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PUBLIC 
INPUT 
WANTED

A lot of hard work and 
thought has gone into the pro-
posed regulations. Now we 
are looking for your input. All 
comments are welcome, espe-
cially those that address how 
we can encourage new devel-
opment to fit into and improve 
our existing neighborhoods. 
Timeline:

• September 22, the Plan-
ning Board submits the pro-
posed Uniform Development 
Code to the Town Board; cop-
ies sent to various agencies and 
made available to the public.

• October 6, 7 p.m., Town 
holds Public Hearing with 
presentation of proposed regu-
lations by the planning consul-
tants, followed by question-
and-answer session and oppor-
tunity for public comment.

• October 17, 7 p.m., Plan-
ning Board holds a public 
workshop to discuss sugges-
tions received so far and hear 
more comments.

• Until October 27, you can 
submit comments (on the town 
website’s Master Plan page, or 
in writing to Town Clerk’s of-
fice). Then the Planning Board 
recommends revisions.

• November 17, Town 
Board considers the revised 
regulations.

New Development Regulations 
Proposed to Guide Town Growth

Future site of the Marcy Nano complex, west of the SUNY Poly campus.

by ROBERT LAMBE
Marcy Planning Board chair

This special edition of 
Marcy Matters is devoted 
to a proposed new Unified 
Development Code, devel-
oped to align Marcy’s zoning 
code with its newly updated 
Master Plan.

The Town is at a critical 
turning point. After many 
years of little or no growth, 
we are facing the potential for 
rapid increase in the town’s 
population with a predicted 
25% increase in housing units 
over the next several years due 
to the combination of Marcy 
Nanocenter, SUNY Poly, 
Griffiss Park and other eco-
nomic development initiatives 
in the region. The result is a 

welcome surge of optimism 
and prospects of improving 
economic conditions. However, 
if not properly managed, the 
associated growth could lead 
to suburban sprawl, undesir-
able land use patterns, and 
strains on Marcy’s solid public 
infrastructure. 

Last year the town updated 
its master plan, which lays 
out an approach for how we 
can encourage the desired 
economic development to 
grow and support the nano-
technology industry while 
still maintaining those quali-
ties that keep Marcy a great 
place to work and live.

For most of this year, we 
have been working hard on 
a Unified Development Code 
(UDC) that will guide new 

development along the path 
laid out in the Marcy Master 
Plan. The proposed UDC 
is the result of a significant 
overhaul of our current 
regulations, which has been 
needed for some time. It is 
important to have the new 
UDC in place as soon as pos-
sible to minimize the risk of 
undesirable development. 

We welcome your questions 
and suggestions. Our goal is 
to adopt development regula-
tions that are easier to use 
and will guide development 
that best fits within our town. 
All the documents mentioned 
in this newsletter are avail-
able on the town website on 
the Master Plan page and at 
the Town Hall.

We are all in this together; 
let’s keep Marcy great!
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sists of suburban type residential development on less 
than one-acre lots with pockets of agricultural or other 
open-space uses. The goal is to encourage continued 
development of suburban neighborhoods with a wider 
mix of housing styles.

The Canal Side area is a transitional portion of 
the River Road corridor with some linkage to the New 
York State Canal. The goal is to foster a unique neigh-
borhood in the region with residential-scale, canal-
related tourism and local commercial opportunities, and 
improve walkability of this area.

The West Side Campus area consists mostly of 
large, suburban, institutional/commercial/industrial devel-
opments. The goal is to maintain the viability of these re-
gional employers and allow compatible new development.

The Tech Campus area consists mostly of subur-
ban type technology and educational campus development 
(more coming with the Nanocenter) with a mix of support-
ing suburban residential and small commercial develop-
ments to the north and south. The goal is to encourage 
development of technology and education enterprises with 
a full range of supporting neighborhoods and businesses.

The River Road Commercial Business area 
is the primary commercial business corridor with a range 
of mostly vehicle-oriented (vs. walk-up) businesses. The 
goal is to maintain the vitality of businesses in this area 
while improving the quality of the physical development.

The East Gateway area is a transitional portion of 
the River Road corridor with a diversity of structures, lay-
outs and land uses; also the primary gateway connecting 
the Town to the City of Utica. The goal is to encourage cre-
ation of a stronger neighborhood identity and more locally-
oriented businesses, and improve walkability of this area.

