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Town of Lansing

Tuesday, November 17,2015 7:00 PM, Zoning Board of Appeals
Meeting

ZONING BOARD OF APPEALS MEMBERS

(*Denotes present)

* Gregg Travis, Chairman
Linda Hirvonen * Dan Konowalow
* Henry (Hurf) Sheldon * Judy Drake

Maureen Cowen, Alternate

Other Staff

* Lynn Day, Zoning Officer

* Guy Krogh, ZBA Attorney

* Ruth Hopkins, Town Board Liaison
PUBLIC PRESENT
Marian Cutting Gary Bush, P.E.
Brenda Zavaski John Zavaski
Gary Tyrrell John Orr
Mary Orr Louis Marca
Pauline Marca Cheryl Beach
Christian Baur Karen Baur
Randa Corwin Heather Mulks
Joseph Fabi
GENERAL BUSINESS

Chairman Gregg Travis called The Town of Lansing Zoning Board of Appeals
Meeting to order at 7:02 PM.

Chairman Travis acknowledged the Legal Notice was duly published in The
Ithaca Journal as required.

Public Hearing - Area Variance, Applicant: Gary R. Bush, P.E.
Agent for Steve & Elizabeth Davis, 727 Lansing Station Road, Tax
Map # 13.-2-2
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Linda Hirvonen moved to open the Public Hearing at 7:00 PM. Henry (Hurf)
Sheldon seconded the motion and it was carried by the following roll call vote:

Vote of Zoning Board . .. (Aye) Judy Drake, Member

Vote of Zoning Board . .. (Aye) Linda Hirvonen, Member
Vote of Zoning Board . .. (Aye) Daniel Konowalow, Member
Vote of Zoning Board ... (Aye) Hurf Sheldon, Member

Vote of Zoning Board . .. (Aye) Gregg Travis, Chair

Gary Bush P.E., Agent for Owners’ Steven & Elizabeth Davis appeared before the
Board requesting an Area Variance to erect a 14ft. x 14ft. open air Pavilion down
on near lake. On the parcel, there is an extremely large cliff. Mr. Bush states
there is only about 30 ft. from the lakeshore to the cliff. The Town’s requirement
for the L1 District is a 30ft. set back from the shoreline.

The following Narrative and Maps were presented;
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SPEC Consulting Phone; (607) 227-4886
132 West Groton Road www.SPECconsulting.com
Groton, New York 13073 gbush@SPECconsuiting.com

Davis Lakeshore Pavilion Narrative
727 Lansing Station Road

Town of Lansing, NY
October 19, 2015

Background

The subject lakefront property is 0.05 acres with an existing dock and lake stair with a small
stream running through it. This property is on the lake side of the railroad tracks and is owned
by the client who also owns the 0.58 acre property directly across the tracks at 727 Lansing
Station Road.

A previously-existing railroad tie lake wall was replaced with a precast concrete block retaining
wall during the winter of 2012-2013. That project had proper permits, including DEC permits,
and has been closed out,

The client now wishes to build a 14" x 4" open-sided pavilion on the site. However, due to
Section 504 of the Town of Lansing Land Use Ordinance, most recently amended on March 18,
2015, a 30" setback is required from the shore line, and a 10” rear yard setback is required.
Additionally, there is a steep rock cliff that is located approximately 40’ from the lake shore.
Finally, the neighboring property to the Southeast has an existing coltage on it that is
approximately 8’ from the lake shore, blocking views of the lake in that direction.

Proposed Site Plan

The attached site plan shows the proposed location of the new pavilion. Since the finish grade is
above the 100-year flood level, no flood issues have been considered. That said, this is an
unoccupied structure with open-air construction using water-resistant materials up to the roof, so
flouds would have very little, if any, impact on the structure. | have also attached a picture of the
site, looking southeast, showing the proposed pavilion location and neighboring cottage.

We look forward to your review of the above details and plans. Please don’t hesitate to contact
me directly if you have any questions or concerns.

Respectiully Submitted,

Gary R. Bush, PE, LEED AP
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Lake Shore Pavilion

PROJECT ADDRESS:
727 Lansing Slalion Rd
Lansing, NY 14882

CLIENT
Steve & Liz Davis

727 Lansing Station Rd
Lansing, NY 14882
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Public/Member Comments/Concerns

Daniel Konowalow inquired as to why Mr. Bush raised the issue of the Blue
House being only 8 ft. from the shoreline. Mr. Bush indicated that he was trying
to show that the neighbors were so close to the lake that the pavilion would not
hinder the view anymore.

Daniel Konowalow inquired from the Zoning Officer, Lynn Day as to the
existence of the blue structure being grandfathered. Mr. Day states yes, it is an
existing, non conforming structure. If something were to happen to the blue
structure, they could tear down and replace on the same footprint. Elevation
would be required.

Mr. Bush states a portion of the blue structure is on his client’s property, also the
railroad owns the property where the blue structure is located.
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Chairman Travis inquired if there were any further comments or concerns from
the Public, there were none.

