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Ancram Zoning Board of Appeals  

July 1, 2024 

In Person and Via Zoom 

Watch Meeting Online: 

https://www.youtube.com/watch?v=IpE7ocbSVr8 

 

 

Board Members Present: Steve Olyha, William Lutz, Sharon Cleveland, Ron Brant, Carol 

Falcetti (Alt) 

 

Board Members Absent: Fred Schneeberger, James Stickle (alternate) 

 

Board Members Present on Zoom: None 

 

Steve Olyha called the meeting to order at 7:03 PM. 

 

Minutes: 

 

Chair Olyha stated that on page 8 of 9 there was a sentence that began with “speaking with” and 

ended. He continued that he does not know what was being referred to but it should be taken out. 

William Lutz noted that on page 9 of 9 William Lutz was listed as both motioning and seconding 

the motion. The motion was seconded by Sharon Cleveland. 

 

William Lutz motioned to accept minutes with changes. The motion was seconded by Sharon 

Cleveland. All in favor, motion carried. 

 

Correspondence:  

 

Chair Olyha asked the Clerk to email out the proposed Fee Schedule and he asked board 

members to email him with any recommended changes. Some board members who requested 

physical copies of the Highway Standards and Subdivision Regulations were provided copies. 

Chair Olyha noted that the responses from the Columbia County Planning Board would be 

discussed as it was pertinent. 

 

Old Business: 

 

VanDeventer Kazaklar  

Area Variance  

19.-1-9.200  

28 Undermountain Road  

 

Ron Brant motioned to open the Public Hearing. The motion was seconded by William Lutz. All 

in favor, motion carried. 

 

The Applicant reintroduced the Area Variance Application to the Board. The Applicant is 

seeking an Area Variance to put a 15 foot by 31 foot saltwater pool in the DEC Wetland buffer 

and Town of Ancram Wetland Buffer. During DEC review they reviewed plans, sent biologists 

https://www.youtube.com/watch?v=IpE7ocbSVr8
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and specialists to the site, reviewed materials and equipment and issued a permit with conditions. 

According to the Applicant the DEC imposed two conditions. Mr. VanDeventer included 

pictures in the Application. 

 

Chair Olyha asked if it would be viewable from the road. Mr. VanDeventer said when the tree 

leaves are down you may be able to see a glimpse. 

 

Chair Olyha asked if there was anyone there or online who wished to comment on the 

Application. There was not. 

 

William Lutz motioned to close the Public Hearing. The motion was seconded by Sharon 

Cleveland. All in favor, motion carried. 

 

The Chair discussed the Environmental Review. 

 

The Applicant stated he believed the Project was a Type II Action. 

 

The Chair asked the Board if they believed it was a Type I action. They did not. 

 

William Lutz motioned to classify the Action as a Type II action for the purposes of 

environmental review. The motion was seconded by Sharon Cleveland. All in favor, motion 

carried. 

 

Alternate Carol Falcetti asked about whether it could be an unlisted action. 

 

Attorney Mitch Khosrova stated if is a Type II Action it is automatically deemed no significant 

impact. 

 

The Chair guided the Board through Part II of the SEAF. 

 

1. Will the proposed action create a material conflict with an adopted land use plan or zoning 

regulations?  

No, or small impact may occur  

 

2. Will the proposed action result in a change in the use or intensity of use of land  

 No, or small impact may occur  

 

3. Will the proposed action impair the character or quality of the existing community?  

No, or small impact may occur  

 

4. Will the proposed action have an impact on the environmental characteristics that caused the 

establishment of a Critical Environmental Area (CEA)?  

No, or small impact may occur  

 

5. Will the proposed action result in an adverse change in the existing level of traffic or affect 

existing infrastructure for mass transit, biking or walkway? 
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No, or small impact may occur  

 

6. Will the proposed action cause an increase in the use of energy and it fails to incorporate 

reasonably available energy conservation or renewable energy opportunities?  

Small impact may occur 

 

7. Will the proposed action impact existing:  

a. public / private water supplies? No, or small impact may occur  

b. public / private wastewater treatment utilities? No, or small impact may occur 

 

8. Will the proposed action impair the character or quality of important historic, archaeological, 

architectural or aesthetic resources?  

No, or small impact may occur  

 

9. Will the proposed action result in an adverse change to natural resources (e.g., wetlands, 

waterbodies, groundwater, air quality, flora and fauna)?  

small impact may occur  

 

10. Will the proposed action result in an increase in the potential for erosion, flooding or 

drainage problems? 

No, or small impact may occur  

 

11. Will the proposed action create a hazard to environmental resources or human health? 

No, or small impact may occur  

 

The Chair stated that there were no findings of a significant adverse impact. 

 

The Board reviewed the 5 Factor Test. 

 

1. Whether an undesirable change will be produced in the character of the neighborhood or a 

detriment to nearby properties will be created by the granting of the area variance. No. 

 

Why? Secluded property, quiet road, well screened. 

 

2. Whether the benefit sought by the applicant can be achieved by some method, feasible for the 

applicant to pursue, other than an area variance. No. 

 

Why? No, no other reasonable location. 

 

3. Whether the requested area variance is substantial. Yes. 

 

Why?  It is a substantial variance approximately 70 feet out of 150 is substantial. However, 

approximately 90 percent plus is outside of the DEC setback and the DEC has approved it. The 

Zoning Board of Appeals concurred 
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4. Whether the proposed variance will have an adverse effect or impact on the physical or 

environmental conditions in the neighborhood or district. No 

 

Why?  

