
TOWN OF EAST GREENBUSH 

ZONING BOARD OF APPEALS 
TOWN HALL, 225 COLUMBIA TURNPIKE, RENSSELAER, NY 12144 (518)694-4011 FAX (518)477-2386 

MEETING AGENDA 
                        TUESDAY, SEPTEMBER 13, 2022 7:30PM 

*Meeting to be held in the Town 

Hall Community Room* 

 

Note:  ZBA Appeal #2022-07-Bank of Greene County –164 Columbia Turnpike has been 

postponed to September 27, 2022 at the request of the applicant. 
 

7:30 PM CALL TO ORDER 

 

PUBLIC HEARINGS: 
ZBA Appeal #2022-06-Lombardi –15 Bruen Court- Area Variance-Side Setback for Garage 

ZBA Appeal #2022-07-Bank of Greene County –164 Columbia Turnpike- 2 Area Variances-

Front Setback & Building Height 

 

 

SEQR DETERMINATION & RECOMMENDATION: 
 

ZBA Appeal #2022-06-Lombardi –15 Bruen Court- Area Variance-Side Setback for Garage 

ZBA Appeal #2022-07-Bank of Greene County –164 Columbia Turnpike- 2 Area Variances-

Front Setback & Building Height 

 

 

WORKSHOP/DELIBERATION: 

ZBA Appeal #2022-06-Lombardi –15 Bruen Court- Area Variance-Side Setback for Garage 

ZBA Appeal #2022-07-Bank of Greene County –164 Columbia Turnpike- 2 Area Variances-

Front Setback & Building Height 

 

NEXT MEETING: 

September 27, 2022 

 

APPROVAL OF MINUTES: 

July 26, 2022 



 

 

TOWN OF EAST GREENBUSH 

ZONING BOARD OF APPEALS 
TOWN HALL, 225 COLUMBIA TURNPIKE, RENSSELAER, NY  12144   (518) 694-4011  FAX : (518) 477-2386 

 

 

September 13, 2022 

 

MEMO: 

 

In regards to Appeal #2022-06: Lombardi - Application for an 

Area Variance, the Zoning Board of Appeals has considered this 

project under SEQR and determines that this project meets the 

requirements for a Type II Action and no further SEQR review 

is required.  

 

End of Memo 

 

 



 

 

Town of East Greenbush 

Zoning Board of Appeals 

 

        
Resolution and  

           Final Decision of 

       Board of Appeals 

 

Appeal No. 2022-06 

 

 

Whereas, An application has been filed by Louis & Justine Lombardi of 15 Bruen Court 

Rensselaer, NY, 12144. The applicant proposes to construct a 20’ x 24’ garage in the rear yard 

with a 3 foot side setback. The review of the proposed work will not comply with the following 

provisions of the Town Zoning Law: Section 2.6.6 E Area and Bulk Schedule. The side setback 

in the R-2 Zone is 8 feet. The proposed garage leaves a side setback of 3 feet; and 

  

Whereas, The applicant has filed an application requesting an Area Variance at the property 

located at 15 Bruen Court East Greenbush, NY (Tax Map No. 155.9-1-17); and 

 

Whereas, The Board of Appeals has duly published a notice of public hearing regarding this 

appeal in The Record on August 12, 2022; and 

 

Whereas, Notice of the Public Hearing was provided by Certified Mail to the owners of all 

property within 200 feet of the land involved in the application, to the Town Planning Board, and 

to the Rensselaer County Bureau of Economic Development and Planning; and 

 

Whereas, A Public Hearing was held by the Board of Appeals on Tuesday, September 13, 2022 

to consider this appeal; and 

 

Whereas, The Planning Board of the Town of East Greenbush at its August 10, 2022 meeting 

provided a report of the requested Area Variance with a positive recommendation; and 

 

Whereas, At this hearing, the applicant as well as any and all persons interested in this appeal 

were heard, their statements recorded, and various written material including exhibits, if any, 

were entered into the record; and 

 

Whereas, All statements, written material and exhibits submitted in connection with said appeal 

have been carefully considered; and 

 

Whereas, This appeal has met all the requirements of the SEQR and the TEQR; now, therefore, 

be it 

 

 
 

 

 

 

 

 

 

               In the matter by: 

             Louis & Justine Lombardi   

    For an Area Variance 

 

 



Resolution and Final Decision of Board of Appeals:  Appeal No. 2022-06 

 

Resolved, That the Board of Appeals makes the following findings of fact: 

 

1. There will (not) be an undesirable change in the character of the neighborhood as 

 

            2. There is no other method available to the applicant as 

 

3. The requested variance is (not) substantial  

 

4. The proposed variance will (not) have an adverse effect on the neighborhood  

 

5. The alleged difficulty is (not) self-created; however, that shall not necessarily 

preclude the granting of the area variance.  

