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CITY OF GLOVERSVILLE PLANNING BOARD 
 FEBRUARY 4, 2020 

  7:00 P.M. 
 CITY HALL 

 
 MEETING NOTES 
 

PRESENT: 
 
JAMES ANDERSON, CHAIRMAN       

GEOFFREY PECK, VICE CHAIRMAN    
MATTHEW DONDE       

JONATHAN KLUSKA          
PETER SEMIONE        
FREDERICK BOCHENEK, ALTERNATE    

 
TRACY GUTOWSKI, SECRETARY     

DAVID FOX, BUILDING INSPECTOR      
SEAN M. GERAGHTY, CONSULTANT     
 

 
 
I.   CALL MEETING TO ORDER: 

  
      The meeting was called to order at 7:00 p.m. 

 
 
II. APPROVE MINUTES OF LAST REGULAR MEETING: 

 
MOTION :   To approve the minutes to the January 7, 2020 meeting. 

 

      MADE BY : Peter Semione  
      SECONDED :  Geoffrey Peck 

      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 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. 
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There was no one to speak during the public comment period. 
 

 
IV. PATRICK ALAN, LLC – PUBLIC HEARING ON SITE PLAN FOR AN URGENT 

CARE CENTER ALONG SOUTH KINGSBORO AVENUE EXTENSION: 
 
A. Background: 

 
Patrick Alan, LLC is proposing to construct a 3,531 sq. ft. urgent care facility 
at 2444 South Kingsboro Avenue Extension in the City of Gloversville (Tax 

Map Parcel No. 149.18-4.1-5).  The property is approximately 42,000+/- sq. ft. 
in size and was previously owned by the First Choice Financial Credit Union.  

The parcel was created when the Walmart Supercenter Project road 
improvements physically separated the Credit Union’s property.  
 

(Planning Board Member Geoff Peck abstained from participating in the review 
of this application.) 

    
B. January 7, 2020 Meeting: 

 

During its January 7, 2020 meeting, the Planning Board reviewed Patrick 
Alan, LLC’s Site Plan for an Urgent Care Center along South Kingsboro Avenue 
Extension.  At that time, the Planning Board asked that the following 

information be provided on the final Site Plan drawing prior to the public 
hearing: 

 
1. The size and design of the monument signs must be included on the 

specification sheet with the Site Plan drawing.  Please keep in mind that 

there is a 300 sq. ft. size limitation for signage in the Manufacturing 
District. 
 

STATUS:  Provided. 
 

DISCUSSION: The Planning Board had no further questions concerning the 
monument sign. 
 

2. A specification for the dumpster enclosure should be provided.  Additional 
landscaping should also be shown around the dumpster location to screen 

it from view along NYS Route 30A. 
 

STATUS:  A chain link dumpster enclosure with privacy slats has been 

included on the revised drawings.  Landscaping has also been added around 
the enclosure. 
 

DISCUSSION: Planning Board members felt that the screening provided for 
the dumpster enclosure would be adequate.  
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3. A specification sheet must be provided showing the various site 
infrastructure improvements to be made on the property.  Of note, the 

current Utility Plan shows a 6” sanitary sewer line connecting to the 
municipal sewer line with a 4” sewer connection. 

 
STATUS:  Provided. 
 

DISCUSSION: The Planning Board had no comments concerning the updated 
specification sheet.  

 

4. Stormwater calculations for both of the proposed drainage areas must be 
provided. 

 
STATUS:  Provided. 
 

DISCUSSION: Mr. Geraghty asked City Building Inspector David Fox if he had 
any comments or concerns with the stormwater calculations that were 

provided for both of the drainage areas on the project site? 
 
Mr. Fox indicated that he was comfortable with what had been submitted by 

the applicant’s engineers.  
 

5. Additional landscaping will need to be provided around both of the 

detention areas. 
 

STATUS:  Provided. 
 
DISCUSSION:  Mr. Geraghty asked Board members if they were comfortable 

with the ornamental grasses that have been proposed around the two (2) 
detention areas? 
 

After a brief discussion, there was a general consensus amongst Board 
members that the ornamental grasses would break up the visual appearance 

of the detention areas.   
 

6. The specifications for all exterior lighting on the property must be provided. 

 
STATUS:  Provided. 

 
DISCUSSION: The Planning Board had no comments or questions regarding 
the exterior lighting specifications. 

 
7. Building elevation drawings for the new Urgent Care Center must be 

provided.  Please keep in mind that those elevation drawings will also need 

to show signage that will be provided along the façade of the building. 
 

