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STAFF REPORT 
Town of Ellicottville 

Application: TZ-2026-008 

Subject Property: 19 Four Wheel Drive (Tax Map #55.011-2-78) 

Applicant: Dominic Bagnoli 

Property Owner: Same 

Report Date: 5/1/26 

Report Prepared By: Gregory Keyser, AICP Candidate, CEO 

 
Staff Recommendation 

The Zoning Board of Appeals should review the submission for completeness.  Should the 
application require supplemental data, the ZBA should table the matter to allow the applicant 
sufficient time to provide the requested information.  If the ZBA finds that the submission is 
complete, the Board may classify the project as a Type 2 SEQR Action and schedule a public 
hearing for June 4, 2026. 
 
Project Overview 

The applicant seeks approval to reconfigure the site access and construct a new driveway to 
parking vehicles closer to the residence and farther away from the road.  The proposed scope of 
work includes the removal of the existing wood planter retaining wall, timber walls, staircase and 
wood deck and the construction of a new heated concrete driveway, staircase and heated 
concrete walkway. 
 
Zoning Compliance Review 

Zoning District: Medium Density Residential (MD) 

Land Use: The property is an approved lot within the Holihuts Subdivision, located in the MD 
Zoning District, where its current use a Single-Family Detached Dwelling is permitted.  The site 
exists as a legal non-conforming lot that does not meet the current requirements for size and 
width, and the principal residence is a non-conforming structure that does not meet the front 
yard, side yard, and building height requirements.  The proposed work does not alter the current 
land use or the primary residential character of the site. 

Dimensional Standards: 

Category Standard Existing Proposed Compliant 
Lot Size     
- Area 12,500 sf 12,362 sf No change Yes1 
- Width 80 feet 67.6 feet No change Yes1 
Setbacks     
- Front Yard 35 feet 11’-5” (ground deck) 

24’-4” (timber wall) 
12’-2” (concrete walkway)  

To be removed 
No 
n/a 
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0’ (sw retaining wall) 
0’ (ne retaining wall) 

No 
No 

- Rear Yard 25 feet 39’-0” No change Yes 
- Side Yard (west) 15 feet 12’-6” (residence) No change 

24’-10” (sw retaining wall) 
Yes 
Yes 

- Side Yard (east) 15 feet 10’-6” (residence/stairs) 
1’-5” (timber wall) 

0’ (timber wall) 
 

No change 
No change 

To be removed 
1’-1” (ne retaining wall) 

2’-0” (Redi-Rock planter) 
4’-5” (landing) 

13’-0” (concrete walkway) 

Yes 
Yes 
n/a 
No 
No 
No 
No 

- Driveway (west side) 10 feet No driveway 29’-8” Yes 
- Driveway (east side) 10 feet No driveway 3’-6” No 
Building Height     
- Feet 35 feet    
- Stories 2.5 

stories 
3 stories No change Yes1 

Open Space 50% 75% 55%  
1- Pre-existing non-conformances. 

Variances: 

1. Section 3.4.D.1 – Front Yard Setback 
Required: All structures shall be constructed a minimum of 35 feet from the front property line. 

Proposed: The proposed heated concrete walkway is 12’-2” from the front property line. 

Variance Requested:  22’-10” ( ̴ 65% deviation from the minimum standard). 
 

2. Section 3.4.D.1 – Front Yard Setback 
Required: All structures shall be constructed a minimum of 35 feet from the front property line. 

Proposed: The proposed Redi-Rock gravity retaining wall on the southwest side of the proposed 
driveway is 0 feet from the front property line. 

Variance Requested: 35 feet (100% deviation from the minimum standard). 
 

3. Section 3.4.D.1 – Front Yard Setback 
Required: All structures shall be constructed a minimum of 35 feet from the front property line. 

Proposed: The proposed Redi-Rock gravity retaining wall on the northeast side of the proposed 
driveway is 0 feet from the front property line. 

Variance Requested: 35 feet (100% deviation from the minimum standard). 
 

4. Section 3.4.D.3 – Side Yard Setback 
Required: All structures shall be constructed a minimum of 15 feet from the side property line. 

