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City of Oneida 
Planning Commission Zoning Board of Appeals 

Special Meeting Agenda 
City Hall, 109 N. Main Street – Common Council Chambers 

May 13, 2025 
6:00 P.M. 

 
 
Call to Order 
 
Roll Call 
 
Approval of the Meeting Minutes 
 
 
Item #1 –Area Variance for 110’ of height, Conditional Use Permit for a Wind Energy Conversion 
System (WECS) and Site Plan Review located at 0 Brewer Road, PIN# 46-2-42.3, zoned Ag by New Leaf 
Energy file#2023-008, 009. 
 
Planning:  No comments. 
 
 
Public Hearing- Motion to Close 
 
The Planning might consider acknowledging, the receipt of the letter dated April 10, 2025, submitted 
by Brandon Smith, a representative of New Leaf Energy, where Mr. Smith formally withdraws the 
application from consideration. 
 
Item #2 – Area Variance for 11’ from the northern property boundary for the construction of a pool for 
a property located at 344 Seneca Street, PIN# 38.31-1-76, zoned R-2, by Larry Coulthart file#2025- 004. 
 
Planning: The property is on a corner lot with two road frontages. The property owner must comply 
with two front yards, and therefore must setback the pool by at least 25’ from Earl Ave. The application 
notes a 6’ fence is being constructed to encase the backyard and the pool. This is compliant with Oneida 
City Code 159-4 regarding Fences for outdoor pools.  
 
239 Review- Not required 
 
SEQRA – The PCZBA should consider declaring this action to be a Type II that requires no further 
review. 
 
Public Hearing- Motion to Open 
 
Public Hearing- Motion to Close 
 
 
Determination of Area Variance Criteria Form- Chairman reads through the criteria and a board 
member makes a motion for each question with a reason. 
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That the application submitted by Larry Coulthart requesting an Area Variance of 11’ from the 
northern property boundary to allow for the placement of a pool, located at 344 Seneca Street, Tax 
Map Number 38.31-1-76, Zoned R-2 is hereby approved with the following conditions: 
 

1. That the applicant obtain all necessary building permits prior to construction. 
 
 
Item #3 – Site Plan Modification to amend the completion date for the large-scale solar facility located 
at Upper Lenox Ave, Tax Map Number 45.-2-2.111, zoned A, by LSE Norma, LLC, file #2025-005. 
 
Discussion with the applicant. 
 
Planning – They are working on finalizing their financing, unsure if they will be able to finalize 
construction. 
 
239 Review- The Planning Board considered in the June 13, 2023 meeting where a Negative Declaration 
was made. Therefore no further environmental review is required for the reduced/Amended Application  
 
Having Considered the regulations pursuant to §143, the PCZBA might consider approving the drafted 
resolution with the following motion: 
 
NOW, THEREFORE, BE IT RESOLVED by the CITY OF ONEIDA'S JOINT ZONING BOARD 
APPEALS/PLANNING COMMISSION,  approves the Site Plan with the following conditions: 
 

1. The completion deadline for construction of the Large-Scale Solar Energy System is 
hereby extended to May 13, 2026. 

2. All previously approved site plan conditions, including those related to 
decommissioning, stormwater management, landscaping, screening, and security, 
remain in full force and effect. 

3. The Applicant shall obtain any updated or renewed permits necessary due to the 
amended timeline, including but not limited to building permits, if applicable. 

 
 
Item # 4 –  Conditional Use Permit and Site Plan Review for a neighborhood retail services use located 
at 303 Main Street, PIN# 38.24-2-36, Zoned R-3 by Christine Zakris-Carpenter File # 2025-006. 
 
Discussion with the Applicant. 
 
Planning-  The PCZBA must consider the neighborhood retail-use definition when determining whether 
or not to approve the conditional use permit application per 190-5: 
 
 
“NEIGHBORHOOD RETAIL SERVICES 
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A limited retail or service business operating solely from the ground floor of a principal building with a 
footprint of no more than 2,500 square feet that provides goods and services primarily to its immediate 
neighborhood. Neighborhood retail establishments shall include grocery stores, personal care services, 
florists, pharmacies, bakeries and like businesses. Retail operating hours and deliveries will be limited to 
6:00 a.m. to 10:00 p.m.” 
 
The Parking requirement for Neighborhood Retail Services use per code is: 
“1 for each 300 square feet of floor space devoted to retail or customer use” 
 
The minimum number of required spaces per code is 6-7 parking spaces.  
 
The Parking requirement for a multi-family residential use is: 
“1 1/2 for each dwelling unit” 
 
The minimum number of required spaces per code is 1-2 Spaces 
 
239 Review- The 239 Review has been submitted to Madison County the response has not been 
received at time of packet circulation. 
 
SEQRA – The PCZBA should consider declaring this action to be a Type II that requires no further 
review pursuant to § 617.5. 
 
Public Hearing- Motion to Open 
 
Public Hearing- Motion to Close 
 
RESOLVED, that the Planning Board does grant such Conditional Use Permit subject to the following 
conditions: 

1. The Applicant shall file the approval with Madison County within 62 days of this approval, as 
required by applicable regulations. 

2. Proof of filing the Conditional Use Permit with the County shall be submitted to the City within 30 
days of the filing. 

The PCZBA might consider granting Site Plan Approval with the following conditions: 
 

1. The applicant shall obtain all required permits and approvals, including building and sign  
permits, from the Department of Code Enforcement before commencing any construction or 
signage installation. 

2. Any dumpsters, trash, recycling, or other refuse receptacles associated with the development 
shall be appropriately screened and covered. 

3. Construction shall be completed within 1 year from the date of this approval. 

 
 
 
Adjourn 
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City of Oneida 

Planning Commission Zoning Board of Appeals 
Meeting Minutes 
March 11, 2025 

  
  
The regular meeting of the Planning Commission Zoning Board of Appeals was held on Tuesday, March 11, 
2025, at 6:00 p.m. in the Common Council Chambers at, City Hall, 109 N. Main St. Oneida, NY. 
  
The meeting was called to order at 6:00 pm by Chairman Perry Tooker. 
 
