
 1 

CITY OF GLOVERSVILLE PLANNING BOARD 
 DECEMBER 4, 2018 
  7:00 P.M. 

 CITY HALL 
 

 MEETING NOTES 
 
 
 

PRESENT: 
 

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

BRANDON MYERS, BUILDING INSPECTOR   

TRACY GUTOWSKI, SECRETARY     
SEAN M. GERAGHTY, SENIOR PLANNER    

 

 

 
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 November 6, 2018 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 
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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. TAMMY AND MATT CAPANO – SITE PLAN FOR HARDWARE STORE AT 25 

BLEECKER STREET: 
 

A. Background: 
 
Matt and Tammy Capano own the former Sport Shop building at 25 
Bleecker Street (Tax Map Parcel No. 149.6-4-5).  The property is 
approximately .73 acres in size and extends from Bleecker Street all the 
way through to North Arlington Avenue.  The Capanos would like to open a 
True Value Hardware store in the building.  The main building entrance 
will be on Bleecker Street, while access to the parking lot will be off of 
North Arlington Avenue.  The Capanos are proposing to improve the 
appearance of the building by making several signage and exterior 
improvements.   
 

B. City Building Inspector/County Planning Department Review: 
 
The Capanos’ project, which is located at 25 Bleecker Street, is situated 
within the City’s form-based overlay district.  As such, the project must 
meet the objectives of that district, which are outlined in Section 300-12.3 
of the City’s Zoning Ordinance.   
 
The projects located within the form-based overlay district are afforded a 
somewhat streamlined procedure that allows the Planning Board to waive 
any of the submittal requirements outlined in Article XVII of the Zoning 
Ordinance whenever circumstances warrant.   
 
On November 15, 2018, the Capanos received an approval from the City’s 
Historic District Review Board for a Certificate of Appropriateness for the 
front and rear sign and façade improvements.   
 

DISCUSSION:  County Senior Planner Sean Geraghty explained that since 
the Capanos are reusing an existing building in the City’s Central Business 
District, they will be fulfilling the objectives of the form-based Overlay 
District.  He pointed out that there are still a few issues that the Planning 
Board will need to consider as it reviews this Site Plan application.      
 
 
The City Building Inspector’s Office and Fulton County Planning 
Department have reviewed the Capanos’ Site Plan drawings and would like 
to offer the following comments: 
 
1. The applicant has submitted a tax map and an orthoimage of the 

property showing a dumpster location, unloading zone and parking lot 
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on the North Arlington Avenue side of the property.  However, no actual 
Site Plan drawing has been provided.  This means that a survey 
boundary of the property is not available. 
 

DISCUSSION:  Several Planning Board members recognized that, in the 

past, the Board has required surveys for the redevelopment of downtown 
properties.  The Capanos indicated that they have a survey that is 
approximately 10 years old.   
 
Mr. Geraghty explained that a Site Plan drawing with the surveyed 
boundaries of the property should be provided for the Planning Board’s 
records.  He pointed out that the drawing should also show the layout of 
the parking area, loading area and dumpster location so that the Planning 
Board knows that all of those areas will be located on the applicant’s 
property.   
 
2. The width of the access driveway to the parking area along N. Arlington 

Avenue should be identified.  Likewise, the method for defining the 
access point into the parking lot should be clearly identified. 
 

DISCUSSION:   The Planning Board agreed that the access driveway to the 

parking area must be clearly defined on both the drawing and on the 
property.  Planning Board members felt that a 20’ wide access driveway 
should be sufficient for the proposed parking lot.    

 
3. The dimensions of the dumpster and enclosure have not been identified 

and it is unclear how access will be provided to the loading zone and 
how it will be defined on the property. 
 

DISCUSSION: The Planning Board discussed the need for a larger 
driveway access for the loading area because of the truck traffic that will 
have to go in and out of the site.  The Planning Board, once again, stressed 
the need for the loading zone driveway to be shown on a final drawing and 
to be clearly delineated on the property.    

 
4. The amount of retail space to be used within the building should be 

identified for parking calculation purposes.  There is also a requirement 

in Article VIII of the City’s Zoning Ordinance that allows the Planning 
Board to waive or reduce minimum off-street parking requirements 
taking into the account the proposed use of the property.  However, 
Article VIII also indicates that whenever a surface parking lot with more 
than five (5) vehicles has frontage on a street right-of-way, it shall be 
effectively screened.   

      
DISCUSSION: Mr. Geraghty explained that he had a discussion with City 
Building Inspector Brandon Myers earlier in the day concerning the 
proposed parking for the project.  He indicated that, given the 18 off-street 
parking spaces proposed by the applicants and the availability of a few 
additional spaces on Bleecker Street, the applicants should be able to 
comply with the City’s parking standards.  Mr. Geraghty noted that the 
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City’s Parking Regulations also state that any parking lot with a capacity of 
more than five (5) vehicles, on a public right-of-way, needs to be screened.  
Mr. Geraghty suggested that the applicants provide planters along North 
Arlington Avenue to clearly define the access driveways for both the 
parking lot and the loading zone and, at the same time, provide effective 

screening for both.  The Planning Board felt that this was an acceptable 
way to address the screening issue and to clearly define the driveway 
access points.        

