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CITY OF GLOVERSVILLE PLANNING BOARD 
 APRIL 4, 2017 
  7:00 P.M. 

 CITY HALL 
 

 MEETING NOTES 
 
 
 

PRESENT: 
 

JAMES ANDERSON, CHAIRMAN       
GEOFFREY PECK, VICE CHAIRMAN    
MATTHEW DONDE       
BRENDA LEITT        
JONATHAN KLUSKA          
PETER SEMIONE, ALTERNATE     

 

BRANDON MYERS, BUILDING INSPECTOR   
TRACY GUTOWSKI, SECRETARY     

SEAN GERAGHTY, SENIOR PLANNER    

 

 
 

 
I.   CALL MEETING TO ORDER: 
  
      The meeting was called to order at 7:02 p.m. 
 
 
II.  APPROVE MINUTES OF LAST REGULAR MEETING: 
 

MOTION :   To approve the minutes to the March 7, 2017 meeting. 
 
      MADE BY : Jonathan Kluska  
      SECONDED :  Matthew Donde 
      VOTE        : 5 in favor, 0 opposed 

 
 

III. PUBLIC COMMENT PERIOD: 
 

A. Purpose: 
 
The City of Gloversville Planning Board offers a public comment period at 
the beginning of each of its meetings in an effort to allow the community 
an opportunity to comment or provide insight on a particular land use 
planning and/or zoning issue in the City.  This comment period is not a 
public hearing and the Planning Board asks that you save comments 
regarding a particular project that is before the Board until the actual 
public hearing on the specific application itself.  The Planning Board also 
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asks that you not use the public comment period as a question and 
answer session since Board members will not enter into a dialogue 
regarding any particular issue. 
 
There was no one to speak during the public comment period. 

 
 

IV. EMANUEL BAPTIST CHURCH – PUBLIC HEARING ON A SUBDIVISION AT 
12 JAMES STREET: 

 
A. Background: 

 
The Emanuel Baptist Church owns a property at the corner of James 
Street and Union Street (Tax Map Parcel No. 134.14-20-12).  The property 
is approximately .31 acres in size and contains a church building, home 
and garage.  The applicants would like to subdivide the property so that 
the home and garage can be separated from the church building and sold.  
The subdivision will leave the church building with approximately 8,638 
sq. ft. of property and the home and garage with approximately 4,878 sq. 
ft. of property.   
 

B. March 7, 2017 Meeting: 
 
During its March 7, 2017 meeting, the City of Gloversville Planning Board 
began reviewing the Emanuel Baptist Church’s subdivision application for 
a piece of property at 12 James Street.  At that time, the Planning Board 
did not ask for any additional information on the subdivision plat and 
scheduled a public hearing for this evening’s meeting. 
 
DISCUSSION: The Planning Board felt that no additional information was 
needed on the final subdivision plat. 
 

C. State Environmental Quality Review: 
 
During its March 7, 2017 meeting, the City of Gloversville Planning Board 
authorized the filing of a Negative Declaration under SEQR for this proposed 
action.  Consequently, unless new additional information has been provided, 

no further SEQR action is necessary. 
 

D. Public Hearing: 
 
1. The Planning Board opened the public hearing at 7:05 P.M. 

 
2. Speakers: 

 
There was no one to speak regarding the Emanuel Baptist Church’s 
subdivision application. 

 
3. The public hearing was closed at 7:06 P.M. 
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E. Planning Board Action: 

 
In accordance with Section 32 of the General City Law of New York State, 
the Planning Board, within sixty-two (62) days of the close of the public 

hearing, must issue its final decision.  Consequently, does the Planning 
Board wish to issue its final decision on the Emanuel Baptist Church’s 
subdivision application for a piece of property at 12 James Street at this 
time? 
 
MOTION: To approve the Emanuel Baptist Church’s subdivision 

application for a piece of property at 12 James Street. 
 
MADE BY: Geoffrey Peck 
SECONDED: Matthew Donde 
VOTE:  5 in favor, 0 opposed 
 
 
 

V. VINCENT DESANTIS – SPECIAL PERMIT FOR MIXED USE DEVELOPMENT 

AT 31 NORTH MAIN STREET: 

 

A. Background: 
 
Vincent DeSantis owns the property at 31 North Main Street in the City of 
Gloversville (Tax Map Parcel No. 149.6-6-5).  There is an existing building 
on the site that Mr. DeSantis would like to convert into a 1st-floor bakery 
with two (2) second floor apartments.  The project is located in a 
Commercial District which requires a Special Use Permit for additional 
dwelling units in an existing building.  The project is also located within 
the Urban Core Form Based Overlay District.  The Overlay District 
Regulations stipulate that any use subject to a Special Permit must be 
reviewed in accordance with the procedures outlined in Article XVIII 
(Special Permit Approval) of the City’s Zoning Law. 
 