Henry (Hurf) Sheldon moved to close the Public Hearing at 7:16 PM. Daniel
Konowalow seconded the motion and it was carried by the following roll call
vote:

Vote of Zoning Board . .. (Aye) Judy Drake, Member

Vote of Zoning Board . .. (Aye) Linda Hirvonen, Member
Vote of Zoning Board . .. (Aye) Daniel Konowalow, Member
Vote of Zoning Board . .. (Aye) Hurf Sheldon, Member

Vote of Zoning Board . .. (Aye) Gregg Travis, Chair

The Town of Lansing Zoning Board of Appeals (“ZBA”) hereby makes the
following findings with respect to the specific criteria for area variances as set
forth in Town Law § 267-b(3)(b), and other applicable provisions of law and of
the Town Zoning Ordinance:

a. 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?

Findings:

b. Whether the benefit sought by the applicant can be achieved by some
method, feasible for the applicant to pursue, other than an area variance?

Findings:

c. Whether the requested area variance is substantial?
Yes X No

Findings: This is a 20 ft. encroachment into the required setback.
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d. Whether the proposed variance will have an adverse effect or impact on
the physical or environmental conditions in the neighborhood or district?

Findings:

e. Whether the alleged difficulty was self-created?
Yes X No

Findings: Being requested by the Applicant.

Further Discussion
Henry (Hurf) Sheldon inquired if there was clearance enough for a fire truck in
case of a fire. Mr. Bush stated yes.

Henry (Hurf) Sheldon inquired what would permit the owner from enclosing the
pavilion in down the road. Zoning Officer, Lynn Day states conditions.

Applied Condition Discussion
Chairman Travis states the Town’s Legal Counsel has recently sent out an email
with 21 reasons not to attach conditions to the Deed.

The question was asked by Henry (Hurf) Sheldon if there is any other way to
follow conditions that have been placed on a Variance.

Guy Krogh, states a Variance is by design, temporary. They apply for a period of
need or hardship. Mr. Krogh further stated land records should not be mixed
with zoning and he so advised against having a temporary variance become a
permanent land title record.
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Mike Long, Planning Consultant states the official record rests with the Code
Enforcement Officer. It is the responsibility of the Code Enforcement Officer to
enforce such conditions.

Lynn Day, Zoning Officer states all records are public records. At any time a
person can FOIL (Freedom of Information Law) their request to review property
records.

Linda Hirvonen inquired from Legal Counsel what would be the negative
ramifications if the board did indeed place conditions on an Area Variance and
require that they file it with their deed.

Guy Krogh stated when there is no longer a need for a variance, the right to
continue to violate the zoning ordinance would be entitled forever. Mr. Krogh
further states, zoning should trump title.

Given the advice of the Town Attorney, it was the consensus of the Board to
move forward without attaching any conditions to deeds.

Henry (Hurf) Sheldon offered the following Resolution/Decision. Judy Drake
seconded the motion and it was carried by the following roll call vote:

Vote of Zoning Board . .. (Aye) Judy Drake, Member

Vote of Zoning Board . .. (Aye) Linda Hirvonen, Member
Vote of Zoning Board . .. (Abstained) Daniel Konowalow, Member
Vote of Zoning Board ... (Aye) Hurf Sheldon, Member

Vote of Zoning Board . .. (Aye) Gregg Travis, Chair

AREA VARIANCE FINDINGS AND DECISION
TOWN OF LANSING ZONING BOARD OF APPEALS

BACKGROUND INFORMATION

Applicant: Variance No: 15-01
Gary R. Bush, PE, Agent for; Zoning District: L1
Steve & Liz Davis Published Notice on: 11/13/15

Notice to County Sent on: N/ A

SEQRA: PB Completed on
11/09/15

Hearing Held On: 11/17/15

Property Location: 727 Lansing Station Road, Lansing, NY 14882
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Tax Parcel #: 13.-2-35

Requirement for which Variance is Requested: Requesting a 10 ft. setback

Applicable Section of Town Zoning Ordinance: Sec. 504, Schedule II Area,
Frontage, Yard, Heights and Coverage Requirements.

RESOLUTION AND FINDINGS

WHEREAS, Gary R. Bush, P.E., Agent for the Davis’ has applied for an Area
Variance and

WHEREAS, on November 17, 2015 the Town of Lansing Zoning Board of
Appeals (the “ZBA”)

thoroughly reviewed and analyzed: (i) the information and evidence submitted
by the applicant(s) in support of the requested area variance; (ii) all other
information and materials properly before the ZBA; and (iii) the issues and
impacts raised for consideration by neighbors, the public, and the ZBA; and

WHEREAS, in accordance with Article 8 of the New York State Environmental
Conservation Law and the State Environmental Quality Review Act, and its
implementing regulations at 6 NYCRR Part 617, the ZBA has determined that
this action —considering and approving or denying an area variance —is a Type
I Action per 6 NYCRR 617.5(c), and therefore no environmental review is
required; and

WHEREAS, on November 17, 2015 the ZBA, in accordance with Town Law § 267
et seq. and the Town of Lansing Land Use Ordinance, considered the application
and all materials before the ZBA and, in the course of deliberations, took into
consideration the benefit to the applicant if the variance is granted as weighed
against the detriment to the health, safety, and welfare of the neighborhood or
community arising from the potential granting of an area variance.

