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STAFF REPORT 
Ellicottville Planning Department 
  
Zoning Permit: ZP25-32 
Applicant: Gabriella Iuculano 
Location: 29 Washington Street, Ellicottville, N.Y. 14731 
Tax Map No: 55.035-5-11 
Zoning District: Village Commercial 1 (VC1) 
Review(s): Historic District Review, Architectural Design Review 
Report Date: 5/27/2025 
Prepared By: Gregory Keyser 

STAFF RECOMMENDATION 

The Planning Department recommends the Planning Board review the application for 
completeness.  If the Board determines the application is complete, it may classify the project as a 
Type 2 SEQR Action and put the application on agenda for the June 10, 2025 regular meeting to 
schedule a public hearing for July or August. 

OVERVIEW 

Applicant Gabby Iuculano is requesting Historic District Review and Architectural Design Review 
for front entry doors that were replaced without prior approval.  The applicant was notified of the 
violation on April 29, 2025, and submitted the application on May 27, 2025. 

PLANNING REVIEW PROCESS 

1. Application Review – Determine whether the application is complete for public review. 

2. SEQR – Classify the project as a Type 2 Action. 

3. Public Hearing – Schedule a public hearing to occur within 62 days after determining the 
application is complete. 

4. County Referral – Not required. 

5. Decision – Make a final decision within 62 days after the public is hearing is closed. 

ZONING REVIEW 

Land Use – The current use of the building for a retail clothing store is permitted in VC-1. 

Dimensional Requirements – Not applicable. 

ZONING APPROVALS 

- Area Variance(s): Not required.  No additions or expansions are proposed. 

- Use Variance: Not required.  The current use is permitted. 

- Subdivision: Not required.  No changes to the lot is proposed. 

- Historic District Review: Required.  The removal and alteration of any exterior feature on a 
structure in the Historic District is subject to review by the Planning Board. 
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- Architectural Design Review: Required.  Modifications to storefronts in VC1 are subject to 
review by the Planning Board. 

- Landscape Design Review: Not required.  No SUP or Site Plan Review is required. 

- Special Use Permit: Not required.  No change of use is proposed. 

- Site Plan Review: Not required.  Repair, maintenance and exterior alterations are exempt. 

ENVIRONMENTAL REVIEW 

The proposal does not exceed any Type 1 thresholds and meets the definition of a Type 2 Action 
under 617.5(c)(1) involving maintenance and repair of an existing structure.  As a Type 2 Action, 
the project is not anticipated to have any significant adverse impacts, and no further environmental 
review is required. 

COUNTY ZONING REFERRAL 

Referral to the Cattaraugus County Planning Board is not required.  While the project site (parcel) 
is within 500-feet of U.S. Route 219/NY Route 242 (Washington Street), Historic District Reviews 
involving architectural materials or features on an existing structure is exempt from referral. 

DEPARTMENT REVIEWS 

No department reviews completed. 

PEER REVIEWS 

No peer reviews completed. 

DISCUSSION 

Submission Requirements – Minimum submission requirements for applications are set forth in 
the Zoning Code and provided for on checklists to the applicant.  Not all items have been submitted 
with the application.  However, the Planning Board can waive any it deems not necessary for a 
complete understanding of the proposal. 
 
Historic Preservation Standards – This application is reviewed per Section 11 (Historic 
Preservation) of the Village Zoning Local Law and requires a Certificate of Appropriateness 
approving the plans to remove previous entry doors on a historic structure and replace it with the 
current entry doors installed.  Standards for review are found under Sections 11.5.A and 11.5.D. 
 
Architectural Design Standards – This application is reviewed per Section 10 (Architectural 
Design and Landscape Review) of the Village Zoning Local Law and requires Architectural 
Design Approval authorizing a Building Permit to alter the existing storefront and replace the entry 
doors.  General architectural design guidelines are found under Sections 10.6, 10.8.B and 10.9. 
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April 29, 2025 
 
Sweet Xenia LLC 
750 Ensminger Road, Suite 112 
Tonawanda, N.Y. 14150 
 
Re: NOTICE OF APPARENT VIOLATION 
 29 Washington Street, Tax Parcel 55.035-5-11 
 
Dear Sweet Xenia LLC, 
 
According to records of the Town of Ellicottville Assessor, you are the owner of the building at 29 
Washington Street, Ellicottville, N.Y. 14731 (Tax Parcel 55.035-5-11).  The property is zoned Village 
Commercial and is also situated in the Ellicottville Historic District.  This notice is to advise you that it has 
been brought to our attention that the storefront has been altered by replacing the front door, which is not 
allowed without review and approval by the Village Planning Board.  The following approvals are required. 
 
1. Section 10(5)(D) - Projects requiring Architectural Design Review and Approval by the Planning Board 

include modifications and alterations of any structure in the VC-1 District. 
 
2. Section 11(4)(A)(1) – The review of plans by the Historic District Commission (or Planning Board) for 

a Certificate of Appropriateness include the removal and alteration of any exterior architectural feature 
in the Ellicottville Historic District. 

 
I hereby request that you either eliminate the apparent violation, and restore the original door, or file plans 
with this office to commence the appropriate review processes noted above by May 29, 2025.  If you believe 
that you are not in violation of the Zoning Law, please contact this office to review situation.  If you intend 
to bring your property into compliance with the law, but cannot meet the stated deadline, please contact this 
office and we will attempt to work with you on a short extension. 
 
If you do not take the requested action or make other arrangements with this office by May 29, 2025, we 
will begin formal enforcement action against you.  THIS IS THE ONLY LETTER YOU WILL 
RECEIVE.  Your next communication from us will involve formal enforcement action. 
 
Thank you for your prompt attention on this matter.  I can be contacted by phone at 716-699-9005, 
Extension 3, Monday through Friday between 8:00 am and 4:30 pm. 
 
Sincerely, 

 
Gregory D. Keyser 
Village of Ellicottville Zoning Official 
 
CC: Kelly Fredrickson, Village of Ellicottville Code Enforcement Officer 
 John Burrell, Mayor, Village of Ellicottville 
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IUCULANO, GABBY
1620 WARREN JAMESTOWN BLVD
JAMESTOWN NY 14701

Payer/Payee: Cashier: Greg Keyser Date: 05/27/2025

ZP25-0032 ZONING 27-29 Washington

Fee Description Fee Amount Amount Paid Fee Balance

Site Plan Review $500.00 $500.00 $0.00

Zoning permit application $46.00 $46.00 $0.00

$546.00 $546.00 $0.00

Payment Method Reference 
Number

Payment Amount

CHECK 449 $546.00

$546.00Total Paid:
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