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Local Government Services Staff

* Robyn Burgess
Adirondack Park Local Planning Assistance Specialist

- Kate-Lyn Knight

Environmental Program Specialist

»Work with the 18 Agency-Approved Local Land Use Programs
»Adirondack Planning Forum Logistics & Registration
»Maintain Local Government Address Database

»Provide outreach/training to all 101 Towns/Village in the Park
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Outline of Presentation

* Agency-approved Local Land Use Programs (ALLUPS)
» Town/Village Area & Use Variances

* ALLUP Variance Referral Process

* APA Variance Referral Review Process

* Questions?
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Abbreviations Used
* APA: Adirondack Park Agency

 ALLUP: Agency-Approved Local Land Use Program

« CEO: Code Enforcement Officer
« JIF: Jurisdictional Inquiry Form
* OIG: Overall Intensity Guidelines
« ZBA: Zoning Board of Appeals
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AGENCY-APPROVED
LOCAL LAND USE

PROGRAMS
»ALLUPS«




Agency-approved Local Land Use Programs (ALLUPs)

NEWYORK | Adirondack
OPPORTUNITY Park Agency

AGENCY-APPROVED LOCAL LAND USE PROGRAMS

What is an Agency-approved Local Land Use Program?

An Agency-approved Local Land Use Program (ALLUP) transfers the administration and
enforcement of certain Agency authority over land use and development to a local
government. The APA Act provides for the transfer of authority from the Agency to the
Town/Village'. The Program serves as a formal connection between the Town/Village and the
Agency in the review of local and regional land use and development projects.

ﬁ https://apa.ny.qov/files/planning/local-government/ALLUPFIlyer.pdf
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Legal References - ALLUPs

APA Act
» Section 807 — Authorizes the creation of Local Land Use Programs

» Section 808 — Administration and Enforcement of Approved Local
Land Use Programs

Agency Regulations
* Part 582 — Local Land Use Programs
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Components of an ALLUP

 Comprehensive Plan
» Resources inventory, analysis, goals and objectives...

- Zoning Regulations and Zoning Map

* Includes regulation of uses, OIGs,
shorelines, signs, junk, etc.

* Subdivision Regulations

» Sanitary Code

ADIRONDACK PARK AGENCY 8




Criteria for ALLUP Approval

ALLUPs Must:

 Be in furtherance and supportive of the land use and development plan
* Be compatible with the plan map

Reasonably apply the Overall Intensity Guidelines (OIGs)

Reasonably apply the compatible uses

ncorporate shoreline restrictions

» Review Class B regional projects

» Contain adequate authority, administration and enforcement
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What Does An Approved Program Do?

* Transfers Class B jurisdiction to the Municipality
* Requires local review/permit authority for Class B Projects

* Transfers shoreline jurisdiction to the Municipality
 Reviews local variances from shoreline restrictions

 Local responsibility for Overall Intensity Guidelines (OIGs)
- AKA Density
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Summary of APA Authority

Class A Projects

Agency retains review Town/Village may also review
authority

Class B Projects

Agency receives notification Town has review authority

Incompatible Class B “IC-B” Projects
Agency receives notification™ Town has review authority

Non-Jurisdictional “NJ” Projects

Agency has no Town/Village may
review authority™* have review authority

*Agency retains review authority over Use Variances
**ALLUP may designate projects as Class A

SUMMARY OF ADIRONDACK PARK AGENCY AUTHORITY
OVER LAND USE AND DEVELOPMENT AND SUBDIVISIONS

HEIGHT OF
ADDITIONAL AGENCY PERMIT

https://apa.ny.qov/files/

permits/quidelines/APA

JurisdictionalChart.pdf



https://apa.ny.gov/files/permits/guidelines/APAJurisdictionalChart.pdf
https://apa.ny.gov/files/permits/guidelines/APAJurisdictionalChart.pdf
https://apa.ny.gov/files/permits/guidelines/APAJurisdictionalChart.pdf