NOW, THEREFORE, BE IT RESOLVED AS FOLLOWS:

1. The Town of Lansing Zoning Board of Appeals (“ZBA”) hereby makes the
following findings with respect to the specific criteria for area variances as set
forth in Town Law § 267-b(3)(b), and other applicable provisions of law and of
the Town Zoning Ordinance:
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a. 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?

Findings:

b. Whether the benefit sought by the applicant can be achieved by some
method, feasible for the applicant to pursue, other than an area variance?

Findings:

c. Whether the requested area variance is substantial?
Yes X No

Findings: This is a 20 ft. encroachment into the required setback.

d. Whether the proposed variance will have an adverse effect or impact on
the physical or environmental conditions in the neighborhood or district?

Findings:

e. Whether the alleged difficulty was self-created?
Yes X No

Findings: Being requested by the Applicant.

10
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2. DETERMINATION BASED ON THE ABOVE FACTORS (choose one):

It is hereby determined by the Town of Lansing Zoning Board of Appeals (the
“ZBA”) that the following area variance is GRANTED AND APPROVED, with
any conditions hereafter stated (if any), it being further found and determined
that (i) the benefit to the applicant outweighs any potential negative impacts or
detriment to the neighborhood or community; and (ii) such area variance is the
minimum necessary as adequate to grant relief and, at the same time, preserve
and protect the character of the neighborhood and the safety and welfare of the
community.

DESCRIPTION OF SPECIFIC VARIANCE GRANTED: To construct an open
air Pavilion without required lakeside setback.

ARE CONDITIONS IMPOSED WITH RESPECT TO THE AREA VARIANCE
AS GRANTED:

Yes X No
STATEMENT OF CONDITIONS:

1. The open pavilion to be constructed will not be enclosed in the future.

2. As variances are exceptions based upon exigent need or emergency, should
applicant fail to avail itself of the benefits of the above-described area
variance within one year from the date hereof, this approval and such area
variance shall expire. In cases where construction may be applicable, “avail
itself of the benefits” shall mean a building permit obtained (if necessary) and
substantial construction has commenced. Said one-year approval period may
be extended for good cause by the ZBA if application for an extension is
submitted before the expiration of the then applicable variance period.

THE VOTE ON THE FOREGOING DECISION, DETERMINATIONS, AND
RESOLUTION OF THE TOWN OF LANSING ZONIGN BOARD OF
APPEALS WAS AS FOLLOWS:

11
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Member: Judy Drake - Aye

Member: Linda Hirvonen - Aye
Member: Daniel Konowalow - Abstained
Member: Henry (Hurf) Sheldon - Aye
Chair: Gregg Travis - Aye

Public Hearing - Area Variance, Applicant: Gary R. Bush, P.E.

Agent for John & Brenda Zavaski, 4 Ladoga Park Road, Tax Map #

33.-1-44

Daniel Konowalow made a motion to open the Public Hearing at 7:52 P.M. Judy

Drake seconded the motion and it was carried by the following roll call vote:

Vote of Zoning Board . .. (Aye) Judy Drake, Member

Vote of Zoning Board . .. (Aye) Linda Hirvonen, Member
Vote of Zoning Board . .. (Aye) Daniel Konowalow, Member
Vote of Zoning Board ... (Aye) Hurf Sheldon, Member

Vote of Zoning Board . .. (Aye) Gregg Travis, Chair

Gary Bush, P.E. and Agent for John & Brenda Zavaski appeared before the
requesting an Area Variance. The Members were presented with the following
material, as well as additional photos from the owners. (Those are available in
the Planning Office).

12
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SPEC Consulting Phone: (607) 227-4886
132 West Groton Road www.SPECconsulting.com
Groton, New York 13073 gbushi@SPECeonsulting.com

Zavaski Bed & Breakfast Narrative
4 Ladoga Park Road
Town of Lansing, NY
October 19, 2015

Background

The subject property is Parcel A of three contiguous properties owned by John and Brenda
Zavaski at 4 Ladoga Park Road. Parcel A is 0.25 acres of the total 0.69 acres, and is situated
across Ladoga Park Road [rom the Lakefront Parcel B. On Parcel A isa 24" x 40° 3-car garage,
situated approximately 517 from Ladoga Park Road. See attached Site Plan on Sheet C1.

Above the garage, a Bonus Room has been finished to include a bathroom and sleeping arca that
has been used as a Bed and Break fast for the past couple of years. The owners obtained approval
from NYS and from Tompkins County to use the room as a Bed and Breakfast, advertised
through AirBNB. They did not realize that they also needed approval from the Town. The
Town has been made aware of the situation and the owners are now doing what is required to
operate the facility lawfully, as was the original intent.

The owners have discontinued renting the roem until they have secured the required approvals
from the Town of Lansing.

Zoning Issue Requiring Variance

A Bed & Breakfast is an approved use in the L1 Zoning District; however the Town of Lansing
Land Use Ordinance, Section 802.8, states that a Bed & Break[ast is permitted when “No
building is located less than fifty (50) feet from the lot line of an existing residence.” Since the
garage is less than 13 feet from both neighboring property lines, it does not meet this
requirement. However, since the property is only 657 +/- wide, it is impossible for any building
to be 50° from all lot lines. This is the hardship requiring the variance for which we are

applying.

Septic System

The current septic system is sized for a 2-bedroom home, which is what the owner’s residence on
Parcel B is. However, by adding this additional sleeping room above the garage, the system
needs to be able to be upgraded to a 3-bedroom system.