Proposed: The proposed Redi-Rock gravity retaining wall on the northeast side of the proposed 
driveway is 1’-1” from the east side property line. 

Variance Requested: 13’-11” ( ̴ 92% deviation from the minimum standard). 
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5. Section 3.4.D.3 – Side Yard Setback 
Required: All structures shall be constructed a minimum of 15 feet from the side property line. 

Proposed: The proposed Redi-Rock corner planter is 2 feet from the east side property line. 

Variance Requested: 13 feet ( ̴ 86% deviation from the minimum standard). 
 

6. Section 3.4.D.3 – Side Yard Setback 
Required: All structures shall be constructed a minimum of 15 feet from the side property line. 

Proposed: The proposed Redi-Rock gravity retaining wall on the southeast side of the proposed 
driveway is 3 feet from the east side property line. 

Variance Requested: 12 feet (80% deviation from the minimum standard). 
 

7. Section 3.4.D.3 – Side Yard Setback 
Required: All structures shall be constructed a minimum of 15 feet from the side property line. 

Proposed: The proposed heated concrete landing is 4’-5” feet from the east side property line. 

Variance Requested: 10’-7” feet ( ̴ 70% deviation from the minimum standard). 
 

8. Section 3.4.D.3 – Side Yard Setback 
Required: All structures shall be constructed a minimum of 15 feet from the side property line. 

Proposed: The proposed heated concrete walkway is 13 feet from the east side property line. 

Variance Requested: 2 feet ( ̴ 13% deviation from the minimum standard). 

 

9. Section 5.6.C – Driveway Setback from property lines 
Required: Driveways must be set back 10 feet from the property line of any adjacent parcel. 

Proposed: The proposed heated concrete driveway is 3’-6” from the east side property line. 

Variance Requested: 6’-6” feet (65% deviation from the minimum standard). 
 

Zoning Approvals: 

Approval Requirement 
Use Variance Not required.  The current use is permitted in MD. 
Area Variance(s) Required.  9 variances are required. 
Subdivision Not required.  No subdivision or changes to the lot are proposed. 
Special Use Permit Not required.  The current use is a permitted use in MD. 
Site Plan Review Not required.  Exempt under Section 7.3 (Items C, G and K). 

 
Environmental Review 

The project meets the criteria for a Type 2 Action under 617.5(c)(12) and 617.5(c)(16) as it 
involves the construction of residential accessory structures requiring area variances and does not 
exceed any Type 1 thresholds.  Because Type 2 Actions are pre-determined to have no 
significant adverse environmental impacts, no further SEQR review is required. 
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County Zoning Referral 

Referral to the Cattaraugus County Planning is not required.  The project site (parcel) is not 
within 500-feet of any features noted under GML 239-m. 
 
Zoning Review Process 

1. Application Review Determine whether the application is complete. 

2. SEQR Classify the project as a Type 2 Action. 

3. County Referral Not required. 

4. Public Hearing Conduct a public hearing within 62 days of a complete application. 

5. Final Determination Render a decision within 62 days of the public hearing 

 
Department Comments 

Planning See Variance Worksheet. 

Building - A building permit shall be required in compliance with the requirements of the 
New York State Uniform Fire Prevention and Building Code. 

Engineering No comments 

Highway No comments 

Sewer No comments 

 
Peer Reviews 

None completed. 
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AREA VARIANCE BALANCING TEST 
 
An Area Variance is the authorization by the Zoning Board of Appeals for the use of land in a manner 
which is not allowed by the dimensional or physical requirements of the local zoning law.  The ZBA must 
take into consideration the benefit to the applicant, as weighed against the detriment to the health, safety 
and welfare of the neighborhood or community if the variance was granted.  In making this determination 
the ZBA shall also consider the following criteria. 
 
Criteria 1 

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 variances. 
 
Staff Comments – The ZBA must evaluate whether the proposed dimensional alteration results in a 
configuration or use that is substantially out of character with the neighborhood. While on-road parking is 
a common characteristic of the Holihuts Subdivision, the existing narrow right-of-way significantly inhibits 
traffic flow and compromises emergency vehicle access. Excluding the steeper sections of the proposed 
driveway, the upper landing has the capacity to accommodate two standard-sized vehicles or three compact 
cars. Consequently, the benefit of providing on-site parking appears to outweigh the established precedent 
of right-of-way parking, as it corrects existing hazards and improves conditions for both the site and the 
public road. 
 