Local Land Use Controls in the Adirondack Park

Not a comprehensive listing of
Local Land Use Controls.
Consult individual municipalities
for local laws in effect.
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Local Land Use Controls
in the Adirondack Park

D Park Blueline

sw=== State Boundary
= === County Boundary
——= Town Boundary
— Village Boundary
Local Land Use Controls
NO ALLUP, SD, SPR or Zoning

- Site Plan Review

Subdivision Regulations
Subdivision & Site Plan Review
Zoning
Zoning & Subdivision
APA-Approved Local Land Use Program

Villages*

Corinth: Z & SD

Dannemora: Z & SD

Lake George: ALLUP

Lake Placid: Z & SD

Mayfield: Z

Northville: Z & SD

Saranac Lake: Z & SD

Speculator: Z & SD

Tupper Lake: Z & SD

Summary
101 Towns/Villages in the Park
62 have Zoning (Z, Z & SD or ALLUP)
18 with ALLUP
24 without Zoning, Subdivision,
Site Plan Review or an ALLUP

*ALLUP= APA-Approved Local Land Use Program;

SD= Subdivision Regulations;
SPR= Site Plan Review Only; Z= Zoning

18 ALLUPs
Arietta
Bolton
Caroga
Chester

Chesterfield
Colton

Day
Edinburg
Hague
Horicon
Indian Lake
Johnsburg
Lake George
Newcomb
Queensbury
Westport
Willsboro
Village of Lake George
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Local Land Use Controls in the Adirondack Park

Local Land Use Controls . . . .
in the Adirondack Park  Percent of Adirondack Municipalities

with Local Land Use Controls

Park Blueline

State Boundary

Village Boundary
Local Land Use Controls
MO ALLUP, SD, SPR or Zoning
Site Plan Review
ision Regulations
ision & Site Plan Review
Zoning
Zoning & Subdivision
APA-Approved Local Land Use Prograr
Villages*
Corinth: £ & SD
Dannemora: Z & SD
Lake George: ALLUP
Lake Placid: Z & SD
Mayfield: £
MNorthville: Z & SD
Saranac Lake: Z & SD
Speculator: Z & SD
Tupper Lake: Z & SD

Summary
101 Towns/Villages in the Park

62 have Zoning (Z, Z & SD or ALLUP)
18 with ALLUP
24 without Zoning, Subdivision,

Site Plan Review or an ALLUP

*ALLUP= APA-Approved Local Land Use Program; m Zoning (no ALLUP) ALLUP Subdivision or Site Plan Review Only ONo Controls

SD= Subdivision Regulations;
SPR= Site Plan Re Only; Z= Zoning
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Not a comprehensive listing of
Local Land Use Controls.
Consult individual municipalities

for local laws in effect.
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7, Zoning

S Subdivision Regulation
SPR Site Plan Review

adopted, Agency approved
land use programs.

Local Land Use Controls in the Adirondack Park

division Regulation. and Site
v starus from NY'S Lezsslative
Commission o Rural Resources, Fall 1000
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TOWN & VILLAGE

VARIANCES




Town & Village Variances

Exception to the Zoning Code
based on specific circumstances
of the property

USE

Under NYS Law ADIRONDACK PARK AGENCY 16



Use Variance Criteria — All Must Be Met

v' Cannot realize a reasonable return (financial evidence)
v Alleged hardship is unique

v Will not alter the essential character of the neighborhood

v Alleged hardship is not self-created
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Area Variance Criteria

Will there be an undesirable change in the character of the
neighborhood?

Can the benefit sought be achieved by some other method?

Is the area variance substantial?

Will it have an adverse effect or impact on the physical or
environmental conditions in the neighborhood?

Is the alleged difficulty self-created?

