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The February 15 2012 Town ofLockport Planning Board meeting was called to order at700

pm by Chairman Forney who then led the Pledge ofAllegiance

Chairman Forney appointed Alternate Grezebinski a full voting member due to absences

CASE 1 4200 Lake Avenue SBL9500162Colleen Graff Owner Public

Hearing for Special Use Permit proposing aBed and Breakfast

Chairman Forsey opened the Public Hearing Hearing no comments Chairman

Forsey closed the Public Hearing

Chairman Forsey inquired if everything is in order for this project and Senior

Building Inspector Belson stated other than a couple ofCO detectors everything
is in order including SEQRA

MOTION made by Member Carlson seconded by Member Kilroy to grant a

special use permit toColleen Graff for a Bed and Breakfast at 4200 Lake Avenue

based on the short form environmental study showing no significant adverse

environmental findings 6 Ayes 0 Nays Carried

MOTION made by Member Langdon seconded by Member Kilroy to adopt the

findings as submitted by Wendel Engineering as the findings of this board and

grant aSpecial Use permit to Colleen Graffto operate aBed and Breakfast at

4200 Lake Avenue 6 Ayes 0 Nays Carried
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CASE 2 6069 S Transit Road SBL1381311SteveCappellino Owner

Proposing a 20 x 70 addition and new building facade Dan Buchanan of
Bammel Architecture presenting Mr Buchanan stated he has the updated
changes that were requested for the existing dealership addition on the south side
ofthe Nissan building Mr Buchanan stated the addition has been reduced to 52
x 20 for the service reception area and they have added some landscaping The
increased landscaping would be four pods on either side ofthe two driveways
Mr Buchanan stated the Board also requested the addition ofsome stone and
Nissan said no to adding the stone to the front ofthe building but agreed to the
service bay addition being split face block that would be painted to match the

existing building Mr Buchanan sated they already have three different materials
on this structure and this was originally going to be aluminum

Member Carlson asked Mr Buchanan if he is in harmony with this design and
Mr Buchanan stated hes not in favor of it prefers the original design and is just
trying to meet the requirements

Attorney Seaman asked if the Niagara County Planning Board has reviewed the

project yet and Mr Buchanan stated it is submitted but hasntbeen ruled on yet

Chairman Forsey stated he likes the landscaping concept and Member Carlson
and MemberKilroy agreed Chairman Forsey asked what will be planted there
and Mr Buchanan stated he doesntknow exactly but it will not be trees

Town Engineer Frank stated he thinks the building will stand out more with the
split block and the aluminum would look better with the preexisting building

Attorney Seaman suggested Mr Buchanan submit aproposal for review
addressing the architectural review criteria as set forth in the Town code with
justification for preferred rendering

MOTION made by Member Thorman seconded by Member Carlson toadjourn 6 Ayes 0

Nays Carried



TOWN OF LOCKPORT PLANNING BOARD

SPECIAL USE PERMIT

TOWN OF LOCKPORT NIAGARA COUNTY NEW YORK

Pursuant to Article XIX Special Use Permits 200137 Findings Required in the Town
of Lockport Zoning Law the Town of Lockport Planning Board has issued the following
findings in regards to the special use permit

Date of Approval
January 18 2012

Name of Action
Colleen Graff
Teeside Inn Bed Breakfast
4200 Lake Avenue

Lockport New York 14094

Description of Action
The applicant wishes to convert an existing residence located adjacent to Willowbrook
Golf Course into an owneroccupied Bed Breakfast The facility will contain 2 sleeping
rooms bathroom facilities one dining area one public sitting room and an exterior
porch The Bed Breakfast will be accessed from the Willowbrook Golf Course

driveway which has access to Lake Avenue Bed Breakfasts are permitted in

Residential R1Zoning Districts by Special Use Permit

Location
The site is located at 4200 Lake Avenue in the Town of Lockport Niagara County New
York

Agency Jurisdiction
The Planning Board has jurisdiction over the special use permit for the project

Applicability
The following represents the findings required for the issuance ofa special use permit in
accordance with 200137 ofChapter 200 Zoning and Land Use Law of the Town of

Lockport



A Will comply with all provisions and requirements of this and other local
laws and regulations and will be in harmony with the purposes of the land
use district in which it is located and with the general intent and purposes
of this Local Law

Findings
The proposed project will comply with all provisions and requirements of local
laws and regulations and will be in harmony with the purposes of the land use

district in which it is located and with the general intent and purposes of the
Zoning Law

This property and all adjacent properties are zoned Residential R1which

requires a special use permit for Bed Breakfasts

B Will not be detrimental to adjacent uses

Findings
The residence is surrounded by a golf course and is distanced from nearby
residential neighborhoods The conversion of this residence into a Bed
Breakfast will have little to no impact on the surrounding area

C Will not cause undue traffic congestion unduly impair pedestrian safety or
overload existing roads considering their current width surfacing and
condition and will have appropriate parking and be accessible to fire
police and otheremergency vehicles

Findings
The proposed project will not cause undue traffic congestion unduly impair
pedestrian safety or overload existing roads The residence is accessed by the

golf course driveway which is already heavily utilized

D Will not overload any public water drainage sewer system or any other

municipal facility or degrade any natural resource or ecosystem

Findings
The proposed project will not overload any public water drainage or sewer

system or any other municipal facility or degrade any natural resource or

ecosystem

E Will be suitable for the property on which it is proposed considering the

propertyssize location topography vegetation soils natural habitat and

hydrology and if appropriate its ability to be buffered or screened from
neighboring properties and public roads and its existing and proposed
use
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Findings
The conversion of the residence to a Bed Breakfast for this location is

appropriate to take advantage of the sites location on the golf course and away
from residential neighborhoods

F Will not result in excessive noise dust odors solid waste or glare or

create any other nuisances and will satisfy the general land use

performance standards of this Law

Findings
The project will not result in excessive noise dust odors solid waste or glare
and will satisfy the general land use performance standards of the Zoning Law

G Will not adversely affect the aesthetics of the premises and adjacent
properties and the neighborhoods

Findings
The project will not adversely affect the aesthetics of the site or adjacent
properties and neighborhoods No changes are proposed to the exterior of the

building and it will retain its residential character

H Will not cause the site to be unduly congested dangerous unattractive to

visitors or unfriendly to pedestrians

Findings
The project will not result in any adverse impacts

Summary of Findings

The Town of Lockport finds that the applicant has submitted substantial evidence to

support the issuance of a special use permit for the Teeside Inn Bed Breakfast After
thorough review of the documentation provided by the applicant the Planning Board

feels they have sufficient information to make an informed determination regarding the
issuance of the special use permit

If is the Findings of this Board that Teeside Inn Bed Breakfast proposed by Colleen

Graff does not pose any significant adverse impact to the general public health safety
and welfare As such the Board has determined that the special use permit shall be

granted