The existing system is located directly behind that garage and there is room to upgrade the
system to a larger system. According to the Tompkins County Health Department. the larger
system needs to be designed and approved, however it does not need to be installed until the

13
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existing system fails. The design of that system has been started, but has been put on hold until
the approval ol this variance request has been obtained. There is no point is designing that
system if the owners aren’t allowed to use the room.

Parking & Traffic

The attached site plan shows the location of the garage on the site. It also shows that therc is
plenty of room [or parking in front of the garage. Typical parking spaces can be as small as 9" x
227, and with an available gravel parking area of 40" x 517, there 1s room for 8 cars in the
driveway plus the three spaces inside the garage itsell.

It is expected that the space will be rented primarily on weekends for approximately 15
weekends per year. It has always been the case so [ar, and will likely continue to be the case that
a single car will accompany the renters at any given time. Thercfore, there will be an
insignificant increase to the amount of traffic on this road that already has very little traffic.

Economic Impact and Enjoyment of Natural Resources

By allowing a Bed & Breakfast lo operate in this location, the Town of Lansing and surrounding
areas will enjoy the benefits of the additional revenue brought into the community from the
rental of the unit by the owners, in addition 1o the money spent by the renters while they are
here. Further, renters from around the world will benefit from the ability to enjoy the scenery
and peaceful nature of this area on the beautiful shores of Cayuga Lake, something we here in
Lansing often take for granted.

Request

We hereby respectfully request the Planning Board and the Zoning Board of Appeals to grant the
variance being sought, based upon the hardship noted above and the benefits to all involved.

We look forward to your review of the above details and plans. Please don’t hesitate to contact
me directly if you have any questions or concerns.

Respectfully Submitted,

s
Gary R. Bush, PE, LEED AP

14
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4 Ladoga Park Rd.
Existing Site Conditions

G(.Joglc

Daniel Konowalow inquired from the Zoning Officers as to why the zoning
setback was put in with a 50 ft. setback put in for a Bed & Breakfast in the L1
District. Mr. Day states it was prior to his employment.

Gary Bush states he has presented the Zoning Board Members with two letters
from the adjacent and only neighbors that this setback would affect. Mr. Bush
reiterated to the Board and the Public that the issue before the Board tonight is
not about the Use, it is all about an Area -setbacks.

Daniel Konowalow states in his opinion it could and does affect the nature of the
neighborhood due to structures being very close to each other or widely

separated.

Mr. Bush states it’s a conforming structure as it is, and is an allowed Use if the
conditions are met.

Linda Hirvonen questioned how an expanded septic system could be installed
into a swamp.

15
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Gary Bush, P.E. explained the procedure thoroughly and states he has walked
the Zavaski property and the swamp would not be affected. In addition, Mr.
Bush states this property is not technically in the protected wetland.

John Zavaski, owner of property in question states the property (wooded area)
immediately behind their garage is not part of any swamp, and they too own that
parcel.

Gregg Travis, Chairman states that would be the property owner’s risk whether
or not the Tompkins County Health Department would approve it or not.

Judy Drake, Member inquired if there was a bedroom placed in it when it was
built. Lynn Day, Zoning Officer states when the Zavaski began to built they
were upfront and stated they would be having relatives and friends staying there
on occasion. Mr. Day states he made sure they met all the required Codes,
including fire separation.

Mr. Bush again reiterated the Zavaski’s were before the Board for an Area
Variance, not a Use Variance.

Public Comments/Concerns

Cheryl Beach questioned why you can’t rent it out as a house, but you can a Bed
& Breakfast.

Lynn Day, Zoning Officer states in his opinion it is an accessory building.

Heather Mulks read a prepared letter opposing the Bed & Breakfast as well as
questioned the definitions in the Town’s zoning.

Lynn Day, Zoning Officer explained his interpretation of the Zoning Ordinance.

Ms. Mulks requested that the following be made part of the record;

16
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Heather L. Mulks
T Ladoga Park Road
Lansing, NY 14882

Zoning, Board of Appeals, Town of Lansing
Lansing, Town Hall, 29 Auburn Road
Lansing, New York

Re: Area Variance Tax Pareel #33.-1-44

November 17th, 2015

Deur Zoning Board of Appeals [Board):

This letier is infended to document the oral discussion | will make in response 1o
the application by Gary R. Bush, I".I%. apent for John and Brenda Zavaski, of 4 Ladoga Park
Road, Tax Parcel #f 33.-1-1 for an Arca Variance [rom, Section 503, Schedule I; Schedule
of Land Uses or Activitics in the Town of Lansing {Town] Land Use Ordinance.

I'would like (o clarify the information in the letter | received from the Fown. The
letter states that all those who wish to speak shall be given a chance to be heard. Docs this
also mean that the Board will respond to questions that are raised during this session?

I'strangly oppose the requested variance for a Bed & Breakfast [BB & B] at 1 Ladoga
Park Rd. and [ have a few questions regarding this request.

