2025 

Friday, January 16, 2026 

Friday, February 6, 2026 

Friday, February 27, 2026 

Friday, March 20, 2026 

Friday, April 10, 2026 

Friday, May 1, 2026 

Friday, May 22, 2026 

Friday, June 12, 2026 

FOR MEETING ON: 

 

Wednesday, January 7, 2026 

Wednesday, January 28, 2026 

Wednesday, February 18, 2026 

Wednesday, March 11, 2026 

Wednesday, April 1, 2026 

Wednesday, April 22, 2026 

Wednesday, May 13, 2026 

Wednesday, June 3, 2026 

Wednesday, July 24, 2026 

FILE BY: 

 

Friday, July 3, 2026 

Friday, July 24, 2026 

Friday, August 14, 2026 

Friday, September 4, 2026 

Friday, September 25, 2026 

Friday, October 16, 2026 

Friday, November 6, 2026 

Friday, November 27, 2026 

Friday, December 18, 2026 

FOR MEETING ON: 

 

Wednesday, July 15, 2026 

Wednesday, August 5, 2026 

Wednesday, August 26, 2026 

Wednesday, September 16, 2026 

Wednesday, October 7, 2026 

Wednesday, October 28, 2026 

Wednesday, November 18, 2026 

Wednesday, December 9, 2026 

Wednesday, December 30, 2026 

 

 

 

 

 

 

   *Meeting times and locations may change and are subject to notice requirements. Consult the OCPB website for updates at 
http://www.ongov.net/planning/ocpbmeetings.html  

 
UNLESS OTHERWISE INDICATED, MEETINGS ARE HELD AT 11:00 A.M. AT THE 
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335 MONTGOMERY STREET, 1ST FLOOR 

Consult the OCPB website for updates at http://www.ongov.net/planning/ocpbmeetings.html 
 

The following items are required for a referral to be considered complete: 
  

1. A fully completed Referral Notice prepared by an appropriate municipal official. 
2. A copy of a local application as required by the referring municipal board. 
3. A survey, site plan and/or subdivision plan. 
4. A completed SEQR Environmental Assessment Form (EAF) and related 

materials. 
5. Any additional information that would facilitate review of the proposed action, such as 

meeting minutes, other submission materials, etc. 
 
Please submit all referral items in one package. The 30-day review period will not begin until the 
Onondaga County Planning Board has received a complete referral, as listed above. The 
Onondaga County Planning Board will act within 30 days of receipt unless a time extension 
beyond 30 days is agreed upon by the Onondaga County Planning Board and the referring 
municipal board. 
 

Onondaga County Planning Board Members (as of 3/19/25) 
  

Marty Voss, Chair Michael LaFlair, Vice Chair 

Kevin Casserino 

Craig Dennis 

Renee Dellas 

Marty Masterpole 

Don Radke  

  

  
10/20/25 

 

J. Ryan McMahon, II 
County Executive 

DRAFT

http://www.ongov.net/planning/ocpbmeetings.html
http://www.ongov.net/planning/ocpbmeetings.html


INDEX

CASE #PAGE Applicant Type of Action Municipality

1 S-25-37 Mapstone Properties, LLC PRELIMINARY SUB Town of Pompey

5 Z-25-321 Town of Camillus ZONE CHANGE Town of Camillus

12 Z-25-322 Mapstone Properties, LLC ZONE CHANGE Town of Pompey

16 Z-25-326 Halle Properties, LLC SITE PLAN Town of Cicero

20 Z-25-327 Daniel Kowalik SITE PLAN Town of Elbridge

23 Z-25-328 3180 Erie Blvd. East SITE PLAN Town of DeWitt

28 Z-25-330 Timothy Mahoney / West Seneca Street, LLC SPECIAL PERMIT Village of Manlius

33 Z-25-333 Briad Development, LLC SITE PLAN Town of Salina

40 S-25-38 Myron M. Hunt, LLC FINAL SUBDIVISIO Town of Cicero

45 Z-25-324 Town of Cicero TEXT AMENDMEN Town of Cicero

50 Z-25-329 3180 Erie Blvd. East AREA VARIANCE Town of DeWitt

55 Z-25-318 Town of Otisco LOCAL LAW Town of Otisco

59 Z-25-319 Town of Otisco LOCAL LAW Town of Otisco

Meeting Date: November 05,  2025 Page 1 of 1



Staff Reports for GML Section 239 Referrals S-25-37

Case Number: S-25-37

Type of Action: PRELIMINARY 
SUBDIVISION

Mapstone Properties, LLC

30-Day Deadline: 11/21/2025

General Municipal Law Section 239-n allows the County Planning Board to review the 
approval of subdivisions and the site is located within 500 feet of US Route 20, a state 
highway, and a farm operation located in a NYS Agricultural District

Referring Board: Town of Pompey 
Planning Board

Location: at 7420 US Route 20

Tax ID: 022.-05-01.1

SUMMARY:

The applicant is proposing to subdivide a 
10.15-acre parcel into two new lots, Lot 1 
(5.010 acres) and Lot 2 (5.676 acres), in a 
Commercial © zoning district

Related Cases:

Applicant:

JURISDICTION:
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Staff Reports for GML Section 239 Referrals S-25-37
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Staff Reports for GML Section 239 Referrals S-25-37

STAFF REVIEW:

Past Board 
Reviews:

The Board previously recommended Modification of site plan and area variance 
referrals (Z-16-262, Z-16-263) to construct a warehouse/office building, advising the 
applicant must coordinate Route 20 access with the NYS Department of 
Transportation and coordinate with the Onondaga County Department of Health 
(OCHD) regarding any proposed septic system.

Concurrent 
Reviews:

The Board is concurrently reviewing a zone change referral (Z-25-322) to change 
the site to Residential (R) zoning to allow construction of a single-family house on 
proposed Lot 2.

Nearby 
Uses/Setting:

The site is located along the southeastern side of NYS Route 20, east of the hamlet 
area of Pompey.  Small parcels containing residential and commercial uses occur to 
the northwest and large parcels containing low-density residential, wooded areas, 
and agriculture occur to north, east, and south of the site.

Proposed 
Zoning:

Per the referral materials, the applicant is proposing a zone change on Proposed 
Lot 2 to Residential (R) to allow a single-family home to be constructed.  Per the 
Town Code, the intent of the R District is “to provide for flexible patterns of single-
family residential development that are protective of sensitive environmental 
features and resources; or to provide a transition between developed areas and 
farm and unique environmental areas; or to accommodate the preexisting pattern of 
one-acre lots and to continue to allow one-acre lot development when part of a 
planned approach.”  New lots within the R district are minimally 1 acre in size.

Existing Site 
Layout:

The site contains a commercial building and its driveway along the Route 20 
frontage and the remainder of the site is covered by woodlands.  The site has 
frontage along Route 20, Shea Road, and approximately 48’ of frontage along 
Cemetery Road adjacent to its intersection with Route 20, Henneberry Road, and 
Cherry Street.

Proposed Site 
Layout:

Per the Subdivision Map, Mapstone Properties, LLC dated 6/25/25, the applicant is 
proposing to subdivide the site into new Lot 1 (5.010 acres) and new Lot 2 (5.676 
acres).  Proposed Lot 1 will have 650’ of frontage on Route 20 and approximately 
200’ of frontage on Shea Road.  Proposed Lot 2 will have 205’ of frontage on Shea 
Road.

ADVISORY NOTE: Per the NYS Department of Transportation, no additional 
access to NYS Route 20 will be permitted.

Drinking Water: The commercial building is served by an individual well and no changes are 
currently proposed.  It appears the proposed single-family home will require a new 
well.

Wastewater: The Dollar General is served by an individual septic system and no changes are 
currently proposed.  It appears the proposed single-family home will require a new 
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Staff Reports for GML Section 239 Referrals S-25-37

For agency contacts and additional information about advisory notes, please visit:
http://ongov.net/planning/ocpb.html

septic system.

ADVISORY NOTE:  The Onondaga County Health Department's Bureau of Public 
Health Engineering must formally accept or approve, respectively, any existing or 
proposed septic system to service this property prior to Department endorsement of 
the subdivision.

Agriculture: The site and surrounding lands are enrolled in NYS Agricultural District 4.  The site 
is largely wooded and does not appear to contain active farmland, while 
surrounding lands do. An Agricultural Data Statement was not included with the 
referral materials.

ADVISORY NOTE:  Any application for a special use permit, site plan approval, use 
variance, or subdivision approval requiring municipal review and approval that 
would occur on or within 500 feet of a property within a NYS Certified Agricultural 
District is required by the NYS Agricultural and Markets Law to include an 
Agricultural Data Statement.

Watersheds: The site is located over, or immediately adjoining, the Cortland-Homer-Preble sole 
source aquifer (SSA), supplying at least 50% of the drinking water consumed in the 
overlying area (per EAF Mapper).

Stormwater: Per the Environmental Assessment Form (EAF) dated 9/29/25, no additional 
stormwater will be generated by the proposal.

ADVISORY NOTE: Per the NYS Department of Conservation (NYSDEC), any 
project that cumulatively disturbs one acre or more of land must be covered under 
the NYS SPDES Permit. The municipality is advised to ensure that the applicant 
has obtained the appropriate permits from the NYS Department of Environmental 
Conservation prior to municipal approval.

Page 4ONONDAGA COUNTY PLANNING BOARD AGENDA 11/5/2025



Staff Reports for GML Section 239 Referrals Z-25-321

Case Number: Z-25-321

Type of Action: ZONE CHANGE

Town of Camillus

30-Day Deadline: 11/16/2025

General Municipal Law Section 239-m allows the County Planning Board to review the 
adoption or amendment of a zoning ordinance or local law and the site is located within 
500 feet of Warners Road (Route 173) and Hinsdale Road (Route 209), both county 
highways, and Route 5 (Camillus Bypass), a state highway

Referring Board: Town of Camillus 
Town Board

Location:

Tax ID: 017.-04-48.1, 017.-04-08.1, 
017.-04-09.0, 017.-04-10.0, 
017.-04-05.0, 017.-04-06.0

SUMMARY:

The applicant is proposing a zone change 
on six parcels totaling 22.14 acres from 
Limited Business Office (LBO) and 
Commercial (C-5) to Planned Unit 
Development zoning district, for the 
Church Street Station mixed-use 
development.

