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TOWN OF GRANBY ZONING BOARD OF APPEALS 

Meeting Minutes 

August 18, 2025 
 

A regular meeting of the Granby Zoning Board of Appeals was held at the Granby Town Hall, 1909 State Route 

3, Fulton; and was called to order at 7:05 pm by Chairman Cheryl Anthony. 

AGENDA:    Szyikowski Public Hearing 

        Stevens Public Hearing 

        Case Appeals Request 

MEMBERS:   Cheryl Anthony, Chairman 

           Melanie Strong  

           Mallori Stoia  

                       Dan Shue - absent  

           Benjamin Harrell  

 ALSO PRESENT: Corey Szyikowski, Emily & Chris Stevens, William and Marcia Case, Supervisor John 

Snow, and Tom Anthony. 

Chairman Cheryl Anthony began the meeting with a brief explanation of the ZBA process established by New 

York State and the purpose of a ZBA in relation to the local Zoning Ordinance. 

 

PUBLIC HEARING 

Corey Szyikowski 

Chairman Anthony read aloud the Hearing notice. 

An Area Variance request for relief of Granby Zoning Ordinance Section IV, Subsection B – Table: Side 

yard setback requirement in regards to the proposed construction of a 24’x30’ pole barn on property located at 

29 Pendergast Road, Phoenix NY 13135; Tax Map #303.03-01-15.112. 

Corey Szyikowski stated that he proposed a location for the pole barn that allows the use of his driveway for 

access but needs additional setback in order to have an adequate turn radius.  The adjacent property owner, and 

Mr. Szyikowski, found the iron survey pins and measured from the property line to the proposed northeast 

corner of the barn, which is 12-foot different than what’s shown on County image mate maps.  He would like to 

amend his request to a 15-foot variance to allow easy access and ample turn radius for the barn which will be 

positioned at right angles to the driveway.   Although the property is large, other locations would not be 

convenient to utilize the driveway, and the back yard slopes.  The site plan submitted currently has a camper 

parked where the pole barn will be. By utilizing the current driveway no additional curb cuts are planned for 

access to the pole barn. Without further questions from the members, a motion to open the public hearing at 7:17 

pm was moved by Member Stoia and seconded by Member Strong, all were in favor and the motion carried.  

There were no comments and a motion to close the public hearing at 7:19 pm was moved by Member Stoia and 

seconded by Member Harrell, all were in favor and the motion carried. 

The members deliberated the merits of the request and reviewed the five criteria by balancing the detriment to 

the Town versus the benefit to the applicant. 

Review of Five Criteria: 

1) Whether benefit sought can be achieved by some other method – No, Member Stoia commented that the 

access to the driveway is determinant to location, and that the back yard slopes.  Chairman Anthony 

added that the property is large and roomy therefore the structure will not overpower the developed 

area.  She also stated that the proposed structure is nicely designed and will look nice in the 

neighborhood. 

2) Whether an undesirable change produced to the character of the neighborhood – No, the members 

agreed the pole barn is a nice improvement to the property, neighborhood and the Town. 

3) Whether request is substantial – Yes, numerically 15-feet out of 20-feet is large, but the relative scale of 

the property lessens the substantialness.   The adjacent property is also large and has a residence on the 

far side which lessens the impact of the encroachment on the side yard. 

4) Adverse impact to the physical environment – No, the added impervious structure has ample area to 

absorb any increase in run-off. 
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5) Whether hardship is self-created –Yes, Member Harrell stated that it is self-created because you want to 

build, but the location is adequate. 

The ZBA members concluded that the benefit to the applicant, if the variance is granted, outweighs the 

detriment to the community.  A motion was moved by Member Stoia to approve a 15-foot variance to construct 

a 24’x30’ pole barn; the motion was seconded by Chairman Anthony; all were in favor and the motion carried. 

Resolution #2025-03 

BE IT RESOLVED, by the Zoning Board of Appeals for the Town of Granby, upon the facts presented and the 

determination made, that the Area Variance for relief of 15-feet from the side yard setback requirement of 20-

feet for the construction of a 24’x30’pole barn on property located at 29 Pendergast Road, Phoenix, NY 13135; 

Tax Map #303.03-01-15.112, is hereby GRANTED with the following express conditions: none. 

A vote was taken: 

Cheryl Anthony, Chairman  Aye 

Mallori Stoia, Member   Aye 

Melanie Strong, Member  Aye 

Dan Shue, Member   Absent 

Ben Harrell, Member   Aye 

4 AYES 0 NAYES 0 ABSTENTIONS – Application APPROVED. 
 

PUBLIC HEARING 

Emily Stevens 

Chairman Anthony read aloud the Hearing notice. 

An Area Variance request for relief of Granby Zoning Ordinance Section IV, Subsection B – Table: Side 

yard setback requirement in regards to the proposed construction of a 30’x32’ pole barn on property located at 

890 Cty Rt 14, Fulton, NY 13069; Tax Map #270.00-02-10.12. 

Emily and Chris Stevens stated that they propose to build a pole barn/garage structure that is 30’x34’ and are 

requesting a side yard setback variance for 10-feet.  The property is long and thin and would require a variance 

regardless of which side of the driveway they locate the structure.  The north property line has a dirt access road 

for Sorbello Farms which they would like to stay away from, and therefore chose the south side of the property 

which has a substantial tree line separating them from the neighbor’s property.  Placement in the back yard 

would be problematic because of the septic leach field and additional costs to run a driveway to the back yard.  

That location would also not be convenient for the planned use of the structure – storage and extra parking.  

