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Zoning Board of appeals

Minutes of February 17, 2026
Present:									
John Elleman
Mitch Carmody							Stacy Marris, Town Attorney
Carol Schattner							
Ronald Ryan								Victoria Rogers, Secretary

Attending:
Nolan Kokkoris, attorney for Niagara Mohawk
Keith Ducett, Taunton Fire Department member

Acting Chairman Mitch Carmody called the meeting to order at 7:00PM explaining that Chairman John Elleman had to recuse himself for the first matter due to a conflict of interest.

Niagara Mohawk Power Corp		Are Variance & Special Permit & Interpretation
*This is a Discussion and not a Public Hearing*

	Nolan Kokkoris, attorney for the applicant, addressed the Board regarding an application for a Special Permit and Area Variance for proposed improvements to the existing gas regulator station located at 4310 Onondaga Boulevard, adjacent to the Taunton Fire Department.
Mr. Kokkoris explained that National Grid proposes to acquire additional land from the Taunton Fire Department to merge with its current parcel. The project includes the installation of additional gas piping and valves on the expanded property. The application materials include a site plan identifying the proposed new gas lines in green, along with three supplemental exhibits: one depicting existing conditions, one illustrating the proposed improvements, and one containing photographs from another gas regulator station as a visual example of the completed installation.
Mr. Kokkoris stated that he was uncertain whether the station predated the Town’s Special Permit requirements; Board member Ron Ryan confirmed, based on the deed history, that it did. Mr. Kokkoris further stated that the addition of three new pipes would not alter the use of the property for purposes of the Special Permit.
He raised a question as to whether the Town’s setback requirements apply to the proposed improvements. Citing the Zoning Law definitions of “structure” and “use,” he argued that the definition of “structure” contemplates occupancy or use of a building framed of component structural parts. He asserted that the proposed piping and valves may not fall within that definition. However, he stated that if the Town disagrees with that interpretation, the applicant is seeking an Area Variance to permit the proposed structures at their planned locations, which would range from approximately 8 feet to more than 20 feet from the rear property line.
Board member Mitch Carmody clarified that the applicant does not intend to alter the dimensions of the existing building when replacing the current valves. Mr. Kokkoris confirmed that this is his understanding.
Mr. Ryan noted that one of the submitted maps was not stamped by an engineer or surveyor and recommended that the plans be properly stamped to verify the dimensions shown. Mr. Kokkoris acknowledged the omission, explaining that the applicant is awaiting feedback from the Planning Board to determine whether revisions will be required, in order to consolidate any necessary changes.
Mr. Ryan also pointed out that a storm sewer easement was not shown on the plans and appeared to be depicted in an incorrect location. Mr. Kokkoris stated that he would address this issue with his client.
Additionally, Mr. Ryan inquired whether vehicle barriers are proposed for the facility, referencing a prior vehicle accident at the site. Mr. Kokkoris stated that he did not believe additional barriers were planned. Mr. Ryan emphasized the importance of compliance with NFPA 54 standards regarding vehicle impact protection. He also requested additional details regarding the proposed fencing.
Keith Ducett of the Taunton Fire Department confirmed that a prior vehicle accident occurred at the station, during which a vehicle came within approximately one foot of striking the exposed piping at the front of the building. He stated that National Grid installed guardrails following that incident.
Mr. Carmody asked whether drainage impacts had been evaluated, noting that the area currently contains vegetation but would be converted to hard stone as part of the project. Mr. Kokkoris indicated he was not aware but would consult with the applicant.
It was acknowledged that the application will require referral to both the Town Planning Board and the County Planning Board for review and comment.

Dwell Equity Group LLC							Area Variance
Chairman Elleman confirmed that the public hearing for this matter had been closed at the previous meeting and that no action would be taken this evening.
Board member Ron Ryan stated that the Board has received and reviewed substantial materials, including case law submitted by Marc Malfitano. He noted that Mr. Malfitano strongly characterized the requested variance as substantial, emphasizing that the proposed road frontage is 30 feet where 60 feet is required, representing a 76% deficiency at the lot line and approximately 70% at the right-of-way.
Mr. Ryan explained that he reviewed the submitted case law and analyzed its applicability to the present application. He observed that, while the frontage relief is significant, other dimensional aspects of the proposal substantially exceed zoning requirements. Specifically, he noted that one of the proposed lots would be approximately 671% larger than the minimum 20,000-square-foot lot size required in the zoning district. He further stated that the proposed front yard setbacks exceed the minimum requirements by approximately 400% on one lot and 500% on the other. Additionally, the proposed side and rear yard setbacks also exceed minimum requirements by significant percentages.
Mr. Ryan indicated that, when viewed in totality, these factors raise questions regarding the appropriate application of the statutory “balancing test,” particularly in weighing the dimensional deficiencies against the dimensional excesses that appear to favor the applicant. He expressed a desire to discuss the matter further with the Board’s attorney to evaluate the relevance and applicability of the case law in light of the overall zoning context.
Mr. Ryan then made a motion to enter into executive session with counsel following the meeting. The motion was seconded by Board member Carol Schattner and approved.
Jeffrey Loan- 3550 Amber Rd.						Area Variance

	The resolution with the appropriate changes for this matter is reviewed by the board members.
The question of the enactment of the foregoing resolution was duly put to a vote and upon roll call, the vote was as follows:
	Ronald Ryan 
	Board member
	Voted
	Yes

	Carol Schattner
	Board member
	Voted
	Yes

	Mitch Carmody
	Board member
	Voted
	Yes

	Bénédicte Doran
	Board member
	Excused
	

	John Elleman
	Chairperson
	Abstain
	-



The meeting concluded following the advice of counsel at 8:27PM.
Respectfully Submitted,
Victoria Rogers -Secretary