Related Cases:

Applicant:

JURISDICTION:
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Staff Reports for GML Section 239 Referrals Z-25-321
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Staff Reports for GML Section 239 Referrals Z-25-321
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Staff Reports for GML Section 239 Referrals Z-25-321

STAFF REVIEW:

Past Board 
Reviews:

The Board has reviewed multiple referrals regarding the development of this area, 
most recently recommending Modification of a zone change referral for this 
proposed development, advising the applicant is required to coordinate with the 
Onondaga County and NYS Departments of Transportation (OCDOT and 
NYSDOT) and coordinate with the Onondaga County Department of Water 
Environment Protection (OCDWEP). The Board also encouraged the Town and 
applicant to coordinate to improve site design and incorporate pedestrian amenities 
to serve the residents of the development and the surrounding area. The Board 
further encouraged the addition of trees, screening, playgrounds, trails, and 
recreational spaces along with encouraging the applicant to coordinate with Central 
New York Regional Transportation Authority (CENTRO) regarding public transit 
service to the neighborhood. 

The Board also provided a recommendation that had been supplied on previous 
referrals: to coordinate any future changes along this portion of Hinsdale Road with 
the applicant, Town, OCDOT and NYSDOT to develop a coordinated safety and 
access plan for this segment of Hinsdale Road and ensure access to Warners 
Road prior to approval of any Concept and/or Site Plan.  

Previous referrals include recommending Modification of a site plan referral (Z-24-
201) and No Position with Comment on a zone change referral (Z-24-95) to allow 
construction of a restaurant, providing similar recommendations.  The Board also 
recommended Modification of a special permit referral (Z-05-49) to construct a 
church with office and educational facilities on the eastern parcel advising the 
applicant to coordinate with NYSDOT and provide screening.

Location: The site is located in a transitional area, comprised of six parcels, five of which are 
former residential parcels on Hinsdale Road, across from the Township 5 
development, slated to be converted to commercial uses. The sixth parcel is a 28-
acre lot containing a church complex on the western half and a wooded area on the 
eastern half. The site abuts residential to the west, north, and east and abuts NYS 
Route 5 to the south.

Proposed 
Zoning:

The applicant is proposing a zone change to Planned Unit Development (PUD) and 
the creation of the Church Street Station PUD. Per the proposed law, the applicant 
is proposing construction of “up to 50,000 sf of commercial/retail facilities (may 
include multiple buildings)” “and a total of eighteen (18) apartment buildings 
comprised of six (6) six (6) unit buildings and twelve (12) twelve (12)-unit buildings 
for a total of one hundred eighty (180) units”. Per the Town Code, the PUD “shall 
promote” ideas including “a choice of environments, housing types, lot sizes and 
community facilities available within a planned neighborhood” and “provide more 
usable open space and recreation areas and to conserve natural resources and 
outstanding landscape features”. No recreational or conservation areas are 
proposed.
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Staff Reports for GML Section 239 Referrals Z-25-321

Proposed Site 
Layout:

Per the Concept Site Plan B dated 10/8/25, the development will consist of 
buildings and parking lots arranged around a central public road. The road connects 
to Hinsdale Road across from a Township 5 right-in/right-out intersection and 
connects to Warners Road at the eastern side of the site between residential lots. 
Two retail buildings totaling 7,000 sf with 8-space parking lots each will be located 
on either side of the internal road, along the Hinsdale Road frontage. Two retail 
buildings totaling 30,000 sf and parking lots containing 150 spaces are shown, 
south of the church complex, with residential buildings located in the eastern portion 
of the site. 

Per the Concept Site Plan B, the PUD will contain twelve 12-unit apartment 
buildings arranged along the southern site boundary. Townhouses will be arranged 
along the northern site boundary in six 6-unit buildings. Parking lots for the 
residential buildings will be located between the buildings and the public road and 
the townhomes may also have 4 to 6-car garages located adjacent to the parking 
lots. Per the Off Street Parking Data Chart on the Concept Site Plan B, the 
residential parking areas will provide 248 to 282 spaces, dependent on whether 
parking will be provided in a combination of open lot and garage spaces or solely 
open lot parking. 

It appears from the Concept Site Plan B the church complex will be subdivided from 
the proposed development, but a proposed subdivision is not described in the 
referral materials.

Access: The site has existing driveways to Hinsdale and Warners Roads, both county roads, 
with additional frontage on Warners Road at the eastern side of the site. 
Crosswalks are not depicted.

ADVISORY NOTE: Per the Onondaga County Department of Transportation, all 
existing or proposed roads connections to Hinsdale and Warners Roads must meet 
Department requirements.
ADVISORY NOTE: Per the NYS Department of Transportation, no access to NYS 
Route 5 will be permitted.

Access: Changes from the previously referred zone change include the addition of two 
parcels along Hinsdale Road, depicted in the Concept Site Plan B as containing a 
stormwater facility. Additional changes include a reduction in parking from 337-346 
spaces to 248-282 spaces, changing one townhouse building from a four-unit 
building to a six-unit building, and placing a traffic light and crosswalk at the 
intersection of the internal road and Hinsdale Road.

Landscaping: Some trees are shown around the parking lots, but none are depicted along site 
boundaries. Amenities for use by residents like playgrounds, trails, patios, etc are 
not depicted. Sidewalks are depicted in front of residential buildings, Retail Building 
A, and the north side of the internal road, but not all sidewalks connect to form an 
interconnected sidewalk network. No screening or buffering between the site and 
adjacent residential or NYS Route 5 is depicted.
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Staff Reports for GML Section 239 Referrals Z-25-321

Bike/Ped/Transit: Per the Central New York Regional Transportation Authority (CENTRO), Township 
5 Plaza has public transit service and bus stops are located approximately 1,400’ 
from the site. There are some sidewalks within the Township 5 Plaza, but not along 
Hinsdale or Warners Roads near the site.

Drinking Water: Per the referral notice, a new connection to public drinking water is proposed to 
serve the development. A letter from OCWA dated 8/5/25 included with the referral 
materials notes water service is available to this site.

ADVISORY NOTE:  The applicant is advised to contact OCWA's Engineering 
Department to determine the activities and structures permitted within OCWA 
easements/rights-of-way, water availability and service options, obtain hydrant flow 
test information, evaluate backflow prevention requirements, and/or request that the 
Authority conduct hydrant flow testing to assess fire flow availability.

Wastewater: Per the referral notice, a new connection to the public sewers is proposed to serve 
the development. The site is located in the Metropolitan Wastewater Treatment 
Plant and Westside Pump Station service areas.

ADVISORY NOTE: The Onondaga County Department of Water Environment 
Protection (OCDWEP) requires capacity assurance due to an anticipated increase 
in use; additionally, unless it can be demonstrated that anticipated sanitary flows will 
not exceed previous flows in excess of one sewer unit over prior uses, the applicant 
must develop a 1 gallon to 1 gallon sanitary flow offset plan/project in coordination 
with the municipal engineer. The Capacity Assurance Form and approval process 
can now be found online: http://ongov.net/wep/connections.html

Watersheds: The site is located over, or immediately adjoining, primary and principal aquifers 
(per EAF Mapper).

Historic 
Resources:

The site or a portion of it is located in or adjacent to an area designated as sensitive 
for archaeological sites on the NYS Historic Preservation Office archaeological site 
inventory (per EAF Mapper).

ADVISORY NOTE:  The applicant and/or municipality is advised to contact the NYS 
Historic Preservation Office to determine if the project should be submitted to the 
Office for review as part of the State Environmental Quality Review (SEQR) process.

Stormwater: Per the Environmental Assessment Form (EAF) dated 7/15/25, 16.52 acres of the 
site will be disturbed by the proposed project. Per the Concept Site Plan B, swales 
will be located between residential buildings and the northern and southern site 
boundaries and stormwater basins will be located in the southeast corner of the site 
and along Hinsdale Road. Per the EAF, the development will result in the loss of 13 
acres of forest and 7 acres of meadows, grasslands or brushlands.

ADVISORY NOTE: Any project that cumulatively disturbs one acre or more of land 
must be covered under the NYS SPDES Permit; the municipality is advised to 
ensure that the applicant has obtained the appropriate permits from the NYS 
Department of Environmental Conservation prior to municipal approval.
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Staff Reports for GML Section 239 Referrals Z-25-321

For agency contacts and additional information about advisory notes, please visit:
http://ongov.net/planning/ocpb.html
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Staff Reports for GML Section 239 Referrals Z-25-322

Case Number: Z-25-322

Type of Action: ZONE CHANGE

Mapstone Properties, LLC

30-Day Deadline: 11/21/2025

General Municipal Law Section 239-m allows the County Planning Board to review the 
adoption or amendment of a zoning ordinance or local law and the site is located within 
500 feet of US Route 20, a state highway, and a farm operation located in a NYS 
Agricultural District

Referring Board: Town of Pompey 
Town Board

Location: at 7420 US Route 20

Tax ID: 022.-05-01.1

SUMMARY:

Zone change on a 5.676-acre parcel from 
Commercial (C) to Residential (R).

Related Cases:

Applicant:

JURISDICTION:
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Staff Reports for GML Section 239 Referrals Z-25-322
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Staff Reports for GML Section 239 Referrals Z-25-322

STAFF REVIEW:

Past Board 
Reviews:

The Board previously recommended Modification of site plan and area variance 
referrals (Z-16-262, Z-16-263) to construct a warehouse/office building, advising the 
applicant must coordinate Route 20 access with the NYS Department of 
Transportation and coordinate with the Onondaga County Department of Health 
(OCHD) regarding any proposed septic system.

Concurrent 
Reviews:

The Board is concurrently reviewing a subdivision referral (S-25-37) to divide the 
site into two new lots: Lot 1 (5.010 acres) and Lot 2 (5.676 Acres).

Nearby 
Uses/Setting:

The site is located along the southeastern side of NYS Route 20, east of the hamlet 
area of Pompey.  Small parcels containing residential and commercial uses occur to 
the northwest and large parcels containing low-density residential, wooded areas, 
and agriculture occur to north, east, and south of the site.

Proposed 
Zoning:

Per the referral materials, the applicant is proposing a zone change on Proposed 
Lot 2 from Commercial to Residential (R) to allow a house to be constructed.  Per 
the Town Code, the intent of the R District is “to provide for flexible patterns of 
single-family residential development that are protective of sensitive environmental 
features and resources; or to provide a transition between developed areas and 
farm and unique environmental areas; or to accommodate the preexisting pattern of 
one-acre lots and to continue to allow one-acre lot development when part of a 
planned approach.”  New lots within the R district are minimally 1 acre in size.