[. According to the Town of Lansing us¢ Ordinance, Article 11T Definition:

Bed and Breakfast. Owncr-occupied residence resulting from a conversion of
a one-lamily dwelling. used for providing overnight accommeodations and a
morning meal to not more than ten {10) transient lodgers, and containing at least
three but not more than (ive bedrooms for such lodpers,

According, to the above delinition, in order to be converted 1o a B & B, the
building must first be utilized as a dwelling. According to the Town of Lansing
use Ordinance, Article 111 Definitions;

Dwelling. A building that contains one or two dwelling units used, intended, or
designed to be built. uscd. rented, leased, let or hired out to be occupied, or that
are accupied, for living purposes

!
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Dwelling Unit: A single unit providing complete independent living facilities
for one or more persons, including permanent provisions for living, slecping,
ealing, cooking and sanitation.

In order for this to be considered a dwelling unit, the occupancy must be
cquipped with a permanent provision for cooking. According to information
availuble on the internet for the B & B [The Brass Bed], “There isn't a stove,
but the kitchen area includes a mini [ridge, microwave, toaster oven, clectric
[rying pan, coffee maker, {ull sct of dishes and utensils, and a small eat in table.”
[hitps://zilyo.com/places/lansing--ny--united-states/air2636950)

The National Electric Code [NEC] does not recognizes these cord-and-plug
connceted cleetrical — cooking appliances, that are not fastened in place
(portable), as permanent provisions lor cooking. Code Making Panel 2 [CMP
2] has clarificd, on more than one occasion, that it did not consider a cord and
plug: connected microwave as permanent provisions for cooking,

Does the Town of Lansing classify a microwave as a permanent provision for
cooking? If not, and there is no permanent pravision for cooking, this cannol be
classificd as a dwelling unit, If it cannot be classified as a dwelling, how can it
be converted to a B &13?

). The Town of Lansing use Ordinance, Scction 802.8 BED AND BREAKFAST

& ROOMING HOUSE; TOURIST HOME, Permitted when:

(C) “Access driveways inlersect public roads at approximately ninety deprees
and no driveway is located less than fifty (50) feet from the intersection of two
public road right-of-way lines unless otherwisc permitted by State or {ocal law.

The roadway directly in front of this property is @ private road. It is not a public
roadway and does not intersect a public road at approximately 90 degrees. The
driveway is not located within 50 fect from the intersection of two public
roadways. How is this allowable under the requested application?

What is the aiternate means of cpress that is provided for at this location? The
following information appears to govern means of cpress for this occupancy
and [ would like to know 1l this applics, and if so, how has it been addressed?

Gary Bush, P.E. & Lynn Day, Zoning Officer continued to answer Ms. Mulks

questions regarding code requirements related to the Use of the Bed & Breakfast

John Orr presented the following letters and requested that they be made part of

the record. Chairman Travis accepted the letters.
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November 12, 2015

TO: Town of Lansing, Board of Zoning Appeals
FROM: John and Mary Orr
RE: Proposed Bed and Breakfast at 4 Ladoga Park Road

We are very opposed to the request for a variance to enable the owners
of 4 Ladoga Park Road to open a Bed and Breakfast for the following
reasons.

This area is a residential community on a private road. Itis very dense
with houses close together. The landowners are required to maintain their own
portion of the road so each owner is concerned with how much traffic we have.

We also are concerned with the environment and the sewage problems
that have been a source of worry. The home and septic was built as a single
family residence. We believe that additional guests would be a detriment
to the current septic system. Itis in close proximity to the swamp and if it fails,
could further pollute this wetiand.

With the opening of such a business, it will bring in people of all walks
of life which could lead to potential crime, noise and litter. We are opposed
to the guests bringing their dogs and using our yard for waste purposes. If the
Zoning Board were to approve the variance for this Bed and Breakfast, it could
very possibly create an open door for future business to be established in our
residential neighborhood.

We would like to point out that all of the deeds on Ladoga Park
Road have a restriction stating no business shall be opened. We
understand that the town does not have jurisdiction over the deeds,
but it is a fact that is recorded in the deeds at the County Clerks office. Each

homeowner has to decide what is right and what is the wrong decision to make on

the matter.

We lived with this Bed and Breakfast in the past and were not happy with the

situation. We have lived in Lansing for 48 years and at Ladoga Park for 13 years.
We have enjoyed the small residential community this area offers and would like to
see it remain that way without the addition of a Bed and Breakfast. We hope you

will give some consideration to our concerns.
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Application for an Area Variance for Tax Parce} #33-1-44 for A Bed & Breakfast
Operation

We are the owners of 12 Ladoga Park Road. Like some property owners at Ladoga Park
we do not live there as our primary place of residence. We do enjoy our time there
because of the private road and our neighbor’s emphasis on quiet neighborhood
functions. We do not believe that a Bed & Breakfast land use is appropriate for this
neighborhood both from a land use and an environmental function. We appreciate the
Zoning Board looking carefully at the zoning requirements and trust you will keep in
mind the land use activities of the present and future land owners in this very special
neighborhood.

From a land use standpoint we believe that Ladoga Park as a subdivision is not an
appropriate area for more dense land use which would proliferate around Ladoga Park if
Bed & Breakfasts are permitted at any location within Ladoga Park.

Furthermore the protection of the environment is & matter that every property owner takes
very seriously. The upland swamp is a protection for wildlife during stormy weather and
is a critical buffer for water storage throughout the year. It is regulated by the N.Y. State
Department of Environmental Conservation..