 

Resolved, that the application for the construction of a 20’ x 24’ garage in the rear yard with a 3 

foot side setback be                (GRANTED/DENIED) with       (NO) condition(s): 

 

This resolution was moved by ________________and seconded by _______________ at a 

meeting duly held on September 13, 2022. 

 

(Discussion) 

 

A vote was taken as follows: 

 

Tom Hickey           ___ 

Matt Ostiguy ___ 

Jeff Pangburn ___ 

Bob Seward III ___ 

Scot Strevell           ___ 

     TOWN OF EAST GREENBUSH 

      BOARD OF APPEALS 

       

      By: ________________________ 

       Jeff Pangburn, Chairperson 

 

 

      Dated:  _____________, 2022 
 

 

*Granting of this variance, does not preclude the applicant from obtaining a 

building permit 
 

 

 

 

 

 

 

 

 

 

 

 

 

 



Resolution and Final Decision of Board of Appeals:  Appeal No. 2022-06 

 
 

 

 

 

 

 

Copy To: 

 

 

 

 

 

 

Louis & Justine Lombardi 

15 Bruen Court 

Rensselaer, NY 12144 

 

 

 

 

 

 

Cc: Rensselaer County Planning (Via Email) 

Town Clerk (Via Email) 

Building Inspector (Via Email) 

 Assessor (Via Email) 

ZBA File No. 2022-06 

  

   
 

 

 

 



NOTICE 

 
 

 

PLEASE TAKE NOTICE that the Zoning Board of Appeals of the Town of East 

Greenbush will hold a public hearing on August 23, 2022 at the Town Hall 225 

Columbia Turnpike Rensselaer NY beginning at 7:30 P.M. to consider the 

following application: 

 

Appeal number # 2022-06 the appeal of Louis & Justine Lombardi of 15 Bruen 

Court Rensselaer, NY 12144. The applicant proposes to construct a 20’ x 24’ 

garage in the rear yard with a 3 foot side setback. The review of the proposed work 

will not comply with the following provisions of the Town Zoning Law: Section 

2.6.6 E Area and Bulk Schedule. The required side setback in the R-2 Zone is 8 

feet. The proposed garage leaves a side setback of 3 feet. Therefore the proposed 

action requires an Area Variance for the property located at 15 Bruen Court, East 

Greenbush NY. Tax Map # 155.9-1-17 
 

Any interested party may comment in person at the hearing.  Written comment 

may be submitted to the Zoning Board of Appeals, Town of East Greenbush, 225 

Columbia Turnpike, Rensselaer, New York 12144 at any time prior to the hearing. 

 

BY ORDER OF THE ZONING BOARD OF APPEALS 

DATED AUGUST 10, 2022 

JEFF PANGBURN, CHAIRMAN 

ZONING BOARD OF APPEALS 

TOWN OF EAST GREENBUSH 

FOR ADDITIONAL INFORMATION REGARDING THIS ACTION CALL THE 

EAST GREENBUSH ZONING DEPARTMENT AT 694-4011. 
 

 



 
 

 
 

Memorandum 

Date:       August 11, 2022 

225 Columbia Turnpike 

Rensselaer, NY  12144 

518 694-4011 

518 477-2386 FAX 

To: Jeff Pangburn, ZBA Chair 

 

From: Alison Lovely on behalf of Chairman Mastin 

Re: Planning Board Recommendation 
 

Comments: 

The following recommendation is from the draft August 10, 2022 Planning Board 

Minutes. 

 

ZBA Appeal #2022-06-Lombardi-15 Bruen Court-Area Variance-Garage- Report by Chris Horne 

 

After some discussion from the Board, the following motion was made. 

