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TOWN OF STILLWATER 

ZONING BOARD OF APPEALS 

 March 9, 2015 @ 7:00 PM 

STILLWATER TOWN HALL 

 

 

 

Present:    Chairman, William Ritter (WR)   

Vice Chairman, Donald D’Ambro (DD) 

   Christine Kipling (CK) 

  Richard Rourke (RR)   

 

    

Also Present:   Daryl Cutler, Attorney for the Town (DC) 

                          Paul Cummings, The Chazen Companies (PC) 

                             Lindsay Zepko, Town Planner (LZ) 

              Sheila Silic, Secretary   

 

Absent:   Paul Male, Acting Director, Building and Planning (PM)   

     

     

 

Chairman Ritter called the meeting to order at 7:00 P.M. 

 

 

Review and Approval of Minutes of Zoning Board of Appeals: 
Mr. Rourke made a motion to approve the minutes from the October 14, 2014 meeting.  Ms. 

Kipling seconded.  Mr. D’Ambro made a motion to approve the minutes with minor changes 

from December 8, 2014 meeting.  Mr. Rourke seconded. The approval of the minutes passed 

unanimously. 

 

 

Public Hearings:  

ZBA2015-2, 3 Cedar Bluff Court-Area Variance 

ZBA2015-3, 5 Cedar Bluff Court-Area Variance 

ZBA2015-1, 7 Cedar Bluff Court-Area Variance 

 

****The projects were reviewed simultaneously****** 
Chairman Ritter recognized Mr. Matthew Hugg, Esq., Attorney representing Andrew Kajanian. 

Mr. Hugg stated that there are three applications before the Board and doesn’t believe there is a 
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need for an Area Variance for these lots as we believe the lots are still in the Cedar Bluff PPD.  

Mr. Hugg stated that the three lots are identical in size and dimension as buildable lots as 

mentioned in the Cedar Bluff PPD dated 1989.  Mr. Hugg stated that his review of the Town Code 

from the 1970 PDD Legislation Town Code states nothing in the law related to reversion of 

Zoning back to the underlying Zoning District.  Mr. Hugg stated that if the Cedar Bluff PPD 

project was not finished within two years there would be no building permits issued and the 

remaining lots would require Site Plan Review.  Mr. Hugg stated that Mr. Bryce acquired two of 

the lots in 1994 and in 2005 he acquired the third lot.   Mr. Hugg stated that the maps were revised 

by Charles Wheeler, Land Surveyor.  The maps show the building envelopes and potential house 

placement.  The backs are the same as the maps from 1989.       

 

Mr. Cutler stated that the 1974 Legislation under 15.2, Capital A, Section 7 specifies that if the 

completion of the project is not finished by a certain time limit the subject property reverts back to 

existing zoning.  Mr. Cutler stated that the Cedar Bluff PDD does not amend the 1974 legislation 

of the Zoning Code.  Mr. Cutler stated that on July 25, 2005 the Zoning Board of Appeals deemed 

the Cedar Bluff PDD as a failed PDD. 

 

Mr. Hugg stated that in the Cedar Bluff PPD Section 15.4 it stated that building permits would not 

be issued and nothing about reverting back to the underlying zoning.  Mr. Hugg stated that if the 

language from the 1974 Legislation of the Zoning Code is not included into the Cedar Bluff PDD 

then the Zoning Board of Appeals must grant in favor of the applicant as stated in the letter to the 

Zoning Board. 

 

Mr. Kazajian introduced himself to the Board and stated that he is the Developer for this project, 

and that the homes he would be building will fit in with the character of the neighborhood. 

 

Chairman Ritter proceeded to open the public hearing and asked if anyone wished to provide 

public comment. Chairman Ritter stated the letters that were presented to the Zoning Board would 

be entered into the minutes.  

 

Thomas & Pamela Giammattie, 1 Cedar Bluff Ct, Saratoga Springs 

Mr. & Mrs. Giammattie presented the Board Members with a letter stating the reasons they are 

opposing the Area Variances for Mr. Kazanjian’s project relating to lots #3, #5, and #7 Cedar Bluff 

Ct and asked the Board to take their comments into consideration when making the decision on the 

Area Variance. (see below) 

 

Evan Tublitz, 6 Cedar Bluff Ct, Saratoga Springs 

Mr. Tublitz presented the Board Members with a letter stating the reasons he is opposing the Area 

Variances for Mr. Kazanjian’s project relating to lots #3, #5, and #7 Cedar Bluff Ct and asked the 

Board to take his comments into consideration when making the decision on the Area Variances 

requested. (see below) 

 

Lance Orcutt, 39 Ruggles Rd, Saratoga Springs 

Mr. Orcutt submitted a copy of the Well Completion Report for Cedar Bluff Ct.  Mr. Orcutt stated 

that the report shows the water flow per gallon and that adding three more new homes would not 
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affect the wells or water supply of the residence who reside at #1 and #6 Cedar Bluff Ct.  Mr. 