Existing Site 
Layout:

The site contains a commercial building and its driveway along the Route 20 
frontage and the remainder of the site is covered by woodlands.  The site has 
frontage along Route 20, Shea Road, and approximately 48’ of frontage along 
Cemetery Road adjacent to its intersection with Route 20, Henneberry Road, and 
Cherry Street.

Proposed Site 
Layout:

Per the Subdivision Map, Mapstone Properties, LLC dated 6/25/25, the applicant is 
proposing to subdivide the site into new Lot 1 (5.010 acres) and new Lot 2 (5.676 
acres).  Proposed Lot 1 will have 650’ of frontage on Route 20 and approximately 
200’ of frontage on Shea Road.  Proposed Lot 2 will have 205’ of frontage on Shea 
Road.

ADVISORY NOTE: Per the NYS Department of Transportation, no additional 
access to NYS Route 20 will be permitted.

Drinking Water: The commercial building is served by an individual well and no changes are 
currently proposed.  It appears the proposed single-family home will require a new 
well.

Wastewater: The Dollar General is served by an individual septic system and no changes are 
currently proposed.  It appears the proposed single-family home will require a new 
septic system.
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Staff Reports for GML Section 239 Referrals Z-25-322

For agency contacts and additional information about advisory notes, please visit:
http://ongov.net/planning/ocpb.html

ADVISORY NOTE:  The Onondaga County Health Department's Bureau of Public 
Health Engineering must formally accept or approve, respectively, any existing or 
proposed septic system to service this property prior to Department endorsement of 
the subdivision.

Agriculture: The site and surrounding lands are enrolled in NYS Agricultural District 4.  The site 
is largely wooded and does not appear to contain active farmland, while 
surrounding lands do. An Agricultural Data Statement was not included with the 
referral materials.

ADVISORY NOTE:  Any application for a special use permit, site plan approval, use 
variance, or subdivision approval requiring municipal review and approval that 
would occur on or within 500 feet of a property within a NYS Certified Agricultural 
District is required by the NYS Agricultural and Markets Law to include an 
Agricultural Data Statement.

Other: The site is located over, or immediately adjoining, the Cortland-Homer-Preble sole 
source aquifer (SSA), supplying at least 50% of the drinking water consumed in the 
overlying area (per EAF Mapper).

Stormwater: Per the Environmental Assessment Form (EAF) dated 9/29/25, no additional 
stormwater will be generated by the proposal.

ADVISORY NOTE: Per the NYS Department of Conservation (NYSDEC), any 
project that cumulatively disturbs one acre or more of land must be covered under 
the NYS SPDES Permit. The municipality is advised to ensure that the applicant 
has obtained the appropriate permits from the NYS Department of Environmental 
Conservation prior to municipal approval.

Page 15ONONDAGA COUNTY PLANNING BOARD AGENDA 11/5/2025



Staff Reports for GML Section 239 Referrals Z-25-326

Case Number: Z-25-326

Type of Action: SITE PLAN

Halle Properties, LLC

30-Day Deadline: 11/22/2025

General Municipal Law Section 239-m allows the County Planning Board to review 
approval of site plans and the site is located within 500 feet of Brewerton Road (Route 11), 
a state highway

Referring Board: Town of Cicero 
Planning Board

Location: at 8076 Brewerton Road

Tax ID: 044.-01-17.6

SUMMARY:

The applicant is proposing to construct a 
7,020 sf America's Tire retail facility on a 
0.88-acre parcel in a General Commercial 
(GC) zoning district

Related Cases:

Applicant:

JURISDICTION:
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Staff Reports for GML Section 239 Referrals Z-25-326

STAFF REVIEW:

Location: The site is a vacant lawn area between the Cicero Market Commercial Plaza and 
Brewerton Road. An internal road separates the site from the plaza parking lot and 
serves both the Walmart at the rear of the plaza and the smaller commercial along 
the Brewerton Road frontage.  A credit union and Mavis Discount Tire are adjacent 
to the site along Brewerton Road frontage.

Proposed Site 
Layout:

Per a letter from Bohler Engineering to the Town dated 9/30/25, the applicant is 
proposing to construct a 7,020 sf America’s Tire facility, dumpster enclosure, 
lighting, signage, and landscaping. Per the Site Plan dated 9/30/25, the building will 
be located in the middle of the lot with a 21-space parking lot along the front and 
side of the building. Driveways from adjacent parcels that connect to the plaza’s 
internal road will be connected via a driveway along the rear of the proposed 
building. Landscaping plans were not detailed on the Site Plan.

Access: Access to the site comes from the adjacent parcels. An internal road serving the 
plaza connects the site to two driveways to Brewerton Road (NYS Route 11).  No 
new access to Brewerton Road is proposed.

ADVISORY NOTE: Per the NYS Department of Transportation, no additional 
access to Brewerton Road will be permitted.

Bike/Ped/Transit: Sidewalks are located along the Brewerton Road frontage in front of neighboring 
commercial, but not currently in front of the site.  The Site Plan shows a concrete 
sidewalk along the road frontage, in the NYS right-of-way.

ADVISORY NOTE: Work within the state right-of-way is subject to a work permit 
from the NYS Department of Transportation.

Bike/Ped/Transit: Per the Central New York Regional Transportation Authority (CENTRO), Brewerton 
Road has public transit service and bus stops are located within 500’ of the site.

Drinking Water: A new connection to public drinking water is proposed.

ADVISORY NOTE:  The applicant is advised to contact OCWA's Engineering 
Department to determine the activities and structures permitted within OCWA 
easements/rights-of-way, water availability and service options, obtain hydrant flow 
test information, evaluate backflow prevention requirements, and/or request that the 
Authority conduct hydrant flow testing to assess fire flow availability.

Wastewater: A new connection to the public sewers is proposed. The site is located in the Oak 
Orchard Wastewater Treatment Plant and Davis Road Pump Station service areas.

ADVISORY NOTE:  Capacity assurance approval from the Onondaga County 
Department of Water Environment Protection (OCDWEP) is required in advance of 
issuance of a plumbing permit from the County's Plumbing Control Division in order 
to connect into the public sewer system. Additionally, the applicant must develop a 
1 gallon to 1 gallon sanitary flow offset plan/project in coordination with the 
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For agency contacts and additional information about advisory notes, please visit:
http://ongov.net/planning/ocpb.html

municipal engineer. The Capacity Assurance Form and approval process can now 
be found online: http://www.ongov.net/wep/CapacityAssuranceReviews.html

Historic 
Resources:

The site or a portion of it is located in or adjacent to an area designated as sensitive 
for archaeological sites on the NYS Historic Preservation Office archaeological site 
inventory (per EAF Mapper).

ADVISORY NOTE:  The applicant and/or municipality is advised to contact the NYS 
Historic Preservation Office to determine if the project should be submitted to the 
Office for review as part of the State Environmental Quality Review (SEQR) process.

Other: The project is within 2,000 feet of a site (ID: V00150) in the NYS Department of 
Environmental Conservation Environmental Site Remediation database (per EAF 
Mapper).

Stormwater: Per the Environmental Assessment Form (EAF) dated 9/29/25, 0.8 acres of the site 
will be disturbed by the proposed project and “new runoff from impervious areas will 
be directed ex. on-site catch basin and/or established conveyance ditch."

Easements: Per the Title Survey map dated 9/23/25, there are multiple easements crossing the 
site: a 20’-wide OCWA easement occurs along the site’s road frontage and a 
variable width OCWA easement occurs along the southern parcel boundary. 50’-
wide Ingress/Egress & Utility Easements occur in the northwest and southwest 
corner where driveways from adjacent sites connect to the rear internal road. An 
easement to Niagara Mohawk Power Co. & Verizon occurs along the front parcel 
boundary.
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Case Number: Z-25-327

Type of Action: SITE PLAN

Daniel Kowalik

30-Day Deadline: 11/23/2025

General Municipal Law Section 239-m allows the County Planning Board to review 
approval of site plans and the site is located within 500 feet of State Route 5, a state 
highway, and a farm operation located in a NYS Agricultural District

Referring Board: Town of Elbridge 
Planning Board

Location: at State Route 5

Tax ID: 040.-03-22.2

SUMMARY:

the applicant is proposing construction of a 
2,560 sf post frame cold storage building 
on a vacant 1.02-acre parcel in a Business 
(B-1) zoning district

Related Cases:

Applicant:

JURISDICTION:
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For agency contacts and additional information about advisory notes, please visit:
http://ongov.net/planning/ocpb.html

STAFF REVIEW:

Nearby 
Uses/Setting:

The site is located along the south side of NYS Route 5 in the Town of Elbridge, 
west of its boundary with the Village of Elbridge. The area is characterized by low-
density residential and large parcels containing agriculture and/or woodlands. 
Residential lots abut the site on either side. Skaneateles Creek is located to the rear 
of the site, not on the subject parcel.

Existing Site 
Layout:

Per aerial imagery from May 2024, the site is vacant, containing lawn and trees.

Proposed Site 
Layout:

Per the referral notice, the applicant is proposing construction of a 40’x64’x12’ 
(2,560 sf) cold storage building. Per the Site Plan dated 9/28/25, the building will be 
positioned in the center of the parcel’s road frontage with four parking spaces along 
the side of a proposed 30’-wide driveway to Route 5.

Access: The site has no current access to NYS Route 5. Per the Site Plan, the applicant is 
proposing installation of a new culvert and 30’-wide driveway to Route 5.

ADVISORY NOTE: Per the NYS Department of Transportation, all existing or 
proposed driveways on NYS Route 5 must meet Department requirements.

Drinking Water: Per the referral materials, there is no existing drinking water service to the site. No 
changes to the existing infrastructure are proposed

Wastewater: Per the referral materials, there is no existing wastewater service to the site and no 
changes to the existing infrastructure are proposed

Watersheds: The site is located over, or immediately adjoining, a principal aquifer (per EAF 
Mapper).

Historic 
Resources:

The site or a portion of it is located in or adjacent to an area designated as sensitive 
for archaeological sites on the NYS Historic Preservation Office archaeological site 
inventory (per EAF Mapper).

ADVISORY NOTE:  The applicant and/or municipality is advised to contact the NYS 
Historic Preservation Office to determine if the project should be submitted to the 
Office for review as part of the State Environmental Quality Review (SEQR) process.

