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Town of Shandaken Zoning Board of Appeals 

Minutes for  Public Hearings 

January 15,2025 

 

Roll called by  Secretary to the Zoning Board of Appeals Olivia Amantia, and attendance was 

recorded as follows: 

 

 Mark Loete, Chair  Present 

 Gary Guglielmetti  Absent 

 Allen Vella                 Present 

 Christian Lynch  Present 

 Henry Williams   Present 

  

 

Roll Call Summary: 4 Present, 1 Absent 

 

 

Others Present:  ZEO Grace Grant, Don Brewer, Robin Cornish, Leah Perloff, Leah Kilb, 

John Kilb, Elizabeth Potter, Don Bucher 

 

Robin Cornish Area Variance 14.1-2-28.200 6:30 

 

Public Hearing was opened at 6:34pm. Legal Notice was read. The ZBA is in receipt of two 

letters regarding this public hearing, both with concerns regarding the stream/environment 

during the building process. Those letters have been made a part of these minutes. No one 

is in attendance to comment. With no questions or comments from the Board or the public 

Chair Loete makes a motion to close the public hearing, seconded by Board Member 

Williams, all in favor. Public hearing was closed at 6:45. 
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Leah Perloff Use Variance 13.16-3-2.100 6:45 

 

Public Hearing was opened at 6:45. Legal Notice regarding the Public Hearing was read. 

There are several letters that were sent in opposed to the variance the applicant is 

requesting. Those letters have been made a part of these minutes.  

 

Don Bucher, resident of Jay Street, speaks about his concerns regarding the project. The 

applicant wants to develop the structures on her property to short-term rentals, one of them 

being a garage. The garage was a functioning auto body shop for many years, and the 

neighbors have concerns about the environment since the garage is right next to the creek. 

There are also concerns of increased traffic, and noise since the applicant lives right in 

Phoenicia.   

 

Leah Kilb is concerned due to the applicant expressing at a previous meeting that she would 

like her property to be like the Perch in Boiceville. The perch are short term cottage rentals, 

a little outside of Phoenicia.  

 

With no further questions or comments, Chair Loete makes a motion to close the public 

hearing, seconded by Board Member Vella; all in favor. Public hearing closed at 7:00. 
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Town of Shandaken Zoning Board of Appeals 

Minutes for Regular Monthly Meeting 

January 15th ,2025 

 

 

 

The regular monthly meeting of the Zoning Board of Appeals was opened at 7:00. 

 

Roll called by Secretary to the Zoning Board of Appeals Olivia Amantia, and attendance was 

recorded as follows: 

 

 Mark Loete, Chair  Present 

 Gary Guglielmetti  Absent 

 Allen Vella                 Present 

 Christian Lynch  Present 

 Henry Williams   Present 

  

 

Roll Call Summary: 4 Present, 1 Absent 

 

 

Others Present:  ZEO Grace Grant, Don Brewer, Robin Cornish, Leah Perloff, Leah Kilb, 

John Kilb, Elizabeth Potter, Don Bucher 

 

 

Minutes: 

 

Chair Loete ask’s the Board Members if they have looked over the previous month’s meeting 

minutes, and if there are any corrections, or questions. With no corrections, Chair Loete 

makes a motion to approve the minutes, seconded by Board Member Vella; all in favor.  

 

 Communications: 

 

ZEO Grant states that Mtn Jam will not be attending the meeting, since this is a Town Board 

matter, and they do not need to be before the ZBA. The Board is in receipt of a letter from 

Mike Mauriello, representing the Wellington Blueberry LLC. 

 

Old Business: 

 

Robin Cornish - 14.1-2-28.200 - Area Variance 

 

The first order of business on the agenda is Robin Cornish who is before the Board for an 

Area Variance. The applicant is asking for a 15 ft variance in order to build a single-family 



  

Page 8 of 10 

 

residence. The residence will not be visible from the road. There is a question of eagles and 

whether or not they are endangered which would be a concern. ZEO Grant states that the 

Planning Board will handle the SEQR review, and that when the parcel is run through the 

State EAF mapper, eagles are not listed as an endangered species associated with the 

parcel. The distance between the road and the building is 35 ft from the boundary line, and 

there is a 25 ft right of way. Mr. Cornish states he's been working with Bobby Taylor from the 

Ashokan watershed, and the proposed building met with Ashokan watershed’s 

requirements. The building is 200 ft upstream from any work the watershed has done on the 

site.  Mr. Cornish states following a Planning Board workshop, the building was closer to the 

stream, upon the watershed’s recommendation they advised it to be further down. Following 

the variances, if approved, from this Board Mr. Cornish states he still needs to meet with the 

DEP/DEC and he will obtain the proper permits, as well as his meeting with the Planning 

Board. Board Member Lynch ask’s the applicant if a field survey has been done of the 

property? Mr. Cornish states no just a GIS survey.  

