
      TOWN OF AMENIA 
════════════════════════════════════════════════════════════════ 

ZONING BOARD OF APPEALS DEPARTMENT 
4988 Route 22, AMENIA, NY 12501 

  TEL: 845-373-8860 x 124  FAX: 845-789-1132 
 

NOTICE OF PUBLIC HEARING 
TOWN OF AMENIA ZONING BOARD OF APPEALS 

 
AREA VARIANCES RELATED TO PROPERTY LOCATED AT 

 4723 NYS ROUTE 22 
NOTICE IS HEREBY GIVEN that, pursuant to Section 121-59(G) of the Town of 

Amenia Zoning Code, a public hearing will be held by the Zoning Board of Appeals (ZBA) of 
the Town of Amenia, New York, on February 21st 2023 at 6:00 PM.   

 
Video conferencing will be used to allow a member of the ZBA to participate remotely.  
Accordingly, the hearing will be accessible to the public at the following locations: 

• Amenia Town Hall, 4988 Route 22, Town of Amenia, NY 
• 201 N. John Rodes Blvd. Melbourne, FL  32934-8955 (One ZBA member will be 

participating via video conference from this location.) 
 

The following matter is scheduled for a public hearing: 
Applicant New York State Electric & Gas Corporation (“NYSEG”) seeks area variances in 
furtherance of proposed modifications to its existing electrical substation known as the Amenia 
Substation.  The requested area variances include: (i) a two hundred eighty five (285) foot 
variance to allow a setback of 335 feet where the maximum front yard setback in the HR District 
is fifty (50) feet and the current setback is one hundred forty (140) feet; (ii) a twenty-four (24) 
foot variance to allow a setback of seventy-four (74) feet for a replacement fence, where the 
maximum front yard setback in the HR District is fifty (50) feet and the current fence setback is 
seventy-four and ½ feet (74.5) feet; (iii) a variance to allow 38% impervious surface coverage 
where the maximum impervious surface coverage in the HR District is 30% and the current 
impervious surface coverage is 32%; (iv) a two hundred forty eight (248) foot variance to allow a 
one thousand two hundred forty eight (1,248) square foot footprint where the maximum footprint 
for nonresidential structures in the HR District is one thousand (1,000) square feet; (v) a five (5) 
foot variance to allow a twenty-five (25) foot work light mounting height where the maximum 
allowable exterior lighting fixture height is twenty (20) feet and (vi) a twenty (20) foot variance 
to allow a sixty (60) foot lightning mast height were the maximum allowable height in the HR 
District is forty (40) feet.   

The property is located at 4723 NYS Route 22, Tax Parcel # 132000-7067-20-935134-0000. 
 

 A copy of the application is on file in the Planning/Zoning Office, 2nd Floor for public 
viewing and inspection, Monday-Thursday, 9-3 P.M by appointment.  Please call 845-373-8860 
X 122.  The Application can also be viewed and downloaded from the Town's official website at 
www.ameniany.gov. 
 At the public hearing noticed herein, the ZBA will hear all persons interested in the 
application and also submit written comments to the ZBA prior to or at such hearing to 
jwestfall@ameniany.gov  

Terry Metcalfe, Chairman 
                       Town of Amenia Zoning Board Appeals 

Dated: February 1, 2023 



 

 

 

December 22, 2022 

Town of Amenia  
Judith Westfall, Zoning Board of Appeals Secretary  
4988 Route 22 
Amenia, New York 12501 
 
RE: New York State Electric & Gas Corporation 
 Amenia Substation Expansion – Area Variance Request  
 
Dear Ms. Westfall: 
 
New York State Electric & Gas Corporation (NYSEG) previously received variances for this project on 
March 15, 2021. As more than one year has elapsed, the variances have expired.  
 