Criteria 2 

Whether the benefit sought by the applicant can be achieved by some method feasible for the applicant to 
pursue, other than an area variance. 
 
Staff Comments – The ZBA should consider whether there are reasonable alternatives that are lawful under 
the Town Zoning Law.  The benefit sought by the applicant does not appear to be reasonably achieved by 
other means.  Due to significant topographical constraints and steep grades, the proposed location is the 
only area on the property capable of accommodating a driveway and parking.  Alternative configurations 
would either fail to provide a level grade for safe parking or require excessive excavation, suggesting that 
the current proposal may be the most minimal departure from the code. 
 
Criteria 3 

Whether the requested area variances are substantial. 
 
Staff Comments – The ZBA should make a reasoned judgement as to whether the non-conformities being 
proposed are too great, as compared to the lawful dimensions allowed by the current zoning law.  When 
determining substantiality, the ZBA should consider underlying factors and evaluate whether there are 
unique site constraints or public gains that may mitigate the numerical deviation. 
 
- Variance 1 – Front Yard Setback, Heated Concrete Walkway 

o The variance is 22’-10” or 65% from the minimum 35-foot requirement. 
o The heated concrete walkway will replace an existing non-conforming wooden deck reducing the 

current encroachment by approximately 8-inches. 
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- Variance 2 and 3 – Front Setbacks, Redi-Rock Retaining Walls 
o The variance for each retaining wall is 35 feet or 100% from the minimum 35-foot requirement. 
o The retaining walls are required to facilitate the construction of the driveway, which is exempt from 

front setback requirements. 
 

- Variance 4 – Side Setback, Redi-Rock Retaining Wall 
o The variance for the retaining wall is 13’-11” or 92% from the minimum 15-foot requirement. 
o The retaining wall is required to facilitation the construction of the driveway, which is subject to 

its own setback requirement (See Variance 9). 
 

- Variance 5 – Side Setback, Redi-Rock Planter 
o The variance for the planter is 13 feet or 86% from the minimum 15-foot requirement. 
o The planter appears to be a part of the retaining wall structure associated with the driveway. 

 
- Variance 6 – Side Setback, Redi-Rock Retaining Wall 

o The variance for the retaining wall is 12 feet from the minimum 15-foot requirement. 
o The retaining wall is required to facilitate the construction of the driveway, which is subject to its 

own setback requirement. 
 

- Variance 7 – Side Setback, Heated Concrete Landing 
o The variance for the landing is 10’-7” or 70% from the minimum 15-foot requirement. 
o The landing appears to be a necessary structural element to provide transition and access between 

the driveway and residence. 
 

- Variance 8 – Side Setback, Heated Concrete Walkway 
o The variance for the concrete landing is 2 feet or 13% from the minimum 15-foot requirement. 

 
- Variance 9 – Driveway Setback, Heated Concrete Driveway 

o The variance for the driveway is 6’-6” or 65% from the minimum 10-foot requirement. 
o A level parking area is essential for the functional use and safety of the driveway. 

 
Criteria 4 

Whether the proposed variance will have an adverse effect or impact on the physical or environmental 
conditions in the  neighborhood or district. 
 
Staff Comments – The ZBA should weigh the proposal’s potential impact on such factors as drainage, 
traffic, circulation, dust, noise, odor, aesthetic resources and impact on emergency services.  While the 
project is classified as a Type 2 Action under SEQR-suggesting no significant adverse environmental 
effects-it offers a distinct public safety benefit by relocating parked vehicles from the narrow right of way 
onto the private site.  This shift appears to improve emergency vehicle access and general traffic flow. 
 
However, these benefits may be offset by a drainage concern.  The proposed drains- coupled with the heated 
driveway and walkway will generate concentrated runoff that sheet flows into the private roadway.  In the 
absence of drainage infrastructure, this discharge poses a risk for ice accumulation and the diversion of 
water onto adjacent down-gradient properties.  The applicant should confirm with Homeowners Association 
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whether adequate drainage facilities exist, or alternatively, consider on-site mitigation measures to address 
this concern. 
 