 

A motion was made by Chairman Mastin as follows: The Planning Board makes a positive 

recommendation from a Planning perspective based on Chris Horne’s excellent report 

& forwards this recommendation & report to the Zoning Board. * See attached 

report for further details. 

 

Seconded by Don Panton & roll called as follows: 

 

M. Mastin-YES; K. Bergmann-YES; C. Horne-YES; R. Viola-YES; D. Panton-YES; 

J. Conway-YES.  

 

MOTION CARRIED BY A 6-0 VOTE 

 



Town of East Greenbush Planning Board Recommendation to Zoning Board of Appeals 

Request for Area Variance – Side setback for a replacement garage 

ZBA Appeal #: 2022-06 
 
Date Submitted: Aug 10, 2022 
Prepared by: Chris Horne 
Site Address: 15 Bruen Ct 
Applicant/Property Owner: Louis Lombardi 
Current Zoning: R-2 
 
Reason for Area Variance:  
The applicant wishes to build a garage, using the same footprint/driveway alignment of the previously existing 
garage, which was torn down before he bought the property. Town Code section 2.6.6 Residential District 
requires accessory structures larger than 120 sf maintain a side setback of 8 feet. The proposed garage location, 
using the existing footprint/driveway alignment, would leave a setback of 3 feet.    
 
Project Description 
The proposed garage is positioned on a long, narrow lot. The side lot in question abuts to a thick screen of brush 

and trees, and then a large commercial parking lot (for the Asian Tea House).   

If the garage had an 8 foot setback, it would take up a much larger portion of the back yard and require the 

driveway to be redone with a zig-zag. It would also be in more view of neighbors on the other side of the lot.    

Considerations for Area Variance: 
 

1) Neighborhood character – Because the project is replacing a garage that had been there for decades, 
and it is screened from the abutting parking lot, no undesirable change in the character of the 
neighborhood will occur. In fact, it would be more intrusive to neighbors if the variance was not granted.  
 

2) Alternatives to Variance Request – The driveway would have to be moved/extended, which is cost 
prohibitive and creates more impervious surface.  
 

3) Substantial Request – The requested variance of 5 feet is not substantial. 
 

4) Impact to environment – The project will not have an adverse effect on the environment.   
 

5) Was the alleged difficulty self-created – No, the current variance requirements were not in place when 
the driveway and garage were originally built.   

 
 
Recommendations: 
Given there is no undesirable impact to the neighborhood character or the environment, it is not a substantial 
request, and the alternative to move the footprint of the garage is impractical, I recommend an approval of the 
applicant’s request for a side lot variance.   
 
Respectfully submitted, 
Chris Horne 



Attachments – see photos below 
 

 
 

 
 
 
 

  
 
 







January 1, 2021 

Article:  Section:  Subsection: 

Additional code sections if they pertain: 

Please complete the following table indicating all Area Variances needed, if a variance 

is not required for one or more, just put N/A. 

Required per Code: Requested Dimensions: 

Front Setback: 
Side Setback: 
Rear Setback: 

Lot width/frontage: 
Height: 
Other: 

    All applications must be submitted to the Planning/Zoning Department with: 

1. Determination by Zoning Enforcement Officer (given to applicant by

Building Department), not necessary if referred by the Planning

Board and

2. Survey Map or Plot Plan, Site Plan, Sketch, and/or Other Descriptive

Detail

3. Complete application package.

4. Application fees are: $150 for the initial area variance & $75 for each

additional area variance. Certified mailing fees will be calculated and a

fee letter will be sent to the applicant within a week of receiving a

denial from the Building Department with the total amount due.

5. A public hearing will be scheduled once the fee and completed

application is received and is usually 30-45 days out.

