
Village of Tivoli 

Zoning Board of Appeals 

Minutes 

March 2, 2020 

Present 

Jonathan Trombly - Chair 

Karen Cleaveland 

Ethan Palmer 

Mark Bennett 

Bob Zises 

Also Present 

Lisa Sanditz 

The meeting was opened at 7:04 at the Historic Watts de Peyster Village Hall. 

Jonathan Trombly opened the meeting and asked the board to review the minutes from July 
1, 2019. 

Minutes 

Mark Bennett stated that there was one line that caught his eye which was “Jonathan Trombly 
asked the board to consider whether aging in place should be considered a hardship  . . .” He 
questioned the issue that was discussed and the stated conclusion. For the purpose of the 
minutes, rather than discussing the issue again, the phrase “when considering whether the 
request is a self created difficulty” was added to the minutes to better represent the nature 
of the discussion. 

Mark Bennett made a motion to approve the minutes as amended. Bob Zises seconded. All in 
favor.The minutes were approved. 

Jonathan Trombly stated that the board should discuss training. Board members need to 
acquire four hours of training each year. Laura Gail Tyler read through the Spring Offerings 
from Dutchess County Planning Federation and none of the courses fulfilled the board’s 
needs. Board specific training was discussed. The board may also choose to wait to see what 
the Duchess County Planning Federation’s Falls Offerings are. 

Jonathan Trombly stated that there is a new application before the board, and he is the 
architect for the project. He recused himself and left the meeting. Karen Cleaveland was 
acting chair for the remainder of the meeting. 

New Business 

101 North Road - Area Variances for Front Set Back and for Maximum Width of Dwelling 



Lisa Sanditz was present to represent the project, a residential addition at 101 North Rd.  

Karen Cleaveland began by reviewing the application. A denial was issued for the building 
permit application by John Fenton for the reasons that the addition is located in the front set 
back (The set back is a minimum of 40 feet and the addition will be set back 28’9”) and the 
addition will increase the dwelling width to greater than the maximum allowed (Maximum 
dwelling width is 48 ft and the proposed addition will increase the dwelling width to 57’7”). 
Karen Cleaveland stated that the property is located in the R1A and HO Districts, and that the 
fee has been paid. 

Lisa Sanditz introduced the project. She stated that she and her husband, Tim Davis, bought 
the house 15 years ago. Since then their family has expanded, and they need more space. 
They enjoy living in the village and would like to remain in the village. Considering the slope 
of the property, the roofline of the existing house and the windows on the south side of the 
house, they have decided that it would be best for their needs to build a one story addition 
onto the south side of the house, in line with the front building line of the original house, 
parallel to the road. As it is an older house, it was built in what is now the front set back; the 
existing front set back is the requested 28’9”. Their family enjoys music and the new space 
would used as space to pursue that activity. They currently have their piano located in the 
kitchen. They would also like to make the space big enough to make the disruption and 
investment worthwhile. It will improve their property and bring up their property value. Lisa 
Sanditz compared the proposed width to four other properties on North Road: 19, 45, 68 and 
121. 

Karen Cleaveland asked about the nature of the screened in porch at the rear of the house. 
Lisa Sanditz stated that it is an outdoor space the they added onto the house. It is on posts 
but it is not high enough to walk under and has a stone wall around its base. 

Karen Cleaveland confirmed that the proposed addition is one story. Yes. 

Mark Bennett asked why not build the addition parallel to the south side of the house. Lisa 
Sanditz answered that they did not want to lose the windows in the kitchen on the south side 
and the roofline would be more choppy. 

Karen Cleaveland asked about the size of the original house. The older portion is 
approximately 20 x24 and is two stories. A two story addition exists to the south. 

Ethan Palmer asked about the design of the roofline. Lisa Sanditz said the proposed living 
space will have a gable roof that will be perpendicular to the original house and run parallel 
to the road. There will be a shed roof sloping toward the road between that space and the 
original two story house. 

Ethan Palmer questioned whether design such as the roofline was to be considered. Mark 
Bennett answered yes, as it relates to the character of the neighborhood. 

Karen Cleavland reviewed the five point test that the ZBA must consider. The first question is 
whether the request will create an undesirable change to the character of the neighborhood. 
She stated that the applicant has already presented some examples of houses that do not 
conform to the maximum width. She stated that the addition will be a big change to the 



house, and she doesn’t recall that many houses on North Road with a similar width. A 
discussion continued about the width of house on North Road. Karen Cleaveland stated that 
the more accurate the applicant can be about houses in the neighborhood, the stronger the 
case will be.  

The second question to be considered is whether there are alternatives. Lisa Sanditz restated 
that design is being proposed because of the topography of the property, the roofline of the 
existing house and the windows on the south side of the house. 

Mark Bennett stated that the board really needs to see elevations of the proposed addition 
and the board will also take a look at a site plan. Lisa Sanditz responded that the elevations 
are in progress and will be completed before the next meeting. 

Karen Cleaveland asked if any trees need to be removed for the addition. No. 

The third question considered is whether the request is substantial. Karen Cleaveland stated 
that the variance request for the front set back is easy to consider because the house is 
already in the front set back. The width is more of a consideration. 

Question four is whether an undesirable physical or environmental change is created. Mark 
Bennett asked what was next to the property. Houses to either side with a fence. 

The fifth question is whether it is a self-created hardship. The applicant wrote on the 
application that the house already exists in the front set back. Karen Cleaveland commented 
that most variance requests are probably self created. 

Karen Cleaveland went over Historic Overlay District regulations including “Building Design”, 
“Guidelines for Additions” and objectives. Additions should not compromises the character of 
the older house. The height is not being changed. The total building size will not exceed the 
maximum allowed in the HO district. 

Karen Cleaveland asked the board if there were any other questions. Ethan Palmer stated that 
he is just curious to see the elevations. 

Karen Cleaveland stated that the nicest addition that she has seen recently completed is the 
one at 29 Broadway, Jane Factor’s house. 

Karen Cleaveland stated that the board needs to determine SEQR. Both requests are area 
variances for a residential building, so no environmental review is required. 

Mark Bennett made a motion to declare the project a Type II Action for SEQR. Ethan Palmer 
seconded. All in favor. The project was declared a Type II Action. 

Karen Cleaveland stated that a public hearing would be required for the variances. The board 
discussed dates. The next regular meeting would be on April 6th. Ethan Palmer will be unable 
to attend, and as Jonathan Trombly must recuse himself, the board decided to schedule a 
special meeting in the hopes of having a quorum for the meeting. 



Ethan Palmer made a motion to schedule a special meeting and a public hearing at 7pm on 
Monday, April 20, 2020. Mark Bennett seconded. All in favor. The public hearing will be at a 
special meeting on April 20, 2020 at 7pm. 

A site visit will be made at 6:30 on April 20, 2020. 

Karen Cleaveland explained the process of noticing the public hearing to the applicant and 
stated that the evidence about other houses on North Road will go a long way to make an 
impression on the board. 

Mark Bennett made a motion to close the meeting. Bob Zises seconded. All in favor. The 
meeting was closed at 8:04. 

Respectfully submitted, 

Laura Gail Tyler 
Deputy Village Clerk