Chairman Anthony asked if the adjacent parcel owner had any issues with the encroachment; Mr. Stevens had 

spoken with him and he had no concerns.  The tree line also provides a good visual and sound buffer between 

the two properties.  A motion was moved by Member Stoia to open the public hearing at 7:38 pm, seconded by 

Member Strong, all were in favor and the motion carried.  There were no comments.  A motion was moved by 

Member Stoia to close the hearing at 7:40 pm; seconded by Chairman Anthony, all were in favor and the motion 

carried.                        

The members deliberated the merits of the request and reviewed the five criteria by balancing the detriment to 

the Town versus the benefit to the applicant. 

Review of Five Criteria: 

1) Whether benefit sought can be achieved by some other method – No, Member Stoia commented that 

proposed location gives easy access to the driveway, and that the long skinny lot gives few options.  

Member Harrell added that there is a retaining wall on the left and the septic location would be 

problematic for approval by the Health Dept for a driveway. 

2) Whether an undesirable change produced to the character of the neighborhood – No, the members 

agreed that a pole barn structure is common in the neighborhood and the existing tree line provides a 

good visual barrier. 

3) Whether request is substantial – Yes, numerically 10-feet out of 20-feet is large, but using the existing 

driveway needs room for turn radius.  Member Stoia commented that the lot is skinny and difficult for 

development. 

4) Adverse impact to the physical environment – No, the added impervious structure has ample area to 

absorb any increase in run-off. 



3 
 

5) Whether hardship is self-created –No, Member Harrell stated that the narrowness of the lot and the 

grade change across the parcel from north to south limits options.  Member Stoia commented that it is 

self-created because they want to build. 

The ZBA members concluded that the benefit to the applicant, if the variance is granted, outweighs the 

detriment to the community.  A motion was moved by Member Strong to approve a 10-foot variance for 

construction of a 30’x34’ storage structure; seconded by member Stoia, all were in favor and the motion carried. 

Resolution #2025-04 

BE IT RESOLVED, by the Zoning Board of Appeals for the Town of Granby, upon the facts presented and the 

determination made, that the Area Variance for relief of 10-feet from the side yard setback requirement of 20-

feet for the construction of a 30’x34’ pole barn on property located at 890 Cty Rt 14 Fulton, NY 13069; Tax 

Map #270.00-02-10.12, is hereby GRANTED with the following express conditions: none. 

A vote was taken: 

Cheryl Anthony, Chairman  Aye 

Mallori Stoia, Member   Aye 

Melanie Strong, Member  Aye 

Dan Shue, Member   Absent 

Ben Harrell, Member   Aye 

4 AYES 0 NAYES 0 ABSTENTIONS – Application APPROVED. 

 

BUSINESS 

William & Marcia Case 

The applicants initiated two matters for discussion by the ZBA in regards to their residential property located at 

105 Jones Dr, Fulton as follows: 

1) Request for the Zoning Board of Appeals to rehear the ZBA appeal matter previously before the Zoning 

Board on June 25, 2025 and upon which a decision was rendered. (ZBA-25-4) 

2) Request for the Zoning Board of Appeals to compel the Code Enforcement Officer of the Town of 

Granby to reinspect the house at 105 Jones Dr. Fulton, NY 13069 to determine if the house “conforms 

to all NYS Building Codes”. (ZBA-25-3) 

Chairman Anthony began discussion of the first matter by stating that a unanimous vote of the ZBA 

membership is required to hold a rehearing to review a determination of the Board.  She also stated that she had 

read all documents of the original appeal as well as all the documents of subsequent appeals and would not vote 

affirmatively for a rehearing.  Member Stoia stated that she was in agreement and would not vote to rehear the 

June 25, 2025 decision by the ZBA.  Member Strong also would not vote to rehear the decision, adding that it 

was unnecessary because nothing had changed that would alter the final decision.  Member Harrell agreed that 

nothing submitted would change the original discussion points or vote and would not vote affirmatively to have 

a rehearing.  ZBA finding that no support for a rehearing of the original June 25, 2025 final decision therefore 

the request by William and Marcia Case is denied. 
Chairman Anthony asked for clarification of the second matter for discussion.  Marcia Case stated that they have 

requested for the CEO to perform an onsite inspection and review documentation he had not considered 

previously.  The safety issue of the knee walls would be seen via onsite inspection. She further stated that CEO 

Gray did not understand the 2017 Bulletin that he references in his decision.  Chairman Anthony replied that 

what they are requesting is not actionable by the ZBA, and that the Board is given authority to provide variances 

with a very narrowed and specific focus and performs interpretation appeals.  Furthermore, the Board has 

already voted on this matter. A motion was moved to dismiss the Appeal by Chairman Anthony, and seconded 

by Member Stoia.  The Board adopted the following resolution: 

Resolution #2025-05 

The Certificate of Compliance was issued, and was not revoked and this Board already determined that the 

Codes officer was correct in his determination that the Certificate of Compliance should not be revoked. The 

matter of compliance with NYS codes is necessarily part of the issuance of the Certificate of Occupancy.  The 

June 25, 2025 is a final decision of the Zoning Board of Appeals date June 25, 2025.  This request is the same as 

what was entertained under that prior decision, just under a different wording.  Under the doctrine of res 

judicata this matter cannot be brought up again. 

All members present voted in favor of the Resolution, and the Request of the Applicant is therefore, Denied.  
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MINUTES 

A motion was moved by Member Stoia to approve the meeting minutes for June 25, 2025 with minor 

correction.  The motion was seconded by Member Strong; all were in favor without further discussion and the 

motion carried. 

 

ADJOURN 

A motion was moved by Member Stoia to adjourn the meeting at 8:06 pm, and seconded by Member Harrell, 

all were in favor and the motion carried. 

 

Respectfully submitted by:  

 

Lisa Somers 

ZBA Clerk 