STATUS:  Provided. 
 
DISCUSSION: Mr. Geraghty asked Mr. Fox if the signage calculations shown 

on the elevation drawings were in compliance with the City’s Zoning Law? 
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Mr. Fox confirmed that all of the calculations are within the parameters of the 

City’s Sign Regulations.   
 

8. An estimated Project Construction Schedule should be identified. 
 

STATUS:  The applicants have indicated that once a building permit is issued 

for the project, it will take approximately 1 month to complete construction. 
 
DISCUSSION: Chris Boyea, Bohler Engineering, indicated that the notation 

should state that the project will be completed in one (1) construction phase 
and will take approximately three (3) months to complete.   

 
9. The hours of operation for the facility should be noted on the drawing as 7 

days a week, 8 a.m. to 8 p.m. 

 
STATUS:  Provided. 

 
10. A notation should be added on the Site Plan drawings identifying the total 

number of employees who will be working at the Urgent Care Center. 

 
STATUS:  A notation has been added indicating that there will be 
approximately 10 employees working at the Urgent Care Center. 

 
11. A Knox Box location must be noted on the building. 

 
STATUS:  Provided. 
 

DISCUSSION: The Planning Board had no further comments regarding any of 
the items provided on the revised Site Plan drawings. 
 

 
C. County Planning Board Review: 

 
In accordance with Section 239-m of the General Municipal Law of New York 
State, the Fulton County Planning Board reviewed Patrick Alan, LLC’s Site 

Plan for an Urgent Care Center during its January 21, 2020 meeting.  At that 
time, the County Planning Board recognized no regional implications that 

could occur from the proposed action and decided to offer no recommendation 
to the City of Gloversville Planning Board regarding this Site Plan application. 
 

DISCUSSION: The Planning Board had no questions concerning the County 
Planning Board’s review of the project. 
 

  
D. State Environmental Quality Review: 

 
During its January 7, 2020 meeting, the City of Gloversville Planning Board 
classified the proposed project as an Unlisted Action and proposed that it serve 

as the Lead Agency for the purpose of issuing a determination of significance 
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under SEQR.  A copy of the Full Environmental Assessment Form and 
preliminary Site Plan drawings were forwarded to each of the Involved Agencies 

requesting that they offer any comments or concerns regarding the City of 
Gloversville Planning Board’s proposal to serve as Lead Agency or on the project 

itself to the Board, in writing, by Monday, February 3, 2020.  To date, the 
Planning Board has received the following comments: 
 

NYSDEC: 
In a letter dated January 7, 2020, the NYSDEC agreed with the City of 
Gloversville Planning Board’s proposal to serve as the Lead Agency.  NYSDEC 

noted that any disturbance of more than 1 acre of land will require a SPEDES 
General Permit for Stormwater Discharges from Construction Activities.  Their 

response also noted that a GIS review of the project site shows that it is within 
an archeologically sensitive area and it was suggested that the NYS Office of 
Parks, Recreation and Historic Preservation (OPRHP) be contacted regarding any 

potential impacts on historic or archeological resources.   
 

DISCUSSION: Mr. Geraghty stated that he notified the applicant’s engineers 
that the NYS OPRHP should be contacted regarding any potentially 
archeologically sensitive areas. 

 
Mr. Boyea indicated that his office has reached out to OPRHP.       
 

Both Mr. Geraghty and Mr. Boyea recognized that there isn’t likely to be any 
archeologically sensitive materials left on the project site given the number of 

construction projects that have occurred in the vicinity of the site over time. 
 
NYSDOT: 

In an e-mail dated February 3, 2020, the NYSDOT has concurred with the City 
of Gloversville Planning Board’s request to serve as the Lead Agency.  NYSDOT 
indicated that a Highway Work Permit will be required for any work performed 

within the highway right-of-way and that any proposed signage, parking, 
advertising, service poles, landscaping and plantings will need to be located on 

private property and not on NYSDOT right-of-way. 
 
DISCUSSION: The Planning Board had no comments regarding NYSDOT’s 

response.  
 

MOTION: Declaring the City of Gloversville Planning Board the Lead 
Agency for the purpose of issuing a determination of significance 
under SEQR. 

 
MADE BY:     Mathew Donde 
SECONDED: Peter Semione 

VOTE: 5 in favor, 0 opposed  
 

FURTHER DISCUSSION: Planning Board Chairman James Anderson asked 
how snow removal will be handled during the winter months? 
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Mr. Boyea stated that there is enough green space on the project site to store 
some of the snow.  He stated that if snow begins encroaching on parking areas, 

it will have to be removed from the site.   
 

