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STAFF MEMO 
 
TO: Board of Zoning Appeals 
FROM: Niels Tygesen, Planner  
DATE: February 28, 2023 
MEETING DATE: March 15, 2023 
 

PROJECT NUMBER: VAR2301-002 
PROJECT ADDRESS: 4279 Reynold Road 
PARCEL NUMBER: 24.-4-9.115 

ZONING: A/R: Agricultural/Rural 

 

INTRODUCTION 

Proposal of a new detached accessory building within a required side yard setback. Ulysses Town Code (UTC) 212-29.G 
requires a minimum side yard setback of 30 feet for the A/R zone. UTC 212-167.A permits accessory buildings to be 
located within 20 percent a required yard setback, this provision reduces the minimum required side setback to 24 feet 
for the proposed detached accessory building. The applicant has proposed to construct the garage approximately 10 
feet from the east lot line.  
 

PROCESS 

Per 6 CRR-NY 617.5, the granting of a setback variance is a Type II action which have been determined not to have a 
significant impact on the environment or are otherwise precluded from environmental review.  

Per the Inter-governmental Agreement with Tompkins County Planning Department, the proposal is exempt from the 
requirements of CLNY 24.12-C.239-L, M, and N.  

Per CLNY 62.16.267-B.3.b, the BZA is required to consider the following criteria for an area variance:  
1. 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 by such grant; 
2. 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; 
3. Whether the benefit sought by the applicant can be achieved by some method, feasible for the applicant to pursue, 

other than an area variance; 
4. Whether the requested area variance is substantial; 
5. Whether the proposed variance will have an adverse effect or impact on the physical or environmental conditions in 

the neighborhood or district; and 
6. Whether the alleged difficulty was self-created, which consideration shall be relevant to the decision of the board of 

appeals, but shall not necessarily preclude the granting of the area variance. 

Per CLNY 62.16.267-B.3.c, if the BZA grants an area varaince, it shall grant the minimum variance deemed necessary and 
adequate and at the same time preserve and protect the character of the neighborhood and the health, safety, and 
welfare of the community. 

Per CLNY 62.16.267-B.4, the BZA shall have the authority to impose reasonable conditions and restrictions. The 
conditions shall be consistent with the spirit and intent of the zoning ordinance, and shall be imposed for the purpose of 
minimizing any adverse impact the variance may have on the neighborhood or community. 
 

https://ecode360.com/35596548#35596548
https://ecode360.com/35598565#35598565
https://govt.westlaw.com/nycrr/Document/I4ec3a767cd1711dda432a117e6e0f345?viewType=FullText&originationContext=documenttoc&transitionType=CategoryPageItem&contextData=(sc.Default)
https://www.nysenate.gov/legislation/laws/GMU/239-L
https://www.nysenate.gov/legislation/laws/TWN/267-B
https://www.nysenate.gov/legislation/laws/TWN/267-B
https://www.nysenate.gov/legislation/laws/TWN/267-B
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COMMENT LETTERS 

Scott Hamula, property owner of the adjacent parcel to the east of the subject lot, submitted a letter in support of the 
requested varaince.  
 

AERIALS AND MAPS 

   

2018 Aerial of Subject Site 
Single-family residence on subject lot, Reynolds Road to the north, vacant lot to the east, and agriculture – field 
crops to the west and south according to County records. 
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Zoning of Subject Site and Adjacent Properties 
A/R: Agricultural/Rural for the subject lot, and adjacent properties to the west, south, and east, and to the 
north across Reynold Road. 
 





Narrative Attachment for Zoning Appeals Application 
 

New two car garage 24ft wide X 26ft deep built parallel with the house 

allowing vehicle access from the front is proposed. Garage will be 6 ft. 

from east side of house with a 10 ft – 12 ft property side setback. 

 

An alternative site was evaluated on the west side of the property including 

a 350ft driveway, new road culvert, appropriate drainage for wet area and 

an elevated base pad for the garage. Alternative was not affordable and 

gives very limited practical use for a garage. Site prep and access costs are 

1.5 X the actual garage cost.   

 -Driveway, culvert and permit $9,650 

 -Drainage $1,000 

 -Garage pad $4,500 

 

Initial building permit proposed the new garage 24ft X 26ft with an 18ft 

carport to replace the existing shed and maintain the existing property side 

setback of 4.7ft. 

 

This zoning appeal application removes the 18 ft carport, turns the garage 

90 degrees, moves garage 6ft from east side of house and establishes a 

10-12ft side setback. Existing 4.7ft setback issue is eliminated with the 

relocation of the shed.  

The garage will not be detrimental to the vacant side lot owned by Scott 

Hamula (24.-9.114).  Scott has provided a letter of approval for a reduced 

side setback and has given me first denial right to purchase the vacant lot 

if Scott decides to sell. 

 
Thank you for your consideration. 
 
 
Tyler J. Murray 

 

































 

Board of Zoning Appeals 

Town of Ulysses 

10 Elm St. 

Trumansburg, NY 14886 

 

January 15, 2023 

 

 

Dear Board of Zoning Appeals, 

 

As the owner of the adjacent property, 24.-9.114, I am submitting this letter of support for the Board of 

Zoning Appeals Application submitted by Tyler Murray which seeks a setback variance to replace an 

existing shed with a newly constructed garage.  

While the application does not appear to specifically state the proposed setback, I am assuming the 

setback will be as least five (5) feet from the property line since, on page 14 of the application, the line 

drawn for the back of the new garage overlays the same line as the back of the existing shed and, on 

page 3 of the application, it states the shed setback is five (5) feet from the property line. I have not 

verified these measurements. 

 

Respectfully, 

 
Scott R. Hamula 
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