Criteria 5 

Whether the alleged difficulty was self-created, which consideration shall be relevant to the decision of the 
ZBA, but shall not necessarily preclude the granting of the area variances.   
 
Staff Comments – The ZBA should determine whether the applicant knew or should have known about the 
zoning restrictions before acquiring the property or starting the project. 
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March 31, 2026 
 
Town of Ellicottville 
Zoning Board of Appeals 
 
Re:  Driveway and Parking Improvements 
 19 Four Wheel Drive 
 
Dear ZBA, 
 
Dominic Bagnoli owns Lot #53 of the Holihuts Subdivision at 19 Four Wheel Drive in 
the town. Dr. Bagnoli plans to renovate the driveway, parking area, and exterior access 
stairs with the goal of parking cars closer to the house and farther away from the street. 
We have attached for your review the site survey prepared by Nussbaumer & Clarke, 
Inc. and proposed site plan prepared by MDA Consulting Engineers, PLLC.  
 
We are also enclosing a letter of support from Holihuts HOA in favor of this project. 
 
Reasons for Supporting Our Appeal – Area Variance 
 
Below are our written responses to the questions for an area variance. 
 
1. Will an undesirable change be produced in the character of the neighborhood or will 

a detriment to nearby properties be created by the granting of the variance?  
Response: No. The current parking area is within the street ROW, and the 

proposed project will improve access by relocating the parking area 
farther away from the street. The character of the slopeside 
neighborhood will remain unchanged. 

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

Response: No. Relocating the parking area will require the construction of new 
retaining walls inside the front yard and side yard setbacks. 

3. Is the requested area variance substantial?  
Response: No. In fact, the requested area variance improves the current situation 

by relocating the bulk of the parking area, access stairs, and retaining 
walls out the street ROW. 
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4. Will the proposed variance have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district?  

Response: No. The proposed improvement will allow vehicles to be parked 
further away from the street, thus increasing the general safety of the 
neighborhood. 

5. Is the alleged difficulty self-created, which consideration shall be relevant to the 
decision of the board, but shall not necessarily preclude the granting of the area 
variance. 

Response: No. The existing house is within the front and side yard setback, 
which is characteristic of the neighborhood. Any parking and access 
improvements necessarily require an area variance to build the 
retaining walls which are necessitated by the steep slopes. 

 
Below is a zoning review of the proposed action. 
 
A. Town Medium Density Residential District (MD) 
 
B. Permitted Uses: 
  -single family detached dwelling 
 
C. Minimum Lot Size and Width  
      1. Min lot size is 12,500 sf – Existing lot is 12,362 sq. ft. 

2. Lot Width 80’ Min - Existing width is 67.6’  
 

D. Minimum Dimensional Requirements 
1. Front Setback- 35’ – Existing is 14.5’ behind ROW line,  

Proposed is 12.9’ behind ROW line  
2. Rear Yard Setback- 25’ - Proposed is 39.0’, same as existing 
3. Side Setback- 15’ – Existing is 1.1’ beyond property boundary 

Proposed is 1.1’ inside property boundary 
 
E. Height 
 -Max height 35’– No change to existing building 

-2.5 stories allowed – No change to existing building 
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Bagnoli/19 Four Wheel Drive 
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F. Open Space 
-Min. Open Space 50% of Total Lot Area 

   Proposed open space is 68% 
= +12,762 sf Total Lot Area 
    - 1,494 sf ROW 
    - 1,737 sf Building Footprint 
    - 1,065 sf Decks, Stairs, and Parking 
= 8,466 sf Usable Open Space/12,762 sf  
= 66% of Total Area 

  
G. Apartment/Lockout Units 
 Apartment is NOT proposed. Special Use permit IS NOT required 
 
H. Site Plan Review 

Proposed project is a renovation to existing one-family dwelling.  
Site plan review IS NOT required. 

 
I. Re-subdivision of Lots 
 -not proposed. 
 
 
Please contact me if you have any questions. 
  