Stormwater: Per the Environmental Assessment Form (EAF) dated 10/23/25, the new building 
will not generate any additional stormwater.
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Case Number: Z-25-328

Type of Action: SITE PLAN

3180 Erie Blvd. East

30-Day Deadline: 11/26/2025

General Municipal Law Section 239-m allows the County Planning Board to review 
approval of site plans and the site is located within 500 feet of Erie Boulevard East (Route 
5), a state highway

Referring Board: Town of DeWitt 
Planning Board

Location: 3180 Erie Boulevard East

Tax ID: 044.-06-08.0

SUMMARY:

The applicant is proposing to demolish an 
existing building and construct a 4,500 sf 
building to house two separate restaurant 
tenants on a 0.99-acre parcel in a 
Business zoning district

Related Cases:

Applicant:

JURISDICTION:
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STAFF REVIEW:

Past Board 
Reviews:

The Board previously recommended Modification of a site plan referral (Z-21-205) 
to renovate the existing building to use as a medical marijuana dispensary, advising 
the applicant to provide a lighting plan to the NYS Department of Transportation 
and encouraging a reduction in parking, increase in landscaping, and addition of 
bicycle accommodations on site.

Past Board 
Reviews:

The Board is concurrently reviewing an area variance referral (Z-25-329) to allow 
renovation of this site.

Nearby 
Uses/Setting:

The site is located among the commercial uses lining Erie Boulevard East (NYS 
Route 5). An apartment complex and residential neighborhoods are located to the 
rear of the site. Standalone commercial and commercial plazas are located on 
either side of Erie Boulevard East in this area. Nearby uses include a furniture 
store, a fast food restaurant, a spa, fitness centers, and a bicycle store.

Existing Site 
Layout:

The site contains a former restaurant building surrounded on all sides by an asphalt 
parking lot.

Proposed Site 
Layout:

Per the referral materials, the applicant is proposing demolition of the existing 
building and construction of a new 4,500 sf building to house two restaurant tenants 
along with reconstruction of the parking lot and adding landscaping. Per the Site 
Layout Plan dated 10/23/25, the proposed building will be positioned in 
approximately the same location as the existing restaurant with a 64-space parking 
lot located on the northern and eastern sides of the building. A dumpster enclosure 
will be located to the rear of the restaurant building. Sidewalks will be installed along 
the parking lot and will connect to sidewalks along the Erie Boulevard East frontage.

Variances: The applicant is requesting two area variances: to allow the proposed building to be 
20’10” high when Town Code limits the building to 10’2” (“one foot vertically for 
each one foot horizontally, until the horizontal distance is greater than or equal to 40 
feet” per Town Code) and to allow the proposed 64-space parking lot when 76 
spaces are required by Code.

Access: The site has two existing driveways to Erie Boulevard East along with a possible 
cross connection to Erie Boulevard East via an adjacent parcel to the south. Per the 
Site Layout Plan dated 10/23/25, the southern driveway to Erie Boulevard East and 
the cross connection will be closed, leaving one driveway to Erie Boulevard East.

ADVISORY NOTE:  Per the NYS Department of Transportation, all existing or 
proposed driveways on Erie Boulevard East must meet Department requirements.

Lighting: A Site Photometric Plan dated 10/23/25 was included with the referral materials.

Landscaping: Per a Site Planting Plan dated 10/23/25, five trees will be installed adjacent to the 
parking lot and shrubbery and plantings will be installed around the building and the 
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dumpster enclosure. Existing trees along the road frontage will be retained.

Drinking Water: The site is served by public drinking water and a new connection would be required 
for the new building.

ADVISORY NOTE:  The applicant is advised to contact OCWA's Engineering 
Department to determine the activities and structures permitted within OCWA 
easements/rights-of-way, water availability and service options, obtain hydrant flow 
test information, evaluate backflow prevention requirements, and/or request that the 
Authority conduct hydrant flow testing to assess fire flow availability.

Wastewater: The site is served by public sewers and is located in the Metropolitan Wastewater 
Treatment Plant service area and the new restaurant building will require a new 
connection.

ADVISORY NOTE: Per the Onondaga County Department of Water Environment 
Protection, any and all demolition of buildings requires a permit for sewer 
disconnects. The applicant must contact Plumbing Control to ensure appropriate 
permits are obtained.
ADVISORY NOTE: The Onondaga County Department of Water Environment 
Protection (OCDWEP) requires capacity assurance due to an anticipated increase 
in use; additionally, unless it can be demonstrated that anticipated sanitary flows will 
not exceed previous flows in excess of one sewer unit over prior uses, the applicant 
must develop a 1 gallon to 1 gallon sanitary flow offset plan/project in coordination 
with the municipal engineer; the Capacity Assurance Form and approval process 
can now be found online: http://ongov.net/wep/connections.html

Watersheds: The site is located in an Onondaga County Drainage District for Bear Trap and Ley 
Creek, which is maintained by the Department of Water Environment Protection in 
this area.

Plants/Animals: The site may contain the Northern long-eared bat, or its associated habitat, which 
has been listed by the state or federal government as a threatened or endangered 
animal species (per EAF Mapper). Impacts to bat species are often associated with 
tree clearing and from the plans it appears that no trees will be removed as part of 
the proposed project.

Other: The project is within 2,000 feet of a site (ID: C734108) in the NYS Department of 
Environmental Conservation Environmental Site Remediation database (per EAF 
Mapper).

Stormwater: Per the Environmental Assessment Form (EAF) dated 9/9/25, 0.67 acres of the site 
will be disturbed by the proposed project and stormwater will be directed to 
“municipal system from on site structures.” Per the Site Plan, it appears the 
proposed changes to the site will result in significant areas currently covered by 
asphalt converted to lawn.
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Case Number: Z-25-330

Type of Action: SPECIAL PERMIT

Timothy Mahoney / West 
Seneca Street, LLC

30-Day Deadline: 11/26/2025

General Municipal Law Section 239-m allows the County Planning Board to review 
issuance of special permits and the site is located within 500 feet of West Seneca Street 
(Route 173), a state highway, and the municipal boundary between the Village of Manlius 
and the Town of Manlius

Referring Board: Village of Manlius 
Village Board

Location: at 133 West Seneca Street

Tax ID: 030.-02-03.0

SUMMARY:

the applicant is requesting a special permit 
to allow construction of a 3-story self-
storage building on a 2.5-acre parcel in an 
Industrial zoning district

Related Cases:

Applicant:

JURISDICTION:
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STAFF REVIEW:

Past Board 
Reviews:

The Board previously recommended Modification of a site plan referral (Z-25-241) 
to construct this proposed self-storage facility, advising the applicant that per the 
Onondaga County Department of Water Environment Protection (OCDWEP), no 
construction of permanent features could occur within a county-owned easement, to 
coordinate with the NYS Department of Transportation (NYSDOT), and advised the 
applicant to coordinate with the municipal engineer regarding any disturbance to 
significant areas of FEMA floodplain and floodway found on site.

Nearby 
Uses/Setting:

The site is located along West Seneca Street (NYS Route 173), a state road. The 
site is in an Industrial zoning district in the Village of Manlius, and is the site of a 
former foundry. Surrounding land uses include a small retail plaza, Valvoline Instant 
Oil Change, Manlius YMCA, and residential neighborhood lands. Limestone Creek 
runs along the northern portion of the site.

Existing Site 
Layout:

The site is largely vacant with a paved entryway on West Seneca Street. An aging 
paved driveway leads to the northern end of the site with an existing single-story 
block building (approximately 3,000 sf), to remain. A chain link fence surrounds the 
building and runs along Limestone Creek. The remainder of the site contains an 
unpaved area with trees and shrubs.

Proposed Site 
Layout:

Per the referral materials, the applicant is proposing construction of a three-story 
18,750 sf self-storage building. Per the Proposed Site Plan dated 5/2025, the 
150’x125’ building to be constructed adjacent to the driveway in a wide area of the 
parcel near West Seneca Street. The Site Plan notes a 30’x30’ addition may be 
constructed at the northeast corner of the building in the future. Six parking spaces 
will be established along the driveway. Trees are depicted along the western and 
southern site boundaries, between the site and adjacent residential. The area 
between the rear of the proposed building and Limestone Creek is slated to be 
cleared and graded to create a vehicle turnaround area.

Access: Existing gravel driveway to West Seneca Street (NYS Route 173). Proposing a 20’-
wide asphalt driveway in the same location.

ADVISORY NOTE: Per the NYS Department of Transportation, all existing or 
proposed driveways on West Seneca Street must meet Department requirements.

Drinking Water: The site is served by public drinking water and the new building will require a 
connection.

ADVISORY NOTE: OCWA's Engineering Department requires the applicant to 
contact them to determine water availability and service options, obtain hydrant flow 
test information, evaluate backflow prevention requirements, and/or request that the 
Authority conduct hydrant flow testing to assess fire flow availability.

Wastewater: A new connection to the public sewers is proposed to serve the new building. The 
site is located in the Meadowbrook-Limestone Wastewater Treatment Plant and 
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Manlius Pump Station service areas. Existing county-maintained sewer lines cross 
portions of the northeastern corner of the site, which may be in the area of 
disturbance, and those sewer lines are not shown on site plans.

ADVISORY NOTE: The Onondaga County Department of Water Environment 
Protection (OCDWEP) requires capacity assurance due to an anticipated increase 
in use. Additionally, unless it can be demonstrated that anticipated sanitary flows 
will not exceed previous flows in excess of one sewer unit over prior uses, the 
applicant must develop a 2 gallon to 1 gallon sanitary flow offset plan/project in 
coordination with the municipal engineer. The Capacity Assurance Form and 
approval process can now be found online: http://ongov.net/wep/connections.html
ADVISORY NOTE: Per the Onondaga County Department of Water Environment 
Protection (WEP), no permanent structures are permitted within the County 
easement. Any other work within the County easement must be coordinated with 
WEP.

Waterbodies: The Limestone Creek corridor abuts the site along the rear property boundary, and 
is listed as a Federal wetland. Per the EAF Mapper, the site contains water bodies 
listed as water-quality impaired (Lower Limestone Creek and minor tributaries).

ADVISORY NOTE: Streams classified by the NYS Department of Environmental 
Conservation (DEC) as AA, A, B, C(T), or C(TS) are subject to the stream 
protection provisions of the Department’s Protection of Waters Program; the 
municipality is advised to ensure all necessary permits and approvals are obtained 
from the DEC prior to municipal approval.