The Mohawk River Corridor is primarily flood-
plain with the river and canal as the dominant landscape 
features. The goal is to allow compatible recreation and 
related uses that capitalize on this resource.

Town of Marcy is home to several public institutions, 
including: SUNY Poly with the nano Quad C (Computer 
Chip Commercialization Center), New York Power 
Authority’s Marcy Control Center, Marcy Psychiatric 
Hospital, Marcy Correctional facility, a New York Cor-
rections Pharmacy, Whitesboro High School. The Town 
is traversed by the New York State Thruway and Erie 
Canal. All of this results in 75.2% of the town’s base not 
subject to property taxes. 

The town is also home to several large substations 
and traversed by numerous power lines.

The objective of the Master Plan is to realize the 
benefits of economic development while protecting 
the core elements of what makes Marcy a desirable 
community. The Marcy Master Plan update is firmly 
based on community input and projections of the likely 
growth associated with the Marcy Nanocenter. In Feb-
ruary 2016, the Town Board adopted the Master Plan 
update that identifies the desired types and patterns of 
growth. (The adopted plan is available on the town web-
site on the Master Plan page.)

The Master Plan identifies the following nine different 
development styles (called character areas). Each of 
these character areas draws on the type and density of 
existing development, the unique resources or qualities 
of the area, and identifies the type of new development 
that best fits or enhances that part of town.

The Agricultural/Rural Residential area 
consists mostly of farmland and homes located on road 
frontages or large lots interspersed with woodlands. 
The goal is to maintain the rural character of this area 
and support the viability of agriculture.

The Historic Hamlet of Stittville area is 
a traditional neighborhood community. The goal is to 
allow flexibility in development that is consistent with 
and enhances the hamlet environment.

The Suburban Residential area mostly con-

OVERVIEW OF UPDATED MASTER PLAN

PROJECT HISTORY: In 2014 the Town success-
fully obtained funding assistance from NYSERDA, under its 
Cleaner Greener Communities program, for purposes of updat-
ing its Master Plan and local zoning regulations. The Town was 
able to hire the team of Environmental Design & Research and 
Clarion Associates to help. The Marcy Smart Growth planning 
project had two main phases: a Master Plan Update and corre-
sponding update of development regulations. A steering com-

mittee guided the effort; the committee included the Planning 
Board, community volunteers, town staff, and members of the 
Zoning Board of Appeals. During the course of the project to 
date, 18 open meetings were held including 3 public workshops 
at sites around town, two public meetings by the Planning Board 
and a public hearing by the Town Board. The progress has been 
reported on the town website and a special Facebook page, with 
updates in regular editions of Marcy Matters.
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3. Provide opportunities for Na-
notechnology support as part of 
town economic development. 
  
4.  Renewable power options can 
be developed with thoughtful site 
planning.

5. A broader mix of suburban hous-
ing options provides more choices 
of lifestyles and price range for cur-
rent and future Marcy residents.

6. Improved connections between 
residential neighborhoods and 
employment centers provide work 
and living areas. 

7. Improve vitality of existing com-
mercial areas with more nearby 
residents and design standards for 
development. 

8. Reinforce the quality image of 
Marcy with attractive public corri-
dors and gateways. 
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1. Maintain existing neighborhood 
development patterns. 

2. Clustered housing develop-
ments provide needed housing 
with less streets and utilities to 
maintain and preserve open rural 
views and farmland. 
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Town of Marcy Master Plan Update: Tech Campus & East Gateway Character Area Illustrative Development Plan

This illustration of the area around SUNY and the Marcy Nano-
center shows some examples of how future development can 
be integrated into different kinds of neighborhoods in Marcy.



4 special issue •autumn 2016
Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
User Community
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Proposed Zoning 
Districts 

Current 
Districts 

Summary of Changes from 
the Current District 

RA - Rural & 
Agriculture 

AG Modified so residential 
development is more rural in 
character than suburban; 
agriculture remains; 
clustered housing and 
conservation encouraged. 
 

R20 - Residential 
(20,000 SF) 
 

R20 No major changes. 