Mr. Anderson pointed out that the Urgent Care Center will be responsible for 
maintaining access for fire apparatus on the property. 
 

Mr. Geraghty asked Board members if they felt there were any other potentially 
adverse environmental conditions that needed to be examined? 
 

There was a general consensus among Board members that there were no other 
issues that needed to be addressed.    

 
MOTION: Authorizing the filing of a negative declaration under SEQR for 

this proposed action since: 

 
1. The volume of traffic to be generated by the Urgent Care 

Center will pose no significant traffic implications. 
2. Public utilities and municipal infrastructure are readily 

available to service the new medical building. 

3. The proposed layout of the site and Landscaping Plan will 
have no negative aesthetic impacts along NYS Route 30A, 
which is a NYS Scenic Byway. 

4. While the project site is relatively small, the footprint of the 
Urgent Care Center building, along with the internal traffic 

circulation patterns necessary to operate the facility, are 
easily accommodated on the property.   
   

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

 
 

E. Public Hearing: 
 
1. The public hearing was opened at 7:11 P.M. 

 
2. Speakers: 

 
Chris Boyea introduced John Roche from the Dartmouth Company, 
representing Patrick Alan, LLC.  Mr. Boyea handed out a revised building 

elevation package showing that the entrance door and handicap parking 
spaces have been moved to the east side of the building.   
 

The Planning Board expressed no concern regarding this change. 
 

Planning Board Member Peter Semione asked what type of employees will 
be working at the facility? 
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Mr. Boyea stated that there typically are administration and reception staff 
to go along with the care providers. 

 
3. The public hearing was closed at 7:15 P.M. 

 
 

F. Planning Board Action: 

 
In accordance with Section 300-80 of the City of Gloversville Zoning 
Ordinance, the Planning Board, within sixty-two (62) days after the public 

hearing, shall approve, approve with modifications or disapprove the 
application for Site Plan approval.  Consequently, does the Planning Board 

wish to issue its final decision on Patrick Alan, LLC’s Site Plan for an Urgent 
Care Center along South Kingsboro Avenue Extension at this time? 
 

MOTION: To approve Patrick Alan, LLC’s Site Plan for an Urgent Care 
Center along South Kingsboro Avenue Extension. 

 
MADE BY: Matthew Donde 
SECONDED: Peter Semione 

VOTE:      5 in favor, 0 opposed  
 
 

V. PINE BROOK SOLAR, LLC – SUBDIVISION APPLICATION FOR 280 SOUTH 
MAIN STREET: 

 
A. Background: 

 

Pine Brook Solar, LLC would like to subdivide its property at 280 South Main 
Street in the City of Gloversville (Tax Map Parcel No. 149.9-1-1.1).  The 
property is currently zoned R-1 Residential.  Pine Brook Solar is proposing to 

subdivide the 155+/- acre parcel into four (4) lots.  Lot #1 will be 
approximately 91+/- acres in size and will extend around the perimeter of the 

existing property.  Lot #2 will be approximately 57+/- acres in size and will be 
used for the community Solar Farm.  Lot #3 will be approximately 2+/- acres 
in size and will be created around the former clubhouse building on South 

Main Street.  Lot #4 will be approximately 1.46+/- acres in size and will need 
to be combined with Tax Parcel No. 149.9-1-22, which is owned by Antonucci 

Wholesale Produce.  Lot #4 must be combined as essentially a lot line 
adjustment since the Planning Board has no authority to create a landlocked 
parcel.   

 
DISCUSSION:  Travis Mitchell, P.E., Environmental Design Partnership (EDP), 
introduced Gillian Black, Eden Renewables, and Hyde Clarke, Esq. and Jim 

Muscato, Esq., Young/Sommer Attorneys.  Mr. Mitchell stated that Mr. Black 
would like to briefly talk about Eden Renewables’ proposed Community Solar 

Farm on the former Pine Brook Golf Course property.   
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Mr. Black gave Board members a brief overview of the Community Solar Farm 
Project that Eden Renewables would like to develop on the former Golf Course 

property.  He explained that the company originally began in Great Britain, 
but when the incentive structure dried up in that country, the company moved 

its operations here to New York State.  He stated that Eden Renewables 
currently has 20 projects that it is working on in New York State.  Mr. Black 
then spent several minutes outlining some of the benefits of solar development 

and some of the community outreach efforts that his company offers.  He 
stated that this particular Solar Farm Project will be capable of servicing 
approximately 1,225 homes and will offer a 10% discount on energy usage.   