ADIRONDACK PARK AGENCY 18




Area Variance Criteria

MINIMUM VARIANCE
NECESSARY

DETRIMENT TO
BENEFITS TO COMMUNITY

APPLICANT HEALTH, SAFETY
& WELFARE
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Varied Standards*

APA Standards Town/Village Standards

» Shoreline * Shoreline
» Setbacks » Setbacks
* Lot Widths * Lot Widths
* Vegetative Cutting  Vegetative Cutting

* OlGs/Density * OlGs/Density
* Lot Size
* Road Frontage
* Yard Setbacks
» Building Height
* Etc.

*Not an exhaustive list ADIRONDACK PARK AGENCY 20




ALLUP
VARIANCE

REFERRAL
PROCESS




ALLUP Variance Referral Process

AR APA Variance Referral Cover Sheet

Agency-approved Local Land Use Program Referral
L ]
Please use this form as a cover sheet for any correspondence associated with a variance referral to the
Adirondack Park Agency as provided for in the Town’s Agency-approved Local Land Use Program.

Send this cover sheet & variance referral record to.
Adirondack Park Agency, /s Local Government Services, PO Box 99, Ray Brook, NY 12077

Town Variance Application

From: Title: ;I Date Sent:

The Adirondack Park Agency is hereby notified of the receipt of a variance referral record. °® : ; . t P I
.4pplimnlls):| l Var. Application #: I e a n S

Parrelm[ l (tax map #)

]
For: D.-\ren Variance Dl'se Variance DSepric Variance ® P I Ct u re S

Local Zoning Districi(s): APA Land Use Area(s): ] Unknown
[J Hamlet [CJ Moderate Intensity Use  [] Low Intensity Use

[ Rural Use ] Resource Management [ Industrial Use [ ) D e e d S
The variance involves (check all that apply):

[[] Shoreline Setback [] Density [[] Front/Rear/Side/Road Setbacks Z BA M - t
[] Shoreline Lot Width [] Lot Size [[] Road Frontage I n u e S
[[] Dock/Boathouse [[] Structure Height [[] Maximum Lot Coverage

e * All minutes related to variance

The attached correspondence contains:
[INotice of Application [JApplication Materials  []Meeting Minutes d i S C u S S i O n
[ Record of Decision / Decision Date: [Granted [IDenied
DPosrponed Tabled (until: ) : oo

o Agen .
Thank you for your assistance in helping to keep the variance decision record complete. ® P u b I I C CO I I I l I I e nt

For Agency Use: Agency Date Stamp - Received:

S  ZBA resolution of decision

*Note referrals submutted via email may require follow-up with paper copies Revised: 62024 AD I RO N DAC K PA R K AG E N CY 2 2




ALLUP Variance Referral Process

\
CEOQ/ZA determines that a project does not colrnply with the Zoning Code and denies project
application. Applicant chooses to seek a variance.

Applicant submits Variance Application

Town sends ZBA Agenda to APA (CEOQ/ZA can choose to seek APA Advisory Opinion)

ZBA Denies

i Variance Request

Referral Required for Variances, e

Request Conditionally Grants the Variance

outside of Hamlet, that involve: N —

[typically within 15-days of decision]

« Shoreline Restrictions e e

- Intensity of Development ! | 1l

APA Requests 30-Day Review

Additional Pertinent APA Sends Period Expires

| ]
Information Without a
* Certain Uses Ao, M rownaloer || RGOS
period will re-start after CR“"JW el g"."g from the APA
info received] ezl
Variance

» Other provisions of the APA Act &

APA Determines the Variance
Involves Provisions of the
Act and Was Not Based on

Appropriate Statute and/or
Variance Criteria

‘ APA Sends Notice to the Town of
Variance Reversal
APA Reverses the Variance » (Local Grant of Variance is Nullified)

Applicant Can Choose to Re-Start Variance Referral
the Process with a New or Process to APA
Modified Variance Request Complete
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ALLUP Variance Referral Process

CEOQ/ZA determines that a project does not culmpl',.r with the Zoning Code and denies project
application. Applicant chooses to seek a variance.