Floodplain/Flood
way:

Significant rear portions of the subject parcel are also located in the FEMA floodway 
and floodplain associated with Limestone Creek. The floodway line is clearly 
marked on the site plan, just beyond the building footprint, while the 100-year 
floodplain is not indicated on the proposed site plan. It appears that portions of the 
proposed building and future addition would occur within the floodplain. Within the 
more restrictive floodway, the plans show a paved road, and labeling noting "Area 
to be cleared of brush and debris and graded as a vehicle turnaround", and the plan 
notes “no filling will be conducted on the property within the floodway line.”

ADVISORY NOTE:  The Onondaga County Hazard Mitigation Plan has identified 
flooding as a natural hazard of local concern, with the potential to cause extensive 
threat to property and safety. Buildings within the floodplain can negatively affect 
the free flow of nearby waterways and drainage, and building within a floodplain is 
therefore discouraged.

Historic 
Resources:

The site or a portion of it is located in or adjacent to an area designated as sensitive 
for archaeological sites on the NYS Historic Preservation Office archaeological site 
inventory (per EAF Mapper).

ADVISORY NOTE:  The applicant and/or municipality is advised to contact the NYS 
Historic Preservation Office to determine if the project should be submitted to the 
Office for review as part of the State Environmental Quality Review (SEQR) process.

Plants/Animals: The site may contain the Northern long-earned bat, or its associated habitat, which 
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has been listed by the state or federal government as a threatened or endangered 
animal species (per EAF Mapper).

ADVISORY NOTE:  Per the NYS Department of Environmental Conservation 
(DEC), if the site contains a threatened or endangered species and/or associated 
habitat, and the project requires review under the State Environmental Quality 
Review Act (SEQRA), a request for a project screening should be submitted to the 
New York Natural Heritage Program or to the regional DEC Division of 
Environmental Permits office.

Stormwater: Per the Environmental Assessment Form (EAF) dated 10/21/25, 0.75 acres of the 
site will be disturbed by the proposed project. The Proposed Site Plan shows a 
stormwater retention area will be constructed in the northwest corner of the site. 
The referral materials indicate a Stormwater Pollution Prevention Plan (SWPPP) 
was prepared for this proposal, but the SWPPP was not included with the referral.

ADVISORY NOTE: Per the NYS Department of Conservation (NYSDEC), any 
project that cumulatively disturbs one acre or more of land must be covered under 
the NYS SPDES Permit. The municipality is advised to ensure that the applicant 
has obtained the appropriate permits from the NYS Department of Environmental 
Conservation prior to municipal approval.
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Case Number: Z-25-333

Type of Action: SITE PLAN

Briad Development, LLC

30-Day Deadline: 11/26/2025

General Municipal Law Section 239-m allows the County Planning Board to review 
approval of site plans and the site is located within 500 feet of Oswego Road (Route 91 / 
Old Route 57) and Liverpool Bypass (Route 88), both county highways, the NYS Thruway 
(Route 90), a state highway, and the municipal boundary between the Town of Salina and 
the Village of Liverpool

Referring Board: Town of Salina 
Zoning Board of 
Appeals

Location: at Oswego Road

Tax ID: 024.-01-36.0

SUMMARY:

the applicant is proposing construction of a 
6,975 sf 3-tenant commercial building on a 
portion of a site made up of four parcels 
totaling 36.60 acres, as part of a large 
mixed use development in a Planned Unit 
Development (PUD) zoning district.

Related Cases:

Applicant:

JURISDICTION:
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STAFF REVIEW:

Past Board 
Reviews:

The Board has reviewed two previous referrals regarding this area. The Board 
offered No Position with Comment on the zone change referral (Z-23-149) to 
change the site to a Planned Unit Development (PUD), recommending the applicant 
and Town improve the site design by adding a sidewalk network within the site, 
install sidewalks along Oswego Road, and landscape along road frontages and 
around parking lots. More recently, the Board recommended Modification of a site 
plan referral (Z-23-298) to construct a large mixed-use development in the PUD 
including 300 apartment units and multiple commercial spaces, advising the 
applicant to coordinate with the Onondaga County Department of Transportation 
(OCDOT), to submit a copy of the Stormwater Pollution Prevention Plan (SWPPP) 
to OCDOT and the NYS Thruway Authority (NYSTA) for review, and to submit a 
lighting plan to both OCDOT and NYSTA. The Board also encouraged the 
installation of a sidewalk network, extending sidewalks along road frontages, and 
installation of bus stop infrastructure in coordination with Central New York 
Regional Transportation Authority (CENTRO) and advised the applicant and Town 
coordinate with the Onondaga County Department of Water Environment Protection 
(OCDWEP) regarding sewer infrastructure being extended to the site.

Location: The subject parcel is one of four parcels in the Liverpool Bypass Planned Unit 
Development (PUD) which is contained on three sides by Oswego Road, Liverpool 
Bypass, and the NYS Thruway, abutting a single-family neighborhood to the east. 
The subject parcel has frontage on the Liverpool Bypass to the west and the 
Thruway to the south. Per a conversation with the Town on 10/27/25, the existing 
lot lines for this parcel will change as development of the PUD progresses. The 
subject area for this referral is “Pad Site 3” as previously defined by the Overall Site 
Layout Plan dated 8/16/23 from site plan referral Z-23-298 where the Board 
reviewed the site plan for the whole PUD. Per aerial imagery from May 2024, the 
southern portion of the parcel is covered with trees and shrubs and the northern 
part of the parcel contains a portion of the former kickball complex.

Nearby 
Uses/Setting:

The site is located between the NYS Thruway, Oswego Road (County Route 57), 
and the Liverpool Bypass (County Route 88). An apartment complex, a single-
family neighborhood, and an Amazon distribution facility nearby. The easternmost 
corner of the site is located in the Town of Clay - this review shall satisfy County 
Planning Board review referral for both municipalities.

Proposed Site 
Layout:

The applicant is proposing construction of a gas station and a 6,975 sf building to 
contain a Circle K market Jimmy John’s and Wendy’s. Per the Site Layout Plan 
dated 10/9/25, the site will have fuel pumps, air, and vacuum machines along the 
Oswego Road frontage. The building will be constructed behind the pump area and 
parking with a drive thru lane and bypass lane along the rear of the building. A 
dumpster enclosure will be located in the rear corner of the asphalt area. Per the 
Site Layout Plan, 12 spaces along the front of the building and 25 along the side 
yard are proposed.
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Access: Per the Site Layout Plan, the site will have direct right-in ingress from Oswego Road 
and full access via an interior road at the rear and northern sides of the asphalt area 
via a new internal road to be constructed adjacent to the site.

ADVISORY NOTE: Per the Onondaga County Department of Transportation, all 
existing or proposed driveways on Oswego Road must meet Department 
requirements.

Access: The previously referred Overall Site Layout Plan does not depict any direct access 
to either of the three commercial areas (PAD Sites 1, 2, and 3). The Overall Site 
Layout Plan depicts one full access driveway from Oswego Road and one full 
access driveway from the Liverpool Bypass providing access to the three 
commercial sites along the Oswego Road frontage and the residential area to the 
rear.

Bike/Ped/Transit: Per the Central New York Regional Transportation Authority (CENTRO), Oswego 
Road and Morgan Road have public transit service and bus stops are located 
adjacent to the site. The previously referred Overall Site Layout Plan dated 8/16/23 
depicted a network of sidewalks along the buildings, parking lots, and internal 
roads, but the sidewalks did not extend along the driveways to the public roads and 
no sidewalks were depicted along public roadways. Per the Site Layout Plan in the 
current referral, sidewalks are depicted throughout the rest of the site, along the 
internal road, and along the Oswego Road frontage north of the site.

Drinking Water: New OCWA drinking water service is proposed to serve the site.

ADVISORY NOTE:  The applicant is advised to contact OCWA's Engineering 
Department to determine the activities and structures permitted within OCWA 
easements/rights-of-way, water availability and service options, obtain hydrant flow 
test information, evaluate backflow prevention requirements, and/or request that the 
Authority conduct hydrant flow testing to assess fire flow availability.

Watersheds: There is no existing public wastewater service to the site and a new connection to 
public sewers is proposed. The site is located in the Wetzel Road Wastewater 
Treatment Plant and Woodard Pump Station service areas. Per the Onondaga 
County Department of Water Environment Protection (WEP), the Woodard Pump 
Station is currently at capacity and is not able to accept any additional flow at this 
time. WEP is currently pursuing a multi-year project to increase station capacity.

ADVISORY NOTE:  Capacity assurance approval from the Onondaga County 
Department of Water Environment Protection (OCDWEP) is required in advance of 
issuance of a plumbing permit from the County's Plumbing Control Division in order 
to connect into the public sewer system. Additionally, the applicant must develop a 
1 gallon to 1 gallon sanitary flow offset plan/project in coordination with the 
municipal engineer. The Capacity Assurance Form and approval process can now 
be found online: http://www.ongov.net/wep/CapacityAssuranceReviews.html

Floodplain/Flood
way:

FEMA Flood Insurance Rate Maps (FIRM) and submitted plans show an area of 
floodplain along the Liverpool Bypass, but not in the subject area.
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ADVISORY NOTE:  The Onondaga County Hazard Mitigation Plan has identified 
flooding as a natural hazard of local concern, with the potential to cause extensive 
threat to property and safety. Buildings within the floodplain can negatively affect 
the free flow of nearby waterways and drainage, and building within a floodplain is 
therefore discouraged.

Wetlands: GIS mapping shows approximately 4.7 acres of the PUD site may contain federal 
and/or NYS wetlands.  It is not clear if the wetlands extend to the current subject 
area and wetlands are not depicted in the currently referred plans.

ADVISORY NOTE: Wetland regulations require the applicant to contact the U.S. 
Army Corps of Engineers and/or NYS Department of Environmental Conservation 
to confirm the presence of federal and/or state wetlands and/or the 100-foot state 
wetland buffer on the site. All confirmed wetlands should be shown on the plans for 
the site and any necessary permits should be obtained for any proposed 
development or placement of fill in a wetland, or drainage of any confirmed 
wetlands and buffers.

Historic 
Resources:

The site or a portion of it is located in or adjacent to an area designated as sensitive 
for archaeological sites on the NYS Historic Preservation Office archaeological site 
inventory (per EAF Mapper).