PRESENT:            Perry Tooker 

Todd Schaal 
Barbara Henderson 
Dave Scholl 
Kipp Hicks 
 

ABSENT: Pat Thorpe 
 
 
ALSO PRESENT:     
 

• Rebecca Lennon, PCZBA Secretary/City Assessor 
• Brian Burkle, Fire Marshal 

 
 
                                                               
RESOLVED, that the Tuesday, January 14, 2025, PCZBA meeting minutes are hereby approved with 
amendments. 
  
Moved by Kipp Hicks 
Seconded by Dave Scholl 
  
Aves: 5 
Nays: 0 
 
 
Item #1 –Conditional Use Permit for a restaurant use, Use Variance for climate-controlled 
self-service storage facility, and Site Plan Review located at 130 Broad Street, PIN# 30.79-1-16, 
zoned DC by Alex Schaal and David Stirpe file#2025-002. 
 
Todd Schaal Recused himself and stepped away from the dais. 
 
Both applicants were in attendance. 
 
There was a brief discussion regarding the proposal and the process of conveyance. 
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Alex Schaal spoke further about the proposed project from the January meeting. Dave Stirpe spoke more 
regarding the restaurant use. The applicants clarified that no splitting of the property will occur. 
 
Alex Schaal went through the site plan again. Identified the uses. He spoke to the outdoor patio, but there 
are no plans for the outdoor patio, they were removed. There was a brief discussion about the GML report.  
There was a discussion about the parking requirements, and that the Planning Board has the authority to 
vary the requirement. The applicant clarified that they have worked a parking agreement with the post office.  
 
There was a discussion about the hours of operation. The applicant said operations for the restaurant was 
from 3pm to 10pm, the storage facility would be accessible through a key fob 24/7. There was a question 
about toxic and flammable items. They would be regulated through the lease agreements. The Fire Marshall 
asked if there would be any outlets. Alex Schaal clarified that there would only be overhead lighting, no 
outlets. Is there any concerned with the shared uses? How is separation distinguished. Alex Shaal conveyed 
that there is a shared wall with no access between the two uses.  
 
The Fire Marshall had a quick conversation about the fire separation and the building materials to get a two 
hour fire separation. Will there be designated storage unit parking? The applicant stated that they did not 
anticipate high volume of parking. The applicant stated that a storage facility with 80 units would have 4 
visits or less on a national average. They anticipate two or less in a week. The applicant explained that they 
secured 20 additional spots from the bank. With those spots, they will ultimately be short 3 spots, because 
of the kitchen, bar and private areas. They anticipate the overall occupancy would be 150 people.  
 
There was a discussion about fire exits and clearing emergency exits during winter. Some doors should not 
be declared emergency exits, so they don’t have to be cleared. There was a discussion about signage and 
lighting plans. They will replace the existing lighting. Once the signage is ready, they will submit new plans 
when they are ready to finalize their signage. The applicant explained that there would be significant lighting. 
No new lighting poles will be added according to the applicant. There is a Knox Box on the building. The 
applicant explained that they will add a knox box for the restaurant use. They will review further. Two keys 
in one box are reasonable. There was a discussion about the sign regulations and the sign board. The Fire 
Marshall clarified that the sign-board is gone . 
  
239 Review-  

Conditional Use Permit for the Restaurant: The applicant provided a site plan that includes an outdoor 
patio seating area. The city does not have zoning regulations to guide outdoor seating. However, it may be 
useful to find out more about how the applicant plans to set up the patio area, since the building is located 
on frequently used downtown roads.  

The restaurant will have no county-wide impact, and we are sending the application back for local review. 
 

Conditional Use Permit for the Self Service Storage Use: The applicant is requesting site plan approval 
and the granting of a use variance for an interior storage facility at 130 Broad Street. The restaurant is 
allowed by conditional use and will be applied for separately. Although this application is only looking at the 
storage facility, it is imperative that the City looks at both of the uses together and their respective impacts 
on parking, ingress/egress etc.  
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The site plan shows exterior building renovations. However, what will the site plan be for the interior of the 
building to accommodate 70 storage units? What will the size of the units be? The applicant also mentioned 
that there will be a security system but did not elaborate further as to what that will entail.  

Use variances have strict criteria to meet approval, and we wonder if there is a less onerous solution. For 
example, light industrial parcels are nearby on Farrier Ave. The City's land use schedule allows for a 
restaurant, and storage facility as conditional uses. 
 
The site plan and use variance will have no county-wide impact, and we are sending the application back 
for local review. 
 

RESOLVED, that the PCZBA declares Lead Agency and classifies the action as Unlisted. 

Moved by Kipp Hicks 

Seconded by Barbara Henderson 

Ayes: 4 

Nays: 0  

Motion Carried 

The PCZBA discussed and reviewed Part I, Part 2, and Part 3 of the Short EAF, and made a 
determination.  

RESOLVED, that the PCZBA issues a Negative Declaration under SEQRA.  

Moved by Kipp Hicks 

Seconded by Barbara Henderson 

Ayes: 4 

Nays: 0  

Motion Carried 

Public Hearing: Open @ 6:38 pm 

Moved by: Kipp Hicks 

Seconded by: Barbara Henderson 

Aye: 4 

Nay: 0 
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No Comment 

Public Hearing: Closed at 6:40 pm   

Moved by: Dave Scholl 

Seconded by: Barbara Henderson 

Aye: 5 

Nay: 0 

 
The PCZBA Reviewed the Use Variance Criteria as it applies to self-service storage use. Alex Schaal read 
through a list of reasons responding to the criteria. Davide Stirpe explained the difficulty in marketing the 
building. The applicant provided there response to the four Use Variance criteria, which as reviewed and 
considered by the board. There was a discussion regarding the use variance criteria, and the necessity of 
giving it a hard look. The board discussed if any neighbor statements have been returned. The applicant 
explained that there were no returns, but sent the documentation to neighbors via certified mail. 

 

A RESOLUTION APPROVING USE VARIANCE FOR A SELF SERVICE STORAGE FACILITY 
LOCATED AT 130 BROAD STREET, TAX MAP NUMBER 30.79-1-16, ZONED DC BY Alex Schaal, 
FILE# 2025-002. 