Ladoga Park is being considered for public sewer service which when installed will help
the environment of the area but may put more pressure to provide Bed & Breakfast units.

From a land use standpoint it would be a mistake to continue allowing Bed & Breakfast
units as part of land use under the Special Condition provision of the Zoning Law. We
are confident that the Zoning Board will take these concemns into account while
considering the current request for Tax Parcel #33-1-44

‘/ffjl_‘ﬂ{ Aﬂﬂs”‘—{

M%-mﬁlﬁf
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November 11, 2015

Dear Mr. Orr,

| am contacting you In regards to the proposed Bed and Breakfast located at 4 Ladoga Park Road,
Lansing NY, 14882. | know you are active in opposing this proposal and | ask that you act as my voice in
a public forum, as | am unable to be in attendance.

| have concern with a Bed and Breakfast facility being located in my neighborhood. | am a recently new
resident, as | purchased my properties (1 and 3 Ladoga Park Road), in July of 2013. | tend to keep to
myself and live a relatively quiet and private life, so 1 am unbiased in any neighborhood history or
politics. However, as | look toward the future, | would feel very uncomfortable having a Bed and
Breakfast in such close proximity to my properties. | am a young single female, and having unknown
individuals rotating through the neighborhood makes me very uncomfortable. One reason | purchased
property in this neighborhood was because of the safety and calm nature of the neighbors. Having a
Bed and Breakfast two lots away from me would remove much of that feeling of security. | also strongly
believe that nobody takes greater care of property than the owner. Along with a Bed and Breakfast
comes strangers utilizing the property and neighborhood with no equity stake. This could lead to
inappropriate treatment of the Zavaski’s property and our neighborhood as a whole, which could easily
lead to a loss in property value. Another big reason that | purchased property in this neighborhood was
for the potential gain in property value. |feel strongly that my property value could be diminished if
there was a Bed and Breakfast in close proximity.

| am hopeful that these points will be heard and greatly considered in the decision of the appropriate
Town Boards. |am happy to discuss any of these issues via phone or appointment, should that be
necessary.

Kind Regards,

ﬁ«é/ | Balr
Emily Bar r!

1and 3 Ladoga Park Road East
Lansing, NY 14882

(607)738-4429
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attn.

Zoning Board of Appeals,

From -

Paul & Julie Radenberg
17 Ladoga Park Rd.
Lansing, NY 14882

We are writing conceming the notice that we received last week concerning an
application by John & Brenda Zavaski for a variance to allow them the operation of a
bed and breakfast located at 4 Ladoga Park Rd. , Lansing NY. 14882, We were mada
aware this summer that they had been operating a bed and breakfast for quite some
time over what | had assumed was a garage with storage above. | know that there are
deed restrictions in this area not allowing us to operate a business at our residences.
From what | have learned there is no support to enforce this rule which | feel shouid be
addressed by some system. I'am sure that the Zavaskis were aware of this restriction
as well, and find it disturbing that they blatantly operated a business with this
knowledge. | also know from experience when rebuilding on our property that there is a
timit4o the amount of bedrooms that you can have with an existing septic system. This
is a very sensitive issue with the saptic living here on the lakeshare. The health
depariment did tests with dye for months on our system to insure that there were no
problems. We also have a problem with the impact on the traffic resulting from a
business in an already densely populated area. We pay a very high tax rate to live in
this beautiful area and we feel that everyone should have to abide by the rules as
deeded.

Sincerely ,
Paul & Julie Radenberg
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Town of Lansing
¢/o Town Supervisor Kathy Miller
29 Aubumn Road

Lansing NY14882

To whom it may concern;

| Leo J. Mahool, residing at 20 Ladoga Park, am writing to respectfully express my opposition to the Bed
and Breakfast considerad for 4 Ladoga Park Lansing NY 14832,

First and foremaost, Ladoga Park s a peaceful, quiet community. The commercial use of 4 Ladoga Park
cannot {realistically} be made to fit into this residential community without affecting thase living In close
proximity to it. Short term "guests”, contracted nightly or weekly will impact permanent residents with
nolse, added traffic and perhaps crime.

Secondly, the residents of Ladoga Park personally maintain Ladoga Park Road. Additional traffic will
cause further deterforation the road and clog an already dense area.

| do not believe Ladoga Park; a residential community is in need of a commercial property such as a bed
and breakfast and as a 20 year resident of Ladoga Park, I sincerely hope my concems will be considered.

R }‘I:h :p
i
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November 11, 2015
ATTN: Gregg Travis
Town of Lansing Zoning Board of Appeals

To Whom It May Concern:

We have lived very happily at 14 Ladoga Park Rd for over 18 years. After a lot of thought, we have come
to the decision that any commercial establishment, even one as seemingly innocent as a bed and
breakfast, is not consistent with the nature of our residential neighborhaod. We also feel that any
changes to the current zoning would negatively affect the values of the properties in the neighborhood.

Therefore, with all due respect to John and Brenda, we believe that the neighborhood should remain as
it always has been — strictly residential.

Sincerely,

Jim and lulie Rogan

14 Ladoga Park Rd
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November 16, 2015

Town of Lansing
Board of Zoning Appeals

To Whom it May Concern:

As residents of 8 Ladoga Park Road, we are expressing

our opposition to the proposed Bed & Breakfast at
4 Ladoga Park Road.

