


AREA VARIANCE NARRATIVE 
PLANNING AND ZONING DEPARTMENT 

Address each of the following items below to the fullest extent feasible, attach extra sheets if needed. 

1. Describe how the proposal will not create an undesirable change in the character of the
neighborhood or create a detriment to nearby properties if the area variance(s) were to be granted.

2. Describe how the proposal cannot be achieved by a feasible alternate method other than the area
variance(s).

3. Describe how the requested area variance(s) is/are not substantial.

The neighborhood is a mix of residential and agricultural land. The variance will allow the 
creation of a flag lot. The potential uses of the parcel are allowed uses in the district, while
 the intended use is the establishment of a park to the rear of the residential parcels. The 
establishment of a park is a needed community service.

There are no other available access routes to the property. 

The variance is for 12 feet from the required 50 feet, representing a variance of 24%. The 
requested variance is not substantial because the remaining flag lot width is adequate for 
two lane traffic, which is the purpose of the 50 feet width, and parking is prohibited along 
the flag pole.   
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4. Describe how the proposed variance(s) will not have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district.

 
 

5. Describe how the difficulty for the proposal to comply with code regulation(s) is not self-created.

6. Describe how the granting of the area variance(s) will not create a detriment to the health, safety,
and welfare of the neighborhood or community.

The requested variance will not have an adverse effect or impact on the physical or 
environmental conditions in the neighborhood or district because the variance will result in
 a flag pole that is adequate for the passage of traffic to the newly created lot to the rear 
of the adjacent parcels. The potential uses of the parcel are all allowed uses. 
 
The intended future use of the parcel allowed by creating the variance will not have an 
adverse effect or impact because a park is a community service, and the conditions 
attached to the granting of the park adequately protect neighboring parcels from impacts. 

The difficulty is self-created.

The granting of the area variance will not create a detriment to the health, safety and 
welfare of the neighborhood or community because the intended future use of the parcel 
is as a park, which is inherently beneficial to the health, safety and welfare of the 
neighborhood and community, as it provides an identified and needed public service.





WILLIAMS & EDSALL  LAND SURVEYORS, P.C. 
 The Turner House, Suite 101 

24 NYS Rte. 96 Owego,  NY   13827 
 Telephone: (607)687-8953 
 

Suggested Description 

PARCEL A 
 
BEGINNING at a point in the centerline of Cold Springs Road which lies 2218± feet 
westerly of the centerline intersection of Cold Springs Road and Haleyville Road; 
 
THENCE N 70°57'05" W along the centerline of Cold Springs Road for a distance of 
162.02 feet to a point; 
 
THENCE N 19°11'56" E passing through a ¾” rebar set with cap at 29.77 feet for a total 
distance of 393.81 feet to a ¾” rebar set with cap; 
 
THENCE S 70°43'24" E for a distance of 161.75 feet to a 1” pipe; 
 
THENCE S 19°09'31" W passing through a ¾” rebar set with cap at 371.68 feet for a total 
distance of 393.17 feet to the Point of Beginning; 
 
CONTAINING 1.462 Acres as shown as Parcel A on a survey map prepared by Williams 
and Edsall Land Surveyors titled Survey for Marvin P. Pritts and Allison P. Pritts and the 
Town of Ulysses dated November 26, 2024.  (job no.2024-391). 
 



WILLIAMS & EDSALL  LAND SURVEYORS, P.C. 
 The Turner House, Suite 101 

24 NYS Rte. 96 Owego,  NY   13827 
 Telephone: (607)687-8953 
 

Suggested Description 

PARCEL B 
 
BEGINNING at a point in the centerline of Cold Springs Road which lies 2218± feet 
westerly of the centerline intersection of Cold Springs Road and Haleyville Road; 
 
THENCE N 70°57'05" W along the centerline of Cold Springs Road for a distance of 
162.02 feet to a point marking the True Point of Beginning; 
 
THENCE N 19°11'56" E passing through a ¾” rebar set with cap at 29.77 feet for a total 
distance of 393.81 feet to a ¾” rebar set with cap; 
 
THENCE N 12°15'59" E for a distance of 623.97 feet to a ¾” rebar set with cap; 
 
THENCE N 01°04'54" W for a distance of 431.88 feet to a ¾” rebar set with cap; 
 
THENCE N 86°19'55" W for a distance of 724.51 feet to a ¾” rebar set with cap; 
 
THENCE S 03°36'04" E for a distance of 900.07 feet to a ¾” rebar 
; 
THENCE S 70°43'24" E for a distance of 536.27 feet to a ¾” rebar; 
 
THENCE S 19°11'56" W passing through a ¾” rebar set with cap at 367.12 feet for a total 
distance of 394.03 feet to a point in the centerline of Cold Springs Road; 
 
THENCE S 71°03'16" E along the centerline of Cold Springs Road for a distance of 38.00 
feet to the True Point of Beginning; 
 
CONTAINING 15.234 Acres as shown as Parcel B on a survey map prepared by 
Williams and Edsall Land Surveyors titled Survey for Marvin P. Pritts and Allison P. 
Pritts and the Town of Ulysses dated November 26, 2024.  (job no.2024-391). 
 



