
Regular Meeting of the Planning Board 
TOWN OF STEPHENTOWN 
26 GRANGE HALL ROAD, 

STEPHENTOWN, NEW YORK 12168 
APRIL 7, 2026 

 
The Regular Meeting of the Planning Board, Town of Stephentown was called to order by Chairman Derrick 
Gardner at 7:21 PM at the Town Hall. 
 
MEMBERS PRESENT: 
Derrick Gardner 
Zachary Leonard 
Mark Prescott 
 
MEMBERS ABSENT: 
Alexander Haley 
Robert Lobdell 
 
OTHER TOWN OFFICIALS PRESENT: 
Owen Cassavaugh, Code Enforcement Officer 
Craig Crist, Esq., Legal Counsel 
Stephanie Hoffman, Secretary 
 
A quorum was established. 
 
Members of the public present included Lauren Sherman of Azar Design, Mollie Messenger, James 
Armstrong, Matthew Liponis, all associated with Applicant NY Stephentown I, LLC and Brad Deyo, and 
Stephanie Deyo. 
 
Agenda: 
Discussion regarding the NY Stephentown I, LLC/Delaware River Solar project and related SEQRA review 
and procedural matters. 
 
Motion was made by M. Prescott to approve the minutes from the February 3, 2026 as written. Seconded 
by Z. Leonard. Vote: 3 Aye, 0 Nay – Motion passed. 
 
Attorney Craig Crist opened the discussion by outlining the purpose of the meeting, which was to continue 
review of the proposed NY Stephentown I, LLC/ Delaware River Solar project and to address procedural 
steps under the State Environmental Quality Review Act (SEQRA).  James Armstrong handed up the 
updated site plan and special use permit application. Crist introduced Lauren Sherman of Azar Design Co. 
 
Code Enforcement Officer Owen Cassavaugh provided an overview of the application and noted areas 
where the proposed project does not conform to the requirements of the Town Solar Law, including 
setbacks and area coverage. He explained that nonconformities would require further review. 
 
Mollie Messenger and James Armstrong, representing NY Stephentown I, LLC/Delaware River Solar, 
provided background on the project and explained site constraints influencing the proposed layout, 
including environmental considerations and cost-related factors. He said at the prior meeting the Planning 



Board recommended that they speak with Ryan Sweeney, the adjoining property owner, to lessen the 
setback. He said that they ran a slope analysis and they looked at the capacity and there is capacity for 
what they want to do. He said that they cannot do a standalone project on the Sweeney property and that it 
is best to do one project on portions of the Deyo and Sweeney properties. He said that the access road is 
the same. He said that they have added panels on the bottom of the land.  He said that the project is way 
back from the road, it is not a visible project. He said that Applicant works as a community solar. He said 
that every NYSEG station has certain capacity. He said that due to the terrain there is not sufficient 
capacity on the Deyo property. He explained that solar energy stays within the community and that there is 
only so much capacity. He said that if the project is approved that it will limit future projects because there 
is only so much capacity.  Leonard asked about the amount of capacity and Armstrong did not know. He 
said that he did know that they are under the 5mgw of community solar. He said that what was presented 
was a slightly larger project than what was first presented. He said in terms of an update from the February 
meeting there is a small area of wetlands that the engineers identified but said that DEC agreed that it is 
minor and they are not taking jurisdiction of them and that Army Corps of Engineers said that they are also 
not taking jurisdiction of the wetlands.  
 
Armstrong spoke about the lot coverage and said that the parcels are larger parcels and that his 
understanding is that lot coverage means the overall lot and that in his opinion the leased area is not its 
own lot. Cassavaugh said that he disagrees with that assertion and would like to see the lease agreement. 
Armstong responded by stating that if that was the case they would have to have too large of leased areas.  
Attorney Liponis said that they would need a written determination from the Code Enforcement Officer. 
 