1. This is a residential community on a private road
which homeowners maintain their own portion
of the road.

2. Being that we live In close proximity {lots are
mostly 50' wide) we will be impacted by traffic,
noise and animals.

3. Being that this is a residential community, we
do not want a commercial business in our area.

4. This could possibly reduce the value of our homes.

Sincerely,

TR U

~

Lou and Pauline Marca
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From: Bev Bortz
Date: 11/9/2015 12:34:03 PM )

To: JORRIS@ 1T WCNY . r.com
Subject: BED & BREAKFAST - 4 LADOGA PARK

1AM TOTALLY AGAINST A BED AND BREAKFAST AT 4 LADOGA PARK, LANSING, NEW YORK. I
CANNOT BE PRESENT AT THE MEETING AS I AM IN FLORIDA, THEREFORE MY EMAIL. PLEASE
ALLOW THIS FOR MY OPPOSITION TO THE BED AND BREAKFAST BEING PROPOSED.

BEVERLY BORTZ
28 LADOGA PARK
LANSING, NEW YORK 14882
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Cheryl Beach
24 Ladoga Pk
Lansing, N.Y. 14882

November 13, 2015

Planning Board
Box 186
Lansing, N.Y. 14882

Dear Mr. Gregg Travis and Board Members:
I am highly eppesed to having a bed and breakfast on Ladoga Pk Road, Lansing, N.Y. for the following reasons:

1..This past summer | had to put up with a large amount of unwanted traffic. It is a private road and we must
maintain our own section of the road. Non-residents misused the road by going too fast, which was
hazardous to myself and my visiting grandchildren. We have a 10 mile an hour speed limit on the road. The
cars not anly were speeding and noisey, but dislodged the gravel | had put down in front of my own residence.

2. 1have had problems on my empty lot where people are letting their dogs go to the bathroom and | have to
pick it up. 1 know it's visitors because no one in the 15 houses on the north side of 4 ladoga Park has a dog
and | have seen and heard dogs barking at this residence.

3. On the 4" of July weekend. The entire weekend firecrackers were set off until midnight. |didn’t mind on
Friday and Saturday, but | did on Sunday when | had to get up for work on Monday. | could see the fireworks
going off from my upstairs windows facing east, | also had asked my neighbors who was setting of the
fireworks and was told it was coming from 4 Ladoga Pk, the Zavaski house and the “bed and breakfast” garage.

4. | feel this venture will decrease the value of my property because it is a business, creating mare traffic and
noise.

5. Itis violation of | believe, all of our deeds.

6. Ifear for the wetland behind this structure. | am told it has one large room but up to 6 people can stay
there. We have enough problems with our septic’s without adding to this problem in a flood zone.

7. My biggest reascn for purchasing my home, and | looked at a lot of homes on the east shore, was not only
because it was on the lake but because it was in a lovely neighborhood, with retired people, and the road was
rivate, eliminating traffic and noise.

I hope that you will consider the seven reasons I have stated above and turn down this appeal.
Thanking you in advance for your time and consideration.

Regard

Cheryl Beach

Chairman Travis inquired if there were any further comments from the Public.
There were none.

Linda Hirvonen made a motion to close the Public Hearing at 8:21 P.M. Daniel
Konowalow seconded the motion and it was carried by the following roll call
vote:



DRAFT

Vote of Zoning Board . .. (Aye) Judy Drake, Member

Vote of Zoning Board . .. (Aye) Linda Hirvonen, Member
Vote of Zoning Board . .. (Aye) Daniel Konowalow, Member
Vote of Zoning Board . .. (Aye) Hurf Sheldon, Member

Vote of Zoning Board . .. (Aye) Gregg Travis, Chair

Mr. Bush requested to make additional comments and was denied by the
Chairman due to the Public Hearing being closed.

Lynn Day, Zoning Officer reminded the Board back in 2009, a similar situation
like this proposal came before this Board and 4 of the current Members approved
it.

Chairman Travis reminded the Board Members concerning precedents that have
already been established. Linda Hirvonen, Hurf Sheldon and Maureen Cowen
felt this is a different location with houses closer together and different
environment.

Chairman Travis reminded the Members that the Zavaski’s would be allowed to
have non paying guests and or relatives there as often as they like. The only
difference is, the place is being advertised thru Airb&b and money is being
exchanged.

Gary Bush reminded the audience that this business has been going on for over a
year and a half.

Daniel Konowalow states there must be some reason why the Town Board
applied a 50 ft setback for a Bed & Breakfast business. The remedy for the
petitioners is to seek the Town Board to change the Zoning Law.

Members felt this would set a precedent for future homeowners in the Ladoga
Park area.

Henry (Hurf) Sheldon states normally the Board tries to give relief to historical
situations where properties have been configured by history. This particular
house is fairly new and does not show a hardship the Board would have to
rectify.