If you have any questions you can reach the Zoning secretary at alovely@eastgreenbush.org 

For Official Use Only: 

Appeal Number: 

Date Application Received: 

  Tax Map Number: 

Zoning District: 

Appeal Type: 

Application/Certified Fee: 

Received: 

Hearing Date: 

☐ Approved:

☐ With/without conditions:

☐ Denied:

2.6.6

8' 3'

2022-06
7/20/2022

155.9-1-17
R-2

Area Variance
$345.50

7/20/2022
8/23/2022

mailto:alovely@eastgreenbush.org
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MOTION (22-10)  

8/10/2022 

BANK OF GREENE COUNTY 

164 COLUMBIA TURNPIKE 

MINOR SITE PLAN 

 

 
MOTION: A motion was made by Chairman Mastin as follows: The Town 

of East Greenbush Planning Board hereby; 

 

1. Classifies this action as a Type II action, Chapter 6 Part 

617.5(C)(9) of the Codes, Rules, and Regulations of the State of 

New York, “construction or expansion of a primary or 

accessory/appurtenant, nonresidential structure or facility 

involving less than 4,000 square feet of gross floor area and not 

involving a change in zoning or a use variance and consistent with 

local land use controls, but not radio communication or 

microwave transmission facilities”; 

2. In accordance with Section 4.3.1 B.03.b, the project does require 

full Site Plan Review and hereby accepts the sketch plan dated, 

May 2022, prepared by Hart Engineering for the proposed minor 

site plan. 

Seconded by Ralph Viola & roll called as follows: 

M. Mastin-YES; R. Viola-YES; K. Bergmann-YES; C. Horne-YES; 

D. Panton-YES; J. Conway-YES. 

 

MOTION CARRIED BY A 6-0 VOTE 

 
 

 

 

 

 



 

 

Town of East Greenbush 

Zoning Board of Appeals 

 

        
Resolution and  

           Final Decision of 

       Board of Appeals 

 

Appeal No. 2022-07 

 

 

Whereas, An application has been filed by Turnpike Redevelopment Group of 302 Washington 

Avenue Extension Albany, NY, 12203. The applicant proposes to construct a 1,700 square foot 

building in the front of the site with a 47 foot front setback & only one story. The review of the 

proposed work will not comply with the following provisions of the Town Zoning Law: Section 

2.7.2 E and 2.7.2 F 03. The front setback in the B-1 Zone is 15 feet maximum. The proposed 

structure is one story which does not meet the two story requirement in the B-1 zone; and 

  

Whereas, The applicant has filed an application requesting 2 Area Variance at the property 

located at 164 Columbia Turnpike East Greenbush, NY (Tax Map No. 155.13-21-13); and 

 

Whereas, The Board of Appeals has duly published a notice of public hearing regarding this 

appeal in The Record on September 2, 2022; and 

 

Whereas, Notice of the Public Hearing was provided by Certified Mail to the owners of all 

property within 200 feet of the land involved in the application, to the Town Planning Board, and 

to the Rensselaer County Bureau of Economic Development and Planning; and 

 

Whereas, A Public Hearing was held by the Board of Appeals on Tuesday, September 13, 2022 

to consider this appeal; and 

 

Whereas, The Planning Board of the Town of East Greenbush at its August 24, 2022 meeting 

provided a report of the requested Area Variance with a positive recommendation; and 

 

Whereas, At this hearing, the applicant as well as any and all persons interested in this appeal 

were heard, their statements recorded, and various written material including exhibits, if any, 

were entered into the record; and 

 

Whereas, All statements, written material and exhibits submitted in connection with said appeal 

have been carefully considered; and 

 

Whereas, This appeal has met all the requirements of the SEQR and the TEQR; now, therefore, 

be it 

 

 
 

 

 

 

 

 

               In the matter by: 

             Turnpike Redevelopment Group 

    For 2 Area Variances 

 

 



Resolution and Final Decision of Board of Appeals:  Appeal No. 2022-07 

 

 

Resolved, That the Board of Appeals makes the following findings of fact: 

 

1. There will (not) be an undesirable change in the character of the neighborhood as 

 

            2. There is no other method available to the applicant as 

 

3. The requested variance is (not) substantial  

 

4. The proposed variance will (not) have an adverse effect on the neighborhood  

 

5. The alleged difficulty is (not) self-created; however, that shall not necessarily 

preclude the granting of the area variance.  

 

Resolved, that the application to construct a 1,700 square foot building in the front of the site 

with a 47 foot front setback  be                (GRANTED/DENIED) with       (NO) condition(s): 

 

 

 

 

 

 

 

This resolution was moved by ________________and seconded by _______________ at a 

meeting duly held on September 13, 2022. 

