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1. Opening:

The Town of Olive Zoning Board of Appeals met on Thursday, May 5, 2022 at the Meeting Hall on 
Bostock Road, Shokan to hold a regular meeting and continued discussion on Application 22-01 of 
Karen Ranucci/Krumville Artist and Teachers Alliance, LLC, for property located at 1242 County Road 
2, Olivebridge, NY 12461 for an Interpretation to determine if the Proposed Use of an artist studio and 
educational and community center is permitted as commercial recreation, or in the alternative, a museum 
in the R/E-1A zoning district.  The meeting started at 7:31 p.m., with the Pledge of Allegiance to the flag.

2. Record of Attendance:

William Vilkelis
Chet Scofield
Fred Perry
Sandy Friedel
Brian O’Rourke

3. Approval of Minutes:  

On a Perry/Scofield motion the Board dispensed the reading of the April 7, 2022 minutes, and accepted 
them as written. 

4. Discussion:  

4.1 Application 22-01 of Karen Ranucci/Krumville Artist and Teachers Alliance, LLC, for property located 
at 1242 County Road 2, Olivebridge, NY 12461 for an Interpretation to determine if the Proposed Use of 
an artist studio and educational and community center is permitted as commercial recreation, or in the 
alternative, a museum in the R/E-1A zoning district.  

Janelle Perry reported to the members of the Zoning Board of Appeals that an invoice has been received 
from the law firm of John Lyons, Invoice 032439 dated April 13, 2022, in the amount of $2,660.00 for 
services rendered from February 22-March 28, 2022.  The ZBA reviewed the invoice and acknowledged 
the charges and will pass it on to the Town offices for remittance.
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Chairman Vilkelis reopened the meeting to the board’s discussion of Application 22-01 of Karen 
Ranucci/Krumville Artist and Teachers Alliance, LLC.  He recapped that at the Zoning Board of Appeals 
last meeting the members deliberated and discussed their thoughts on the matter of the interpretation.  He 
said the ZBA has considered each of the proposed uses as identified by the applicant.  Chairman Vilkelis 
pointed out that they included operating as a museum, as a commercial recreation use, or a recreational 
facility.    He explained that the members of the ZBA looked at the Town of Olive zoning law to 
determine if any of these uses would be a permitted use in the RE 1-acre zoning district, or anywhere in 
the town.  Chairman Vilkelis said that after the April meeting they asked the assisting council, John 
Lyons and Kimberly Garrison, to draft up a resolution based on the discussions.  

Chairman Vilkelis said that the attorneys have provided the ZBA with a resolution for the board’s review 
and consideration.  He reported that the Zoning Board of Appeals have a final resolution which all of the 
members have reviewed and edited.   Chairman Vilkelis did not read all of the 62 points listed in the 
resolution, i.e. Background, ZBA’s Review, and Findings of Fact, noting that this includes extensive 
research into how such terms are defined by the plain meaning of the Zoning Law and in its common and 
most obvious sense, as it is required by law. We reviewed how those terms were often defined by 
planners, how the definitions as commonly used, and research into other Towns' uses and texts to 
determine how those terms were defined, and if so, if there was commonality between those definitions 
to provide helpful guidance as to the natural and most obvious sense of the word used in the zoning and 
land use context.
 
Chairman Vilkelis stated that the resolution includes the detailed reasoning and logic in support of each 
conclusion.   He pointed out that there are 62 points detailing the reasoning and logic for this decision, 
and that there are copies of the draft resolution provided in the back of the room if anyone wanted to look 
at it.  Chairman Vilkelis said that it would also be available at the Town office and at some point posted 
on the website for the public to read.  A copy of the decision will be forwarded to the Applicant, the 
Planning Board, and the Town Board.

 
Chairman Vilkelis read the Final conclusions in the Resolution as follows: 

NOW, THEREFORE BE IT RESOLVED, based on all of the findings of facts and conclusions of law 
described above, and upon the reasoning described above, as follows: 

Section 1. The Applicant’s proposed use of an artist studio and educational and community center is not 
permitted in the R/E-1A Zoning District. 

Section 2. The Applicant’s proposed use is not a “commercial recreation use,” as that use is described 
and intended in the context of the Town of Olive Zoning Law. Although the term “commercial recreation 
uses” is not explicitly defined in the Town of Olive Zoning Law, the term is actually well defined by the 
various illustrative examples used in conjunction with the term in Zoning Law §155-17, the “Schedule of 
residence and business district uses.” Because the use proposed and described by the Applicant does not 
match the letter or spirit of the illustrative uses that accompany the term, we find that the Applicant’s 
proposed use is not a “commercial recreation use” in the way that term is used in § 155-17 of the Olive 
Zoning Law. 

Section 3. The Applicant’s proposed use is not a “museum,” as that use is described and intended in the 
context of the Town of Olive Zoning Law. In its common and most obvious sense, a “museum” use 
requires objects to be displayed or exhibited. Although the Applicant’s proposed use may contain some 
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works of art displayed by an artist, the added educational and community-house components of the 
proposed use, such as classes, book discussions, workshops, performances, artists-in-residences, 
meditation and yoga, exceed the common meaning of a “museum.” 

Section 4. The Applicant’s proposed use is not a “recreation facility,”as that use is described and 
intended in the context of the Town of Olive Zoning Law. The common theme that emerged from our 
research was that, in the context of zoning laws, the term “recreation” is usually associated with parks, 
playgrounds or with sports and physical activities. Those types of activities or uses of land are distinct 
from the nature of the educational and cultural activities that are proposed by the Applicant’s description 
of its proposed use, and are not within the legislative intent of “recreation facility” as that term is used in 
the Town of Olive Zoning Law. 

Section 5. The Applicant’s proposed use is better classified as a cultural, social and artistic enterprises 
and facilities designed to meet the day-to-day and convenience type needs of the townspeople. The Town 
of Olive did consider a cultural, social and artistic land use in drafting the Zoning Law. The Town 
decided to allow that use in the BV-1/2 Zoning District, but chose not to allow that use in the R/E-1A 
Zoning District where the Applicant’s property is located.

 
Chairman Vilkelis made a motion to accept the resolution as presented, Brian O’Rourke seconded the 
motion.  With no further discussion a roll call vote was taken and resulted as follows:

      --William Vilkelis voted in favor of the Resolution as written and read.
      --Fred Perry voted in favor of the Resolution.
      --Chet Scofield voted in favor of the Resolution.
      --Sandy Friedel voted in favor of the Resolution.  
      --Brian O’Rourke voted in favor of the Resolution.
 
Chairman Vilkelis thanked everyone for coming and for their patience with this matter.

5.  Adjournment:

 With no further business to discuss, the meeting was closed at 7:41 p.m. on a Perry/Friedel motion.  

6. Next Meeting:

The next meeting of the Board is scheduled for 7:30 p.m. on Thursday, June 2, 2022, at the Meeting Hall 
in Shokan should there be business to discuss.  


