TOWN OF ELLICOTTVILLE
PLANNING BOARD MEETING MINUTES
Monday, November 24, 2025 at 6:00 p.m. at the Town Center

PRESENT: Timothy Zerfas, Chairman
Niki Klein, Member
Daniel Kruszynski, Member
Jake Northrup, Member
Jonathan Sklar, Member
Spencer Timkey, Member

ALSO PRESENT: Gregory Keyser-Town Planner, Kelly Fredrickson-CEO,
Aaron Tiller-Architect

Mr. Timothy Zerfas, Chairman, called the meeting to order at 6:00 p.m. and led the Pledge of
Allegiance. He welcomed new Board members Niki Klein and Jonathan Sklar.

The Minutes of the October 27, 2025 meeting were read. Corrections were made.

Moved by Mr. Zerfas to approve the Minutes of October 27, 2025 as corrected.
Seconded by Mr. Timkey. Ayes all. Carried.

Mr. Zerfas presented TZP-2025-38, 6636 Route 219 North, Jake Nortrup, Special Use Permit
and Site Plan review of the expansion of a self-service storage facility.

Mr. Keyser presented his staff report on the project to construct two 20 foot by 200 foot wood
frame storage buildings containing a total of 40 units. The Cattaraugus County Planning
Board has recommended that the project be approved.

The Planning Department recommends the Planning Board review Parts 2 and 3, and if
inclined to agree with findings, issue a SEQR Negative Declaration, finding that the proposed
project will not result in any significant adverse environmental impacts.

Special Use Permit and Site Plan approval is recommended with the following conditions:
e The storage of hazardous materials in any unit is prohibited. Hazardous materials
include, but are not limited to, flammable or combustible liquids, explosives,
compressed gases, corrosives, toxic substances, and any material designated as
hazardous by federal, state, or local regulation.

e A building permit has been issued authorizing construction in compliance with the New
York State Uniform Fire Prevention and Building Code.

Mr. Aaron Tiller, representing the applicant, advised that they worked on the analysis of the
bridge including size of the culvert. Emergency access is available from the front.



Moved by Mr. Zerfas that the Planning Board finds that the proposed project does not
result in any significant adverse environmental impacts and issues a SEQR Negative
Declaration. Seconded by Mr. Kruszynski. Ayes all. Carried.

Moved by Mr. Zerfas to approve Special Use Permit and Site Plan of proposed project
to construct two 20 foot by 200 foot storage buildings at 6636 Route 219 North as per
materials in TZP-2025-38 submitted by Jake Northrup with conditions:

e The storage of hazardous materials in any unit is prohibited. Hazardous
materials include, but are not limited to, flammable or combustible liquids,
explosives, compressed gases, corrosives, toxic substances and any materials
designated as hazardous by federal, state, or local regulation.

e A building permit has been issued authorizing construction in compliance with
the New York State Uniform Fire Prevention and Building Code.
Seconded by Mr. Kruszynski. 4—Ayes. 1-Abstain. Carried.

Mr. Zerfas presented TZP-2025-50, NYS Route 242 West, Danielle Jordan, a Special Use
Permit to allow the use of a vacant lot for accessory residential purposes to a condominium
unit adjacent to the subject property.

Mr. Keyser presented his staff report on the project to use the adjacent property to the
applicant's Stoneridge condominium unit for a play area for children with a swing set and
parking spaces for family members. The applicant has provided a revised site plan for the
curb cut location.

The Planning Board should classify the project as a Type 2 Action under 617.5(c)(12)
involving construction of accessory residential structures. No further review under SEQR is
required.
The Planning Department recommends approval with conditions:
e Parking on the site is limited to a maximum of four (4) vehicles at any time.
e Overnight parking or storage of campers, recreational vehicles, trailers, or any other
overnight occupancy vehicles is prohibited on the premises.

Moved by Mr. Zerfas to classify the project as a Type 2 Action under 617.5(c)(12) of
SEQR involving construction of accessory residential structures and to grant a
Special Use Permit to allow the use of a vacant lot for accessory residential purposes
to a condominium unit adjacent to the subject property at NYS Route 242 West as per
materials in TZP-2025-50 submitted by Danielle Jordan with conditions:

e Parking on the site is limited to a maximum of four (4) vehicles at any time.

e Overnight parking or storage of campers, recreational vehicles, trailers, or any

other overnight occupancy vehicles is prohibited on the premises.

Seconded by Ms. Klein. Ayes all. Carrie.



Mr. Zerfas presented TZP-2025-29, 23 Summit Drive, Alex Porritt, Special Use Permit to
allow an accessory apartment within a proposed garage.

Mr. Keyser presented his staff report on a request for a Special Use Permit to allow an
accessory apartment located on the second floor of a detached garage. The current use of
the property for a detached single-family dwelling is permitted in the Low Density District.
Zoning and building approvals were granted in July 2025 authorizing the current dwelling
under construction. Accessory apartments are allowed as an accessory use to a lot
containing a single-family dwelling as per requirements under Section 12.11 of the Zoning
Code.