 

WHEREAS, the City of Oneida Joint Zoning Board of Appeals/Planning Commission (hereinafter 
referred to as "the Board") has reviewed the application submitted by Alex Schaal for a Use 
Variance to allow a Self Service Storage Facility Use located at 130 Broad Street, Tax Map Number 
30.79-1-16, zoned DC; and 

WHEREAS, at the PCZBA meeting on January 14, 2025, the proposed Use Variance was introduced 
to the Board; and 

WHEREAS, at the PCZBA meeting on March 11, 2025, the City of Oneida’s Joint PCZBA declared 
itself the lead agency for the environmental review of the proposed project pursuant to the State 
Environmental Quality Review Act (SEQRA), classified the action as unlisted, and issued a negative 
declaration, determining that the project will not have a significant adverse impact on the 
environment; and 

WHEREAS, a public hearing was held on March 11, 2025, allowing the public to express their 
opinions and concerns regarding the proposed use variances; and 

WHEREAS, the Board determined that no GML 239 Referral was required; and 

WHEREAS, in accordance with the resolutions passed by the Board addressing the applicant’s 
satisfaction of the use variance criteria, the Board does hereby conclude that variance relief cannot 
realize a reasonable return, and that the lack of return is not substantial as demonstrated by 
competent financial evidence. The alleged hardship relating to the property in question is unique 
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and does not apply to a substantial portion of the district or neighborhood. The requested use 
variance, if granted, will not alter the essential character of the neighborhood; and the alleged 
hardship has not been self-created; and  

WHEREAS, the Board does further determine that there be imposed certain conditions upon the 
approval of the use variances. 

NOW, THEREFORE, BE IT RESOLVED by the City of Oneida Joint Zoning Board of Appeals/Planning 
Commission as follows: 

That the application submitted by Alex Schaal for a Use Variance to allow a Self Service Storage 
Facility  located at 130 Broad Street, Tax Map Number 30.79-1-16, zoned DC, is hereby approved, 
subject to the conditions outlined below: 

CONDITIONS: 

1. The Applicant will obtain all required permits and approvals, to include a building permit as 
deemed necessary by the Department of Code Enforcement. 

2. The Use Variance for a personal self-storage facility cannot exceed the 59% illustrated in 
the approved site plan documents consisting of sheets C1; A1; A2 prepared by Mark 
Domenico Architects, PLLC, dated 1/29/25, located 130 Broad Street, Tax Map Number 
30.79-1-16 . 

3. Proof of approval of the Use Variance must be filed with the County within 62 days of this 
approval. 

4. The Hours of Operation for the Personal self-storage facility shall be from 12 a.m.to 11:59 
p.m. seven days a week. 

5. The storage of any hazardous, toxic, and/or flammable material is strictly prohibited.  

6. Proof of filing must be submitted to the Director of Planning and Development within 30 
days of the filing with the County. 

7. That the Director of Planning and Development is hereby authorized to take all necessary 
administrative actions to implement this approval. 

 

BE IT FURTHER RESOLVED, that this resolution shall take effect immediately. 

 

PASSED AND ADOPTED by the City of Oneida's Joint Zoning Board of Appeals/Planning 
Commission on this 11th day of March, 2025. 

 

 



 

6 | P a g e  
 

O. Perry Tooker, IV 

Chairperson, Joint Zoning Board of Appeals/Planning Commission 

 

 

Moved by: Kipp Hick 

Seconded by: Barbara Henderson 

 

Ayes: 4 

Nays: 0 

 

Motion Carried 

 

Resolution Approving A Site Plan For A Storage Facility and Restaurant at 130 Broad Street, the 
Former Oneida Dispatch Building 

 

WHEREAS, the applicant, Alex Schaal (hereinafter referred to as "the Applicant"), has submitted a site 
plan review application for a storage facility and restaurant use (hereinafter referred to as "the Project"), 
located at 130 Broad Street, Oneida, NY, to the City of Oneida (hereinafter referred to as "the City") Joint 
Zoning Board of Appeals/Planning Commission (hereinafter referred to as "the Planning Board"); and 

WHEREAS, the Planning Board has carefully considered the New York State SEQR review, completed on 
February 11th, 2025, classified the proposed Action as an Unlisted Action and issued a Negative 
Declaration under SEQR based on the findings that no significant adverse environmental impacts are 
anticipated ; and 

WHEREAS, the GML 239 Referral was determined to not be required; 

WHEREAS, the Planning Board finds that the proposed development by the Applicant, is in compliance 
with the applicable development and zoning regulations and is consistent with the goals and objectives of 
the City Comprehensive Plan; and 

WHEREAS, the Planning Board has determined that the proposed development can be approved with 
certain conditions to ensure compliance with the site plan review regulations pursuant to §143 and to 
mitigate potential impacts; and 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ONEIDA'S JOINT ZONING BOARD OF  

APPEALS/PLANNING COMMISSION, AS FOLLOWS:  
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Section 1: Approval of the Site Plan Review Application 

Having considered the standards set forth in §143 of the City of Oneida Site Plan Review Regulations, the 
Planning Board hereby approves the following site plan documents consisting of sheets C1; A1; A2 
prepared by Mark Domenico Architects, PLLC, dated XXX; prepared by the applicant, located 130 Broad 
Street, Tax Map Number 30.79-1-16, zoned DC, by Alex Schaal. 

 

Section 2: Conditions of Approval 

1. The applicant shall obtain all required permits and approvals, including building and sign permits, 
from the Department of Code Enforcement before commencing any construction or signage 
installation. 

2. Any dumpsters, trash, recycling, or other refuse receptacles associated with the development 
shall be appropriately screened and covered. 

3. Construction shall be completed within 1 year from the date of this approval. 
 

BE IT FURTHER RESOLVED that the Planning Board authorizes the City Department of Planning and 
Development staff to work with the Applicant to ensure compliance with the approved conditions and to 
review and approve any minor modifications to the site plan that may arise during the implementation of 
the project. 

BE IT FURTHER RESOLVED that the Director of Planning and Development is hereby directed to provide a 
copy of this resolution to the Applicant, and any other relevant agencies or departments involved in the 
review and approval process. 

 

PASSED AND ADOPTED this 11th day of March, 2025. 