ADVISORY NOTE:  The applicant and/or municipality is advised to contact the NYS 
Historic Preservation Office to determine if the project should be submitted to the 
Office for review as part of the State Environmental Quality Review (SEQR) process.

Plants/Animals: The site may contain the Indiana Bat, or its associated habitat, which has been 
listed by the state or federal government as a threatened or endangered animal 
species (per EAF Mapper), impacts to bat species are often associated with tree 
clearing and from aerial imagery, it appears that some trees will be removed as part 
of the proposed project.

ADVISORY NOTE:  Per the NYS Department of Environmental Conservation 
(DEC), if the site contains a threatened or endangered species and/or associated 
habitat, and the project requires review under the State Environmental Quality 
Review Act (SEQRA), a request for a project screening should be submitted to the 
New York Natural Heritage Program or to the regional DEC Division of 
Environmental Permits office.

Stormwater: Per the Environmental Assessment Form (EAF) dated 10/10/25, 1.65 acres of the 
site will be disturbed by the proposed project. Per the EAF, “stormwater 
management for the site has been included in the overall PUD development. A 
SWPPP has been prepared and an eNOI has been submitted for coverage under 
GP-O-25-001 (SPDES Permit ID NYR11P316).” The Stormwater Pollution 
Prevention Plan (SWPPP) and/or copy of the SPDES Permit were not included with 
the referral materials. Per the Site Layout Plan, multiple stormwater management 
areas are depicted on the PUD site surrounding the subject area, but none are 
depicted in the subject area.
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ADVISORY NOTE:  Any project that cumulatively disturbs one acre or more of land 
must be covered under the NYS SPDES Permit. The municipality is advised to 
ensure that the applicant has obtained the appropriate permits from the NYS 
Department of Environmental Conservation prior to municipal approval.
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Case Number: S-25-38

Type of Action: FINAL 
SUBDIVISION

Myron M. Hunt, LLC

30-Day Deadline: 11/22/2025

General Municipal Law Section 239-n allows the County Planning Board to review the 
approval of subdivisions and the site is located within 500 feet of Brewerton Road (Route 
11), a state highway

Referring Board: Town of Cicero 
Planning Board

Location: at 8063 Brewerton Road

Tax ID: 045.-01-01.3

SUMMARY:

the applicant is proposing to subdivide a 
2.09-acre parcel into two new lots, Sub Lot 
2A (1.30 acres) and Sub Lot 2B (0.79 
acres), in a General Commercial (GC) 
zoning district

Related Cases:

Applicant:

JURISDICTION:
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STAFF REVIEW:

Past Board 
Reviews:

The Board previously recommended Modification of a site plan referral (Z-25-202) 
for this proposed Canandaigua National Bank, advising the applicant to contact the 
Onondaga County Water Authority (OCWA) to ensure no encroachment into their 
easement. Prior to that, the Board previously recommended Modification of a site 
plan referral (Z-08-34) to construct a 10,800 sf multi-tenant retail facility, advising 
the applicant coordinate with the NYS Department of Transportation (NYSDOT) and 
to submit a traffic study for the full build-out to the Department.

Concurrent 
Reviews:

The Board is also reviewing a site plan for a proposed Discount Tire store (Z-25-
326) to be located across Brewerton Road from the site, in front of the existing 
Walmart store.

Nearby 
Uses/Setting:

The site is located within an existing retail plaza along Brewerton Road, containing 
a Target store and Brewerton Road (NYS Route 11). The area is characterized by 
smaller scale commercial parcels along the Brewerton Road frontage, backed by 
big box commercial.

Existing Site 
Layout:

The site is a 0.88-acre parcel containing a multi-tenant retail commercial building in 
the southern portion of the site with parking lots along the sides and between the 
building and the Brewerton Road frontage. A vacant lawn occupies the northern 
side of the site, where the bank project is proposed.

Proposed Site 
Layout:

Per the Subdivision Map dated 9/22/25, the existing commercial building and its 
parking lots will be split into proposed Sub Lot 2A (1.30 acres) with the existing 
building and the existing lawn will become proposed Sub Lot 2B (0.79 acres). The 
proposed Canandaigua National Bank will be located on Sub Lot 2B.

Project Detail: Per the Overall Site Plan dated 06/04/25 included with the previous referral, the 
applicant is proposing to construct a 3,000 sf commercial bank building with three 
drive-thru lanes located on the western side of the proposed building; the site will 
include 25 parking spaces including two accessible parking spaces. Access will be 
via the existing Target parking lot. The proposed bank site will feature grass and 
curbing around the proposed driveway with landscaping along Brewerton Road. The 
site plan shows an existing sidewalk along Brewerton Road and an existing 
sidewalk along the south boundary of the proposed bank building and parking lot.

Access: The site has access to Brewerton Road via the Target Plaza which has a full access 
driveway to Brewerton Road, south of the site, along with an ingress-only driveway 
north of the site’s parcel boundary. The Plaza has additional access from Brewerton 
Road via cross connections to adjacent commercial parcels to the north and south 
with their own access to Brewerton Road, NYS Route 11. No new driveways to 
Brewerton Road are currently proposed.

ADVISORY NOTE: Per the NYS Department of Transportation, no additional 
access to Brewerton Road will be permitted.
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Easements: Per the Subdivision Map, a 30’-wide water easement runs along the eastern 
boundary of the site, adjacent to the Brewerton Road frontage. A 20’-wide sanitary 
sewer easement also runs along a portion of the eastern boundary of the property.

ADVISORY NOTE: Per the Onondaga County Department of Water Environment 
Protection (WEP), no permanent structures are permitted within the County 
easement. Any other work within the County easement must be coordinated with 
WEP.

Stormwater: Per the Environmental Assessment Form (EAF) dated 9/25/25, 0.79 acres of the 
site will be disturbed by the proposed project and “stormwater will be conveyed by 
pipes, sheet flow and drainage structures into existing stormwater facilities.”

ADVISORY NOTE: Per the NYS Department of Transportation, additional 
stormwater runoff into the state's drainage system is prohibited.

Drinking Water: Per the referral notice, a new connection to public drinking water is proposed to 
serve the bank. Per the referral notice the bank is anticipated to require an increase 
to the existing service.
ADVISORY NOTE: The applicant is advised to contact OCWA's Engineering 
Department to determine the activities and structures permitted within OCWA 
easements/rights-of-way, water availability and service options, obtain hydrant flow 
test information, evaluate backflow prevention requirements, and/or request that the 
Authority conduct hydrant flow testing to assess fire flow availability.

ADVISORY NOTE:  The applicant is advised to contact OCWA's Engineering 
Department to determine the activities and structures permitted within OCWA 
easements/rights-of-way, water availability and service options, obtain hydrant flow 
test information, evaluate backflow prevention requirements, and/or request that the 
Authority conduct hydrant flow testing to assess fire flow availability.

Wastewater: Per the referral notice, a new connection to public sewers is proposed to serve the 
bank. The site is located in the Oak Orchard Treatment Plant and Davis Road 
Pump Station service area.

ADVISORY NOTE:  Capacity assurance approval from the Onondaga County 
Department of Water Environment Protection (OCDWEP) is required in advance of 
issuance of a plumbing permit from the County's Plumbing Control Division in order 
to connect into the public sewer system. Additionally, the applicant must develop a 
1 gallon to 1 gallon sanitary flow offset plan/project in coordination with the 
municipal engineer. The Capacity Assurance Form and approval process can now 
be found online: http://www.ongov.net/wep/CapacityAssuranceReviews.html

Bike/Ped/Transit: Per the Central New York Regional Transportation Authority (CENTRO), the site 
has public transit service and bus stops are located to the south of the site on 
Brewerton Road, located at Brewerton Road & Walmart Access Road, less than ¼ 
of a mile from the proposed site.

Other: The project is within 2,000 feet of a site (ID: V00150) in the NYS Department of 
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Environmental Conservation Environmental Site Remediation database (per EAF 
Mapper).

Historic 
Resources:

The site or a portion of it is located in or adjacent to an area designated as sensitive 
for archaeological sites on the NYS Historic Preservation Office archaeological site 
inventory (per EAF Mapper).

ADVISORY NOTE:  The applicant and/or municipality is advised to contact the NYS 
Historic Preservation Office to determine if the project should be submitted to the 
Office for review as part of the State Environmental Quality Review (SEQR) process.
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Case Number: Z-25-324

Type of Action: TEXT 
AMENDMENT

Town of Cicero

30-Day Deadline: 11/22/2025

General Municipal Law Section 239-m allows the County Planning Board to review the 
adoption or amendment of a zoning ordinance or local law and

Referring Board: Town of Cicero 
Town Board

Location:

Tax ID:

SUMMARY:

the applicant is proposing to amend 
Chapter 210: Zoning of the Code of the 
Town of Cicero, to include a new article, 
Article XVIII: Mixed Residential Overlay 
District, to better manage and 
accommodate residential growth and 
development along a portion of NYS Route 
31 and South Bay Road, and the local law 
also includes an amendment to Article XIII 
to expand the boundary of the Hamlet 
Gateway Overlay District

Related Cases:

Applicant:

JURISDICTION:
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STAFF REVIEW:

Proposed Text: Per the proposed language § 210-111 of the Town Code, the purpose of the 
proposed Mixed Residential Overlay District (MROD) is to better manage and 
accommodate residential growth and development along  portions of New York 
State Route 31 and South Bay Road by increasing the flexibility of allowable land 
uses while requiring well-considered and integrated building and site design in order 
to foster mixed residential development that supports the housing needs of the 
Town while preserving the existing rural character of the area.

Proposed Text: Per the proposed language of § 210-112, the MROD regulations will apply to all 
parcels within the defined boundaries of the MROD, as shown on the Mixed 
Residential Overlay District Map. The regulations will apply to the subject parcels in 
addition to all other existing regulations of the Town. Where a conflict arises 
between the MROD regulations and other town regulations the MROD regulations 
will take precedence. Where the requirements of this Article conflict with the 
requirements of Article XV (Design Standards), the more stringent requirement 
shall apply.

Proposed Text: Per the proposed language of § 210-113, certain uses and actions allowable under 
the proposed MROD regulations may be subject to additional local development 
review including, but not limited to, building permits and certificates of occupancy, 
special use permits, and site plan review.