The project meets the definition of a Type 2 Action under 617.5(c)(11) and 617.5(c)(12)
involving the construction of a detached garage with an accessory apartment. The project
has no significant impacts on the environment and does not require further environmental
review.

The Planning Board should classify the project as a Type 2 Action before acting on the
Special Use Permit application.

If the Planning Board feels the application is complete a public hearing can be set for the
January meeting.

Mr. Zerfas asked if the septic system is adequate for 2 living units?

Mr. Keyser said that the septic system is sized to a house with a garage.

Mr. Sklar asked about the location of the septic system as the garage is 20 feet away from
the garage?

Mr. Keyser said he will contact Mr. Porritt about the location and capacity of the septic
system.

Mr. Northrup said he is in favor of the project to allow an accessory apartment.

Mr. Sklar asked if there were HOA Regulations for this development?

Mr. Keyser advised that Alex Porritt is the developer for this subdivision. He does not know if
there is an HOA in place.

Mr. Kruszynski noted that if we approve the project the HOA may not allow it under their
regulations, but that is not a Planning Board issue.

Mr. Keyser stated that Mr. Porritt is offering a model of a house for the owner of the lot to pick
from.

Mr. Zerfas noted that the application appears to be complete.
Mr. Keyser advised that Mr. Porritt has a building permit for the house.

Moved by Mr. Zerfas to classify the project as a Type 2 Action under 617.5(c)(11) and
617.5(c)(12) involving the construction of a detached garage with an accessory



apartment. No further review under SEQR is required. Seconded by Mr. Nothrup.
Ayes all. Carried.

Moved by Mr. Zerfas to set a public hearing for TZP-2025-29, 23 Summit Drive, Alex
Porritt, Special Use Permit for an accessory apartment in a detached garage for
January 26, 2026 at 6:00 p.m. Seconded Ms. Klein. Ayes all. Carried.

Mr. Zerfas presented TZP-2025-64, 7734 US Route 219 North, Dylan Bartz, Referral from the
ZBA for an advisory opinion on a Use Variance for a multi-family dwelling.

Mr. Keyser presented his staff report on the request for approval to convert a vacant
commercial building into a multiple family dwelling with 6 dwelling units (apartments). The
proposal with more than four dwelling units is not permitted in the Conservation District.
While only the first 100 feet of the property along Route 219 is in the Conservation District,
Section 1.7.B stipulates that if any portion of a lot is in a Conservation District, the regulations
for the Conservation District apply. The former use of the property was a non-conforming use
involving a restaurant with 2 second floor apartments.

The Comprehensive Plan recommends removal of the Conservation District from the Zoning
Code, but it has never happened.

The Zoning Board of Appeals is asking for an advisory opinion from the Planning Board on
the project. They are considering a condition of approval that the Planning Board have Site
Plan Review.

One of the criteria for a Use Variance is that the applicant cannot realize a reasonable return,
provided that the lack of return is substantial, as demonstrated by competent financial
evidence. The applicant has not provided this information yet.

The ZBA looked at the water supply and the septic system to make sure they are adequate.
A suggestion of adding amenities such as a playground or area for any children was made.
A concern was that the building is close to the road.

Ms. Klein said a playground would be an issue if there is no green space.

Mr. Timkey asked if anyone had knowledge of the traffic generated by the restaurant as
compared to apartments?

Ms. Klein asked if there would be year around occupancy?

Mr. Tiller said there would be long term rentals.

Ms. Klein noted that there would likely be a school bus stop at this location.

Mr. Northrup said there are plenty of sight lines for a bus stop.

Mr. Keyser noted that the ZBA asked about short-term rentals. Doing so would make the
project a hotel which is not allowed in the Conservation District.

Mr. Kruszynski asked what is the current occupancy?



Mr. Tiller said that the building is vacant, but they obtained a building permit to renovate the
two existing apartments, which has been completed.

Mr. Northrup said this is a good project and use of the property. Providing affordable housing
is good. It is good to have a young person wanting to do good things in Ellicottville.

Mr. Kruszynski asked if any future development on the property is planned?

Mr. Tiller stated that the lot is 4 acres, but the rear of the property is wet and not usable.

Mr. Kruszynski asked about a sprinkler system?

Mr. Tiller said with the number of units it is required. We will size the well to a tank to run for
a certain number of minutes.

Mr. Kruszynski said the requirement is 300 gallons for 15 to 20 minutes.

Mr. Tiller noted that the septic system was redone previously.

Mr. Zerfas asked if a SPDES permit was required?

Mr. Tiller said he would have to check.

Mr. Keyser asked if there are any concerns that the ZBA should know about?

Mr. Kruszynski said it is a good use of the property.

Mr. Keyser noted that if granted the Use Variance stays with the property

Mr. Tiller advised that they are preparing the financial information required for the ZBA to
review.

Moved by Mr. Zerfas to advise the Zoning Board of Appeals that the Planning Board
finds no major concerns in its review of the application material and supports the
project. Seconded by Mr. Kruszynski. Ayes all. Carried.

Mr. Keyser presented the 2026 meeting schedule for information.

Moved by Mr. Zerfas to adjourn. Seconded by Ms. Klein. Ayes all. Carried.

The meeting was adjourned at 6:45 p.m.






