
 

 

 
 

TOWN OF GREENFIELD 
ZONING BOARD OF APPEALS 

 
February 6, 2018 

 
 
REGULAR MEETING 
 

A regular meeting of the Town of Greenfield Zoning Board of Appeals is called to order 
by Denise Eskoff, Chair, at 7:35 p.m.  On roll call the following members are present: Denise 
Eskoff, Laura Sanda, Joe Szpak, Andrew Wine, and Neil Toussaint, Alternate.  Curt Kolakowski 
is absent.  N. Toussaint will be a full voting member for the entirety of the meeting because Curt 
Kolakowski is absent.   

 
 --------------------------------------   
 
Minutes 
 December 5, 2017 
 

MOTION: A. Wine  
SECOND: N. Toussaint 

 
RESOLVED, The Zoning Board of Appeals waives the reading of and accepts the December 5, 
2017 Minutes with minor corrections. 
 
VOTES:  Ayes:     D. Eskoff, A. Wine, and N. Toussaint 
     Noes:     None 
    Abstain:  L. Sanda and J. Szpak 
    Absent:   C. Kolakowski 
 
 _________________________ 
 
Van Arnum, P.  Case# 993                   Area Variance 
TM# 139.-1-61            Wilton Road  
   
 Paul Van Arnum, Steve and Sherry Kloss are present.  D. Eskoff states that this project 
in in the LDR District.  This is a 5 acre lot and P. Van Arnum is looking for a side and rear 
setback.  There were a few questions not filled out and asks S. Kloss to please come up and fill 
them out.  L. Sanda asks that questions D, E, and F to be filled out?  D. Eskoff states no.  D. 
Eskoff explains why P. Van Arnum does not have to fill out the questions.  There is a map that 
was provided is the Board Komi with the map?  J. Szpak states that he would not like anything 
else on the map he is good with it.  D. Eskoff asks the Board if they would like additional 
photos?  L. Sanda asks if the narrow piece is that an easement?  S. Kloss states that is a gravel 
road.  L. Sanda asks who owns that property?  S. Kloss states that belongs to the house that P. 
Van Arnum is looking to sell.  L. Sanda asks that P. Van Arnum will access the new parcel 
through that lot?  J. Szpak asks the 62.5’ to the property line what is on the other property 
behind where the septic system will go?  S. Kloss states that P. Van Arnum’s other daughter’s 
property.  D. Eskoff states that the Board will need overhead maps. J. Szpak a photo of how far 
away the next door house and what is in between there.  N. Toussaint asks if there is a house 



 

 

on the property to the right.  S. Kloss states yes.  L. Sanda sates the lot is a five acre lot and it is 
split across these easement part.  The larger part why did P. Van Arnum chose the smaller part 
as oppose to the, larger part  S. Kloss states the larger parcel is wet.  The Board requests a 
larger map, an aerial that shows the neighboring homes.  J. Szpak asks how about a google 
snap shot?  L. Sanda asks P. Van Arnum if he could go on the internet to google earth and print 
out a picture of the properties around his parcel and possibly draw some indicators on it to 
scale.  L. Sanda asks if SEQRA needs to be completed.  D. Eskoff states that it should be 
completely filled out. D. Eskoff asks if the applicant will give the Board have the application back 
K. McMahon will make a copy for the applicant so the application can be completely filled out 
and returned to the Building Department no later than two weeks prior to the Public Hearing.  
The applicant agrees.   L. Sanda explains about NYS DEC EAF viewer and this will help them 
fill out the short form SEQRA. J. Szpak states that the Board would like 3 photos-an aerial view 
and side views from each side of the property.  
 
RESOLUTION—Van Arnum, P. – Area Variance 
 
 
MOTION:   J. Szpak 
SECOND:  N. Toussaint 
 
RESOLVED, that the Zoning Board of Appeals hereby accepts  the application of Paul Van 
Arnum , Case #993, request for a side and rear yard Area Variance for property located at 
Wilton Road, TM# 139.-1-6, and sets a Public Hearing for March 6, 2018 at 7:30 p.m.  
contingent upon: 

• Three photos of property including overhead and side view to be submitted to the 
Building Department by February 20, 2018 

 
VOTE:  Ayes:  D. Eskoff, L. Sanda, J. Szpak, A. Wine and N. Toussaint, Alternate 
  Noes:    None 
  Absent:  C. Kolakowski 
 