 

O. Perry Tooker 

Chairperson, Planning Board 

 

Moved by: Kipp Hicks 

Seconded by: Barbara Henderson 

 

Ayes: 4 

Nays: 0 

 

Motion Carried 



 

8 | P a g e  
 

Item # 2 – Introduction of a Conditional Use Permit and Site Plan Review for a restaurant use 
located at 137 Lenox Ave, PIN# 30.80-1-17, Zoned DC by Rosalinda Purpura LLC File # 2025-003. 
 
Todd Schaal returns to the dais 

The applicant was in attendance. 

There was a brief discussion about the documentation that was submitted. There was a discussion 
regarding the parking. Kipp Hicks argues that the onsite parking and street parking will meet the needs due 
to most of the business is carry out. The Chairman mentioned that the parking for the existing location was 
minimal and the business has functioned very well for 7 years.  

 

239 Review: There is no countywide impact and returned for local determination. 

 

Resolved, The PCZBA classified the proposed SEQRA Action as a Type II Action requiring no further 
action. 

Moved by: Barbara Henderson 

Seconded by: Todd Schaal 

Aye: 5 

Nay: 0 

 

Public Hearing: Open @ 7:10 pm 

Moved by: Dave Scholl 

Seconded by: Todd Schaal 

Aye: 5 

Nay: 0 

Joe Mongro (sp?), he commented that the project would benefit the owner and the city. He commented 
that the owner was concerned about the rules and regulations before moving forward. 

Public Hearing: Closed at 7:12 pm   

Moved by: Todd Schaal 

Seconded by: Barbara Henderson 

Aye: 5 

Nay: 0 
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RESOLUTION CONDITIONAL USE PERMIT FOR 137 AVENUE, CITY OF ONEIDA 

WHEREAS, the applicant, Rosalinda Purpura, LLC (hereinafter referred to as "the Applicant"), has 
submitted a site plan review and conditional use permit application for The Oneida (hereinafter 
referred to as "the Project"), located at 137 Lenox Avenue, Oneida, NY, which has completed the 
New York State SEQR (State Environmental Quality Review) at the regularly scheduled City of 
Oneida (hereinafter referred to as "the City") Joint Zoning Board of Appeals/Planning Commission 
(hereinafter referred to as "the Planning Board"); and 

WHEREAS, the Planning Board has carefully undertaken its environmental review pursuant to the 
New York State SEQRA, completed on March 11, 2025, wherein it classified the proposed Action as 
a Type II Action under SEQR having concluded that no further action is required; and 

WHEREAS, the Planning Board has reviewed the application, conducted public hearings 
completed on March 11, 2025, and considered the potential impacts and benefits of the proposed 
development; and 

WHEREAS, the Applications were duly referred to the Madison County Planning Department 
pursuant to General Municipal Law Section 239 Referral, and which referral was returned for local 
determination; and 

WHEREAS, the Planning Board finds that the proposed development by the Applicant, at 137 Lenox 
Avenue, Oneida, NY, is in compliance with the applicable zoning regulations and is consistent with 
the goals and objectives of the City’s Comprehensive Plan; and 

WHEREAS, the Planning Board has determined that the proposed development can be approved 
with certain conditions to ensure compliance with the zoning regulations and to mitigate potential 
impacts; and 

WHEREAS, the Planning Board finds that the proposed project is in compliance with the applicable 
zoning regulations consistent with the considerations outlined in §190-28 if the Oneida City Code 
and subject to the conditions set forth herein; 

NOW, THEREFORE,  IT IS  HEREBY: 

RESOLVED,  

having considered the standards set forth in §190-28(C) of the City of Oneida Zoning Regulations, 
the Planning Board hereby approves the issuance of a Conditional Use Permit to establish a 
restaurant use, located at 137 Lenox Avenue, Tax Map Number 30.80-1-17, zoned DC, by Rosalinda 
Purpura LLC; be it further 

RESOLVED, that the Planning Board does grant such Conditional Use Permit subject to the 
following conditions: 

1. Construction shall be completed within 1 year from the date of this approval. 

2. The Applicant shall file the approval with Madison County within 62 days of this approval, 
as required by applicable regulations. 
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3. Proof of filing the Conditional Use Permit with the County shall be submitted to the Director 
of Planning and Development within 30 days of the filing. 

4. Installation of a knox box.  

BE IT FURTHER RESOLVED that the Planning Board authorizes the City Department of Planning 
and Development staff to work with the Applicant to ensure compliance with the approved 
conditions and to review and approve any minor modifications to the site plan that may arise during 
the implementation of the project. 

BE IT FURTHER RESOLVED that the Director of Planning and Development is hereby directed to 
provide a copy of this resolution to the Applicant, and any other relevant agencies or departments 
involved in the review and approval process. 

 

PASSED AND ADOPTED this 11th day of March, 2025. 

 

 

O. Perry Tooker, IV 

Chairperson, Planning Board 

 

 

Moved by: Kipp Hicks 

Seconded by: Barbara Henderson 

 

Ayes:5 

Nays:0 

Motion Carried 

 

RESOLVED, that there being no further business to be brought before the PCZBA, the meeting is hereby 
adjourned. 

  

Moved by Todd Schaal 

Seconded by Barbara Henderson 
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Ayes: 5 

Nays: 0 

MOTION CARRIED 

 

Adjourn at 7:18 pm 













































344 Seneca Street

New York State, Maxar, Microsoft

Address Points

Roads

2024 Tax Parcels

April 15, 2025
0 0.01 0.020.01 mi

0 0.02 0.040.01 km

1:1,128



A RESOLUTION APPROVING AN AREA VARIANCE FOR 11’ FROM THE NORTHERN 
PROPERTY BOUNDARY FOR THE CONSTRUCTION OF A POOL LOCATED AT 344 SENECA 
STREET, TAX MAP NUMBER 38.31-1-76, ZONED R-2, BY LARRY COULTHART, FILE# 2025-
004. 