 
5. A Knox Box location on the building should be identified. 

 
DISCUSSION: Mr. Geraghty suggested that the applicants contact the 
City’s Fire Department to find out where a Knox Box should be located on 
the building. 

 
6. An estimated project construction schedule should be identified. 

 
DISCUSSION: Matt Capano indicated that he would like to see the store 
open sometime in late February or early March.   
 
Mr. Geraghty asked Board members how far along with the improvements 

the Planning Board would like to see the applicants get before allowing the 
store opening? 
 
Both Mr. Peck and Mr. Donde indicated that they would like to see the 
applicants open as soon as possible and be given time to make the 
remaining improvements on the property.  They pointed out that, given the 
coming winter season, it will be difficult to pave and stripe the parking 
areas and provide any type of landscaping. 
 
Planning Board Chairman James Anderson agreed and stated that he 
would like to see a reasonable timeline provided for the improvements.  Mr. 
Anderson stated that he would like to see the pointing work on the 
building and the window improvements made to the façade as soon as 
possible. 
 
Planning Board Member Jon Kluska asked if propane will be sold at the 

Hardware Store? 
 
Mr. Capano indicated that, eventually, he would like to sell propane.   
 
Mr. Anderson pointed out that there will be some safety issues that have to 
be addressed before the Capanos will be authorized to sell propane given 
some of the limitations of the property. 

 
 

C. State Environmental Quality Review: 
 
In accordance with Section 617.5 of 6NYCRR, the applicants’ proposal to use 
the building at 25 Bleecker Street as a hardware store is essentially the 
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replacement, rehabilitation or reconstruction of a structure in-kind since the 
building was previously used for retail purposes.  Consequently, the 
proposed project should be classified as a Type II Action under SEQR.   
 
DISCUSSION: Planning Board Members felt comfortable classifying the 

proposed project as a Type II Action since the Capanos are simply reusing an 
existing building for the Hardware Store and will essentially only be making 
façade improvements and upgrading the parking area on the property.   
 
 

D. Planning Board Action: 
 

In accordance with Section 300-12.3 of the City of Gloversville Zoning 
Ordinance, “unless the Planning Board determines that the proposal may 
have substantial, detrimental effects or may cause public controversy, no 
public hearing will be required.” 
 
DISCUSSION: The Planning Board felt that, given the nature of the 
project, a public hearing would not be necessary.  The Planning Board 
asked that Mr. Geraghty forward a final letter to the Capanos outlining the 
information that needs to be provided on a Site Plan drawing that can be 

kept in the Planning Board’s files. 
  
MOTION: To table final action on Tammy and Matt Capano’s Site Plan 

application for a Hardware Store at 25 Bleecker Street 
pending receipt of the final drawings. 

 
MADE BY: Geoffrey Peck 
SECONDED: Matthew Donde 
VOTE:  5 in favor, 0 opposed 

 

 
V. BETH POTTER – SPECIAL PERMIT FOR SELF STORAGE BUSINESS 

ALONG HARRISON STREET: 
 

A. Background: 
 

Beth Potter owns a piece of property along the west side of Harrison Street 
(Tax Map Parcel No. 163.10-3-1) in a Manufacturing District.  There are 
two (2) buildings on the property.  The building closest to the road is 
occupied by Fastenal.  The second building is vacant and was previously 
used for storage.  The applicant is proposing to install 26 self-storage units 
in the second building.  The second building is approximately 9,517 sq. ft. 
in size.  The self-storage units will take up approximately 4,417 sq. ft. in 
the building. 
 
DISCUSSION:  Darrin Romeyn, P.E. explained that his client would like to 
use approximately half of the vacant building at 164 Harrison Street for 
the self-storage business.  He pointed out that a new metal roof is 
currently being installed on the building.  He indicated that he did a visual 
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inspection of the building and felt that the block walls were in good shape.  
He pointed out that there is a 60’ wide driveway easement over his client’s 
property to access what is now the Asante Sign property.   
 
Planning Board Member Geoff Peck pointed out that there is some 

unfortunate history involving the structural integrity of the building that 
the applicant is proposing to use.   
 
Mr. Romeyn agreed that the front portion of the building is not in great 
shape, but he felt that the back portion of the building, where the self-
storage business will be located, appears to be in good condition.  He 
agreed that there is an urgent need to replace the roof on the entire 
building to prevent any water damage, but noted that the floors and walls 
appear to be in decent shape throughout the building.   
 
Mr. Peck asked if the joists supporting the roof are in good condition? 
 
Mr. Romeyn indicated that he felt the joists were in acceptable condition.  
Mr. Romeyn explained that the building was previously used for storage.  
He then talked briefly about the crusher run limestone that has been 
placed in the parking area.   

 
Mr. Anderson pointed out that all commercial projects in the City of 
Gloversville require parking areas to be paved.   
 