Orcutt stated that he does not oppose this project and it should be approved.  

 

Mr. Cutler made a recommendation that the March 6, 2015 letter from Paul Male and the Town 

Engineers letter from February need to be addressed and that the public hearing stay open until the 

next Zoning Board meeting on April 13, 2015.   

 

Mr. D’Ambro asked if the applicant pursued buying property from one of the neighbors in the back 

of these lots.  Mr. Kazanjian stated that he spoke to one neighbor about purchasing some land and 

at that time she was not interested in selling.  Mr. D’Ambro stated that he may want to approach 

the neighbor again to check if she may be interested in selling now.  Mr. Kazanjian stated that he 

would check into the possibility of purchasing land from the neighbor. 

 

Chairman Ritter asked for motion to table the project and to leave the public hearing open until the 

Zoning Board meeting scheduled for April 13, 2015. A motion was made by Mr. D’Ambro and 

seconded by Ms. Kipling. A roll call vote was taken and passed unanimously.         
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ZB2014-42 Brickyard Road Apartments (Bove) Area Variance, Brickyard Rd 
Chairman Ritter proceeded to open the public hearing and asked if anyone wished to provide 

comment. No one responded and Chairman Ritter closed the public hearing. Chairman Ritter stated 

that the applicant was before the Board to ratify Resolution #22, 2014. Chairman Ritter stated that 

the project had to go to Saratoga County Planning Board for review and approval.  

 
 TOWN OF STILLWATER 

ZONING BOARD OF APPEALS 

2015 RESOLUTION NO. 1 

 

 WHEREAS, John Bove has submitted an application to the Zoning Board of Appeals 

seeking an Area Variance in order to build an apartment complex on property located on 

Brickyard Road, Stillwater, more fully identified as Tax Map Number 262.-1-1.1;  and  

 

 WHEREAS, the Applicant is seeking an area variance regarding the set-back requirement 

contained Stillwater Zoning Code §3.5(D); and 

 

 WHEREAS, pursuant to §14.2(D) of the Stillwater Zoning Law, the Town properly and 

timely published a notice for public hearing conducted on October 14, 2014; and 

 

 WHEREAS, the Zoning Board of Appeals has duly considered the application and the 

elements necessary to consider the granting of an Area Variance by taking into consideration 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; and 

 

 WHEREAS, on October 14, 2014, the Zoning Board of Appeals granted a set-back 

Variance on the project which was 2014 Resolution No. 22; and 

 

 WHEREAS, the Zoning Board of Appeals subsequently discovered that the resolution 

was made prior to receiving the Saratoga County Planning Board approval of the project; and 

 

 WHEREAS, the Zoning Board of Appeals reviewed the prior findings of Resolution No. 

22;  

 

 Now, therefore, be it 

 

 RESOLVED, that the Stillwater Zoning Board of Appeals hereby RATIFIES the prior 

finding of  2014 Resolution No. 22. 

 

 RESOLVED, that the application of John Bove for a set-back Variance to allow for the 

building of an apartment complex on property located on Brickyard Road, Stillwater, more fully 

identified as Tax Map Number 262.-1-1.1, is GRANTED with the condition that sidewalks are 

required in front of the buildings along Brickyard Road. 

 

 A motion by Member D’Ambro, seconded by Member Kipling, to adopt Resolution No. 

1 of 2015. 
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 A roll call vote was taken on Resolution No. 1 of 2015 as follows: 

 

Member Christine Kipling Yes 

Member Richard Rourke  Yes 

Vice Chair Donald D’Ambro Yes 

Chairman William Ritter Yes 

 

Resolution No. 1 of 2015 was adopted at a meeting of the Zoning Board of Appeals of the Town 

of Stillwater duly conducted on March 9, 2015. 

 

 

Adjournment:  A motion to adjourn was made by Mr. Rourke, seconded by Chairman Ritter, at 

approximately 8:45 P.M. 

 

                The next Zoning Board of Appeals Meeting will be held   

April 13, 2015 