WHEREAS, the City of Oneida Joint Zoning Board of Appeals/Planning Commission 
(hereinafter referred to as "the Board") has reviewed the application submitted by Larry 
Coulthart for the property located at 344 Seneca Street, Tax Map Number 38.31-1-76, 
zoned R-2; and 

WHEREAS, the subject property is a corner lot and must comply with two front yard 
setbacks, requiring a 25’ setback from Earl Ave per zoning requirements; and 

WHEREAS, the applicant has requested an 11’ area variance from the northern property 
boundary to construct a pool; and 

WHEREAS, the application includes the installation of a 6’ fence to enclose the backyard 
and the pool, which complies with City Code §159-4 regarding fences for outdoor pools; 
and 

WHEREAS, the State Environmental Quality Review (SEQR) process was completed, and 
the Board classified the action as a Type II action requiring no further review pursuant to 
§617.5; and 

WHEREAS, a public hearing was held on May 13,2025, allowing the public to express their 
opinions and concerns regarding the proposed area variance; and 

WHEREAS, the Board determined that no GML 239 Referral was required; and 

WHEREAS, in accordance with the resolutions passed by the Board addressing the 
applicant’s satisfaction of the area variance criteria, the Board does hereby conclude that 
variance relief will not produce an undesirable change in the character of the 
neighborhood and will not be a detriment to nearby properties. Variance relief will not 
have an adverse effect or impact on the physical or environmental conditions in the 
neighborhood or district. Neighbors did not express any opposition to the variance. The 
variance sought is not determined to be substantial. There is no feasible method to 
achieve the benefit the applicant wishes to obtain, other than a variance. The benefit to the 
applicant does outweigh any detriment to the neighborhood or community because of 
granting the variance relief as documented in the Area Variance Checklist in Attachment A; 
and 

WHEREAS, the Board does further determine that the following conditions be imposed 
upon approval of the area variance: 



NOW, THEREFORE, BE IT RESOLVED by the City of Oneida Joint Zoning Board of 
Appeals/Planning Commission as follows: 

That the application submitted by Larry Coulthart requesting an Area Variance of 11’ from 
the northern property boundary to allow for the placement of a pool, located at 344 Seneca 
Street, Tax Map Number 38.31-1-76, Zoned R-2 is hereby approved with the following 
conditions: 

1. That the applicant obtain all necessary building permits prior to construction. 

 

BE IT FURTHER RESOLVED, that this resolution shall take effect immediately. 

PASSED AND ADOPTED by the City of Oneida's Joint Zoning Board of Appeals/Planning 
Commission on this [insert date of adoption]. 

O. Perry Tooker IV 
Chairperson, Joint Zoning Board of Appeals/Planning Commission 

Moved by: 
Seconded by: 

Ayes: 
Nays: 

Motion Carried/Denied 

 



CITY OF ONEIDA 
DEPARTMENT OF PLANNING AND DEVELOPMENT 

Date Modified 4/19/2023 

109 North Main Street 
 Oneida, New York 13421 

Tel.:315-363-7467 
Fax: 315-363-2572 

COMBINED PLANNING COMMISSION ZONING BOARD OF APPEALS 
COVER SHEET 

Fee Schedule (please make checks payable to City of Oneida) 
☐ Site Plan Review– 1,000 sq ft or less  $100 
☐ Site Plan Review– 1,001 to 5,000 sq ft $150 
☐ Site Plan Review– 5,001 to 10,000 sq ft $350 
☐ Site Plan Review– 10,001 sq ft or larger $1,100 
☐ Conditional Use Permit   $150 
☐ Site Plan Modification   $100 
☐ Area Variance    $100 
☐ Use Variance     $200 
☐  Zoning Amendment    $200 

Location of property ______________________________________________________________ 

Zone ______  Ward _________  Tax Map # ________________________ 

Property Owner (If Different): Applicant: 

Address: ___________________________ Address: ________________________________ 

City/State/Zip Code: __________________ City/State/Zip Code: _______________________ 

Phone: _____________________________ Phone: __________________________________ 

Email: ______________________________ Email: ___________________________________ 

_____________________ _________ ____________________________ _______ 
Signature of Owner Date Signature of Applicant  Date 

______________________   ____________________________ 
Print Name of Owner Print Applicant Name 

Description of Proposal (Attach additional pages if necessary): 
________________________________________________________________________________
________________________________________________________________________________
________________________________________________________________________________ 

Explain why your proposal is in harmony with the character of the area, and will not have a 
negative impact on other persons or properties in the area (attach additional pages if necessary): 
________________________________________________________________________________
_________________________ ______________________________________________________ 

FOR OFFICE USE: 
Application Number:______________ 

Date of Fee Collection:_____________ 

Date of Public Hearing:_____________ 

Date Received by Planning:_________ 

Date of Final Action_______________ 

Action Filing Date_________________ 

Upper Lennox Avenue, Oneida, NY 13421

 45.-2-2.1112A

18 North Main St, 2nd Floor

West Hartford, CT 06107

203-626-2330
jmacel@lodestarenergy.com

18 North Main St, 2nd Floor

West Hartford, CT 06107
203-626-2330
jmacel@lodestarenergy.com

Jeffrey Macel - South Court Street Holdings LLC Jeffrey Macel - LSE Norma LLC

The project plans to begin construction this year, and best efforts have been made to progress the project to be
construction ready. National Grid requires an additional 8 months to complete their upgrades. 

LSE Norma LLC is requesting to extend the Site Plan approval granted to the project on November 22, 2024 for 
an additional year. 

4/24/2025 4/24/2025

Docusign Envelope ID: BD2D6BA2-BDBA-4038-ABA8-C6D7662A91A6



CITY OF ONEIDA 
DEPARTMENT OF PLANNING AND DEVELOPMENT 

Date Modified 4/19/23 Page 1 of 3 

109 North Main Street 
 Oneida, New York 13421 

Tel.:315-363-7467 
Fax: 315-363-2572 

APPLICATION FOR SITE PLAN 
MODIFICATION 

Name of Proposed Development: 

_______________________________________________ 

Location of Site: 

______________________________________________ 

Tax Map Number: _______________________________ 

Current Zoning Classification: ______________________ Ward: ______________ 

Applicant:  Plans Prepared By: 

Name: ______________________________ Name: ____________________________ 
Address: ____________________________ Address: __________________________ 
____________________________________ __________________________________ 
Phone: ______________________________ Phone: ___________________________ 
Email: _______________________________ Email: ____________________________ 

