
Ancram Zoning Board of Appeals  

February 24th, 2020 7:00PM 

Meeting Minutes  
 

 

Board Members Present: Steve Olyha (Chair), Fred Schneeberger, Ron Brant, William Lutz  

 

Board Members Absent: Sheldon Waldorf, Sharon Cleveland (alt) Robert Horwitz (alt), 

 

Others Present: Rick, James Stickles 

 

Clerk: J Hoffman 

 

Chair Olyha opened the meeting at 7:00PM.   

 

The meeting minutes from the previous meeting, on January 27th, 2020, of the Zoning Board of 

Appeals were reviewed. Will Lutz motioned to approve the minutes. Fred Schneeberger 

seconded the motion. All in favor, motion carried. 

 

Correspondence: 

 

The clerk reminded people about upcoming trainings. Ron Brant requested that trainings at the 

Millbrook Home and Garden Center be resent. The clerk stated the Planning Board letter could 

be addressed during the Public Hearing. 

 

The Chair, Steve Olyha, asked the Board about the letter from the Planning Board regarding the 

Olyha application [attached as Exhibit A]. Will Lutz, stated that he had a problem with the 

contents and the tone of the letter stating that he believed the letter was condescending. 

 

The clerk stated they were in a difficult position because they were writing letters between both 

boards on based on the positions and opinions of the respective boards. They stated that if the 

board-members had a problem they could attend the Planning Board meetings, attend the Town 

Board meetings, or even the Zoning Revisions Committee meetings. 

 

Fred Schneeberger felt the letter treated the ZBA like children that needed to be told what to do. 

Further, he believes the board members have a wide range of different backrounds and we rule 

on the facts not personnel feelings. 

 

Steve Olyha state, “I will not comment on the letter as it’s a conflict for me.” 

 

 

Conflicts: 

 

The Chair, Steve Olyha, is applying for an area variance. Therefore, he has a conflict and must 

recuse himself from chairing or discussing matters related to his application. As a result, Fred 



Schneeberger will chair during Steve Olyha’s application.  

 

Old Business: 

 

Steve Olyha 

Area Variance 

31 Lake Shore Drive 

197.3-1-42 
 

The Acting Chair, Fred Scheebberger, opened the Public Hearing. 

 

The Applicant, Steve Olyha stated that he had obtained the DEC permit. The proposed structure 

exceeds the required side and front setbacks. However, the proposed structure will be 

approximately 31 or 32 feet from the lake, which does not meet the 100 foot buffer. Therefore, 

an area variance is required. 

 

Ron Brant asked if there would be a half bath. 

     The Applicant responded, Yes, the plans included a half bath. 

 

Ron Brant asked if it would be heated or if the plan was to drain it. 

The Applicant responded that it would be heated so it would not need to be drained. 

 

Ron Brant asked if it would be insulated. 

The Applicant stated it would be. 

 

Will Lutz asked whether it would be 4 foot frost or Alaskan Slab. 

The Applicant stated it would be 4 foot frost and not Alaskan Slab and will be in the old         

foundation. 

 

Will Lutz asked whether soil would be removed. 

 The Applicant responded that soil needed to be removed because of the size of the parcel 

and that soil from previous projects had already been placed on the driveway and other low 

areas. 

 

Will Lutz stated The Board must address the concerns of the Planning Board. While the Planning 

Board had recommended increasing the undisturbed buffer or putting in a rain garden he stated 

that gutters directed away from the lake or a small stone bed could be used to prevent runoff into 

the lake while addressing the Planning Board’s concerns. 

 

Fred Schneeberger responded that a stone bed would get covered. 

 

Will Lutz stated that the stone bed was certainly not maintenance free. 

 

Rick stated that he understood the desire of the Planning Board to protect the watershed but the 

even redirecting the water it would back up in a low spot or flow to the lake. 

 



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

favor, motion carries. 

______________________________________________________________________________ 

 

 

 

 

Fred Schneeberger reviewed the five factors the Zoning Board must consider in reviewing an 

application 

 

FACTORS CONSIDERED: 

1.  Whether undesirable change would be produced in character of neighborhood or a detriment 

to nearby properties: Yes___ No_X_ 

  

Reasons: There are many buildings within the buffer. 

 

2.  Whether benefit sought by applicant can be achieved by a feasible alternative to the variance: 

Yes___ No_X_ 

 

Reasons: No, the Applicant would like a garage for storage and the entirety of the property is 

within the buffer.  

 

3.  Whether the requested variance is substantial: Yes__ No_X_ 

 

Reasons: The board saw this as not substantial based on the existing buildings closer to the lake, 

that it is smaller and farther back from the previous structure. However, relief of 69 feet seems 

substantial. 

  

4.  Would the variance have an adverse impact on the physical or environmental conditions in 

the neighborhood: Yes___ No_X_ 

 

Reasons: No, the variance will minimize site disturbance and comply with DEC permitting 

requirements.  

 

5.  Whether the alleged difficulty was self-created:   Yes_X_ No___ 

 

Reasons: The applicant did not need to apply to build the garage. 

  

DETERMINATION OF ZBA BASED ON THE ABOVE FACTORS: 

 

The ZBA, after taking into consideration the above five factors, finds that: 

 

 the Benefit to the Applicant DOES NOT  Outweigh the Detriment to the Neighborhood or 

Community and therefore the variance request is denied. 

 the Benefit to the Applicant DOES outweigh the  Detriment to the Neighborhood or 

Community. 



 

RECORD OF VOTE 

 

    MEMBER NAME   AYE  NAY 

 

  Chair  _Steve Olyha___________  ____ ____ Abstained 

  Acting Chair   _Fred Schneeerger_______  _X__ ____ 

Member _Ron Brant_____________  _X__ ____ 

Member _Will Lutz_____________  _X__ ____ 

   

Based on the above analysis, Will Lutz motioned to grant the Area Variance to Steve Olyha with 

the following conditions. The motion was seconded by Ron Brant. All in favor, motion carries. 

 

1. The Applicant must use a silt fence during construction 

2. The Applicant must provide for rain water remediation. 

 

The Applicant must obtain a building permit prior to construct and must comply with any and all 

DEC permit conditions. 

 

The clerk stated that the board had forgotten to conduct the environmental review. 

 

The Acting Chair Read the questions with the answers as follows: 

 
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? 

 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 

 

Will Lutz motioned to make a negative declaration for the environmental review as the Board’s 

answers to the EAF questions lead to the determination that the proposed action will not result in 

any significant adverse environmental impact. The motion was seconded by Ron Brant. All in 

favor, motion carries. 
_____________________________________________________________________________________________ 

 

New Business: None 

 

 

Will Lutz motioned to adjourn. The motion was seconded by Ron Brant. All in favor, motion 

carried. 

 

Respectfully Submitted, 

J Hoffman 

Secretary Town of Ancram ZBA 


