Village of Baldwinsville Zoning Board of Appeals
Monday April 11, 2025
approved

PRESENT:
James Zuccolotto - Chairperson
Margaret (Peg) Halleron
[bookmark: _Hlk164615601]Kevin Baker
[bookmark: _Hlk167561598]Mathew Fox
Bob Baldwin, Village Attorney
Michelle Hamilton, Planning Board Secretary

[bookmark: _Hlk196920059][bookmark: _Hlk196920518]Motion made to approve Zoning Board of Appeals Meeting Minutes of February10, 2025, by Kevin Baker and seconded by Mathew Fox. Motion carried. Unanimously approved.

Old Business: Food Truck code update.  Kevin Baker has been working on update the food truck code and has emailed the mayor.  Legal adjustments are needed and Bob Baldwin, Village attorney is working on these changes.

New Business: 2827 Cold Springs Road Baldwinsville, NY 

The meeting focused on the process and requirements for applying for a use variance to convert a former commercial building, previously a daycare, into three affordable, fully handicap-accessible residential units. The applicants, Dennis Sick and Anneta Yocka, explained their intention to provide accessible housing due to a shortage in the area and described the building’s history and current zoning status. The building is currently zoned R1A (single-family residential), but had a legal non-conforming commercial use.

Yocka stated that someone offered to purchase the property and they did not want to sell because they wanted to do something good for the community and felt that the handicap apartment was a better use.

Key procedural requirements were discussed, including the need for a site plan or survey, an economic analysis demonstrating that conversion to a single-family residence is uneconomical, and submission of an environmental assessment form. The board emphasized that financial hardship must be substantiated with evidence, such as cost estimates and realtor statements. The application must also be reviewed by the codes officer and submitted to the county due to the property’s location on a county road.

The Yocka clarified that only internal modifications are planned, with no external structural changes, and that the project aims to convert the building into three units within the existing structure. Environmental considerations were addressed, with the board recommending a resolution declaring the project an unlisted action for SEQR purposes. The need for community feedback and documentation for the public hearing was highlighted, and a motion was made to schedule the hearing, pending completion and correction of application forms.

1. Zoning and Use Variance Application
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The building, formerly a daycare, is now intended for conversion into three affordable, fully handicap-accessible residential units.
The property is zoned R1A (single-family residential) but previously had a legal non- conforming commercial use.
A use variance is required to permit multifamily residential use; rezoning was discouraged due to concerns about spot zoning.
Applicants must provide a site plan or survey, and an economic analysis showing that single-family use is not economically viable.
Only internal modifications are planned; no external structural changes will be made.

2. Legal and Procedural Requirements

The application must include evidence of financial hardship, such as cost estimates and realtor statements.
An environmental assessment form has been submitted; the board will determine if the project is an unlisted action under SEQR.
The application must be reviewed by the codes officer for completeness and accuracy.
Due to the property’s location on a county road, the application must be submitted to the county planning board for review.
A public hearing will be scheduled once all documentation is complete.

3. Community and Environmental Considerations

Community feedback indicated a need for accessible and affordable housing.
The project aims to reduce traffic and provide green space by converting existing pavement into backyards for residents.
The board discussed the lack of pedestrian infrastructure as a limitation for other uses, such as a school or church.


Applicant needs to complete the following to have a complete application:

[ ] Prepare a site plan or survey showing proposed changes.
[ ] Conduct an economic analysis to demonstrate financial hardship under current zoning.
[ ] Gather supporting documentation for the variance request.
[ ] Submit and correct application forms as needed, ensuring review by the codes officer.

Motion made to have a Public Hearing, 2827 Cold Springs Road for a variance from Code §345-10(A), which restricts residential dwellings in an R-1A District to single family dwellings in order to utilize the present structure on the site as a 3 unit handicapped living facility for the disabled by Margaret Halleron and seconded by Kevin Baker. Motion carried. Unanimously approved.
Motion made to close Zoning Board of Appeals Meeting, by Kevin Baker and seconded by Mathew Fox at 801 PM. Motion carried. Unanimously approved.

Meeting adjourned.

Respectfully submitted,

Michelle Hamilton
Michelle Hamilton
Zoning Board of Appeals, Board Secretary
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