______________________ ________________ 
Signature of the Applicant Date 

Owner (if different): 

Name: ______________________________  Date of Site Plan Approval:  __________ 
Address: ____________________________ 
____________________________________ 
Phone: ______________________________ 

_____________________ ________________ 
Signature of the Owner   Date  

Modification Requested: 
________________________________________________________________________________ 
________________________________________________________________________________ 
________________________________________________________________________________ 
 
Site Plan Mod Fee: $100  Please make a check payable to the City of Oneida 

FOR OFFICE USE: 
Application Number:_______________ 

Date of Public Hearing:_____________ 

Date Received by Planning:_________ 

Date of Final Action_______________ 

Action Filing Date_________________ 

☐Approved ☐Denied

LSE Norma LLC - South Court Street Solar

Upper Lennox Avenue, Oneida, NY 13421

 45.-2-2.111

A 2

18 North Main St, 2nd Floor
West Hartford, CT 06107

203-626-2330
jmacel@lodestarenergy.com

Jeffrey Macel - LSE Norma LLC Nicholas Vamvas - Labella Associates 
300 State Street, Suite 201

Rochester, NY 14614

518-542-7457
nvamvas@labellapc.com

Jeffrey Macel - South Court Street Holdings LLC
18 North Main St, 2nd Floor

West Hartford, CT 06107
203-626-2330

November 22, 2024

 coordination and right-of-way acquisition. We are nearly finished completing the process with National Grid to finalize the power line easement.

National Grid requires 8 months to complete their power line upgrades after the easement is finalized, so we are requesting an extension to account for 
National Grid to mechanically complete their upgrades.

We respectfully request an extension of the site plan approval for our community solar project due to ongoing delays associated with utility

4/24/2025

4/24/2025
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City, County, State, and Federal Permits Needed (list type and department/agency): 
_________________________________________________________________________
_________________________________________________________________________ 
________________________________________________________________________________ 

Total Site Area (Square feet or acres): __________________________ 

Anticipated Construction Time: _______________________________ 

Will Development be Staged? ________________________________ 

Current Condition of Site (buildings, vacant, etc.): 
________________________________________________________________________________ 
________________________________________________________________________________ 

Current Land Use of Site (agricultural, commercial, undeveloped, etc.): _____________________ 
________________________________________________________________________________ 

Estimated Cost of Proposed Improvements: $__________________________________________ 

Anticipated Increase in Residents, Employees, Customers/clients, etc.: _____________________ 

Describe proposed use, including primary and secondary uses, ground floor area, height, and 
the number of stories per building.  For residential structures, include a number of dwelling units 
by size (# bdrms), and number of parking spaces.  For non-residential structures, include total 
floor area and total sales area, number of parking spaces.  Use a separate sheet if needed. 

Continue to the next page for procedures-> 

Site Plan Approval - City of Oneida Joint Zoning Board of Appeals/Planning Commission, SEQR Negative Declaration - 
NYSDEC, Driveway Permit - Village of Wampsville Planning Board, Madison County 239M-referral  
Highway Work Permit - Madison County DPW, GP-0-20-001 - NYSDEC, OPRHP Consulatiation 

21 acres

8 months

Yes

Vacant Farmland

agricultural

4,780,625.00

1

LSE Norma LLC (the "Applicant"), is seeking an extension of the Site Plan approval granted to the project on 
November 22, 2024 to develop a 4644 kWdc ground-mounted, single-axis tracker community solar PV project on a 
combined 94-acres at Upper Lenox Ave., City of Oneida, Madison Co., NY. 

The project site is bisected by the municipal boundary between the Village of Wampsville and the City of Oneida, and 
is comprised of two adjacent project parcels. Tax parcel 45.5-1-7.1 is 31.9 acres and is located in the Village of 
Wampsville and tax parcel 45.-2-2.111 is 62.1 acres and is located in the City of Oneida. The project limits are 21 
acres in size with the solar energy system occupying 14 acres within that limit. 

The project's primary access will be off on South Court Street within the Village of Wampsville, and the project will 
interconnect to National Grid's 13.2kV distribution system on Upper Lennox Ave. 
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Procedure for Requesting a Site Plan Modification 

1. Applications for Site Plan Modification may be obtained from the Planning Department.
When the application is completed and returned, it will be reviewed by the Madison County
Planning Department, if required by law, then referred to the Joint Zoning Board of
Appeals/Planning Commission for determination.

2. A copy of the tax map showing the property in question and adjoining owners must be
submitted with the application.  This will be provided by the Assessor’s Office.

3. The application must be accompanied by a plan subject to the Site Plan Specifications
outlined in Chapter 143.

4. 14 paper copies must be submitted to the Planning Director as well as 1 digital copy of each
plan.

5. If the applicant is not the subject property owner, the property owner must sign the
application.

6. The applicant must conduct a SEQR review, where the action is classified as Type I, Type II,
or Unlisted. This must be completed before the application will be acted upon by the Joint
Zoning Board of Appeals/Planning Commission and the Madison County Planning
Department if required by law. Note: This may just require the original SEQR
documentation to be submitted, whereupon the Board will make a determination
regarding the status of SEQR.

7. Once a decision is reached the Joint Zoning Board of Appeals/Planning Commission will put
it in writing.

8. If a person wants to challenge the decision of the Joint Zoning Board of Appeals/Planning
Commission, an application can be made to the State Supreme Court for relief by a
proceeding under Article 78 of the civil practice law and rules.  This action must be taken
within thirty (30) days of the decision.

9. The Joint Zoning Board of Appeals/Planning Commission meets on the second Tuesday of
each month.  Applications must be submitted 19 calendar days prior to the meeting.

10. Applicants SHOULD attend the Joint Zoning Board of Appeals/Planning Commission
meeting.

*Do not submit informational only.
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SURETY BOND 
 
 

BOND NUMBER    
 
KNOW ALL MEN BY THESE PRESENTS, that ___________________ as Principal, and 
[_______], a corporation duly organized under the laws of the State of [__], as Surety, are held and 
firmly bound unto the _________________, as Obligee in the sum of $______________ lawful  
money of the United States, for payment of which, well and truly to be made, we bind ourselves, 
our  heirs, executors, administrators, successors and  assigns, jointly and severally, firmly by 
these presents, the liability of the Surety being limited to the penal sum of this bond regardless 
of the number of years the bond is in effect. 

