




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 proposal will not create an undesirable change in the neighborhood. The dwelling 
unit will provide functional use of the existing footprint by providing one bedroom, a 
powder room, and a small kitchenette and eating area. The design aligns with the Town 
of Ulysses’ future development goals while maintaining the character of the area.

The proposal cannot be achieved by a feasible alternative method because the requested 
variance addresses a pre-existing nonconforming condition on the property. Rebuilding 
within the existing footprint will improve the structure while maintaining the existing area 
disturbance on the site.

The requested area variance is not substantial because the proposed +/- 121.6 SF 
dwelling unit maintains the +/- 9.0 FT setback from the lakeshore mean high-water 
elevation. Additionally, the structure sits at an appropriate elevation of approximately +/- 
386.0 FT above the mean high-water level of +/- 383.5 FT.
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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 proposed variance will have no adverse impact on the neighborhood or environment. 
The roof is appropriately pitched to manage stormwater and runoff direction, while the 
septic and electrical systems will connect to existing infrastructure, avoiding any new 
disturbance to the site or surrounding area.

The difficulty is not self-created because the project reuses the existing foundation and 
footprint. All new construction will occur above grade with no ground disturbance. The 
proposal maintains the existing area conditions on the site.

Please see attached documentation from the Department of Environmental Conservation, 
the Office of General Services, and the Department of the Army regarding the proposed 
work. Based on their review, there will be no detriment to the health, safety, and welfare 
of the neighborhood or community. 







DENSITY CONTROL SCHEDULE - TOWN OF ULYSSES

MINIMUM LOT AREA

MAXIMUM FOOTPRINT OF BUILDING

REQ'D./ALLOWED EXISTING PROPOSED DIFFERENCE REQ'D. VARIANCE

2.0 ACRES

+/- 0.7 % +/- 0.7 % - -

LS DISTRICT - PROPOSED ACCESSORY DWELLING UNIT

* (P.E.N.C.) - PRE-EXISTING NON-CONFORMING.

+/- 9.1 FT

+/- 6.86 ACRES +/- 6.86 ACRES - -

+/- 470.0 FT +/- 470.0 FT - -

+/- 500.6 FT +/- 500.6 FT - -

+/- 854.0 FT +/- 854.0 FT - -

MAXIMUM LOT COVERAGE 5.0 %

MAXIMUM BUILDING HEIGHT

MINIMUM LOT DEPTH

MIN. SETBACK FROM LAKESHORE FROM MHWE (NORTH)

250.0 FT

50.0 FT

MINIMUM LAKESHORE FRONTAGE 250.0 FT

MINIMUM LOT WIDTH AT ROAD FRONTAGE 250.0 FT

MINIMUM SETBACK SIDE YARD PROPERTY LINE (WEST)

MINIMUM SETBACK SIDE YARD PROPERTY LINE (EAST)

MINIMUM SETBACK FROM ROAD PROPERTY LINE (SOUTH)

MINIMUM PARKING AREA FROM 
PERENNIAL/INTERMITTENT STREAM

50.0 FT

1,200.0 SF +/- 121.6 SF +/- 121.6 SF - -

50.0 FT

15.0 FT

15.0 FT

+/- 9.0 FT +/- 9.0 FT

+/- 809.4 FT +/- 809.4 FT

+/- 205.0 FT +/- 205.0 FT

+/- 204.3 FT +/- 204.3 FT

-

-

-

- +/- 41.0 FT P.E.N.C.

-

-

-

+/- 23.0 FT +/- 13.9 FT -32.0 FT

+/- 120.0 FT +/- 120.0 FT - -

SPACE Architectural Studio, P.C.SPACE Architectural Studio, P.C.
4592 Jordan Rd, Skaneateles Falls, NY 13153

       

Density Control ScheduleVictoria WilsonVictoria Wilson
1587 Taughannock Boulevard

Trumansburg, New York 14886
Z-3Z-3

11.3.25
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Regulatory Branch 
 
SUBJECT:  Determination of No Permit Required, Department of Army No. LRB-2006-02427 
 

 
 

Questions pertaining to this matter should be directed to me by writing to the following 
address: U.S. Army Corps of Engineers Regulatory Branch 478 Main Street Buffalo, NY 14202 
or by e-mail at: samantha.j.jones@usace.army.mil. 
 

Sincerely, 
 
 
 
 
              Samantha Jones         
              Biologist 
 
cc: Eric Mau  
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from the DEC may be required for projects conducted on this property in the future. If 
significant modifications are proposed to the above referenced scope of work, please contact 
the DEC for additional review. 
 
Please feel free to contact me with any questions regarding the above 
 
 
      Sincerely, 
 
 
 
      Melanie Kukko 
      Environmental Analyst 
      Division of Environmental Permits, Region 7 
      (315) 426-7482 
 
cc: T. Yorks, R7 BEH 
      J. Cronell, R7 DEP 
      Eric Mau, Consultant 