Proposed Text: Per the proposed language of § 210-113, all uses are required to obtain site plan 
review approval in accordance with Article VII of the Zoning of the Code of the 
Town of Cicero. Uses that are exempt from this requirement include new 
construction of single-family dwelling units on a lot that has already received 
approval, the expansion or rehabilitation of an existing residential structure and 
simple subdivisions.

Proposed Text: § 210-114 establishes a permitted uses table that identifies allowable uses, 
including accessory dwelling units, assembly spaces, libraries and museums, that 
are permitted as-of right; the ordinance also lists allowable uses including mixed 
residential development and recreation facilities that are permitted with the issuance 
of a Special Use permit. Uses not expressly listed are expressly prohibited, unless 
otherwise permitted within the underlying district.

Proposed Text: § 210-115 of the proposed amendment establishes the criteria for mixed residential 
developments within the overlay district. The section establishes a minimum area of 
10 acres for mixed residential development, requires clustering of units, requires 
that all units be served by public water, requires a mixture of uses within the 
development and requires that no more than 40% of units within the development 
be single- and two-family dwellings. The section establishes a maximum building 
height of 55 feet and three stories with a maximum density of 10 dwelling units per 
acre for the entirety of the mixed residential development area. This section also 
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establishes requirements relating to community amenities including open space 
requirements, community center space requirements, pedestrian connectivity 
requirements and transitional density standards.

Proposed Text: § 210-115 of the proposed amendment also allows the Planning Board to establish 
dimensional requirements through site plan review.

Proposed Text: § 210-116 of the proposed amendment empowers the Planning Board, as a part of 
site plan review, to require the creation of public amenities, where such uses would 
be consistent with the Town’s adopted plans and studies and would create a 
significant benefit to the health, safety, and general welfare of the public relative to 
the burden placed upon the property owner or developer. Such public amenities 
may include, but are not limited to, gathering spaces, right-of-way improvements, 
and streetscape elements such as lighting, furniture, and public art. Any proposed 
public access would be prescribed by easement or deed for public access.

Proposed Text: §210-117 of the proposed amendment establishes design and development 
standards within the MROD. §210-117 establishes residential subdivision standards 
that innumerate several design criteria including: requiring that the garage must not 
be the dominant feature of the front of the dwelling. Usable covered front porches 
should be provided and requires that a minimum roof pitch of 4'/12' should be 
provided. The section also places requirements for the quality of materials and 
variation of materials and places limitations on the use of reflective and bright colors.

Proposed Text: §210-117 of the proposed amendment also establishes design standards for non-
residential and mult-ifamily uses and establishes a prohibition of certain building 
materials including Vinyl under 0.048” in thickness, fiberglass, plastic panels, clear-
coated or corrugated aluminum, mirrored glass, concrete block, unfinished concrete.

Proposed Text: §210-117 of the proposed amendment also establishes regulations for the 
screening of parking areas and mechanical equipment andr rooftop mounted 
equipment.

Proposed Text: §210-118 of the proposed amendment establishes regulations relating to access to 
Route 31 or South Bay Road, allowing one point of direct or indirect access to the 
public roadway system for each parcel and allowing an additional access point for 
parcels with frontage greater than 500 feet, with a determination from the New York 
State Department of Transportation and/or Onondaga County Department of 
Transportation that such access will not be detrimental to roadway safety, capacity, 
or function. This section prohibits individual property access to Route 31 or South 
Bay Road where alternative access is available and establishes that where multiple 
parcels are developed as a single project they will be treated as a single parcel for 
the purposes of determining the permitted number of access points. §210-118 
regulates minimum driveway spacing, joint and cross access, minimum corner 
clearance, shared access and pedestrian access. The section takes a holistic 
approach to accessing appropriate driveway access viewing developments covering 
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more than one parcel as a single property. Per the section, Where multiple parcels 
are developed as a single project they are treated as a single parcel for the 
purposes of determining the permitted number of access points.

Proposed Text: §210-119 of the proposed amendment 210-119 establishes regulations for driveway 
location and design that requires consistency with NYSDOT and/or OCDOT 
standards for sight distance and states that the NYSDOT and/or OCDOT, in 
coordination with the Town of Cicero, may require turn lanes where deemed 
necessary due to traffic volumes or where a safety or operational problem exists. 
This section also enumerates general standards and guidelines for driveway 
location and design.

Proposed Text: § 210-120 of the proposed amendment establishes observation and inspection 
requirements for the installation or improvements of any development in the MROD. 
This section establishes inspection or observation requirements for all stages of 
development, requiring the developer to grant free access to the parcel for said 
purpose. Pursuant to this section the cost burden associated with inspections, 
including all costs of observation, including testing of materials, is shifted to be paid 
for solely by the developer. The developer is required to provide this sum through a 
letter of credit or cash prior to the beginning of the project, the Town Board may 
require the applicant to furnish a letter of credit or cash for the faithful performance 
of the plan and specifications as finally approved. The letter of credit shall be issued 
to the Town for an initial minimum period of three years.
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Case Number: Z-25-329

Type of Action: AREA VARIANCE

3180 Erie Blvd. East

30-Day Deadline: 11/26/2025

General Municipal Law Section 239-m allows the County Planning Board to review the 
granting of use or area variances and the site is located within 500 feet of Erie Boulevard 
East (Route 5), a state highway

Referring Board: Town of DeWitt 
Zoning Board of 
Appeals

Location: at 3180 Erie Boulevard East

Tax ID: 044.-06-08.0

SUMMARY:

the applicant is requesting area variances 
for building height and reduction in parking 
related to the construction of a 4,500 sf 
building that will house two restaurant 
tenants on a 0.99-acre parcel in a 
Business zoning district

Related Cases:

Applicant:

JURISDICTION:
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STAFF REVIEW:

Past Board 
Reviews:

The Board previously recommended Modification of a site plan referral (Z-21-205) 
to renovate the existing building to use as a medical marijuana dispensary, advising 
the applicant to provide a lighting plan to the NYS Department of Transportation 
and encouraging a reduction in parking, increase in landscaping, and addition of 
bicycle accommodations on site.

Concurrent 
Reviews:

The Board is concurrently reviewing a site plan referral (Z-25-328) to demolish the 
existing building and construct a new restaurant building.

Nearby 
Uses/Setting:

The site is located among the commercial uses lining Erie Boulevard East (NYS 
Route 5). An apartment complex and residential neighborhoods are located to the 
rear of the site. Standalone commercial and commercial plazas are located on 
either side of Erie Boulevard East in this area. Nearby uses include a furniture 
store, a fast food restaurant, a spa, fitness centers, and a bicycle store.

Existing Site 
Layout:

The site contains a former restaurant building surrounded on all sides by an asphalt 
parking lot.

Proposed Site 
Layout:

Per the referral materials, the applicant is proposing demolition of the existing 
building and construction of a new 4,500 sf building to house two restaurant tenants 
along with reconstruction of the parking lot and adding landscaping. Per the Site 
Layout Plan dated 10/23/25, the proposed building will be positioned in 
approximately the same location as the existing restaurant with a 64-space parking 
lot located on the northern and eastern sides of the building. A dumpster enclosure 
will be located to the rear of the restaurant building. Sidewalks will be installed along 
the parking lot and will connect to sidewalks along the Erie Boulevard East frontage.

Variances: The applicant is requesting two area variances: to allow the proposed building to be 
20’10” high when Town Code limits the building to 10’2” (“one foot vertically for 
each one foot horizontally, until the horizontal distance is greater than or equal to 40 
feet” per Town Code) and to allow the proposed 64-space parking lot when 76 
spaces are required by Code.

Access: The site has two existing driveways to Erie Boulevard East along with a possible 
cross connection to Erie Boulevard East via an adjacent parcel to the south. Per the 
Site Layout Plan dated 10/23/25, the southern driveway to Erie Boulevard East and 
the cross connection will be closed, leaving one driveway to Erie Boulevard East.

ADVISORY NOTE:  Per the NYS Department of Transportation, all existing or 
proposed driveways on Erie Boulevard East must meet Department requirements.

Lighting: A Site Photometric Plan dated 10/23/25 was included with the referral materials.

Landscaping: Per a Site Planting Plan dated 10/23/25, five trees will be installed adjacent to the 
parking lot and shrubbery and plantings will be installed around the building and the 
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dumpster enclosure. Existing trees along the road frontage will be retained.

Drinking Water: The site is served by public drinking water and a new connection would be required 
for the new building.

ADVISORY NOTE:  The applicant is advised to contact OCWA's Engineering 
Department to determine the activities and structures permitted within OCWA 
easements/rights-of-way, water availability and service options, obtain hydrant flow 
test information, evaluate backflow prevention requirements, and/or request that the 
Authority conduct hydrant flow testing to assess fire flow availability.

Wastewater: The site is served by public sewers and is located in the Metropolitan Wastewater 
Treatment Plant service area and the new restaurant building will require a new 
connection.

ADVISORY NOTE: Per the Onondaga County Department of Water Environment 
Protection, any and all demolition of buildings requires a permit for sewer 
disconnects. The applicant must contact Plumbing Control to ensure appropriate 
permits are obtained.
ADVISORY NOTE: The Onondaga County Department of Water Environment 
Protection (OCDWEP) requires capacity assurance due to an anticipated increase 
in use. Additionally, unless it can be demonstrated that anticipated sanitary flows 
will not exceed previous flows in excess of one sewer unit over prior uses, the 
applicant must develop a 1 gallon to 1 gallon sanitary flow offset plan/project in 
coordination with the municipal engineer. The Capacity Assurance Form and 
approval process can now be found online: http://ongov.net/wep/connections.html

Watersheds: The site is located in an Onondaga County Drainage District for Bear Trap and Ley 
Creek, which is maintained by the Department of Water Environment Protection in 
this area.

Plants/Animals: The site may contain the Northern long-eared bat, or its associated habitat, which 
has been listed by the state or federal government as a threatened or endangered 
animal species (per EAF Mapper). Impacts to bat species are often associated with 
tree clearing and from the plans it appears that no trees will be removed as part of 
the proposed project.

Other: The project is within 2,000 feet of a site (ID: C734108) in the NYS Department of 
Environmental Conservation Environmental Site Remediation database (per EAF 
Mapper).

