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VILLAGE OF CHITTENANGO
“where the water runs north”
222 GENESEE STREET
CHITTENANGO, NEW YORK 13037
PHONE: (315) 687-3936                     FAX: (315)687-6622
www.chittenango.org
______________________________________________________________________________


PLANNING AND ZONING BOARD MINUTES
October 6, 2025
	
Present: Chairman Bob Salmon & Bill Nickal, Board members: Robert Doss, Frank Kaylor, Jason Tardio, Dan Newton, Ronnie Jackson, John Ceresoli, Heidi DuSell, Counsel Jeff Eaton, Clerk/Treasurer Karen Hawkins, Deputy Clerk/Treasurer Caroline Brazeau, Linda Kendall, John Prorock, Mary Price, Krista Fountain, Patrick Fountain, Gary Mcdermott

	

	Approval of last meeting’s minutes for October 6th, motioned by Bill Nickal and seconded by Heidi DuSell, all approved. Motion carried.


	Old Business

A. 211 Juneway Drive, area variance for 2 sheds (49.5-1-42). At the previous meeting Mr. Prorock  
was asked to supply a topographical map of his property. Chairman Bob Salmon asked Mr.
Prorock if he had the topographical map requested and Mr. Prorock stated he did not. Salmon asked if he moved the sheds, Mr. Prorock stated he did not. Currently Mr. Prorock is not getting paid
with the government shut down, and these requests were not in his budget at this time. 
Chairman Bill Nickal asked if these sheds were already there when he purchased the
home and Mr. Prorock stated they were. Nickal stated that this was not self-created and made 
a motion to approve the area variance. Board member Frank Kaylor seconded, all approved, 
motion carried. 
B. 131 West Genesee Street, area variance for 2 sheds (49.41-1-23).  At the previous meeting 
Heidi DuSell asked for a decision to be tabled needing a more scaled drawing and photos 
further back showing the shed in reference to the home. Patrick Fountain did bring in more 
photos of the sheds in reference to their position on the property but did not provide an 
accurately scaled drawing. Mr. Fountain also brought in an additional neighbor, Gary 
McDermott, his immediate neighbor. Salmon asked if he moved the shed and Fountain stated
he did not, it’s too expensive to move with the crushed stone he had had put in. Nickal asked if
Mr. Fountain had the stone delivered not knowing the variance requirements. Mr. Fountain 
stated he had looked up that if the shed area was under 144” he did not need a permit and
admitted this is a self-created issue as he did not further look at village codes in reference to 
how close to other properties a shed needed to be. Mr. Fountain said he had wanted to go 
larger but after seeing the 144” stuck with what he could do without needing a permit. Nickal 
asked if there was a difference between the sheds and Mr. Foutain stated they are the same 
shed except the one in the front of the house has a door and window to make it more 
aesthetic. Mr. McDermott stated that he didn’t see a significant concern with the shed being 
where they are and after looking up NY Department of State Regulations Zoning course 
statute that a decision shouldn’t be made solely on the verbiage of the zoning code. Mr.
McDermott stated although it is self-created, State 63-2 Sub part B subset exemption no 
permit required. Board member John Ceresoli mentioned that it wasn’t the shed in the back 
that he was concerned with as opposed to the one in the front. Both sheds are self-created 
issues being built so close to the neighbor’s line. Nickal motioned that Shed 2 according to the
survey be granted an area variance. Board member Ronnie Jackson seconded the motion, all
approved, motion granted. Nickal motioned to deny in part shed 1 for an area variance, a roll
call of the board in favor of the motion; John Ceresoli-yes, Dan Newton-yes, Frank Kaylor-yes, 
Heidi DuSell-yes, Bob Salmon-yes, Bill Nickal-yes, Ronnie Jackson-yes, Robert Doss-yes, and 
Jason Tardio-yes. 
            October 6, 2025, the Planning Board/Zoning Board of Appeals (“The Board”) met to discuss 
            the previously tabled variance request for 2 sheds.  As a result of the fact that Mr. Fountain did
            not provide a scale drawing, the Board readopted the 5-factor balancing test that was done 
            during the September meeting finding that:  1. the benefit could be achieved by other means 
            feasible to the applicant, 2.  the variance request would not cause an undesirable change in the
            neighborhood character or nearby properties, 3. The requested variances were determined to
            be substantial, 4. the variance for Shed #2 was determined to not have an adverse physical or 
            environmental effect, while Shed #1 was determined to have an adverse physical or 
            environmental effect due to the fact that the shed was going to store flammable materials very 
            close to the residential structure without the presence of a firewall, and 5. The alleged 
            difficulties were determined to be self-created.  As a result of the application of the 5-factor 
            balancing test, Mr. Fountain’s variance application was granted in part and denied in 
            part.  The variances requested were determined to be Type II actions under SEQR, requiring
            no further environmental review.  The Board granted the request regarding Shed #2 located in
            the back of the property to remain at its current location.  The Board denied Mr. Fountain’s 
            request to allow Shed #1 located on the side of the property at the end of the driveway to 
            remain at its current location.  The Board advised Mr. Fountain that Shed #1 be moved  
            pursuant to Village Zoning setback requirements of 10 feet from the boundary line.
            Mr. Fountain asked what the appeal process would entail and was told an appeal to the 
            Supreme Court Article 78. 


	Adjournment motioned by Bill Nickal, seconded by John Ceresoli, all approved, motion carried. Meeting adjourned at 7:50 PM. 

	Next Meeting: Monday, November 3, 2025 @ 7:00 PM Village Hall. 
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