 
   
 
Sincerely, 
 
 
 
 
 
Caleb D Henning, MBA, PE 
Partner/ Project Engineer 
MDA Consulting Engineers, PLLC 
 



Form Updated:  3/1/2024 

APPLICATION FOR ZONING PERMIT 
ELLICOTTVILLE, NEW YORK 

Applicant Information 

Applicant Name:   

   Mailing Address:   

   Phone Number:  Email:  

Property Owner:   

   Mailing Address:   

   Phone Number:  Email:  

Site Information 

Project Address (or location):  

Tax Parcel Number:  ☐ Town of Ellicottville      ☐ Village of Ellicottville 

Purpose of Application: ☐ New Construction or Alteration    ☐ Demolition    ☐ Change of Use of Premises 

Estimated Cost of Proposed Construction:  
  

Proposed Work and/or Intended Use (attach additional information if necessary): 
 
 
 
 
 

Building  
Dimensions 

Width (ft):  Depth (ft):  Height (ft):  Stories:  

Building Footprint (sf):  Gross Floor Area (sf):  

Area to be Developed (sf or acres):  Current Open Space (sf or acres)  

Method of Water Supply:  

Method of Sanitary Sewerage Disposal:  

Building Setbacks: Front (ft):  Rear (ft):  Side (ft):  Side (ft):  

Zoning District(s):  

Lot Size: Area (sf/acres):  Frontage (ft):  Width (ft):  Depth (ft):  

Flood Hazard Area?   ☐ No     ☐ Yes Firm Zone:  Base Flood Elevation:  

The applicant agrees to comply with all applicable laws, ordinances, and regulations. 

   

Signature of Applicant  Date 
 
 

  

Signature of Property Owner  Date 
   

For Official Use Only:   

Date Rec’d:                                   _ Application Fee:                                  _ Rec’d By:                                   _                       

Approved:                         _  Denied:                         _         Zoning Permit Number:                                      _ 

Signature of Zoning Official:                                                                                     _  Date:                               _ 

 

  

 

Dominic Bagnoli

50 East Dr, Hartville, OH 44632

330-284-9008 dbagnoli@usacs.com

same as applicant

19 Four Wheel Dr (Lot 53 "D" Street, Holihuts)

55.011-2-78 X

X

Driveway and parking area improvements. No alterations to house. See attached
plans.

56.5 35.5 3

1,737

public water

public sewer

67.6 150.067.612,762

34.4 39.0 12.6 13.6

3,700 sf 9,960 sf

Town Medium Density-Residential (MD)

X n/a n/a

4/2/26

4/2/26



BOUNDARY & TOPOGRAPHIC SURVEY

19 FOUR WHEEL DRIVE

Part of Lot 48, Township 4, Range 6

Holland Land Company's Survey

Town of Ellicottville

County of Cattaraugus, State of New York

Date of Survey: 07/10/20                         Scale : 1" = 10'

Unauthorized alterations or additions to any survey, drawing,
design, specification, plan or report is a violation of section
7209, provision 2 of the New York State Education Law.

This survey was prepared without the benefit of an
abstract of title and is subject to any state of facts
that may be revealed by an examination of such.

NO IRONS SET OR FOUND AT PROPERTY CORNERS UNLESS NOTED HEREON.

Project No. : 18J2-0670A

3556 Lake Shore Road,  Suite 500,   Buffalo, NY 14219

p (716) 827-8000  f (716) 270-6091  www.nussclarke.com
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Updated:  8/12/2024. 

ZONING BOARD OF APPEALS APPLICATION 
ELLICOTTVILLE, NEW YORK 

Applicant Information 

Applicant Name:  Property Owner:  ☐ Yes   ☐No 

   Company or Trade Name (if any):  

   Mailing Address:  

   Phone Number:  Email:  

Applicant’s Engineer or Representative Name:  

   Mailing Address:  

   Phone Number:  Email:  

Site Information (Property for which variance is requested) 

Address (or location):  

Tax Parcel Number:  ☐ Town of Ellicottville      ☐ Village of Ellicottville 

Owner(s) of record of the site:  

Current Use of Property:  

Description of Appeal 

Project Name (if any):  
    

Briefly describe the proposed use of the property here or attach additional pages if necessary: 
 
 
 
 
 
 

Type of Appeal (check all that apply): 