On behalf of NYSEG, we are submitting the following items to the Zoning Board of Appeals in support 
of variance requests associated with the proposed modifications to the existing NYSEG electrical 
substation known as Amenia Substation: 
 

• Zoning Board of Appeals Application 
o Ag Statement 
o Separate Sheet for Provisions of Zoning Law Relating to this Application 

• Application Fee ($350) and Escrow Fee ($2500) 

• Plan Set (3 copies total: 1 full-size, 2 half-size) 
 
The existing substation is located at 4723 State Route 22, with grid number 132000-7067-20-
935134-0000. We have been referred by the Planning Board during the Site Plan review process. 
The Planning Board is in support of the proposed variances, please refer to the “NYSEG Application – 
Route 22 Substation expansion” memo from the Planning Board to the Zoning Board of Appeals, 
regarding this matter.   
 
Six variances are requested in support of the proposed substation expansion design and generally 
are necessary to meet NYSEG standards and the safety requirements of the National Electrical 
Safety Code, as well as sequencing needs to keep the substation energized throughout construction.   
 
If there are any questions, please contact me at (585) 295-6652 or msteblein@labellapc.com.  
 
Respectfully submitted, 
 
LaBella Associates 
 

  
Mary B. Steblein, PE, CPESC 
 
Encl. 
cc: File 2150058.192 w/ encl. 
 Robert Stout, Whiteman Osterman & Hanna LLP (rstout@woh.com) 



Provisions of Zoning Law relating to this Application, and variance(s) from zoning: 
 

Code Section Concern Variance Request 

121-11 Building Setback Variance of 285 feet is requested.  Proposed setback is 335 feet and the minimum is 
40 feet and maximum is 50 feet (which falls within the road right-of-way).  

Existing non-conformity, front setback is 140 feet.  

121.30 (H)(2) Fence Setback Based on 
Height 

Variance of 24 feet is requested to allow a setback of 74 feet for a replacement fence. 
The maximum front yard setback in the HR District is 50 feet and the current fence 
setback is 74.5 feet. 

121-11 Maximum Impervious Surface Variance of 8% is requested. 38% is proposed and 30% is permitted.  

Existing non-conformity of 32% 

121-11 Maximum Footprint for Non-
Residential Structure  

Variance of 248 square feet is requested. 1248 square feet is proposed and 1000 
square feet is permitted. 

121-65 (D)(5)(b)  Work Light Mounting Height Variance of 5 feet is requested. 25 foot mounting height is proposed and 20 feet is 
permitted.  

121-11 Lightning Mast (Allowable 
Structure Height) 

Variance of 20 feet is requested. 60 feet masts are proposed and 40 feet masts are 
permitted  
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  TOWN OF AMENIA 
════════════════════════════════════════════════════════════════ 

4988 Route 22, AMENIA, NY 12501 

(845) 373-8860 x122-124 

   Fax (845) 373-9147 

 

 

PLANNING BOARD MEETING 

WEDNESDAY, JANUARY 27, 2021 

 

PRESENT: Robert Boyles, Jr. @ Town Hall 

          Tony Robustelli @ Town Hall 

                    Leo Blackman VIA ZOOM 

                    Walter Brett VIA ZOOM 

                    John Stefanopoulos @ Town Hall 

                              

ABSENT:   Matthew Deister  

                    Patrick Lawlor 

                     

CONSULTANTS: John Andrews- Engineer Consultant VIA ZOOM 

Dave Everett – Attorney Consultant VIA ZOOM 

                               Mary Steblein – NYSEG VIA ZOOM 

                               Tammy Kelley-NYSEG VIA ZOOM 

                               Brian Bury – NYSEG VIA ZOOM 

 

    The meeting was held in The Planning/Zoning Board meeting room on the 

second floor at the Town Hall. Social distancing regulations and mask wearing 

took place at the meeting. Chairman Rob Boyles opened the meeting VIA ZOOM 

at 7:05pm. The Pledge of Allegiance was recited and the exits were announced in 

case of emergency.  

On the agenda for the meeting was The Application from NYSEG for the  

Substation Expansion. (Revisions) Chairman Boyles invited John Andrews,  

engineer, to speak about the project.  NYSEG’s resubmittal to the board addresses  

all of John’s comments from the previous submittals. His comment letter from  

January 27, 2021 indicates a couple of things that still need attention. Some things  

require additional notes. They provided additional information regarding lighting.  