 

With no further questions or comments from the Board, Chair Loete makes a motion to grant 

the variance, seconded by Board Member Williams. 

 

Roll call vote as follows: 

 

Mark Loete- Chair      Yes 

Gary Guglielmetti      Absent 

Allen Vella                   Yes 

Christian Lynch           Yes 

Henry Williams            Yes 

 

Leah Perloff - 13.16-3-2.100 - Use Variance 

 

The applicant is here this evening because she initially applied for a building permit to add 

a bathroom and a kitchen to her garage. Since there is already an ADU on the property, she 

was unable to obtain a building permit. The applicant was informed she had to come before 

the Planning Board for approvals to build any additional habitable units. The Planning Board 

then forwarded the application to the ZBA for a Use Variance since a cottage development is 

not allowed in a Hamlet Commercial zoning district. In addition to converting the garage 

into a habitable space, there is also a shed on her property that she would like to renovate 

and rent. She does not yet know if these structures would be rented short or long term. 

 

Cottage development was one of the options the applicant was looking into. She states that 

since she is in a residential area, it is allowed versus if she was in a commercial area which it 

is not, she states she is not “tied” to the cottage development idea. She states her intention 

was to renovate the garage on her property as well as the shed. She is not building anything 

new; she is only renovating existing structures. She is aware that environmental/stream 

mitigation would need to be done.  
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Ms. Perloff states she does not want to have enemies in her neighborhood, she isn’t a big 

developer, and does not have bad intentions. She did not think her plan would upset her 

neighbors, and does not think if she adds some rentals on her property that it would change 

the town, she adds she also had plenty of parking.  

 

Board Member Willams mentions the right of way? Which was also a concern of her 

neighbors. The applicant states she is more then willing to work with her neighbors on the 

matter.  

 

Chair Loete states there are already too many Airbnb’s in our area, and that is upsetting to 

the community, given there is a housing shortage, and not enough long-term rentals 

available. Chair Loete notes that the neighbors concern about her plan are valid. The 

applicant has a 5 ½ acre parcel, and ZEO Grant states this section of code seemed to fit the 

best for what the applicant would like to do. The applicant states she has had her str for four 

years, and the income from that is helping her develop the rest of the property. She states 

she is trying to do the right thing, and didn’t expect this reaction. Board Member Williams 

points out if the applicant was to sell the property in the future, the use variance, if granted 

stays with the property.  

 

Board Member Vella reads aloud the requirements that must be met to approve a Use 

Variance: 

 

1. The applicant cannot realize a reasonable return, provided that lack of return is substantial as 

demonstrated by competent financial evidence. 

 

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. 

 

3. The requested use variance, if granted, will not alter the essential character of the 

neighborhood. 

 

4. The alleged hardship has not been self-created. 

 

 

Ms. Perloff is disappointed that this is how the meeting is going, she did not expect this 

degree of pushback. Chair Loete states he understands that the Zoning laws were written in 

1976, therefore it does not always make sense. Ms. Perloff understands the concerns from 

her neighbors, but doesn’t understand the push back. Board Member Williams states 

although it may seem like a small ask what she’d like to do, it’s a big ask, because it will be 

changing the entire property. Ms. Perloff states she could reapply for an area variance in the 

future, as opposed to a use variance. There is a discussion amongst the Board and ZEO 

Grant, regarding what the hardship is for the applicant requesting the variance. Chair Loete 

states the hardship here is self-inflicted. Chair Loete adds it’s up to the Board to preserve 

quality of the community, and to preserve community character and protect economic 
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development. With no further questions or comments from the Board, or the applicant, 

Board Member Lynch makes a motion to deny the variance, seconded by Chair Loete.  

 

Roll call vote as follows: 

 

Mark Loete- Chair      Yes 

Gary Guglielmetti      Absent 

Allen Vella                   Yes 

Christian Lynch           Yes 

Henry Williams            Yes 

 

Other Business: 

 

The last order of business is patters for progress. ZEO Grant states they will reschedule to 

meet with the Board the following month. 

 

Board Member Willams points out that Patrick McGann’s application is still on the website 

for the ZBA, regarding his sauna. ZEO Grant states that the applicant needs to speak to 

Donna our Building Inspector and see whether or not the structures are permanent. Mr. 

McGann may or may not need a variance, depending.  

   

Adjournment: 

 

There being no further business before the Board, a motion was made to adjourn the 

meeting by Chair Loete, seconded by Board Member Lynch; all in favor. Meeting adjourned 

at 8:04pm.  

 

These minutes were prepared by the Zoning Board of Appeals Secretary Olivia Amantia 