 

(Discussion) 

 

A vote was taken as follows: 

 

Tom Hickey           ___ 

Matt Ostiguy ___ 

Jeff Pangburn ___ 

Bob Seward III ___ 

Scot Strevell           ___ 

     TOWN OF EAST GREENBUSH 

      BOARD OF APPEALS 

       

      By: ________________________ 

       Jeff Pangburn, Chairperson 

 

 

      Dated:  _____________, 2022 
 

 

*Granting of this variance, does not preclude the applicant from obtaining a 

building permit 
 

 

 

 

 



Resolution and Final Decision of Board of Appeals:  Appeal No. 2022-07 

 
 

Resolved, That the Board of Appeals makes the following findings of fact: 

 

1. There will (not) be an undesirable change in the character of the neighborhood as 

 

            2. There is no other method available to the applicant as 

 

3. The requested variance is (not) substantial  

 

4. The proposed variance will (not) have an adverse effect on the neighborhood  

 

5. The alleged difficulty is (not) self-created; however, that shall not necessarily 

preclude the granting of the area variance.  

 

Resolved, that the application to construct a 1,700 square foot building in the front of the site 

with only one story be                (GRANTED/DENIED) with       (NO) condition(s): 

 

 

 

 

 

 

 

 

This resolution was moved by ________________and seconded by _______________ at a 

meeting duly held on September 13, 2022. 

 

(Discussion) 

 

A vote was taken as follows: 

 

Tom Hickey           ___ 

Matt Ostiguy ___ 

Jeff Pangburn ___ 

Bob Seward III ___ 

Scot Strevell           ___ 

     TOWN OF EAST GREENBUSH 

      BOARD OF APPEALS 

       

      By: ________________________ 

       Jeff Pangburn, Chairperson 

 

 

      Dated:  _____________, 2022 
 

 

*Granting of this variance, does not preclude the applicant from obtaining a 

building permit 
 

 

 

 



Resolution and Final Decision of Board of Appeals:  Appeal No. 2022-07 

 
 

 

 

 

 

 

 

Copy To: 

 

 

 

 

 

 

Louis & Justine Lombardi 

15 Bruen Court 

Rensselaer, NY 12144 

 

 

 

 

 

 

Cc: Rensselaer County Planning (Via Email) 

Town Clerk (Via Email) 

Building Inspector (Via Email) 

 Assessor (Via Email) 

ZBA File No. 2022-06 

  

   
 

 

 

 



NOTICE 

 
 

 

PLEASE TAKE NOTICE that the Zoning Board of Appeals of the Town of East 

Greenbush will hold a public hearing on September 13, 2022 at the Town Hall 225 

Columbia Turnpike Rensselaer NY beginning at 7:30 P.M. to consider the 

following application: 

 

Appeal number # 2022-07 the appeal of Turnpike Redevelopment Group, LLC. of 

302 Washington Avenue Ext. Albany, NY 12203. The applicant proposes to 

construct a 1,700 square foot building in the front of the site with a 47’ foot front 

setback and only one story. The review of the proposed work will not comply with 

the following provisions of the Town’s Comprehensive Zoning Law: Section 2.7.2 

E and 2.7.2 F 03. The required front setback in the B-1 Zone is 15 feet maximum. 

The proposed structure is one story which does not meet the two-story height 

requirement in the B-1 zone. Therefore the proposed action requires 2 Area 

Variances for the property located at 164 Columbia Turnpike, East Greenbush NY. 

Tax Map # 155.13-21-13 
 

Any interested party may comment in person at the hearing.  Written comment 

may be submitted to the Zoning Board of Appeals, Town of East Greenbush, 225 

Columbia Turnpike, Rensselaer, New York 12144 at any time prior to the hearing. 

 

BY ORDER OF THE ZONING BOARD OF APPEALS 

DATED AUGUST 31, 2022 

JEFF PANGBURN, CHAIRMAN 

ZONING BOARD OF APPEALS 

TOWN OF EAST GREENBUSH 

FOR ADDITIONAL INFORMATION REGARDING THIS ACTION CALL THE 

EAST GREENBUSH ZONING DEPARTMENT AT 694-4011. 
 