 
WHEREAS, the Principal has been granted approval by the ________________ of the Obligee for 
the placement of a solar energy facility comprised of solar energy collection cells/panels and related 
facilities necessary to harness sunlight for energy generation and distribution and associated support 
structure, braces, racking, wiring and related interconnection equipment  which approval sets forth 
the terms and conditions which govern the use of such solar energy facility and which approval 
is hereby specifically referred to and made part hereof as Amended Solar Energy Lease and 
Agreement With Grant of Easements (hereinafter called Agreement).  
 
WHEREAS, Obligee requires the submission of a bond guaranteeing the removal or relocation of 
said solar facility located off of ________________________, and the restoration of such site 
following discontinuation of service, in accordance with the Agreement.  

 
NOW THEREFORE, the condition of this obligation is such, that if the above bounden Principal 
shall perform in accordance with the aforesaid Obligee Approval and indemnify the Obligee 
against all loss caused by Principal’s breach of any ordinance or agreement relating to maintenance, 
replacement, removal, relocation or abandonment of the solar facility, then this obligation shall be 
void, otherwise to remain in full force and effect unless cancelled as set forth below. 
 
Whereas, the Obligee has agreed to accept this Bond, this Bond shall be effective for the definite 
period of _______________  to _________________. 
 
THIS BOND shall automatically renew for successive one-year terms unless, at least forty-five (45) 
days prior to the next annual renewal date (which shall be ________ of each calendar year), the 
Surety delivers written notice to Principal and to Obligee, or Principal delivers written notice to 
Surety and Obligee, that the notice-sender seeks to modify the terms of, or cancel, this bond. Written 
notice is effective if delivered to, or sent by certified mail, postage prepaid, and deposited in the U.S. 
Mail, at least forty-five (45) days prior to the next annual renewal date addressed to the Principal or 
Surety, as the case may be, and to the Obligee requiring bond, as outlined in the notice section of 
this Bond, and is actually received by the Principal or Surety, as the case may be, and the Obligee 
at least thirty (30) days prior to the renewal date.  Nothing herein shall affect any rights or liabilities 
which shall have accrued under this bond prior to the date of such termination.  However, neither: 
(a) the Surety’s decision to cancel, nor (b) the failure or inability of the Principal to file a replacement 
bond or other security in the event the Surety exercises its right to cancel this Bond, shall itself 
constitute a loss to the Obligee recoverable under this Bond or any extension thereof, but the 
obligation of the Principal (not Surety) remains in full force and effect for the full period of the 
Approval.  
 
 
 
NOTICE: 



 
Principal: 
 
 
Surety: 
Great Midwest Insurance Company    
800 Gessner Road, Suite 600   
Houston, TX  77024  
Attn: Surety Claims Counsel 
 
 
Obligee: 
 
 

 
THIS BOND is signed, sealed, dated on the             day of                                     , 2023. This Bond 
is effective the                    day of                                     , 2023. 

 
 
 

 
      Principal 
 
 
 

By:   
 

 
 

     Great Midwest Insurance Company 
 
 

By:   
 



PCZBA SITE PLAN MODIFICATION RESOLUTION TO AMEND COMPLETION DATE – 
UPPER LENOX AVE LARGE SCALE SOLAR FACILITY 

WHEREAS, the Joint Zoning Board of Appeals/Planning Commission (hereinafter referred 
to as "the Planning Board") previously granted Site Plan Approval on November 7, 2022, for 
a Large-Scale Solar Energy System proposed by LSE Norma, LLC for the property located at 
Upper Lenox Ave, Tax Map Number 45.-2-2.111, Zoned A (Agricultural); and 

WHEREAS, the Planning Board, as Lead Agency under the New York State Environmental 
Quality Review Act (SEQR), conducted a coordinated review and issued a Negative 
Declaration on June 13, 2023, having determined that the project would not result in 
significant adverse environmental impacts; and 

WHEREAS, the Planning Board finds that the previously issued Negative Declaration 
remains valid and in full force and effect, and no further environmental review is required 
under SEQR; and 

WHEREAS, the Applicant submitted an amended application to reduce the size of the 
Large-Scale Solar Energy System on July 29, 2024 (the “Amended Application”); and 

WHEREAS, the Amended Application is the same in all respects and the System has 
simply been reduced from a 35 acre limit of development with the solar array occupying 25 
acres to a 21 acre limit of development with the solar array occupying 14 acres, including a 
10 acre reduction in tree clearing; and 

WHEREAS, the GML 239 Referral was received on April 21, 2023, and it was returned for 
local determination and the GML 239 Referral on the Amended Application was received on 
August 9, 2024, and it was returned for local determination; and 

WHEREAS, the Planning Board has reviewed the request and determined that the 
proposed amendment does not materially change the use, intensity, layout, or 
environmental impacts of the originally approved project; and 

WHEREAS, the Planning Board finds the request to modify the completion date to be 
reasonable and consistent with the project’s scope and timeline, and compliant with 
applicable zoning and site plan standards; 

NOW, THEREFORE, BE IT RESOLVED, by the City of Oneida Joint Zoning Board of 
Appeals/Planning Commission: 

That the application submitted by LSE Norma, LLC requesting a Site Plan Modification to 
amend the completion date for the previously approved Large-Scale Solar Energy System 



located at Upper Lenox Ave, Tax Map Number 45.-2-2.111, Zoned A, is hereby approved, 
subject to the following conditions: 

 

CONDITIONS: 

1. The completion deadline for construction of the Large-Scale Solar Energy System is 
hereby extended to May 13, 2026. 

2. All previously approved site plan conditions, including those related to 
decommissioning, stormwater management, landscaping, screening, and security, 
remain in full force and effect. 

3. The Applicant shall obtain any updated or renewed permits necessary due to the 
amended timeline, including but not limited to building permits, if applicable. 

BE IT FURTHER RESOLVED, that this resolution shall take effect immediately and shall be 
binding upon the Applicant, its successors, and assigns. 

PASSED AND ADOPTED by the City of Oneida Joint Zoning Board of Appeals/Planning 
Commission on this 13th day of May, 2025. 