☐ Area Variance          ☐ Use Variance          ☐ Interpretation of Zoning Law Text or Map  

Section of Zoning Law from which variance is requested:  
  

Briefly Describe the requested variance: 

 

 

Is this an appeal from a decision by the Building or Zoning Official?    ☐ Yes   ☐No 

If yes, what was the type of decision or permit?  Date of Decision:  

Previous Appeal(s) 

Has a previous appeal(s) been made with respect to this decision or with respect to the property?  ☐ Yes  ☐ No 

If yes, provide appeal number(s), date(s) of appeal and ZBA decision(s): 
 
 
 

Dominic Bagnoli X

50 East Dr, Hartville, OH 44632

330-284-9008 dbagnoli@usacs.com

Caleb Henning, MBA, PE (MDA Consulting Engineers, PLLC)

3 Bristol Lane, PO Box 604, Ellicottville, NY 14731

716-699-4650 chenning@mdaengineers.com

19 Four Wheel Dr (Lot 53 "D" Street, Holihuts)

55.011-2-78 X

Dominic Bagnoli

Single-family residence

Bagnoli Parking Improvements

Driveway and parking area improvements. No alterations to house. See attached plans.

X

Section 3.4 - Medium Density Residential

Area variance to allow construction of driveway, parking area, access stairs and walk, and retaining
walls

X

n/a n/a

X

TZBA-2021-06 dated 3/4/2021



Updated:  8/12/2024. 

Reasons Supporting Your Appeal 

Please provide a WRITTEN RESPONSE to the questions for the type of appeal that you are making.  These are 
the criteria that the Zoning Board of Appeals will use to evaluate your appeal.   

Area Variance 

An area variance is the authorization by the ZBA for the use of land in a manner which is not allowed by the 
dimensional or physical requirements of the zoning regulations.  The ZBA will take into consideration the benefit 
to the applicant if the variance were granted, as weighed against the determent to the health, safety and welfare of 
the neighborhood or community.  If a variance is to be granted, the ZBA must also grant the minimum variance 
necessary.  In making its determination, the ZBA will consider these five questions for each area variance requested. 

1. Will an undesirable change be produced in the character of the neighborhood or will a detriment to nearby 
properties be created by the granting of the variance? 

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

3. Is the requested area variance substantial? 

4. Will the proposed variance have an adverse effect or impact on the physical or environmental conditions in 
the neighborhood or district? 

5. Is the alleged difficulty self-created, which consideration shall be relevant to the decision of the board, but 
shall not necessarily preclude the granting of the area variance. 

Use Variance 

A Use Variance is the authorization by the ZBA that permits a use of land which is prohibited by the zoning 
regulations.  In order for the ZBA to grant a use variance, the applicant shall show that the applicable zoning 
regulations and restrictions have caused unnecessary hardship.  In order to prove unnecessary hardship, the 
applicant must demonstrate to the Zoning Board of Appeals that the following tests are met for each, and every 
use allowed by the zoning on the property, including uses allowed by special use permit. 

1. The applicant cannot realize a reasonable return, provided that lack of return is substantial, as demonstrated 
by competent financial evidence; and 

2. The alleged hardship relating to the property in question is unique, and does not apply to a substantial portion 
of the district or neighborhood; and 

3. That the requested use variance, if granted, will not alter the essential character of the neighborhood; and 

4. That the alleged hardship has not been self-created. 

Interpretation of Zoning Law Text or Map 

Provide a statement that describes what the Building or Zoning Official determined, what you believe should be 
the interpretation and why. 

I have read and am familiar with the applicable zoning regulations for the above noted variances under the 
Village of Ellicottville Zoning Law or the Town of Ellicottville Zoning Law. 

   

Signature of Applicant  Date 
 

For Official Use Only:  

Date Received:  File Number:  (from zoning permit application)  

Application Fee:  Rec’d By:  on  (Date)  
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April 2, 2026 

To Whom It May Concern, 

The Homeowners Association of Holi-Huts respectfully submits this letter in strong support of 
the application to modify the parking area located at 19 Four-Wheel Drive. 

Following careful review and consideration, the Association has determined that the proposed 
modification represents a necessary and meaningful improvement to current site conditions. 
Relocating the parking area away from the roadway will significantly enhance road safety. 