 



 
 

 
 

Memorandum 

Date:       August 25, 2022 

225 Columbia Turnpike 

Rensselaer, NY  12144 

518 694-4011 

518 477-2386 FAX 

To: Jeff Pangburn, ZBA Chair 

 

From: Alison Lovely on behalf of Chairman Mastin 

Re: Planning Board Recommendation 
 

Comments: 

The following recommendation is from the draft August 24, 2022 Planning Board 

Minutes. 

 

ZBA Appeal #2022-06-Bank of Greene County-164 Columbia Turnpike-2 Area Variances-Building 

Height & Building Setback - Report by Matt Mastin 

 

After some discussion from the Board, the following motion was made. 

 

A motion was made by Chairman Mastin as follows: The Planning Board makes a positive 

recommendation for both variances based on the report submitted today from a 

Planning perspective. * See attached report for further details. 

Seconded by Don Panton & roll called as follows: 

 

M. Mastin-YES; K. Bergmann-YES; C. Horne-YES; D. Panton-YES; R. Jucha-YES. 

 

MOTION CARRIED BY A 5-0 VOTE 

 



August 24th, 2022 

RE:  Area Variance Application 
Turnpike Redevelopment Group 
164 Columbia Turnpike  

  

The applicant is proposing to build a bank located at 164 Columbia Turnpike (Tax Map #155.-13-21-13) 

in the Town’s General Business Mixed Use District (B-1). The proposed structure is 1,700 square foot, 42’ 

x 42’. The parcel is 14.5 acres and currently contains a large commercial building and an accessory 

garage structure. The applicant is seeking relief for set-back requirements in Section 2.7.2.E and height 

requirements in Section 2.7.2.F.03 of the Town’s Comprehensive Zoning Law. The lot requirements are 

as follows: 

• Maximum 15’ front yard set back 

• Maximum 50’ height (2 story minimum) 

 

 

I met with the applicant’s representative, Steve Hart, P.E., on Sunday, August 21st at 11am. The meeting 

took place at the proposed development site, 164 Columbia Turnpike, Tax Map #155.-13-21-13.  

With regard to the front yard set-back and from a planning perspective, the proposal of a drive-thru 

bank does not fit neatly at the front of the property as required by the Comprehensive Zoning Law. At 

the required 0’-15’, the proximity to Columbia Turnpike would prohibit vehicle circulation required for a 

drive-thru. For this type of business, it is important to include space for the drive thru lane and space for 

traffic to get around the drive-thru. This could not be accomplished within 15’ from the front parcel 

boundary. The picture below depicts roughly 15’ from the front property boundary.  



 

The former Burger King across the street from this parcel included a setback of less than 20’ and 

included an atypical drive thru. When the businees was operational, the parking lot could be difficult to 

traverse and the drive thru was poorly designed. Picture below: 

 

 

Furthermore, there are no other examples of a drive thru bank, or bank in general, in the Town of East 

Greenbush located within 15’ of the front property boundary. Below are two examples of banks within 

the B-1 zoning district: 

 



 

 

Based on my review of the area variance application for relief from front setback requirements, the 

structure will not have an adverse impact on the neighborhood. The proposed construction meets the 

character of the zoning district throughout East Greenbush. 

With regard to the two-story height requirement, many of the structures within the same zoning district 

and immediately adjacent to 164 Columbia Turnpike do not meet the two-story height requirement. 

Most of the adjacent parcels are set back more than 15’ as required by the Comprehensive Zoning Law 

and therefore do not create a “traditional public street wall” as intended by the law.  

 

 

 



 

 

 

 

 



 

Based on my review of the area variance application for relief from the two-story height requirement, 

the structure will not have an adverse impact on the neighborhood. The proposed construction meets 

the character of the zoning district throughout East Greenbush. This structure would actually bring the 

parcel more inline with the intent of the zoning law as the existing structures are over 400’ from the 

front property boundary.  

The Planning Board thereby gives a positive recommendation on both area variance applications from a 

planning perspective. 

 

 

       

Matt Mastin 
Chairman 
East Greenbush Planning Board 
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Call Before You Dig
Wait The Required Time
Confirm Utility Response
Respect The Marks
Dig With Care
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www.digsafelynewyork.com

Dig Safely.
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