 _________________________ 
 
 
355 Grange Road, LLC Case# 994       Use Variance 
TM# 151.-2-58.1         Grange Road 
 
Gerard McKenna is present as managing partner of 355 Grange Road, LLC.  D. Eskoff states 
this is a Use Variance.  D. Eskoff asks G. McKenna to explain his request.  G. McKenna states 
the lot is mostly bedrock and swamp. G. McKenna states that he does not have the financial 
information for the septic system for comparison purposes for the financial hardship, but will 
provide. The property is not conducive to anything that requires a septic system.  There is 
literally 8” of soil at best on this lot.  G. McKenna and his partner would like to put storage units 
on the property.  Storage units do not require septic systems.  D. Eskoff states the reason there 
is no Area Variance requested for this property.  The applicant has stated they will be meeting 
single family housing setbacks and the structures will far exceed the required setbacks.  This is 
a 6.21 acre lot with 273’ of road frontage in MDR-1 District.  This district requires 1.5 acres and 
150’ of road frontage.  This property is estimated at 25% bedrock and 50% wetlands.  G. 
McKenna explains the lot line adjustment.  D. Eskoff states that the adjusted part of the lot is 
predominantly wetlands and it is now associated with the mobile home park next to it.  This 
portion is non-usable land, but it did increase the green space in the back of the mobile home 



 

 

park.  L. Sanda asks if it was subdivided.  G. McKenna states no it was a lot line adjustment.  D. 
Eskoff states that G. McKenna is only associated with this parcel where they want to put the 
storage units.  His partner is associated with both properties.  A. Wine states the houses around 
the property must have septic systems and it’s just bedrock there?  G. McKenna states yes.  
The house next door has a septic system.  D. Eskoff states that G. McKenna’s partner has 
owned the property for significant period of time.  G. McKenna’s partnership is recent and they 
are trying to find the best use for the property.  A. Wine asks will the Board define this property 
as fairly limited.  G. McKenna states that he became involved in May 2017 and a partner in 
September 2017.  D. Eskoff states the other owner is Mr. Zappone.  When Mr. Zappone bought 
it he bought both parcels at the same time.  The Board has also asked G. McKenna to submit a 
history of the property so that the Board has an understanding of this property.  The Board does 
have a copy of the partnership form that allows G. McKenna to be designated as Authorization 
of Agent. G. McKenna will not be able to attend next month’s meeting. The Board reviews the 
attached SEQRA for completion. If the Board accepts this application G. McKenna has 
requested that a Public Hearing be set for April 3, 2018.  G. McKenna states that he has in-
service training first week in March that is why he is unable to attend next month’s meeting.  D. 
Eskoff states that will give the applicant time to get the Board the necessary information.  A. 
Wine states that he would like a picture of a mock-up of the storage units.  D. Eskoff states that 
she encourages the Board members to drive past the property.  Possibly in April the Board 
would be able to do a site visit.  J. Szpak states that the hardship is the septic and a well.  D. 
Eskoff states that the Board will review every single use and every single Special Use Permit.  
G. McKenna states that he and his partner are working on this so the Board understands. Also 
they are looking at what it will cost to fill it, to build the septic system, and the structure to be 
built up as well as what he, could and his partner will be able to sell it for next to a mobile home 
park and railroad tracks.  J. Szpak asks if the applicant is going to do that for the well too or 
does he think the well would be an average cost well?  G. McKenna thinks that it would be an 
average cost for the well.  The septic system is the biggest problem.  J. Szpak states that 
building on bedrock, what it is going to cost to put in a septic system, and raise the property 
around that structure?  G. McKenna states that the Town of Greenfield’s regulations you need 4’ 
separation vs. the states 2’, that makes it 6’ of fill.  N. Toussaint asks is that for the septic?  Can 
the house go on bedrock?  G. McKenna states it could if it is put on a slab.  A lot of house that 
are on bedrock are slabs.  D. Eskoff states she would like to do a site visit, but it is hard 
because of the snow.  J. Szpak states that the Board could add mitigating factors with this case. 
G. McKenna states where the railroad sign is to the right of that is where the entrance will be.  
When anyone drives by the entrance what you see will be filled in with a berm.  The actual units 
will sit 6’ lower than the road.  There will actually be a 75’ setback from the7 road with a large 
berm.  L. Sanda asks if the berm will remain except the entrance?  D. Eskoff states that the 
applicant trying to make it less visible.  G. McKenna states that there is a large berm along the 
Shants property.  A. Wine asks if the applicant has had any communication with the Shants’?  
G. McKenna states no.  D. Eskoff states that the Shants’ will receive a notice of Public Hearing.  
D. Eskoff asks if the entrance is going to gravel?  G. McKenna states yes.    
 
