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Ancram Zoning Board of Appeals  

February 26, 2024 

In Person and Via Zoom 

Watch Meeting Online: 

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

 

Board Members Present: Steve Olyha (Chair), William Lutz, Sharon Cleveland, Ron Brant, 

Carol Falcetti (Alt), Jim Stickle (Alt) 

 

Board Members Absent: Fred Schneeberger 

 

Board Members Present on Zoom: None 

 

Others Present: None 

 

Clerk: J Hoffman 

 

Chair Olyha called the meeting to order at 7:01 PM. 

 

Minutes: 

 

The meeting minutes from the previous meeting, on Janauary 22, 2024, of the Zoning Board of 

Appeals were reviewed. Carol Falcetti had submitted revisions. Ron Brant motioned to accept 

the minutes with corrections. William Lutz seconded the motion. All in favor, motion carried. 

 

Correspondence: The Clerk had provided the Board with correspondence from the Planning 

Board. The rescheduled the training with Nan to April 4, 2024 at 5pm. The training will be 

conducted in-person at the Town Hall and via Zoom. Additionally, the Clerk sent some 

correspondence to the Board in the morning. 

 

The Chair had sent around the escrow law. The Chair requested the Clerk walk the Board 

members through the law. The Clerk stated they are working with Town officials to revise the 

law and declined speaking on the matter. 

 

Conflicts: 

 

The Chair, Steve Olyha, asked if there were any conflicts. There were none. 

 

Old Business: 

 

Space 1330 LLC (Ancram Center for the Arts Theatre) 

PUBLIC HEARING 

Area Variance 

205.3-1-22 

1330 County Route 7 

 

https://www.youtube.com/watch?v=gIzVvdJohsg
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Open Public Hearing 

William Lutz motioned to open the public hearing. The motion was seconded by Sharon 

Cleveland. All in favor, motion carried. 

 

Jeffrey Mousseau stated that the purpose of the project is to make the Ancram Opera House 

accessible. They will remove the step in the front, close the porch off in the front, and use ramps 

on each side to direct pedestrians away from the road while making the entrance accessible. 

 

The Chair clarified that there were two projects before the Zoning Board of Appeals by the 

Applicant. Only this Area Variance was before the Zoning Board of Appeal; the Ancram Opera 

House Annex project was also before the Planning Board.  

 

Donna Hoyt asked if either of the properties were surveyed. 

 

The Applicant responded that both properties had been surveyed. 

 

Donna Hoyt asked when the Annex property had been surveyed. 

 

The Applicant responded that it was 2021 or around the time they purchased the property. 

 

Donna Hoyt responded that there had been some digging done, on what appeared to be the 

property line, and it appeared as though whoever did the digging did not appear to have had the 

property surveyed. 

 

The Chair stated that the Public Hearing was not on the Annex property. The Zoning Board of 

Appeals had the maps that had been submitted to them and they were looking at the side and 

front yard setbacks. 

 

The Chair asked if there was anyone on Zoom that wished to comment. There was no one. 

 

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

in favor, motion carried. 

 

The Chair asked the Clerk about a SEQRA determination. The Clerk Stated the ZBA had 

declared their intent to be Lead Agency. The next step was classifying the action based on the 

Type I and Type II lists. The Clerk stated they believed the Application was a Type II Action not 

requiring Environmental Review. 

 

The Chair thanked the Clerk and guided the Zoning Board of Appeals 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 
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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?  

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?  

No, or 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)?  

No, or 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 because they did not answer moderate to large there weren’t any there. 

 

The Chair asked if there was any addition discussion anyone wanted to have. 

 

Alternate Jim Stickle stated he thought the it was good. 
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William Lutz stated he did too, that it was much better to have the steps go on each side rather 

than out into the road. 

 

Alternate Carol Falcetti also concurred it made a lot of sense. 

 

The Chair asked for a motion to approve the requested area variances for both the side and front 

setbacks.  

 

Ron Brant made a motion to approve the side and front setbacks. Wiiliam Lutz seconded the 

motion. All in favor, motion carried. 

 

The Chair stated the board should probably go through the 5 questions and asked the Clerk to get 

a copy as he did not have one.  