R14 - Residential 
(14,000 SF) 
 

R16 Lot size reduced from 
16,000 SF to 14,000 SF. 

R7 - Residential 
(7,000 SF) 

 New district similar to R20 
and R16 but with smaller lot 
size (7,000 SF). 
 

RM – Residential 
Multi-Family  
 

RM No major changes. 

MU-G – Mixed Use 
General 

CG More flexibility for mixed 
use; some design standards 
to increase development 
quality. 
 

MU-N – Mixed Use 
Neighborhood 

CN Flexibility for mixed use; 
added design standards to 
increase neighborhood 
quality. 
 

MU-H – Mixed Use 
Hamlet 
 

 New district to allow 
residential scale mixed use. 

IN – Industrial 
 

IN No major changes. 

BP – Business 
Park 

 New district to encourage 
nano-industry support uses 
near the Marcy Nanocenter. 
 

IS – Institutional  New district for flexible 
campus development. 
 

FP – Flood Plain 
 

FP No major changes. 

PD – Planned 
Development 
 

PD No major changes. 
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The following items describe specific areas of change that are 
shown (by number) on the proposed zoning map (previous page):

1. Current AG District becomes RA
There is the desire to maintain the rural character of northern and 

western portions of the town. Current zoning in the area has been 
renamed from Agricultural to Rural and Agriculture to eliminate 
some confusion with the County Agricultural districts and to clarify 
the intent of maintaining a rural atmosphere. Minimum lot size for 
single lots along roads is increased to avoid gradual development 
of all existing road frontage and loss of rural character. Higher den-
sity residential development is still allowed if it is clustered on new 
roads, along with preservation of natural resources and farmland.

2. Some AG Areas to become R20 
Some of the area currently zoned AG (lower Fox, Ives, and Irish 

Roads) has been developed with suburban style lots already, so 
it is proposed to change this area to R20 zoning to reflect current 
density and minimize potential non-conforming lot issues.

3. Current R20 District remains the same
Most of the suburban housing area is the existing R20 zoning 

district. Very little change is proposed for majority of this district.

4. Some R20 Areas to become R7
Some of the area currently zoned R20 (Kenwood) has been de-

veloped with significantly smaller lots than allowed in this district, 
so a new R7 district (see item 9 below) is proposed for this area 
to reflect the current development density and minimize potential 
non-conforming lot issues in the future.

5. Some R20 Areas to become IS
A new Institutional district is proposed for five larger education 

and state institutions (SUNY, NYPA, Marcy Correctional, Mid-
state Correctional, and Whitesboro High School). It would allow 
flexibility in public-private partnerships and associated develop-
ment as long as it maintains the “campus” character of these areas.

6. Some R20 to be become MU-H
The traditional Stittville hamlet has been zoned R20 with a MU 

overlay. A new Multi-use Hamlet district is being proposed for 
this area to allow residential-scale mixed-use development more 
consistent with what currently exists in this area.

7. Some R20 Areas to become BP
A new Business Park district is being proposed north of the Nano-

center and SUNY, east of Morris Road, and south of the powerlines 
to provide an area for nanotechnology support business develop-
ment. Existing uses in this area will be allowed to continue a gradual 
transition to a mix of housing and business development over years. 
The same new district is proposed for the Paul Becker Road area.

8. R16 District becomes R14
Upon review of parcels in the existing R16 district, it was no-

ticed that many are slightly smaller than the required size. There-
fore it is proposed to reduce lot size in this district from 16,000 SF 
to 14,000 SF; like the R20 district, little other change is proposed.

9. New R7 District added 
A new residential district is proposed for housing density to sup-

port the college, the Nanocenter, and help the vitality of businesses 
along River Road as part of the overall smart growth strategy.

10. Current RM District remains similar
Little change is suggested for the existing Multi-Family district.

11. Some RM Areas to become R20
A portion of the existing RM area is comprised of lots that make 

multi-family housing unlikely so a change to R20 is suggested for 
compatibility with the surrounding area.

12. Some RM Areas to become R14
A portion of existing RM area is already developed with single 

family lots consistent with the R14 density, so change to R14 is 
recommended. Using the cluster provisions of the regulations, 
multi-family projects similar in density to R14 would still be pos-
sible in this area.