DISCUSSION:  Mr. DeSantis explained that he owns a 3-story building at 
31 North Main Street that was built in 1883.  Mr. DeSantis talked about 

some of the historic architectural features of the building.  He indicated 
that it was previously used by Jackson Hewitt Tax Service for the past 25 
years.  He speculated that the owners before Jackson Hewitt, Boyd 
Harmon Services, made some exterior changes to the building that he 
would like to change back to the original appearance.  He indicated that he 
plans to develop the building into a mixed use with a bakery/juice bar on 
the first floor and two (2) apartments on the second floor.  He explained 
some of the changes that he would like to make to the building’s façade to 
restore it to a 19th Century appearance.  He talked about how he would 
like to replicate the circle top windows that were removed from the façade, 
but felt it may be too costly to fully replace them. 
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Planning Board Member Jon Kluska suggested that mirrors be used for the 
circle top window.   
 
Mr. DeSantis then talked about the rear of the building where he will be 
constructing deck space for the business on the first floor and both the 

second and third floors.  He indicated that the first floor deck will extend 
approximately 14’ out from the building, while the decks on the second 
and third floors will extend approximately 10’ out from the building. 
 
Planning Board Member Matthew Donde asked how garbage would be 
screened from public view? 
 
Mr. DeSantis indicated that he hadn’t decided yet, but pointed out that the 
back of the building is approximately 75’ from the sidewalk along Elm 
Street.  He indicated that he has several parking spaces behind the 
building that could be used by tenants and customers.   
 
Mr. DeSantis was asked if he intended to use the third floor of the 
building?  He stated that, currently, the third floor can only be accessed 
via a ladder.  He indicated that, eventually, he would like to renovate the 
third floor, but will not be able to as part of this initial project. 

 
Planning Board Member Geoff Peck asked if fire escapes will need to be 
provided for the apartments? 
 
Planning Board Chairman James Anderson indicated that, as long as the 
applicants have two (2) means of egress, a fire escape is not necessary.  
Mr. Anderson then asked Mr. DeSantis if he has a tenant for the business? 
 
Mr. DeSantis explained that he actually has two (2) tenants, one (1) that 
will operate the bakery and one (1) that will operate the juice bar.   
 
Mr. Anderson asked how many employees would work for the businesses?  
He indicated that, typically, the Planning Board asks that an applicant 
provide a brief narrative outlining these types of business details.   
 
Mr. DeSantis indicated that he didn’t know how many employees will be 

needed to operate the businesses, but speculated that each business 
would probably have two (2) employees.   
 
Mr. Anderson indicated that he would also like the narrative for the 
business to identify the hours of operation.   
 
Mr. Peck asked if any additional signage would be provided for the 
business? 
 
Mr. DeSantis indicated that he intended to use an existing pole sign on the 
building.   
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The Board pointed out that all signage will need to be reviewed by the City 
of Gloversville Historic District Review Board. 
 
Mr. Peck asked Mr. DeSantis if he would be seeking any Restore NY money 
for the renovations?   

 
Mr. DeSantis pointed out that, as a public official, he is not eligible to 
apply for that type of funding.  He did indicate that he would be pursuing 
historic tax credits for the property.   
 

B. Planning Department/City Code Enforcement Office Review: 
 
The Fulton County Planning Department and the City of Gloversville Code 
Enforcement Office reviewed the Special Permit application in accordance 
with Article XVIII of the City of Gloversville Zoning Regulations.  Article 
XVIII specifies that the Planning Board may impose any conditions that are 
in harmony with the following standards: 
 
1. The use shall be of such location, size and character that it will be in 

harmony with the appropriate and orderly development of the District in 
which it is situated and will not be detrimental to the orderly 

development of adjacent districts.  
 