RESTRICTIONS AND COVENANTS 

Below are the restrictions and covenants to be placed within the deed transferring the newly created 

lot to the Town of Ulysses. 

1. The property shall always and forever only be used for public park and recreation purposes.  

  

2. Artificial lighting may be used for illuminating walkways and ancillary facilities for safety 

purposes but cannot be used for illuminating outdoor activities after dark. Amplified sound 

cannot be used after dark. 

 

3. If grantee erects a fence along that portion of the western boundary of Parcel B of the 

premises, said boundary being notated as “proposed new division line” between Parcel B 

and Remaining Lands of Pritts,  as more particularly shown on a survey map prepared by 

Williams and Edsall Land Surveyors titled Survey for Marvin P. Pritts and Allison P. Pritts 

and the Town of Ulysses dated November 26, 2024, then grantee shall include one three-

foot pedestrian gate of material similar to the fence material to allow the then current 

owners of the property identified as Remaining Lands of Pritts on said survey map access 

when the property is open for public use.  

 

4. Parking is not permitted within that area bounded as follows: the Point of Beginning of 

Parcel B and that rebar set with cap N 19°11'56" E a distance of 393.81 feet to a ¾” rebar 

set with cap, thence northeasterly a distance of 38 feet to a 3/4'” rebar being the 

northeasterly corner of the lands now or formerly of Acuna & Sherman (Instrument No. 

2022-3215), thence S 19°11'56" W a distance of 394.03 feet from said point, thence S 

71°03'16" E to the Point of Beginning of Parcel B, as more particularly shown on a survey 

map prepared by Williams and Edsall Land Surveyors L.S. 050823 titled Survey for Marvin 

P. Pritts and Allison P. Pritts and the Town of Ulysses dated November 26, 2024.   

 

5. Grantee shall plant and maintain trees native to Tompkins County reasonably adequate and 

sufficient to partially obstruct from view the property’s use as a public park along that 

portion of the demised property between a point with rebar cap, as measured from the True 

Point of Beginning thence N 71°03'16" W a distance of 38 feet and thence N 19°11'56" E 

a distance of 394.03 feet, and a point as measured from said rebar cap N 70°43'24" W a 

distance of 536.27 feet, as shown on a survey map prepared by Williams and Edsall Land 

Surveyors titled Survey for Marvin P. Pritts and Allison P. Pritts and the Town of Ulysses 

dated November 26, 2024.  (job no.2024-391). “Reasonably adequate and sufficient” for 

purposes of this paragraph shall mean a distance between trees such that, when said trees 

are considered mature for their species, there is adequate space to allow said trees to 

normally exist without intervention.  

 

6. Grantor reserves a right to maintain and access a sand pit serving Grantor’s septic system 

serving Grantor’s adjacent property. Grantee shall relocate such sand pit on or before the 

time when Donee undertakes improvements to the property. Said relocation shall be to a 

place on and within Grantor’s adjacent property, subject to all laws, rules and regulations 

governing septic systems. Upon such relocation, Grantor’s right to maintain and access 

shall extinguish. 





 

 
 

 

STATE OF NEW YORK}  
COUNTY OF TOMPKINS}  SS: 
TOWN OF ULYSSES:  

 
ADOPTING PARTS 2 AND 3 OF THE FEAF FOR COLD SPRINGS ROAD LAND DONATION 

 
RESOLUTION #121 of 2025:  
Resolved that the Town Board adopts the proposed findings set forth in the FEAF Part 2, Part 2 
narrative, and Part 3; makes a determination that the proposed action will not result in any 
significant adverse environmental impacts; and issues a negative declaration of environmental 
significance in accordance with Article 8 of the Environmental Conservation Law. 
 
Vote: 5-0 
Date adopted: 8/27/25 
 

I, the undersigned Town Clerk of the Town of Ulysses, County of Tompkins, DO HEREBY CERTIFY that the 
above resolution is an exact copy of the same adopted by the Ulysses Town Board at a meeting on the 27th day 
of August, 2025. 
 IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of the Town of Ulysses, New 
York, on this 18th day of December, 2025.      

        
{ SEAL }            Carissa Parlato, Town Clerk 
 
