 

The Chair read through 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 

 

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 

 

3. Whether the requested area variance is substantial. No 

 

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

environmental conditions in the neighborhood or district. No 

 

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

environmental conditions in the neighborhood or district. Yes 

 

The Chair stated there was nothing in there that would change the vote. 

 

Ancram Opera House Theatre Inc. (Ancram Center for the Arts Annex) 

Area Variance 

205.3-1-67 

1326 County Route 7 
 

William Lutz motioned to open the Public Hearing on Ancram Center for the Arts Annex. The 

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

 

There was no public comment. 

 

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

Lutz. All in favor, motion carried. 
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The Board will not vote on the Variance until the Planning Board conducts the environmental 

review. 

 

The Clerk asked to be directed to draft a letter to the Planning Board. 

 

The Chair stated that parking was historically “grandfathered” but was not screened as required 

by the Zoning Law. 

 

William Lutz asked if there was an opportunity for any other safe parking on the site. 

 

The Applicant responded that there still will be a spot but the majority of the parking will be on 

the other side. 

 

William Lutz said the parking was no different than the Little Store where the parking was 

always there and should be allowed. 

 

The Chair polled the Board if they were generally incline to grant the Area Variance. They were. 

 

The Chair directed the Clerk to draft a letter to the Planning Board and said that maybe it could 

include that the Board was particularly interested in the parking discussion. 

 

The Clerk asked the Applicant if they would waive the timing of decision. The Applicant 

affirmed they would. 

 

NEW BUSINESS: 
 

Hoilund 

Area Variance  

213.-1-63  

84 Cottontail Rd 

 
The Chair read the oath to the Applicant. They affirmed. 

 

The Applicant is seeking a subdivision but one of the existing houses on the property is 4 feet 

over the setback. 

 

The Applicant showed the Board the existing house and the setback. 

 

The Board asked the Mr. Hoilund whether the Planning Board had sent him to get an Area 

Variance. They had. 

  

The Board stated they were not aware it was a requirement and they believed it was 

“grandfathered.” 
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The Applicant stated he asked. 

 

The Clerk clarified the change was the subdivision was creating a new lot. 

 

Carol Falcetti asked about the A6 exemption. 

 

The Clerk clarified that was “Ag exemption.” 

 

Carol Falcetti asked about the difference between an iron rod set and an iron rod found. 

 

Jim Stickle clarified that the rods set were the ones the surveyor put in. 

 

The Chair summarized the next steps. 

 

Jim Stickle asked if there was a way to look into why this was need. 

 

The Chair stated the ZRC could look into it but he did not know what the New York State 

requirements were and also suggested a meeting with John Lyons. 

 

The Clerk asked if the Application was complete. The Chair stated it was with the exception of 

the maps. 

 

William Lutz motioned the declare the Application complete. The motion was seconded by 

Sharon Cleveland. All in favor, motion carried. 

 

Sharon Cleveland motioned to set a Public Hearing on the Application for Area Variance for 

March 25, 2024 at 7:05 PM. The motion was seconded by William Lutz. All in favor, motion 

carried. 

 

Block 

Area Variance  

213.-1-20  

324 Poole Hill Road 

 
The Applicant is proposing a constructing a pool.  

 

The Chair stated the Board cannot act until the DEC has issued a permit. 

 

Carol Falcetti asked about whether the buffer was correctly shown on the map. 

 

Carol Falcetti asked why some existing features were shaded while others were not.   

 
The Chair stated the visit was informative because there is a steep grassy slope between the 

house and pond. 
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Carol Falcetti asked about what the pool would hold. 

 

The Applicant responded that it is a salt chlorine pool 

 

Carol Falcetti asked about the drain. 

 

The Applicant responded that it is for recirculation and will be about 3500ppm 

 

The Chair discussed the next steps with the Board and the Applicant. 

 

The Applicant asked the Clerk why the Application was incomplete.  

 

The Applicant asked if there was a way to set the public hearing before the March meeting. 

 

Carol Falcetti asked the maps be clear and correct. 

 

The Applicant asked if the only time the Board makes a determination of completeness was 

during meetings. 

 

Ron motioned to adjourn the February 26, 2024 meeting of the Zoning Board of Appeals. The 

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

______________________________________________________________________________ 

Respectfully Submitted, 

J Hoffman 

Clerk Town of Ancram Planning and Zoning Department 

 