 
Planning Board Member Geoff Peck asked what the lifetime expectancy on the 

solar panels is? 
 
Mr. Black indicated that the warranty on the panels is 25 years but most of 

the panels that Eden Renewables uses have a 40-year lifespan.  He indicated 
that his company not only has an investment in the solar panels, but pays for 

upgrades to the local utility infrastructure.  He noted that, typically, Eden 
Renewables enters into a 25-year lease for these types of projects with three (3) 
5-year renewals.  However, he pointed out that Eden Renewables intends to 

purchase the property for this particular project.  He stated that if the Solar 
Farm is no longer economically feasible to operate, it is very simple for the 
company to pull up stakes and move on leaving the property undamaged.   

 
Planning Board Member Matthew Donde asked what type of grounds keeping 

will be necessary if a Solar Farm is developed on the property? 
 
Mr. Black stated that the company typically plants a pollinator-friendly mix of 

grasses that have to be maintained throughout the year.  He stated that, in 
more rural areas, sheep are used to manage the grass growth.  Mr. Black 
pointed out that there will also be an access road constructed within the solar 

facility.  He indicated that his company typically does visual testing to show 
any potential aesthetic impacts.    

 
Mr. Donde pointed out that he felt the Solar Farm will be visible from several 
vantage points in and around the property.  He stated that he didn’t want to 

look at this type of facility and he didn’t believe anyone in the vicinity of this 
project would want to look at the solar panels.   

 
Mr. Black talked about the PILOT Agreements that are typically negotiated 
with local taxing municipalities and School Districts.   

 
Mr. Semione asked if the County has opted out of the NYS Real Property Tax 
provisions and will be taxing the project? 

 
Mr. Geraghty confirmed that Fulton County has opted out of the Real Property 

Tax Exemption. 
 
Mr. Anderson pointed out that the City of Gloversville and the City of 

Gloversville School District have not. 
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B. Planning Department Review: 

 
In accordance with Section 254-4 of the City of Gloversville Subdivision 

Regulations, the applicant has submitted copies of the preliminary plat and 
supplementary materials for the Planning Board’s consideration.  Since there 
are no new roads to be constructed as part of the proposed subdivision and 

public utilities are readily available to service each of the lots, there are very 
few issues that need to be addressed with regards to the design standards that 
are outlined in the Subdivision Regulations. 

 
DISCUSSION: Travis Mitchell gave Planning Board members a brief overview 

of the subdivision proposal.  Mr. Mitchell pointed out how Eden Renewables 
feels that a Solar Farm on one of the subdivided parcels will be a benefit to the 
community.   

 
Mr. Anderson stated that he disagreed that the Solar Farm would be a benefit 

to the community.  Mr. Anderson pointed out that after the Golf Course ceased 
operations and the property was purchased, the owner promised a housing 
development if he was allowed to mine a portion of the site.  Mr. Anderson 

stated that he would like to see the property used for future housing 
development.   
 

Mr. Peck stated that he didn’t believe there was any demand in the City of 
Gloversville for housing in that area.   

 
Mr. Anderson stated that this proposed Solar Farm Project will be right in the 
middle of the former Golf Course property. 

 
Mr. Peck stated that the area being shown by Mr. Mitchell is essentially a 
chasm that may never get developed. 

 
Mr. Anderson stated that if he were living in that neighborhood, he would not 

want this type of project near him. 
 
Mr. Peck stated that the property is directly across the street from an auction 

house and will have virtually no aesthetic impacts on that business.   
 

Mr. Mitchell stated that a detailed visual analysis of the Solar Farm Project will 
be provided when the project is brought before the Planning Board for a Site 
Plan review.   

 
Mr. Peck stated that, from a visual standpoint, residents in many 
neighborhoods throughout Gloversville used to look at abandoned factories. 

 
Mr. Anderson reiterated that the area around the perimeter of the property will 

likely never be developed for housing because nobody will want to live next to 
a Solar Farm. 
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Mr. Donde agreed and referenced some of the endless solar fields that dot the 
landscape in Arizona.   

 
Mr. Semione stated that he felt some very valid points have been made by 

Board members.  He stated that he has been given the impression that Solar 
Farm companies have come into some communities and steamrolled their way 
through the review process.  He noted that the City of Gloversville is trying to 

revitalize itself and does not want to have anything make the community look 
less attractive. 
 

Planning Board Alternate Fred Bochenek pointed out that the Parkhurst Field 
Project will hopefully draw in tourists from outside the area.  He stated that 

visitors trying to get into the downtown area of Gloversville will have to drive 
right by this site.   
 