Mr. Romeyn asked if there are any other options available to his client?  He 
pointed out that the limestone surface is a solid subbase?   
 
Mr. Anderson pointed out that the City’s code calls for paving of all parking 
lots associated with commercial operations.   
 
Mr. Anderson then suggested that the block face of the building be 
freshened up and repainted.  He stated that, in the past, the property 
owner has stored junk outside of the building.   
 
Mr. Romeyn stated that he would speak with his client about repainting 
the exterior of the building.  He stated that the preliminary Site Plan 

drawings specifically note that no materials or items will be stored outside 
of the building.   
 

B. City Building Inspector/County Planning Department Review: 
 
The City Building Inspector’s Office and the County Planning Department 
have reviewed the Special Permit application and Site Plan drawing for the 
self-storage business along Harrison Street and have the following 
comments: 
 
1. Are there any plans to expand the self-storage business in the future to 

use the remaining space in the building? 
 



 7 

DISCUSSION: Mr. Geraghty asked if the applicant intends to eventually 
use the entire building for the self-storage business? 
 
Mr. Romeyn indicated that, if the initial investment in the business is 
successful, then he believes his client will expand throughout the entire 

building. 
 
Mr. Peck pointed out that if only half of the building is in good shape, while 
the other half needs an unknown amount of improvements, he expressed a 
concern on behalf of the Planning Board with moving the project forward. 
 
There were several minutes of discussion and debate amongst Board 
members concerning the stability of the building.  Mr. Peck pointed out 
that he didn’t want to have the Planning Board approve a project and then 
have a portion of the building collapse within six (6) months.   
 
Mr. Anderson agreed and pointed out that there is some history behind the 
Planning Board’s concern.  He indicated that a portion of that building has 
collapsed in the past.  He noted that there were palettes propping up one of 
the walls in the building that created an eyesore for a significant amount of 
time. 

 
Mr. Romeyn explained that, to date, he has only performed a visual 
inspection of the building.  He confirmed that he was unaware of some of 
the past problems that have occurred with the building.  He suggested that 
a full structural analysis of the building may be necessary.  He pointed out 
that it would be a very difficult assessment and that he may need sonar 
equipment to adequately assess the structural integrity of the building.   
 
Mr. Peck asked if Mr. Romeyn is currently willing to put his stamp on the 
Site Plan drawings indicating that the building can be used for a self-
storage business? 
 
Mr. Romeyn indicated that, given the information he received this evening, 
he would not put his stamp on the drawings. 
 
After several more minutes of discussion, the Planning Board suggested 

that Mr. Romeyn speak with his client about having a structural analysis 
of the building performed before continuing to pursue a Special Permit 
application for the project. 

 
 

VI. OTHER BUSINESS: 
 

A. Code Enforcement Update: 
 
1. Rocky Warner and Josh Tesi’s Special Permit: 

 
City Building Inspector Brandon Myers reviewed the status of Josh Tesi 
and Rocky Warner’s Special Permit application for their project at 330 
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South Main Street.  He reminded Board members that there were 
several conditions imposed on the Special Permit approval that have not 
yet been completed by the applicants.  He talked about some of the 
things that have been addressed on the site and pointed out that the 
applicants may need to extend the timeline for their Special Permit 

approval.   
 

There was then a brief discussion about whether or not the property 
ownership issue has been resolved.   
 
Mr. Myers indicated that, to his knowledge, the property is still in Mr. 
Warner’s father’s estate which has delayed some of the necessary 
improvements on the site. 

 
2. Pine Brook Golf Course: 

 
Mr. Myers indicated that he has been contacted regarding a potential 
Solar Farm Project on the former Pine Brook Golf Course site.  He 
indicated that the developer would like to purchase approximately 60 
acres of the former Golf Course property which is located in an R-1 
Residential District.  He indicated that he would have to examine the 

proposal to see if the Solar Farm Project falls within the definition of a 
Public Utility which would be allowed in the R-1 District. 
 
Mr. Anderson pointed out that many other municipalities are finding 
out that these types of projects are not attractive and have negative 
aesthetic impacts on the community.  He indicated that if a Solar Farm 
Project ever gets to the City of Gloversville Planning Board, the visual 
appearance of that facility will need to be addressed. 
 

B. County Senior Planner Sean Geraghty indicated that he is tentatively 
looking at February 2019 to retire from the County Planning Department.  
He indicated that the County Planning Department will hopefully have a 
new staff member to work with the City of Gloversville Planning Board at 
that time.  He pointed out that several other communities in Fulton 
County have moved their Planning Board meeting times to 6:00 p.m.  He 
suggested that the City of Gloversville Planning Board may want to 

consider moving its meeting from 7:00 o’clock to 6:00 o’clock in an effort to 
make sure that staffing can be provided for its meetings in the future.   
 

 
VII. CLOSE OF THE MEETING; 
 

MOTION: To close the meeting at 7:50 p.m. 
 
MADE BY:    Geoffrey Peck  
SECONDED:  Jonathan Kluska 
VOTE:            5 in favor, 0 opposed 