Stormwater: Per the Environmental Assessment Form (EAF) dated 9/9/25, 0.67 acres of the site 
will be disturbed by the proposed project and stormwater will be directed to 
“municipal system from on site structures.” Per the Site Plan, it appears the 
proposed changes to the site will result in significant areas currently covered by 
asphalt converted to lawn.
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Case Number: Z-25-318

Type of Action: LOCAL LAW

Town of Otisco

30-Day Deadline: 11/14/2025

General Municipal Law Section 239-m allows the County Planning Board to review the 
adoption or amendment of a zoning ordinance or local law

Referring Board: Town of Otisco 
Town Board

Location:

Tax ID:

SUMMARY:

The applicant is proposing a "Setback" 
Local Law of 2025 to establish uniform 
setback requirements for permanent 
structures in the Town of Otisco in order to 
protect public safety, preserve community 
character and promote the orderly 
development of land in the Town

Related Cases:

Applicant:

JURISDICTION:
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STAFF REVIEW:

Concurrent 
Reviews:

The Board is concurrently reviewing two other local law referrals (Z-25-319, Z-25-
320), a proposed law to regulate the use of generators and a proposed moratorium 
on commercial and industrial construction within the Town.

Proposed Text: Per the proposed law, “the Town of Otisco finds that the placement of permanent 
structures in close proximity to roads and property lines may: (i). Create safety 
hazards for motorists, pedestrians, and emergency responders; (ii). Contribute to 
disputes among adjoining landowners; (iii). Impede access for fire protection and 
emergency services; (iv). Diminish the rural, agricultural, and lakeside character of 
the Town; and (v). Negatively impact aesthetics, privacy, and property values”. The 
“intent of this Local Law is to establish clear and consistent setback standards for 
such facilities, in order to protect public safety, ensure efficient site design, and as 
well as to ensure safe ingress and egress of large trucks and machinery from 
roads”.

Proposed Text: The proposed law “shall apply to all new permanent structures and to any additions 
or expansions of existing permanent structures”. All legally constructed structures 
erected prior to the enactment of this proposed law will be considered “lawful 
nonconforming uses”.

Proposed Text: The proposed law provides definitions including Residential Structure, Commercial 
Structure, Industrial Structure, Accessory Structure, Loading Docks, and Loading 
Areas.

Proposed Text: The proposed setback requirements are divided into three categories: required 
setbacks from Roads, Property Lines, and Conflicting Requirements.

Proposed Text: Per the proposed law, the setback from the road for all permanent structures shall 
be a minimum of 40’.

Proposed Text: Proposed setbacks from property lines are defined by category: residential 
structures and residential accessory structures will have a 10’-minimum setback 
from “any side or rear property line”, agricultural structures and commercial 
structures and their accessory structures will have a 30’-minimum setback from any 
side or rear property lines, and industrial structures and their accessory structures 
will have a 40’-minimum setback from side or rear property boundaries.

Proposed Text: Proposed setbacks for all “Loading Docks and Loading Areas servicing Agricultural 
Structures, Commercial Structures, Industrial Structures, and their Accessory 
Structures, shall be set back a minimum of one hundred (100) feet from any Town, 
County or State-maintained Road, unless County or State restrictions require 
greater setbacks. The required setback shall be measured from the outermost edge 
of the apron of the Loading Dock or Loading Area”. The Town Board may require a 
greater setback where conditions require it to ensure “trucks and equipment can 
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maneuver safely within the site plan”. Conversely, the Town Board may allow a 
reduced setback if “the proposed use will not involve tractor-trailers or similar large 
vehicles”.

Proposed Text: The Town Code Enforcement Officer will be responsible for administering and 
enforcing the proposed law.

Proposed Text: Variances from setback requirements may be requested in writing to the Town 
Clerk. Variances are granted only by the Town Board.

ADVISORY NOTE:  Per GML § 239-nn, the legislative body or other authorized 
body having jurisdiction in a municipality shall give notice to an adjacent 
municipality when a hearing is held by such body relating to a subdivision, site plan, 
special use permit, or a use variance on property that is within five hundred feet of 
an adjacent municipality. Such notice shall be given by mail or electronic 
transmission to the clerk of the adjacent municipality at least ten days prior to any 
such hearing.

Page 58ONONDAGA COUNTY PLANNING BOARD AGENDA 11/5/2025



Staff Reports for GML Section 239 Referrals Z-25-319

Case Number: Z-25-319

Type of Action: LOCAL LAW

Town of Otisco

30-Day Deadline: 11/14/2025

General Municipal Law Section 239-m allows the County Planning Board to review the 
adoption or amendment of a zoning ordinance or local law

Referring Board: Town of Otisco 
Town Board

Location:

Tax ID:

SUMMARY:

The applicant is proposing a "Generator" 
Local Law to establish uniform standards 
and procedures governing the siting, 
installation, operation and maintenance of 
generators in the Town of Otisco in order 
to protect public safety, preserve 
community character and promote the 
orderly development of land in the Town

Related Cases:

Applicant:

JURISDICTION:
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STAFF REVIEW:

Proposed Text: Per the proposed law, the Town has concerns regarding the “siting, installation, and 
operation of generators” creating potential “fire, electrical, and explosion hazards”, 
creating a nuisance with noise and vibration, interfering with emergency services, 
“diminish the rural, agricultural, and lakeside character of the Town if not properly 
buffered, screened or located”, or “negatively impact aesthetics, privacy, and 
property values”. These concerns have spurred the Town to establish “uniform 
standards and procedures governing the siting, installation, operation, and 
maintenance of generators.”

Proposed Text: Definitions including Combustible Materials, Decibel, Flammable Materials, 
Generator, NFPA, Residential Structure, and Uniform Code are provided in the 
proposed law. Generators are divided into “Portable”, “Residential”, and 
“Agricultural, Commercial or Industrial” Generator groups. Residential Generators 
are classified as being rated between 7.5 kW and 26 kW and generators rated at 
greater than 26 kW will be treated as a Commercial Generator.

Proposed Text: The installation, replacement, or relocation of non-portable generators will require a 
building permit. Generators will be classified as “Residential Standby Generator 
(Generators Rated 26 kW or less)” or “Agricultural, Commercial, Industrial 
Generators (Generators Rated Greater than 26 kW)” and will have specific 
submittal requirements to obtain a permit.

Proposed Text: Generators must adhere to required setbacks and clearances along with a 
minimum 10’-setback from all “Property Lines, easements, Rights-of-Way, 
Combustible or Flammable Materials and openings in walls”. Agricultural, 
Commercial or Industrial Generators with a capacity up to 75kW will have a setback 
of 30’ and generators with a capacity greater than 75kW will have a setback of 50’.

Proposed Text: Generators will be prohibited beneath windows or structure opening, beneath decks 
or porches, within 10’ of any window or structural opening, within living spaces, or 
within enclosed structures. Generators are restricted to a maximum sound level of 
50dBA and 60dBC.

Proposed Text: Generators will be subject to installation standards, inspections, and will require 
certification by the Code Enforcement Officer.

Proposed Text: Variances may be requested in writing to the Town Clerk and reviewed by the Town 
Board.

Other:

ADVISORY NOTE:  Per GML § 239-nn, the legislative body or other authorized 
body having jurisdiction in a municipality shall give notice to an adjacent 
municipality when a hearing is held by such body relating to a subdivision, site plan, 

Page 61ONONDAGA COUNTY PLANNING BOARD AGENDA 11/5/2025



Staff Reports for GML Section 239 Referrals Z-25-319

For agency contacts and additional information about advisory notes, please visit:
http://ongov.net/planning/ocpb.html

special use permit, or a use variance on property that is within five hundred feet of 
an adjacent municipality. Such notice shall be given by mail or electronic 
transmission to the clerk of the adjacent municipality at least ten days prior to any 
such hearing.
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LOT DEVELOPMENT STANDARDS CODE          PROPOSED

MINIMUM LOT AREA  0.5 AC              1.65 AC
FRONT YARD SETBACK (COMMERCIAL)      60'                 71'
SIDE YARD (COMMERCIAL)    20'                 54'
SIDE YARD (COMMERCIAL)    20'                 53'
REAR YARD (COMMERCIAL)    20'                 42'

PUMP ISLANDS SETBACK    25'       73'

MAXIMUM BUILDING HEIGHT          4 STORIES    1 STORY

MAXIMUM LOT COVERAGE    30%     17.3%

OFF-STREET PARKING
RESTAURANT, DRIVE-IN

(WENDYS)        55 SP.     10 SP.
RESTAURANT, DRIVE-IN
(JIMMY JOHNS)    55 SP.       9 SP.
GASOLINE SERVICE FACILITY
1 SP. PER EMPLOYEE (5 EMPL.)       5 SP.         5 SP.
1 SP. PER 100SF RETAIL (2,860 SF)     29 SP.       29 SP.

TOTAL     144 SP.      53 SP.

ZONING REGULATIONS
 FOR DEVELOPMENT

PLANNED UNIT DEVELOPMENT (PUD)
EXISTING PARCELS #:

024.-01-04.1 = 16.82 AC LIVERPOOL BYPASS
024.-01-38.0 = 8.95 AC LIVERPOOL BYPASS
024.-01-36.0 = 6.77 AC OSWEGO ROAD
024.-01-03.1 = 2.90 AC OSWEGO ROAD
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C-100

OVERALL SITE
LAYOUT

LOT DEVELOPMENT STANDARDS CODE          PROPOSED

MINIMUM LOT AREA  5.0 AC              36.2 AC
FRONT YARD SETBACK (RESIDENTIAL)      30'               >500'
SIDE YARD (RESIDENTIAL)    30'                160'
SIDE YARD (RESIDENTIAL)    30'                 30'
REAR YARD (RESIDENTIAL)    30'                 92'

MAXIMUM BUILDING HEIGHT          4 STORIES   4 STORIES

MAXIMUM LOT COVERAGE    30%     13.2%

OFF-STREET PARKING (RESIDENTIAL)
ONE BEDROOM - 1SP./UNIT(180)   180 SP.     257 SP.
TWO BEDROOM - 2SP./UNIT(120)   240 SP.     240 SP.

TOTAL   420 SP.     497 SP.

ZONING REGULATIONS
 FOR DEVELOPMENT

PLANNED UNIT DEVELOPMENT (PUD)
EXISTING PARCELS #:

024.-01-04.1 = 16.82 AC LIVERPOOL BYPASS
024.-01-38.0 = 8.95 AC LIVERPOOL BYPASS
024.-01-36.0 = 6.77 AC OSWEGO ROAD
024.-01-03.1 = 2.90 AC OSWEGO ROAD
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