2. The location and size of the use, the nature and intensity of the 
operation involved or conducted in connection therewith, its site layout, 
including curb cuts and its relation to streets giving access to it shall be 
of such that traffic to and from the use and the assembly of persons in 
connection with it will not be hazardous or inconvenient to the 
neighborhood or conflict with the normal traffic of the neighborhood.  In 
applying this standard, the Board shall consider, among other things, 
convenient routes of pedestrian traffic, particularly of children, relation 
to main traffic thoroughfares, and to street and road intersections and 
the general character and intensity of development of the neighborhood. 
 

3. The location and height of buildings, the location, nature and height of 
walls and fences and the nature and extent of landscaping on the site 
shall be such that the use shall not hinder or discourage the proper 

development and use of adjacent land and buildings or impair the value 
thereof.   
 

4. The location, intensity and nature of night lighting requirements. 
 

5. The Planning Board is also required to approve a final Site Plan for any 
Special Permit use.  The Site Plan must be prepared in accordance with 
Article XVII of the City’s Zoning Regulations.  The final Site Plan for this 
application must show among other things: 
 

• The dimensions of the building in relation to the property lines. 

• The location of any off-street parking areas. 
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• The location and proposed screening of any garbage pickup areas. 

• Any exterior changes that are to take place on the building. 
 

DISCUSSION: Mr. Geraghty noted that, given the nature of the project, it 
does not appear as though it will have any negative impacts on 

surrounding properties or be out of character for the neighborhood.  He 
asked if any new lighting will be provided as part of the project?   
 
Mr. DeSantis indicated that no additional lighting will be provided on the 
building.   
 
Mr. Peck asked if any additional stormwater drainage will need to be 
provided for the decks that will be constructed? 
 
Mr. DeSantis indicated that he hasn’t decided which way to slope the roof 
surfaces above the decks and would have to give a little more consideration 
to the potential stormwater implications.  He did indicate that he didn’t 
think the deck construction would cause any notable increases in 
stormwater runoff.    
 
Mr. Anderson talked about the need to provide more details on the façade 

drawings showing what the front of the building will look like after work is 
completed.  Mr. Anderson indicated that he would like the Planning Board 
to be comfortable with what the building will eventually look like. 
 
Mr. Geraghty noted that the Historic District Review Board will have to 
approve all changes to the façade of the building and whatever drawings 
are provided to that Board should also be provided to the Planning Board. 
 
Planning Board Member Matthew Donde noted that the Planning Board 
always asks that a Knox Box be provided on the building.  Mr. Donde told 
Mr. DeSantis that he could find out information about obtaining a Knox 
Box from the City Fire Department. 
 
Mr. Peck asked if additional landscaping will be provided on the rear of the 
building? 
 

Mr. DeSantis indicated that he would like to provide landscaping on the 
decks and will probably also provide some landscaping around the garbage 
or dumpster locations because people will be sitting out on the decks.  
 
Mr. Peck also suggested that the curb cut for the property on Elm Street be 
noted on the final Site Plan.     

 
 
C. State Environmental Quality Review: 

 
In accordance with Section 617.5 of 6NYCRR, the applicant’s proposal to 
open a bakery and create two (2) residences in an existing building at 31 
South Main Street is essentially the rehabilitation of an existing structure 
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for a similar purpose and should be classified as a Type II Action under 
SEQR. 
 

D. Planning Board Action: 
 

In accordance with Section 300-86 of the City of Gloversville Zoning 
Regulations, the Planning Board shall fix a time within sixty-two (62) days 
from the day the Planning Board determines an application for a Special 
Permit to be complete for a public hearing on the application for Special 
Permit approval.  Consequently, does the Planning Board wish to schedule 
a public hearing on Mr. DeSantis’ Special Permit application at this time? 
 
MOTION: To schedule a public hearing on Vince DeSantis’ Special 

Permit for a mixed use development at 31 North Main 
Street for 7:00 p.m., Tuesday, May 2, 2017. 

 
MADE BY: Matthew Donde 
SECONDED: Jonathan Kluska 
VOTE:  5 in favor, 0 opposed 
 

 

VI. OTHER BUSINESS: 

 
A. Code Enforcement Update: 

 
City Building Inspector Brandon Myers handed out a binder to Planning 
Board members outlining some of the Board’s procedures and applicable 
local and State Regulations.  The binders also contained information on 
terms of office for each member.   
 

 
VII. CLOSE OF THE MEETING; 
 

MOTION:  To close the meeting at 7:27 p.m. 
 
MADE BY:  Geoffrey Peck  
SECONDED: Matthew Donde 

VOTE:  5 in favor, 0 opposed  