Applicant submits Variance Application

Town sends ZBA Agenda to APA (CEQ/ZA can choose to seek APA Advisory Opinion)

ZBA Denies
ZBA — Variance Request

Considers

Variance ‘ ZBA Grants, Grants Portion, or
Request Conditionally Grants the Variance
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APA
VARIANCE REFERRAL

REVIEW PROCESS




APA Variance Referral Review Process

\
CEOQ/ZA determines that a project does not colrnply with the Zoning Code and denies project
application. Applicant chooses to seek a variance.

Applicant submits Variance Application

Town sends ZBA Agenda to APA (CEOQ/ZA can choose to seek APA Advisory Opinion)

ZBA Denies

i Variance Request

Considers
Variance
Request

ZBA Grants, Grants Portion, or
Conditionally Grants the Variance

~

Town Sends Variance Information to the APA - via mail, email or fax
[typically within 15-days of decision]

SUN MON TUE WED THU FRI SAT APA Receives Variance Referral [20-day APA review period begins]

! Il U

APA Requests 30-Day Review
Additional Pertinent Period Expires

Information -‘ TOA\\\F:: s‘la_:':tser Without a
[30-day review Acknowledgin Response
period will re-start after Ref Igf 9 from the APA
info received] ezl
Variance
' (No Reversal)

Involves Provisions of the
Act and Was Not Based on
Appropriate Statute and/or
Variance Criteria

‘ APA Sends Notice to the Town of
Variance Reversal
APA Reverses the Variance » (Local Grant of Variance is Nullified)

Applicant Can Choose to Re-Start Variance Referral
the Process with a New or Process to APA
Modified Variance Request Complete
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APA Variance Referral Review Process

APA Receives Variance Referral [320-day APA review period begins]

L

APA Requests
Additional Pertinent
Information
[30-day review
period will re-start after
info received]

.

=)

¥

APA Sends
Town a Letter

Acknowledging
Referral of
Variance
{(No Reversal)

U

30-Day Review
Period Expires
Without a
Response
from the APA




Local Government Services Variance Referral

Does it involve provisions of the Act?

o



Local Government Services Variance Referral

Does it involve provisions of the Act?

o

Variance Review Team
Does it vary provisions of the Act?

v

\ 4
m N NO ACTION NEEDED




Local Government Services Variance Referral

Does it involve provisions of the Act?

o

Variance Review Team

Does it vary provisions of the Act?

v y

m ¥ NO ACTION NEEDED

Was the decision based
on an appropriate
statutory basis?

Executive Director




APA Variance Referral Review Process

\
CEOQ/ZA determines that a project does not colrnply with the Zoning Code and denies project
application. Applicant chooses to seek a variance.

Applicant submits Variance Application

Town sends ZBA Agenda to APA (CEOQ/ZA can choose to seek APA Advisory Opinion)

ZBA Denies

i Variance Request

Considers
Variance
Request

ZBA Grants, Grants Portion, or
Conditionally Grants the Variance

~

Town Sends Variance Information to the APA - via mail, email or fax
[typically within 15-days of decision]

o

SUN MON TUE WED THU FRI SAT APA Receives Variance Referral [20-day APA review period begins]

! Il U

APA Requests 30-Day Review
Additional Pertinent Period Expires

Information -‘ TOA\\\F:: s‘la_:':tser Without a
[30-day review Acknowledgin Response
period will re-start after Ref Igf 9 from the APA
info received] ezl
Variance
' (No Reversal)

APA Determines the Variance
Involves Provisions of the
Act and Was Not Based on

Appropriate Statute and/or
5 ance teria

‘ APA Sends Notice to the Town of
Variance Reversal
APA Reverses the Variance » (Local Grant of Variance is Nullified)

Applicant Can Choose to Re-Start Variance Referral
the Process with a New or Process to APA
Modified Variance Request Complete
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APA Variance Referral Review Process

APA Sends Notice to the Town of
Variance Reversal
APA Reverses the Variance » (Local Grant of Variance is Nullified)