Armstrong spoke about the setbacks.  He said that they are seeking zero clearance, Crist asked what they 
meant by that? The response was zero setback, right on the line. He said it would span both parcels and 
both property owners, Deyo and Sweeney are good with it.  CEO Cassavaugh asked if there was an 
agreement between the owners of the two parcels and Crist asked if the property was subject to the lease 
if the property was sold and Liponis said it was. Prescott asked if they were able to replace panels and 
Armstrong said yes.  
 
Matthew Liponis, Legal Counsel for the applicant, provided an overview of the SEQRA process and 
coordinated review procedures. He noted that the applicant would work with involved and interested 
agencies and assist in facilitating the Lead Agency designation process. He further clarified the procedural 
aspects of SEQRA review and acknowledged explanation for the record.  He said that his client would like a 
public hearing early on in the process because it allowed for helpful comments to come in as early as 
possible.  Crist asked and Liponis said that he believes they action is a Type I action and that the Planning 
Board should declare itself as lead agency and classify it as a Type I. He said that variances would be 
needed from the ZBA and a special use permit and site plan would be needed from the Planning Board. 
 
 
Board members engaged in discussion regarding site design, feasibility, and compliance with Town Code 
requirements. Questions were raised regarding environmental impacts, visual considerations, and the 
extent of review required prior to any formal approvals. 
 
Attorney Crist further advised the Board on SEQRA requirements and noted that Rensselaer County had 
responded to the lead agency letter by making a 239-m determination stating essentially deferring to local 
determination.  including the process for establishing Lead Agency status and the importance of 
coordinated review. He also explained that the project would be subject to review by the Town’s 



engineering consultant and that appropriate escrow accounts would be required to cover engineering and 
legal expenses associated with the review. 
 
The Board acknowledged that the discussion was informational in nature and that no determinations 
regarding Site Plan approval, Special Use Permit approval, or any variance requests were made at this 
time. Any determinations will occur following completion of the SEQRA review process and all required 
Board reviews.  
 
Crist asked the name of the Applicant. Armstrong said that it was NY Stephentown I, LLC. 
 
Crist asked if the property was in an agricultural district and Liponis said yes, and that they would be 
providing one. Crist asked where they were with NYSHPO and Applicant said that it was complete and 
there were no concerns raised by that agency.  The Board asked if there were any concerns as to noise and 
Armstong said that they are fixed panels and do not move nor make any noise. He said that the only noise 
is the feint “hum” of the converters and that no one can hear it.  Armstrong said that the gravel road meets 
all requirements and that he met with the Fire Chief and the Fire Chief had no concerns.  When asked 
where the poles are, Armstrong said that they were along the road.  When asked by the board about the 
aesthetics, Applicant said that they are set considerably back and due to the forested nature, they will not 
be visible. Messenger said that they had done a “desktop” evaluation. Liponis asked Cassavaugh if for 
other solar projects he used the same methodology to determine coverage calculations. Cassavaugh said 
he had. Armstrong said that he will be sending the updated materials to the Clerk.  
 
MOTIONS: 
 
Motion was made by D. Gardner for the Planning Board to be Lead Agency status under SEQRA. Seconded 
by M. Prescott. Vote: 3 Aye, 0 Nay – Motion passed. 
 
Motion was made by M. Prescott to classify the project as a SEQRA Type I Action. Seconded by Z. Leonard. 
Vote: 3 Aye, 0 Nay – Motion passed. 
 
Motion was made by D. Gardner to refer the application, which is not complete, 
 to the Town Engineer for review. Seconded by M. Prescott. Vote: 3 Aye, 0 Nay – Motion passed. 
 
The Board reiterated that all determinations regarding the project will occur following completion of the 
SEQRA review process and any required Board actions. 
 
ADJOURNMENT: 
 
MOTION TO ADJOURN AT 8:13 PM 
MOTION BY: D. GARDNER 
SECONDED BY: M. PRESCOTT 
VOTES OF: 3 AYE 0 NAY 
 
Stephanie M. Hoffman 
Planning Board Secretary 
 


