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TOWN OF ANCRAM ZONING BOARD OF APPEALS 
December 23, 2024 at 7:00 PM 

Watch Meeting Online: 
 

 
Board Members Present: Steve Olyha, William Lutz, James Stickle (alternate), Carol Falcetti 
(alternate) 
 
Board Members Absent: Sharon Cleveland, Fred Schneeberger,  
 
Board Members Present on Zoom: Ronald Brant 
 
Others Present: James MacArthur, Jayelle Hoffman,  
 
Steve Olyha called the meeting to order at 7:00 PM. Steve Olyha invited James Stickle and Carol 
Falcetti to participate in tonight’s meeting in order to establish a quorum.  
 
Minutes:  
The Chair asked if everyone had a chance to review the minutes. There were no additional changes 
or edits. A motion was made by Will Lutz to accept the previous meetings minutes. The motion was 
seconded by Steve Olyha. All in favor, motion carried. 
 
Correspondence: Fred Schneeberger has resigned from the board. The chairman will be entertaining 
resumes and suggestions for a new member.  
 
Conflicts: The Chair asked if there were any conflicts. There were none. 
 
Old Business: 
 
Bryk – 24-007 
PUBLIC HEARING 
Area Variance 
205.3-1-15 
1351 County Route 7 
 
The applicant was not present 
 
Will Lutz motioned to open the Public Hearing on the Bryk Area Variance Application, Steve Olyha 
seconded, motion carried.  
 
Chairman Olyha offered to give the applicants a few minutes to join the meeting. However, they are 
not required to be here.  
 
Will Lutz made motion to close the Public Hearing, James Stickle seconded, motion carried. 
 
Board members reviewed the 5-factor test. 
 
FACTORS CONSIDERED:  
1.  Whether undesirable change would be produced in character of neighborhood or a detriment to 
nearby properties:   

Yes ☐ No ☒ 
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Reasons: very small section of 8ft required & both residents requested 
  
2.  Whether benefit sought by applicant can be achieved by a feasible alternative to the variance:  

Yes ☐ No ☒ 

 Reasons: The space between too narrow for any other type of privacy 
 
3.  Whether the requested variance is substantial:  

Yes ☐ No ☒ 

 Reasons: the overall measurement of the 8ft section is very small compared to the overall 
distance 
 
4.  Would the variance have an adverse impact on the physical or environmental conditions in the  
neighborhood:  

Yes ☐ No ☒ 

 Reasons: In the location of the parcel it is necessary  
 
5.  Whether the alleged difficulty was self-created:   

Yes ☐ No ☒ 

 Reasons: Mutual agreement between neighbors 
 
The ZBA, after taking into consideration the above five factors, finds that: 
☒ the Benefit to the Applicant DOES outweigh the Detriment to the Neighborhood or Community. 

Reasons: there is no detriment to the neighborhood  
 
James Stickle made a motion to grant the area variance of 32 feet of fencing to be 8 feet high, Steve 
Olyha seconded, motion carried. 
 
The ZBA further finds that an Area Variance of _ from section __ of the Zoning Code is the minimum 
variance that should be granted in order to preserve and protect the character of the neighborhood 
and the health, safety and welfare of the community. 
 
RECORD OF VOTE 
MEMBER NAME      AYE  NAY 
 

Chair  Stephen Olyha   ☒ ☐ 

Member William Lutz     ☒ ☐  

Member Sharon Cleveland    ☐ ☐ 

Member  Ron Brant    ☐ ☐  

Member  Fred Schneeberger    ☐ ☐ 

Member  Carol Falcetti (Alternate)  ☒ ☐ 

Member  James Stickle (Alternate)  ☒ ☐ 

      
Discussion: none 
 
 
Carol Falcetti motioned to adjourn the December 23, 2024 meeting of the Zoning Board of 
Appeals. The motion was seconded by Steve Olyha. All in favor, motion carried. 
 
 
 


