Zoning Board of Appeals
1000 Woods Road
Solvay, New York 13209
April 9, 2014
 
 
MEMBERS PRESENT:
Russell A. Miller, Chairman 
Frank Smolen
Alan Ciciarelli
Dino Caloia
Linda Casertano
In Attendance:  Councilor Kolakowski
Motion was made by Mr. Miller, seconded by Mr. Ciciarelli.
All in favor:  Ayes – 5     Nays – 0     Carried
 
Appeal #572
The request of Michael McAfoose of 701 State Fair Blvd., Town of Geddes, for a use variance at the above location to utilize the existing barn outbuilding and existing parking lot to sell, install and maintain water treatment systems, infrared saunas, ancillary items and to sell propane gas and related equipment.
Robert Allan, Attorney representing Mr. McAfoose came before the Zoning Board with petitions signed by neighbors in favor of a use variance. (Attached hereto). 
Applicant/owners occupy the dwelling house located on the property and would like to use the remainder including the barn, outbuilding, and parking lot for an office showroom to see install, and maintain water treatment systems, far infrared saunas for home use, and similar items also retail sale of propane gas tanks and related equipment.
Applicant cannot realize a return because the two story barn has no other utility other than some commercial use.  One half of the barn is built out as office, and show room.  The other half is storage, workshop with built in benches for repair, a small kitchen and bathroom.
The request will not alter the essential character of the neighborhood.  It is a mixture of residential and commercial use.  The property adjoins Pope’s Grove Golf Course, and Clambake Facility.
Prior use was for recreational trailer sales and repair rental and propane gas.  All vehicles will be stored inside at night.  The alleged hardship has not been self- created.
The barn and prior commercial use has existed use has existed for decades.  
Mr. Harlan LaVine, Certified General Real Estate Appraiser requested by Mr. Allan Attorney for Mr. McAfoose furnished the following information relative to the application by Mr. & Mrs. McAfoose for a use variance on their property at 701 State Fair Blvd.  In addition to the report (attached hereto) he prepared he also reviewed the zoning ordinance of the Town of Geddes regarding the Residential A uses and the uses permitted.  It was his opinion that the use variance is the only applicable use that would be viable for the subject structure located on the property. Having reviewed the permitted uses would be extremely conversion of the barn/commercial building to anyone of the permitted use would be extremely prohibitive cost wise and the proposed use will require no variations to the existing structure.  It is my opinion that conversion of this structure into any of the permitted uses would run into the hundreds of thousands of dollars.  The proposed use is readily adaptable to the subject structure.
 
Mr. Miller made the following motion that this is an unlisted action, the zoning board will act as lead agency, there will be no significant environmental impact, and copies of the application were sent to the following agencies:
1. Syracuse/Onondaga County Planning Agency
1. Onondaga County DOT
The Town of Geddes Fire Marshall will verify that the propane operation complies with all fire and safety regulations.  
Seconded by Dino Caloia
All in favor: Ayes – 5     Nays – 0     Carried
 
Part II of the SEAF was reviewed along with OCPB Resolution # Z-14-64. 
The following use variance criteria were considered:
1. The applicant cannot realize a reasonable return on his investment
1. Alleged hardship is unique
1. Requested variance will not alter the character of the neighborhood
1. The hardship was not self-created
The following findings have been identified by the zoning board:
1. The existing building has been utilized for the sale of products and propane by the previous owner.
1. The surrounding area is zoned Commercial B and this variance will not alter the character of the neighborhood.
1. The hardship was not self-created.
1. The alleged hardship is unique as the applicant intends to utilize the existing building with no expansion on the current footprint.
1. The applicant can only receive a 1% on his investment
 
PUBLIC COMMENTS
Speaking in favor:
Susan Pope Millet/Pope’s Grove Golf Course also speaking for her father Mr. Frank Pope.
 Mark Kolakowski spoke as a resident of Lakeland
 Mr. Miller made the following motion that we grant a conditional approval for the use variance with the following conditions:
1. The applicant must get approval from the OC/DOT for the modified driveway and a work permit for work on the county road right of way.
1. The applicant must contact the county water authority as stipulated in the OCPB resolution dated 3/11/14.
1. The applicant must update the site plan with any changes required by the OCDOT.
1. The applicant must meet all safety and storage requirements related to the storage and sale of propane gas with written approval form the Town of Geddes Fire Marshal.
 
 
 
 
Seconded by Dino Caloia
All in favor:  Ayes – 5      Nays – 0     Carried
Mr. Miller reviewed with the board the two appeals for May, and possibly one more to be added.
1. Fay Road Market
1. Dunkin Donuts
1. Possible special permit application for charter school.
Mr. Miller will start the May zoning board meeting at 6:30 instead of 7:00 PM.
 
With no further business to come before the board the meeting was adjourned.
Motion by:  Mr. Miller, seconded by Mr. Smolen.
All in favor:  Ayes – 5     Nays – 0     Carried
 
Submitted by:
 
 
Linda Casertano