RESOLUTION—355 Grange Road, LLC. – Use Variance 
 
MOTION:   J. Szpak 
SECOND:  L. Sanda 
 
RESOLVED, that the Zoning Board of Appeals hereby accepts the application of 335 Grange 
Road, LLC, Case #994, request for a Use Variance for property located at 355 Grange Road, 
TM# 139.-1-6, and sets a Public Hearing for April 3, 2018 at 7:30 p.m. contingent upon the 
receipt of the following documentation to the Building Department no later than March 20, 2018: 



 

 

• Complete financial return and comparisons for property in district. 

• Property ownership/financial/sales history. 

• Photos including to and from neighboring mobile home park 

• Photo of proposed structures.   

• Photo of view to and from boundary of neighboring property TM# 151.-2-51. 
 
VOTE:  Ayes:  D. Eskoff, L. Sanda, J. Szpak, A. Wine and N. Toussaint 
  Noes:  None 
  Absent:  C. Kolakowski 
 
 __________________________ 
 
      
Evans, D. Case# 983      Area Variance/ODA Permit Referral 
TM# 123.-2-21            Plank Road 
 

D. Evans is present.  D. Eskoff explains that the applicant was before the Board in June 
and July.  The applicant was referred to the Town Board who then sent it to the Planning Board, 
then back to the Town Board.  In the ZBA’s packet they should find the minutes from the Town 
Board meeting from January 11, 2018.  At that time the Town Board granted D. Evans an Open 
Development Area and referred the case back to the ZBA.  D. Eskoff asks D. Evans if he has a 
copy of the Town Board minutes?  D. Evans states no. D. Eskoff states the minutes were 
posted and gives D. Evans a copy.   When the Town Board met they corrected the resolution on 
the discontinuance area on Plank Road.  The Town Board also included in the Town Board’s 
Open Development Resolution what the Planning Board had recommended and suggested. J. 
Szpak asks if the ZBA is here to accept D. Evans’ application.  D. Eskoff states yes for an Area 
Variance after being referred back to the ZBA by the Town Board.  J. Szpak asks the application 
is still good as written?  D. Eskoff states yes still good as written. J. Szpak states that D. Evans 
is looking for an Area Variance because this is for a keyhole lot?  D. Eskoff states that when 
there is an Open Development it goes to the Town Board and generally this goes hand and 
hand with an Area Variance because there is not any frontage.  The ZBA would be either 
granting or denying a Variance for frontage.   The ZBA will be looking at the same factors as the 
Town Board and the Planning Board did.  The application has not changed since at the time the 
ZBA had to refer it to the Town Board.  D. Evans did submit legal information and it was 
reviewed by the Town Attorney and sent on to the Town Board.  D. Evans states nothing has 
changed.  D. Eskoff states these lots have difficulty getting to that is why D. Evans needs the 
Variance.   
 
        
RESOLUTION—Evans, D. – Area Variance 
 
MOTION:   J. Szpak 
SECOND:  L. Sanda 
 
RESOLVED, that the Zoning Board of Appeals hereby accepts the application of  G. Davis 
Evans , Case #983, request for an Area Variance for property located at Plank Road, TM# 123.-
2-21, and sets a Public Hearing for March 6, 2018 at 7:30 p.m.   

   
VOTE:  Ayes:  D. Eskoff, L. Sanda, J. Szpak, A. Wine and N. Toussaint 
  Noes:  None 



 

 

  Absent:  C. Kolakowski 
 

 ____________________________ 

 

DISCUSSION 

 The Board discusses changing the time of the ZBA meetings from 7:30 p.m. to 7:00 p.m. 

to be consistent with time of all other Board’s meetings.  Members present in favor, but will wait 

until full Board can discuss to make a decision. 

_______________ 

  Meeting adjourned at 8:12 p.m.  All members in favor. 

 _______________ 

 

       Respectfully submitted, 

 

       Kimberley McMahon 

 