That raises two issues; they have work lights mounted at 25 feet and the zoning  

requirement is 20 feet. Even though lights are not normally on, when they are  

turned on, they still exceed the height. And some of these lights are actually  

mounted on “lightning masts” of 60 feet  in height. It is unclear as to whether there 

 are 3 or 4 of them. Again, these masts don’t meet the zoning requirements.  The  

height requirement in this zone is 40 feet. They exceed the allowable height  

and don’t meet the height exceptions identified in the code. So, two other variances  

Planning Board referral of project to Zoning Board of Appeals – Page 3 
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will be necessary from the ZBA. The height of the work lights at 25 feet in height  

AND the “lightning masts” of 60 feet in height. Neither one is a major issue. He  

says some photographs of the current installation show no 60 foot towers there  

now, these are new. They are to cover the lightning protection of the new 

equipment says Tammy Kelley of NYSEG. John says they should be more clearly  

labelled and defined on the Site Plan.  Other than that, everything that was  

identified on the last comment memo has been done.  There are couple of things  

that require some additional notes, as their commentary says “will adjust as  

necessary during construction”. The plan set will have to acknowledge that as well.  

This entails the sequence of work for the SWPPP and adjusting the silk fence at the  

slopes. The project is ready to move forward. Tony questions the lights…do they  

stay on all night or only in an emergency? There are two types of lights identified  

on the site; perimeter lights mounted 16 foot above the ground (more standard  

lights for security purposes), and the work lights mounted higher up; understood to  

be turned on only when they are working in that vicinity(an as needed light only).  

(Confirmed by Mary Steblein from NYSEG.) Chairman Boyles invites Dave  

Everett to speak. No comment memo for this time.  Things from previous memo  

have been addressed. Board decided at last meeting not to have a Public Hearing. 

Dutchess County Planning & Development comments for referral were  

returned today 1/27/21. It was deemed a “Matter of local concern”. They had no  

issues or concerns. He notes that additional variances will be needed from the ZBA  

(a total of 6). It is recommended that, since there are so many variances, that the  

applicant does seek out the decision of the ZBA for the granting of these and then  

return to the Planning Board for final approval. The ZBA is legally obligated to  

only allow the minimum variance necessary so, as part of their review of the  

variances, they may require site plan changes, or not, but is conceivable. If they do,  

and those are acceptable to the applicant, then those changes can come back to the  

Planning Board to act on and approve after review. John suggests sending a memo  

to the ZBA from the Planning Board, stating that the Planning Board’s review sees  

this as the only way to make it happen. Unless you have major concerns, we  

recommend you look favorably on granting them the variances. Judy will make  

sure that memo goes to the ZBA chairman and members. Walter Brett has a  

question about the lighting. A mention was made by John that there was going to  

be lighting 24/7. Walter says there is no lighting at night at the site now. He  

thought that there was only going to be lighting when work was in progress.  

John says he misspoke. He meant to say lights at night which is standard perimeter  

lighting for security purposes.. Walter was concerned .NYSEG rep says this is a  

security improvement. Walter would like to know if the lighting at night will be  

aggressive. Will neighbors be affected by this? John answers by saying that most  

of the lighting is mostly focused inward. There will not be a lot of glare offsite. 
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    And the site is tucked back off  the road and should not affect traffic flow.  

Leo questions if the incoming wires will be increased at this time by NYSEG.  

Tammy Kelley says that will remain the same at this time.  There may be a change  

in the future. The amount of exposed equipment at the site will now be less.  

Motion was made, seconded and carried to allow this project with NYSEG  

to move forward to get ZBA variance approvals with our recommendation to do 

 so.  

  Other Matters on the agenda were to approve the Minutes of the January 13, 2021 

meeting.  A motion was made, seconded and carried to approve the minutes.  

  The meeting was adjourned by motion made by Tony Robustelli and seconded by 

John Stefanopoulos at 7:20 pm. 

   Our next meeting will be February 10, 2021 at 7pm 

 

 

Respectfully Submitted, 

 

 

Judith Westfall 

Planning Board Secretary 
The foregoing minutes are taken from meeting of the Planning Board held on January 27, 2021  

and are not to be construed as the official minutes until approved. 

_____________Approved as read 

_____________Approved with:  additions, corrections and deletions 
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