13. Current CG District becomes MU-G
The CG district regulations have been updated to increase the 

flexibility of mixed use business development. This remains the 
town’s principle business district with the same general uses as al-
lowed now. Some design standards are being added to improve the 
quality of development in this district.

14. Some CG to be become MU-N
The eastern part of River Road is being proposed to become 

Summary of Zoning District and Map Changes

FROM LEFT, EXAMPLES OF DEVELOPMENT TYPES: New Housing Types, Mixed Use Development, Rural Character. 
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more neighborhood-oriented business in style to support the 
nearby residential and daytime population associated with the 
college and Nanocenter.

15. Some CG to be become MU-H
River Road along the canal is being proposed to remain more 

residential-scale business, to support the nearby residential, en-
courage canal-related tourism, and also create a distinct business 
neighborhood unique in the region.

16. Some R20 to be become RM
Housing will be needed near the SUNY campus and Nanocenter so 

some adjacent areas are proposed to become RM.

17. Some CN to become R20 
The CN district area is proposed to be changed to the adjacent 

R20 district where it is mostly residential.

18. Some CN Areas to become BP
The existing CN district area is proposed to be changed to the 

adjacent BP district.

19. Current IN District remains similar 
Very little if any change is proposed for Industrial district.

20. Some IN to be become MU-G 
The western part of the existing Industrial district is mostly 

developed consistent with the commercial development across the 
street so it is proposed to change the zoning to MU-G to match it.

21. Current FP District remains the same 
No change is proposed to the Floodplain district.

22. Some PD Districts remain 
The Planned Development district will remain as an option for the 

town to allow unique and large developments that do not fit one of 
the other districts. The existing PD for the Marcy Nanocenter, the 
Walmart center, and Vince’s U-Pull are recommended to remain. 

23. Some PD to be become RM 
There are three existing housing development that are consistent 

with the RM district so it is recommended they be changed to that 
district to simplify future code reviews.

24. Some PD to be become MU-G
Three PD developments along River Road (too small to label on map) 

are now consistent with the regulations of Mixed Use General district so 
it is recommended they be changed to match the surrounding MU-G.

The primary objective of the proposed Uniform Develop-
ment Code (UDC) is to guide development in the direction 
identified in Marcy’s Master Plan. Secondary objectives are 
to make the code more consistent and easier to understand, 
and to streamline site plan reviews for smaller, routine proj-
ects by residents.The proposed UDC is available for review 
and comment on the town website’s Master Plan page.

The UDC consolidates development standards by replac-
ing both the existing zoning and subdivision regulations. 
In addition to the UDC, two “policy” manuals will consoli-
date related development guidelines:

• The Marcy Development Administration Manual will 
consolidate all the development related schedules, fees, 

policies, and forms used by the town into one reference. 
• The Marcy Development Design Standards will include 

engineering and design guidelines, as an expanded version 
of the Streets and Utilities regulations that currently exist.

The UDC eliminates conflicts with existing development 
regulations that are not affected by this proposed update:

• NYS Building Code
• Section 239 of NYS Town Law (required reviews by 

Oneida County)
• SEQR (6 NYCRR Part 617 State Environmental Qual-

ity Review)
• Town of Marcy Local Law No. 1 of 2010 - Stormwater 

Management and Erosion & Sediment Control Regulations
The UDC simplifies the review process 

for all types of development, making it 
more consistent and eliminating some 
steps where possible. Each type of devel-
opment review (site plan, zoning vari-
ance, etc.) has an easy-to-follow one-page 
explanation that highlights the purpose 
of the review and the criteria used during 
the review.

‘UNIFORM DEVELOPMENT CODE’ GUIDES GROWTH, STREAMLINES REVIEW

The UDC provides illustrations 
(such as this) to clarify key prin-
ciples and the measurement of 
important dimensions.
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Special Thanks go to all the town officials listed on this page. Everyone has supported this effort over the 
past couple of years and some have contributed in multiple ways. Thanks also to Alicia Dicks of the Community 
Foundation for being a sounding board on how Marcy can best fit within the greater Mohawk Valley region and to Pam 
Gomez, a resident and former Planning Board member who agreed to provide additional perspective on this effort.

-- Robert Lambe, Planning Board chair