Daniel Konowalow made a motion to deny this request. Linda Hirvonen
seconded the motion and it was carried by the following roll call vote:

Vote of Zoning Board . .. (Aye) Judy Drake, Member

Vote of Zoning Board . .. (Aye) Linda Hirvonen, Member
Vote of Zoning Board . .. (Aye) Daniel Konowalow, Member
Vote of Zoning Board ... (Aye) Hurf Sheldon, Member

Vote of Zoning Board . .. (Aye) Gregg Travis, Chair
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AREA VARIANCE FINDINGS AND DECISION
TOWN OF LANSING ZONING BOARD OF APPEALS

BACKGROUND INFORMATION

Applicant: Variance No: 15-02
Gary R Bush, PE, Agent for;
John & Brenda Zavaski Zoning District: L1

Published Notice on: 11/13/15
Notice to County Sent on: N/A
SEQRA: PB Completed on
11/09/15

Hearing Held On: 11/17/15

Property Location: 4 Ladoga Park Road, Lansing, NY 14882
Tax Parcel #: 33.-1-44

Requirement for which Variance is Requested: 50" Property line setback required,
Applicant requesting 12 ft.

Applicable Section of Town Zoning Ordinance: 802.8(a),
RESOLUTION AND FINDINGS

WHEREAS, Gary R Bush, PE, Agent for the Zavaskis” has applied for an Area
Variance and

WHEREAS, on November 17, 2015 the Town of Lansing Zoning Board of
Appeals (the “ZBA”)

thoroughly reviewed and analyzed: (i) the information and evidence submitted
by the applicant(s) in support of the requested area variance; (ii) all other
information and materials properly before the ZBA; and (iii) the issues and
impacts raised for consideration by neighbors, the public, and the ZBA; and

WHEREAS, in accordance with Article 8 of the New York State Environmental
Conservation Law and the State Environmental Quality Review Act, and its
implementing regulations at 6 NYCRR Part 617, the ZBA has determined that
this action —considering and approving or denying an area variance —is a Type
IT Action per 6 NYCRR 617.5(c)___, and therefore no environmental review is
required; and

WHEREAS, on November 17, 2015 the ZBA, in accordance with Town Law § 267
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et seq. and the Town of Lansing Land Use Ordinance, considered the application
and all materials before the ZBA and, in the course of deliberations, took into
consideration the benefit to the applicant if the variance is granted as weighed
against the detriment to the health, safety, and welfare of the neighborhood or
community arising from the potential granting of an area variance.

NOW, THEREFORE, BE IT RESOLVED AS FOLLOWS:

1. The Town of Lansing Zoning Board of Appeals (“ZBA”) hereby makes the
following findings with respect to the specific criteria for area variances as set
forth in Town Law § 267-b(3)(b), and other applicable provisions of law and of
the Town Zoning Ordinance:

a. 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?

Yes X No

Findings: Properties in Ladoga Park are very close together and allowing this
variance would set an undesirable precedent.

b. Whether the benefit sought by the applicant can be achieved by some
method, feasible for the applicant to pursue, other than an area variance?

Findings:

c. Whether the requested area variance is substantial?

Yes X No

Findings: Required is 50 ft from property line but request was for
approximately 12 ft from property line.

d. Whether the proposed variance will have an adverse effect or impact on
the physical or environmental conditions in the neighborhood or district?

Findings:
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e. Whether the alleged difficulty was self-created?

Yes X No

Findings: The proposed use requires a much more substantial setback.

2. DETERMINATION BASED ON THE ABOVE FACTORS (choose one):

It is hereby determined by the Town of Lansing Zoning Board of Appeals that
the request for an area variance is DENIED.

THE VOTE ON THE FOREGOING DECISION, DETERMINATIONS, AND
RESOLUTION OF THE TOWN OF LANSING ZONIGN BOARD OF
APPEALS WAS AS FOLLOWS:

Member: Judy Drake -Aye

Member: Linda Hirvonen - Aye
Member: Daniel Konowalow - Aye
Member: Henry (Hurf) Sheldon - Aye
Chair: Gregg Travis - Aye

Dated: November 17, 2015

Approval/Denial of December 16, 2014 Minutes

Daniel Konowalow made a motion to approve the Minutes as submitted. Gregg
Travis seconded the motion and it was carried by the following roll call vote:

Vote of Zoning Board . .. (Aye) Judy Drake, Member

Vote of Zoning Board . .. (Abstained) Linda Hirvonen, Member
Vote of Zoning Board . .. (Aye) Daniel Konowalow, Member
Vote of Zoning Board ... (Abstained) Hurf Sheldon, Member
Vote of Zoning Board . .. (Aye) Gregg Travis, Chair

Other Business
Ruth Hopkins, Town Board Liaison thanked Gregg Travis for his dedicated
service to the Town on the Zoning and Planning Board.

New Chair Position
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It was the Board’s decision that a recommendation be sent to the Town Board
suggesting Henry (Hurf) Sheldon be appointed the next Zoning Board of
Appeals Chairman.

Daniel Konowalow made a motion to adjourn the Meeting at 8:50 PM. Linda
Hirvonen seconded the motion and it was carried by the following roll call vote:

Vote of Zoning Board . .. (Aye) Judy Drake, Member

Vote of Zoning Board . .. (Aye) Linda Hirvonen, Member

Vote of Zoning Board . .. (Aye) Daniel Konowalow, Member
Vote of Zoning Board ... (Aye) Hurf Sheldon, Member

Vote of Zoning Board . .. (Aye) Gregg Travis, Chair
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