 

5. Whether the proposed variance will have an adverse effect or impact on the physical or 

environmental conditions in the neighborhood or district. Yes. 

 

Why? Yes, but the options are very limited. 

 

The Zoning Board of Appeals discussed whether there were any conditions they wished to 

impose. 

 

The Clerk mentioned that the Columbia County Planning Board had not yet responded to the 239 

referral as it was placed on their agenda for the July meeting. 

 

William Lutz motioned to Conditionally Approve the Area Variance Application pending a 

response from the Columbia County Planning Board. The motion was seconded by Ron Brant.  

 

Record of Vote:  

 

Will Lutz: Aye 

Sharon Cleveland: Aye 

Ron Brant: Aye 

Steve Olyha: Aye 

 

All in favor, motion carried. 

______________________________________________________________________________ 

 

Block and Fischler: 

 

The Chair stated at the last meeting the Zoning Board of Appeals had voted to grant the Block 

and Fischler Area Variance Applications but there had not been a motion or second. As a result, 

he sought another vote. 

 

Ron Brant motioned to approve the Block and Fischler Area Variance Applications. The motion 

was seconded by William Lutz. All in favor, motion carried. 

 

 

Auld/Young 

Area Variance for Subdivision 

221.-1-21 

238 Crest Lane 

 

Mr. Mitch Khosrova, attorney, appeared on behalf of the Applicants. Mr. Khosrova stated that 

Mo’s last name is Schnizler. 
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Mr. Khosrova clarified that under SEQRA Type II Actions do not require environmental review. 

 

The Zoning Enforcement Officer (ZEO) had reviewed the Proposed Subdivision Plat and 

referred the Applicant to the Zoning Board of Appeals because the existing residence encroached 

into the front yard setback. The Applicant is before the Planning Board seeking a subdivision. 

Mr. Khosrova believes the Applicant does not need the Area Variance but they are doing it 

because it is the process required by the Zoning Enforcement Officer. 

 

William Lutz stated there were other applications like this. 

 

The Chair, Steve Olyha, sought clarification from the Clerk. 

 

The Clerk there were other similar projects and directed questions to the Zoning Enforcement 

Officer while referencing the letter from the ZEO. 

 

The Chair stated he would speak with the ZEO. 

 

Mr. Khosrova stated that they could speak with the ZEO but in the meantime he requested the 

Zoning Board of Appeals deem the Application complete so the process could proceed to avoid 

delay. 

 

Ron Brant motioned to deem the application complete. Sharon Cleveland seconded the motion. 

All in favor, motion carried. 

 

The Clerk added as a Subdivision it needed to be referred to the Planning Board they will also 

send it to the county. The Planning Board has declared their intent to be Lead Agency. 

 

The Clerk sought a motion to schedule the Area Variance Application for a Public Hearing. 

 

William Lutz asked what Area Variance they were seeking. 

 

Mr. Khosrova said they are seeking a 33.3 foot variance. 

 

The Zoning Board of Appeals and Mr. Khosrova discussed the Area Variance the Applicant is 

seeking based on the proposed subdivision map provided by the Applicant. Mr. Khosrova stated 

he would speak with the Surveyor for clarification. 

 

Alternate Carol Falcetti requested Mr. Khosrova ask Mr. Sardo why the road was not continued 

and what the dotted line indicated. 

 

Sharon Cleveland motioned to schedule a Public Hearing on the Auld/Schnizler Area Variance 

Application for July 22, 2024 at 7:05PM or shortly thereafter. The motion was seconded by 

William Lutz. All in favor, motion carried.  

 

______________________________________________________________________________ 
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Wilson/Del Rossi  

Area Variance  

197.3-1-36  
5 Lake Shore Drive 

 

After appearing before the Planning Board, which had declared their intent to be Lead Agency, 

the Planning Board requested 3 things. They had requested a Zoning Table, they had asked about 

the lot coverage, they had requested a letter from the HOA, and additional information regarding 

the septic. Following conversations with engineers and the DOH the Applicant is proposing a 

two bedroom residence. The Applicant will go out 5 feet toward the road and 8 feet toward the 

lake. 

 

The Chair asked the Applicant update the paperwork. 

 

The Applicant and Zoning Board of Appeals discussed the variances the Applicant was seeking.  

 

The Clerk asked if the Applicant could update the paperwork whether the Application could 

proceed. 

 

The Chair Steve Olyha stated it could.  

 

The Chair asked the Clerk why one Application was for a Variance from the center of the Road 

and one was from the edge. 

 

The Clerk stated that Ed should review requested variances with the Applicant. 

 

Ron Brant motioned to declare the Wilson/Del Rossi Application complete. The motion was 

seconded by William Lutz. All in favor, motion carried. 

 

Sharon Cleveland motioned to schedule a Public Hearing on the Wilson/Del Rossi Area 

Variance Application for July 22, 2024 at 7:15PM or shortly thereafter. The motion was 

seconded by Ron Brant. All in favor, motion carried. 

 

Discussion: 

 

William Lutz stated the flow charts were helpful and it was interesting to see all of the forms and 

everything. Carol stated that she needed to make some changes as most of the forms were geared 

toward the Planning Board. William Lutz stated in making changes the phone system should be 

changed. The Clerk said they had tried and they are unable to. 

 

 

William Lutz motioned to adjourn the July 1, 2024 meeting of the Zoning Board of Appeals. The 

motion was seconded by Sharon Cleveland. All in favor, motion carried. 

______________________________________________________________________________ 