Mr. Mitchell stated that it will be the applicant’s responsibility to prove that 
there will be no negative aesthetic impacts associated with the project.   

 
 

C. State Environmental Quality Review: 

 
Section 617.1 of 6 NYCRR states that, the basic purpose of SEQR is to 
incorporate the consideration of environmental factors into the existing 

planning, review and decision making processes of State, regional and local 
government agencies at the earliest possible time.  To accomplish this goal, 

SEQR requires that all agencies determine whether the actions they directly 
undertake, fund or approve may have a significant effect on the environment, 
and if it is determined that the actions may have a significant effect, prepare or 

request an environmental impact statement.  Under these terms, the review of a 
Site Plan application is subject to SEQR.  Therefore, the following issues must be 
addressed: 

 
1. Does the Planning Board feel that the Full Environmental Assessment Form, 

provided by the applicant, has been completed adequately? 
 

DISCUSSION: The Planning Board had no comments regarding the Full 

Environmental Assessment Form. 
 

2. Does the Planning Board feel that any additional information should be 
provided as part of the SEQR process? 

 

DISCUSSION:  The Planning Board had no other comments. 
 

3. Section 617.6 (b)(3) of 6 NYCRR states that, when an agency proposes to 

directly undertake, fund or approve a Type 1 or Unlisted Action undergoing a 
Coordinated Review with other agencies, it must, as soon as possible, 

transmit Part 1 of the Environmental Assessment Form, completed by the 
Project Sponsor, or a Draft Environmental Impact Statement (DEIS) and a 
copy of any application that has been received to all Involved Agencies and 

notify them that a Lead Agency must be agreed upon within thirty (30) 
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calendar days of the date the Environmental Assessment Form was 
transmitted to them.     

 
DISCUSSION:  Jim Muscato, Esq., Young/Sommer, stated that he would like 

to see the Planning Board start the State Environmental Quality Review 
process by proposing that it serve as the Lead Agency and notifying other 
Involved Agencies in a Coordinated Review.   

 
There was then a lengthy discussion between Mr. Geraghty and Attorney 
Muscato concerning how the SEQR process should be addressed.  Mr. 

Geraghty pointed out several times that the SEQR process cannot be 
segmented and, at the moment, there may not be enough information available 

on the Solar Farm Project itself to determine who the other Involved Agencies 
are and what impacts may result from such a project.   
 

Mr. Clarke stated that he felt the Planning Board could initiate the SEQR 
review before a zoning change is requested from the City of Gloversville 

Common Council.  He explained that this would allow the Planning Board to 
complete its review of the subdivision application so that Eden Renewables 
can formally request a zoning change for one of the subdivided parcels that is 

being proposed in the subdivision application.   
 
Eventually, Mr. Geraghty agreed to work with Mr. Mitchell to put together a 

package of information that can be used to initiate the SEQR process. 
 

 MOTION: Classifying the proposed project as a Type I Action and proposing 
that the City of Gloversville Planning Board serve as the Lead 
Agency for the purpose of issuing a determination of significance 

for Pine Brook Solar’s subdivision application and to offer each 
Agency twenty-five (25) calendar days to comment on the 
Planning Board’s proposal to serve as Lead Agency or on the 

project itself.   
 

 MADE BY: Geoffrey Peck 
 SECONDED: Peter Semione 

     VOTE:  3 in favor (Peck, Semione, Kluska), 2 opposed (Anderson, Donde) 

 
D. Planning Board Action: 

 
In accordance with Section 254-7 of the City of Gloversville Zoning 
Regulations, the final plat must contain several pieces of information that will 

be conveyed to the applicant.  A public hearing on the final plat will need to be 
scheduled in accordance with General City Law of New York State. 
 

DISCUSSION:  There was no other Planning Board action taken. 
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VI. OTHER BUSINESS: 
 

A. Training Sessions at FMCC: 
 

Mr. Anderson indicated that he would be attending the training sessions 
sponsored by Saratoga County tomorrow.   
 

Mr. Geraghty stated that the final arrangements are being made for the 
training sessions at FMCC on Wednesday, February 26, 2020.  He asked 
Board members if they received the registration flyer from his office?  Board 

members all indicated that they had received the registration information. 
 

 
VII. CLOSE OF THE MEETING; 
 

MOTION:  To close the meeting at 7:59 p.m. 
 

MADE BY:  Matthew Donde 
SECONDED: James Anderson 
VOTE:  5 in favor, 0 opposed 