O. Perry Tooker IV 
Chairperson, City of Oneida Joint Zoning Board of Appeals/Planning Commission 

Moved by: 
Seconded by: 

Ayes: 
Nays: 

MOTION CARRIED 

 































Resolution Granting Conditional Use Permit for Neighborhood Retail Services Use 303 Main 
Street, Tax Map No. 38.24-2-36 File #: 2025-006 

WHEREAS, Christine Zakris-Carpenter (hereinafter referred to as “the Applicant”) has applied to the City 
of Oneida Planning Commission/Zoning Board of Appeals for a Conditional Use Permit to establish a 
Neighborhood Retail Services use at 303 Main Street, Oneida, NY, within the R-3 Zoning District; and 

WHEREAS, pursuant to §190-5 of the City Zoning Code, Neighborhood Retail Services is permitted as a 
conditional use in the R-3 District subject to the issuance of a Conditional Use Permit; and 

WHEREAS, the Planning Board has reviewed the application, conducted public hearings completed on 
May 13, 2025, and considered the potential impacts and benefits of the proposed development; and 

WHEREAS, the application was referred to Madison County Planning for a General Municipal Law §239-
m review, and the referral was duly reviewed. 

WHEREAS, the Planning Board has reviewed the definition of Neighborhood Retail Services and finds 
that the proposed business, with a building footprint of less than 2,500 square feet, providing retail 
goods and services to the immediate neighborhood, with operations limited to 6:00 a.m. to 10:00 p.m., 
is consistent with the intent of this use classification; and 

WHEREAS, the Planning Board finds that the proposed project is in compliance with the applicable 
zoning regulations consistent with the considerations outlined in §190-28 if the Oneida City Code and 
subject to the conditions set forth herein; 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ONEIDA PLANNING COMMISSION/ZONING BOARD 
OF APPEALS AS FOLLOWS: 

having considered the standards set forth in §190-28(C) of the City of Oneida Zoning Regulations, the 
Planning Board hereby approves the issuance of a Neighborhood Retail Services use at 303 Main Street, 
Tax Map Number 38.24-2-36, zoned R-3, by Christine Zakris-Carpenter; be it further 

RESOLVED, that the Planning Board does grant such Conditional Use Permit subject to the following 
conditions: 

1. The proposed use shall at all times conform to the definition of Neighborhood Retail Services as 
established in §190-5 of the City Zoning Code. 

2. Retail operating hours and deliveries shall be limited to 6:00 a.m. to 10:00 p.m. 

3. The business footprint shall not exceed 2,500 square feet of gross floor area. 

4. The applicant shall obtain all necessary permits and approvals, including site plan approval, 
building permits, and signage permits, from the Department of Code Enforcement prior to the 
commencement of operations. 

5. The Conditional Use Permit approval, shall be filed with the Madison County Clerk’s Office 
within 62 days of this approval. Proof of filing must be provided to the City of Oneida Assessor’s 
Office within 30 days of such filing. 

 



PASSED AND ADOPTED this 13th day of May, 2025. 

 

 

O. Perry Tooker, IV 

Chairperson, Planning Board 

 

 

Moved by: 

Seconded by: 

Motion Carried/Denied 



Resolution Approving Site Plan for Neighborhood Retail Services Use 303 Main Street, Tax Map No. 
38.24-2-36 File #: 2025-006 

WHEREAS, the applicant, Christine Zakris-Carpenter (hereinafter referred to as “the Applicant”), has 
submitted a Site Plan Review application to the City of Oneida Planning Commission/Zoning Board of 
Appeals (hereinafter referred to as “the Planning Board”) for a proposed Neighborhood Retail Services use 
located at 303 Main Street, Oneida, NY; and 

WHEREAS, the Planning Board has reviewed the application materials, plans, and supporting 
documentation, including consideration of the applicable development and zoning regulations and 
consistency with the City of Oneida Comprehensive Plan; and 

WHEREAS, the application was referred to Madison County Planning pursuant to General Municipal Law 
§239-m and was duly reviewed; and  

WHEREAS, the Planning Board has determined that the proposed action constitutes a Type II Action 
under the New York State Environmental Quality Review Act (SEQR) requiring no further environmental 
review; and 

WHEREAS, the Planning Board finds that the proposed development by the Applicant, is in compliance 
with the applicable development and zoning regulations and is consistent with the goals and objectives of 
the City’s Comprehensive Plan; and 

WHEREAS, the Planning Board has determined that the proposed development can be approved with 
certain conditions to ensure compliance with the site plan review regulations pursuant to §143 of the 
Oneida City Code and to mitigate potential impacts; and 

NOW, THEREFORE, IT IS HEREBY  

RESOLVED, that having considered the standards set forth in §143 of the City of Oneida Site Plan Review 
Regulations, the Planning Board hereby grants site plan approval in accordance with the following site plan 
documents located at 303 Main Street, Tax Map Number 38.24-2-36, zoned DC, by Christine Zakris-
Carpenter; be it further 

RESOLVED, that the Planning Board does grant such site plan approval subject to the following conditions: 

1. The applicant shall obtain all necessary permits, including a building permit, sign permit, and any 
applicable approvals from the Department of Code Enforcement prior to commencement of any 
construction, signage installation, or change of occupancy. 
 

2. Parking shall provide a total of ___ parking spaces. 
 

3. Retail operating hours and deliveries shall be limited to 6:00 a.m. to 10:00 p.m. as required by 
the definition of Neighborhood Retail Services. 
 

4. Any refuse, recycling, or dumpster areas associated with the use shall be appropriately 
screened. 
 



5. All construction and site improvements must be completed within 1 year from the date of this 
approval unless extended by the Planning Board. 

BE IT FURTHER RESOLVED that the Planning Board authorizes City staff to work with the Applicant to 
ensure compliance with the approved conditions and to review and approve any minor modifications to the 
site plan that may arise during the implementation of the project. 

 

PASSED AND ADOPTED this 13th day of May, 2025. 

 

O. Perry Tooker IV 

Chairperson, Planning Board 

 

Moved by:  

Seconded by:  

 

Ayes:  

Nays:  

 

Motion Carried/Denied 
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