In addition, the proposal will improve snow removal operations by increasing the space available 
for plowing. It will also provide greater room for vehicle maneuvering and turnarounds at the end 
of the road—an area that is presently constrained—thereby further reducing potential safety 
concerns. 

Given the physical limitations of the site, the Association believes this proposal offers a practical, 
well-reasoned, and effective solution to ongoing challenges. The anticipated benefits to safety, 
accessibility, and maintenance operations are clear and substantial. 

After completing its review, the Homeowners Association formally expresses its support in favor 
of approving the requested variance. 

For these reasons, we respectfully urge approval of this application. 

Thank you for your time and consideration. 

 

On Behalf of the Holi-Huts Board, 

Jeff Wayland 

Vice President Hol-Huts 

 

__________________________________________ 
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March 23, 2026 
 
Dominic Bagnoli 
50 East Drive 
Hartville, OH 44632 
 
Re: Zoning Permit ZP-2026-008 
 19 Four Wheel Drive, Ellicottville, NY 14731; Tax Map Number 55.011-2-78 
 
Dear Mr. Bagnoli, 
 
Please be advised that this correspondence serves to supersede the previous Zoning Denial Letter 
issued on April 22, 2026.  Upon further administrative review of your application, the Planning 
Department has identified two additional required variances and has removed one variance 
previously cited.  Consequently, your Zoning Permit application has been DENIED as the 
proposed project fails to comply with the following requirements of the Zoning Code. 
 
1. Section 3.4.D.1 – Front Yard Setback 

Required: All structures shall be constructed a minimum of 35 feet from the front property line. 
Proposed: The proposed heated concrete walkway is 12’-2” from the front property line. 
 

2. Section 3.4.D.1 – Front Yard Setback 
Required: All structures shall be constructed a minimum of 35 feet from the front property line. 
Proposed: The proposed Redi-Rock gravity retaining wall on the southwest side of the 
proposed driveway is 0’ from the front property line. 

 
3. Section 3.4.D.1 – Front Yard Setback 

Required: All structures shall be constructed a minimum of 35 feet from the front property line. 
Proposed: The proposed Redi-Rock gravity retaining wall on the northeast side of the proposed 
driveway is 0’ from the front property line. 

 
4. Section 3.4.D.3 – Side Yard Setback 

Required: All structures shall be constructed a minimum of 15 feet from the side property line. 
Proposed: The proposed Redi-Rock gravity retaining wall on the northeast side of the proposed 
driveway is 1’-1” from the east side property line. 



 

 

 
5. Section 3.4.D.3 – Side Yard Setback 

Required: All structures shall be constructed a minimum of 15 feet from the side property line. 
Proposed: The proposed Redi-Rock corner planter is 2 feet from the east side property line. 
 

6. Section 3.4.D.3 – Side Yard Setback 
Required: All structures shall be constructed a minimum of 15 feet from the side property line. 
Proposed: The proposed Redi-Rock gravity retaining wall on the southeast side of the proposed 
driveway is 3’ from the east side property line. 

 
7. Section 3.4.D.3 – Side Yard Setback 

Required: All structures shall be constructed a minimum of 15 feet from the side property line. 
Proposed: The proposed heated concrete landing is 4’-5” from the east side property line. 

 
8. Section 3.4.D.3 – Side Yard Setback 

Required: All structures shall be constructed a minimum of 15 feet from the side property line. 
Proposed: The proposed heated concrete walkway is 13’ from the east side property line. 

 
9. Section 5.6.C – Driveway Setback from property lines 

Required: All driveways must be set back at least 10 feet from the property line of any adjacent parcel. 
Proposed: The proposed heated concrete driveway is 3’-6” from the east side property line. 

 
This letter confirms receipt of an application for appeal to the Town of Ellicottville Zoning Board 
of Appeals and will be placed on the agenda for May 7, 2026.  If you have any questions, please 
contact me at 716-699-9005, Extension 3 or by email at greg.keyser@evlengineering.com. 
 
Sincerely, 

 
Gregory D. Keyser 
Town of Ellicottville Zoning Official 
 
cc:  MDA Consulting Engineers, PLLC 