Applicant Can Choose to Re-Start Variance Referral
the Process with a New or Process to APA
Modified Variance Reguest Complete
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Variances Referred by ALLUPs (2015-2025)

450

400

350

300

250

200

150
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ALLUP Variances — General Categories:

‘Involving’ Shoreline Not ‘Involving’ Shoreline
Activity within the Activity outside the
shoreline setback: shoreline setback:

Docks * Yard Setbacks

Boathouses Accessory Structures

Shoreline Lot Width o Size, quantity, etc.
Retaining Walls Use

Stormwater Controls Lot Width

Septic Maximum Lot Coverage

Shoreline Structure Road Frontage
Setbacks Density

Etc.
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NOT ‘Involving’ Shoreline

‘Involving’ Shoreline

c ©
2 w
8 :
a >

Lake




‘Shoreline’ Variances Referred by ALLUPs 2015-2025

160

140

120

100

8

6

4

2015

2016 2017 2018

B Not ‘involving’ shoreline

2019

2020 2021 2022

B ‘|nhvolving’ shoreline

2023 2024 2025
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* Within 30-days: The Agency has
1 option delegated to the
Executive Director

« Reverse

* Not Reverse

o Does not involve statutory
requirements

o Does not vary statutory
requirements

o Concur with Town Decision to
grant variance

o Take no action (time-out)

Variance Referral

Does it involve provisions of the Act?

Does it vary provisions of the Act?

- 1

Was the decision based
on an appropriate
statutory basis?

m——> NO ACTION NEEDED
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APA Variance Referral ‘Action’ By Year (2015-2025)

180
160
140

120
100 Withdrawn
- C Town Denied*
80 | M Reversed
60 - B No Agency Action
40
20
0

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

*Denials are not required to be referred ADIRONDACK PARK AGENCY 39




QUESTIONS?




Adirondack

Park Agency




	Slide 1: Agency-Approved Local Land Use Programs and Variances
	Slide 2: Local Government Services Staff
	Slide 3: Outline of Presentation
	Slide 4: Abbreviations Used
	Slide 5: Agency-approved local land use programs »ALLUPs«
	Slide 6: Agency-approved Local Land Use Programs (ALLUPs)
	Slide 7: Legal References - ALLUPs
	Slide 8: Components of an ALLUP
	Slide 9: Criteria for ALLUP Approval
	Slide 10: What Does An Approved Program Do? 
	Slide 11: Summary of APA Authority
	Slide 12: Local Land Use Controls in the Adirondack Park
	Slide 13: Local Land Use Controls in the Adirondack Park
	Slide 14: Local Land Use Controls in the Adirondack Park
	Slide 15: Town & Village  Variances 
	Slide 16: Town & Village Variances
	Slide 17: Use Variance Criteria – All Must Be Met
	Slide 18: Area Variance Criteria
	Slide 19: Area Variance Criteria
	Slide 20: Varied Standards* 
	Slide 21: ALLUP  Variance  Referral  Process 
	Slide 22: ALLUP Variance Referral Process
	Slide 23: ALLUP Variance Referral Process
	Slide 24: ALLUP Variance Referral Process
	Slide 25: APA  Variance Referral Review Process 
	Slide 26: APA Variance Referral Review Process
	Slide 27: APA Variance Referral Review Process
	Slide 28
	Slide 29
	Slide 30
	Slide 31: APA Variance Referral Review Process
	Slide 32: APA Variance Referral Review Process
	Slide 33: APA  Variance  Referral STATS
	Slide 34: Variances Referred by ALLUPs (2015-2025)
	Slide 35: ALLUP Variances – General Categories: 
	Slide 36
	Slide 37: ‘Shoreline’ Variances Referred by ALLUPs 2015-2025 
	Slide 38: Recall…
	Slide 39: APA Variance Referral ‘Action’ By Year (2015-2025) 
	Slide 40: Questions?
	Slide 41

