
 1 

CITY OF GLOVERSVILLE PLANNING BOARD 
 SEPTEMBER 5, 2017 
  7:00 P.M. 

 CITY HALL 
 

 MEETING NOTES 
 
 
PRESENT: 

 
JAMES ANDERSON, CHAIRMAN       

GEOFFREY PECK, VICE CHAIRMAN    
MATTHEW DONDE       
JONATHAN KLUSKA          
PETER SEMIONE, ALTERNATE     
 
BRANDON MYERS, BUILDING INSPECTOR   

TRACY GUTOWSKI, SECRETARY     

TOM GROFF, FIRE CHIEF      
SEAN M. GERAGHTY, SENIOR PLANNER    

 

JOHN BLACKMON, HISTORIC DISTRICT REVIEW BOARD 

JULIE FRASIER, HISTORIC DISTRICT REVIEW BOARD 
JAMES MORRISON, HISTORIC DISTRICT REVIEW BOARD 

 
 

 
I.   CALL MEETING TO ORDER: 
  
      The meeting was called to order at 7:05 p.m. 
 
 
II.  APPROVE MINUTES OF LAST REGULAR MEETING: 
 

MOTION :   To approve the minutes to the August 1, 2017 meeting. 
 
      MADE BY : Matthew Donde   

      SECONDED :  Peter Semione 
      VOTE        : 3 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 



 2 

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. 

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

 
 

IV. JOHN YOUNG – PUBLIC HEARING ON A SPECIAL PERMIT FOR 
RESIDENTIAL CONVERSION AT 36 FOURTH AVENUE: 

 
A. Background: 

 
John Young owns the building at 36 Fourth Avenue in the City of 
Gloversville (Tax Map Parcel No. 134.19-4-1).  There are currently two (2) 
apartments on the upper floors of the building and Mr. Young would like to 
create two (2) additional residential units on the main floor.  The building 
is located in the Residential/Commercial District and has been used for a 
variety of commercial operations throughout the years.  The property also 
includes a parking lot that accommodates seven (7) vehicles.  

 
B. August 1, 2017 Meeting: 

 
During its August 1, 2017 meeting, the City of Gloversville Planning Board 
continued its review of John Young and Chris Parker’s Special Permit for a 
residential conversion at 36 Fourth Avenue.  At that time, the Planning 
Board did not ask for any additional information on the Special Permit 
application. 
 

C. State Environmental Quality Review: 
 
In accordance with Section 617.5 of 6NYCRR, the applicant’s proposal to 
convert the former commercial space at 36 Fourth Avenue into two (2) 
additional residential units is essentially the rehabilitation of an existing 
structure for a similar purpose and should be classified as a Type II Action 
under SEQR. 

 
D. Public Hearing: 

 
1. The Planning Board opened the public hearing at 7:07 P.M. 

 
2. Speakers: 

 
There was no one to speak regarding John Young’s Special Permit 
application. 

 
3. The public hearing was closed at 7:08 P.M. 
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E. Planning Board Action: 
 
In accordance with Section 300-87 of the City of Gloversville Zoning 
Regulations, the Planning Board, within sixty-two (62) days after the public 
hearing, must approve, approve with modifications or disapprove the 

application for special permit approval.  Consequently, does the Planning 
Board wish to issue its final decision on John Young and Chris Parker’s 
Special Permit for a residential conversion at 36 Fourth Avenue at this 
time?   
 
MOTION: To approve John Young’s Special Permit for a residential 

conversion at 36 Fourth Avenue with the stipulation that 
the permit be renewed every two (2) years with the City 
Building Inspector’s Office. 

 
MADE BY: James Anderson 
SECONDED: Matthew Donde 
VOTE:  3 in favor, 0 opposed 
 
(NOTE:  Planning Board Member Jonathan Kluska arrived at the meeting.)  
 

 
V. VINCENT DESANTIS – SITE PLAN FOR ACCESSORY BUILDING AT 33 

NORTH MAIN STREET: 

 
A. Background: 

 
Vince DeSantis owns properties at 31 North Main Street (Tax Map Parcel 
No. 149.6-6-5) and 33 North Main Street (Tax Map Parcel No. 149.6-6-4).  
On May 2, 2017, Mr. DeSantis received a Special Permit approval from the 
Planning Board for a mixed use development in the building at 31 North 
Main Street that involved the conversion of the first floor of the building 
into a bakery with two (2) second floor apartments.  The building at 33 
North Main Street will be leased to a florist.  Mr. DeSantis would like to 
construct a 2-story garage behind 33 North Main Street that will include 
deck space connecting the garage to the main building.  The attic of the 
garage will be used as a greenhouse.  The project is located within the 

City’s Urban Core Form Based Overlay District and thus requires a Site 
Plan review from the Planning Board and a review by the City Historic 
District Review Board.  As part of the project, Mr. DeSantis will be 
purchasing a portion of Tax Map Parcel 149.6-6-1 from the City of 
Gloversville. 
 

B. City Building Inspector/County Planning Department Review: 
 
The City Building Inspector’s Office and the County Planning Department 
have reviewed the Site Plan drawing for the accessory structure at 33 
North Main Street and have the following comments: 
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1. The Site Plan drawings provided by the applicant are somewhat 
confusing.  A Project Narrative should be attached to the drawing 
clearly outlining the property transactions that will be made and the 
purpose for constructing the new 2-story garage and decking. 
 

DISCUSSION: Vince DeSantis explained to Board members that he 
purposely set the garage back from the existing building in an effort to 
clear the adjacent building and provide some space for decking.  Mr. 
DeSantis indicated that the new garage will have two (2) floors because the 
second floor or attic space will be used as a greenhouse for the florist 
business space at 33 South Main Street. 
 
(Planning Board Member Geoff Peck entered the meeting.)  
 
Mr. Geraghty pointed out that the Site Plan drawings for Mr. DeSantis’ 
proposal appear to show a few property transactions that will need to be 
made in order to pursue the project.  He indicated that he spoke with City 
Building Inspector Brandon Myers earlier in the day and neither of them 
were able to ascertain how many transactions were going to be made nor 
how all the property lines would be reconfigured as a result of the project.  
Mr. Geraghty stated that he hoped additional investments will be made in 

downtown Gloversville and explained that the Planning Board needs to 
have a drawing in its files that accurately reflects what is going to transpire 
on the property.     
 
Mr. DeSantis agreed and indicated that he only intends to make one (1) 
property transaction.  He indicated that he would like to purchase a small 
portion of the City parking lot on the backside of his property at 33 South 
Main Street in order to provide enough room to construct his 2-story 
garage.   
 
 
Mr. Peck pointed out that the City Planning Board recently went on record 
opposing the sale of a City parking lot and expressed some concern that 
Mr. DeSantis’ project will require the purchase of a City parking lot.   
 
Mr. DeSantis indicated that the Planning Board’s opposition to the 

previous purchase of a parking lot involved the entire lot.  He noted that 
his project involves only the purchase of a small portion of a City parking 
lot that is directly adjacent to his property. 
 
Mr. Peck asked how the second floor of the garage will be used? 
 
Mr. DeSantis explained that the second floor of the garage will be used as a 
greenhouse which is a requirement from his tenant who wishes to operate 
a florist business at 33 North Main Street. 
 
After a lengthy discussion, Mr. DeSantis and Board members agreed that 
the necessary property transaction with the City of Gloversville should be 
completed before any further Planning Board review takes place.    
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2. The building setback along the western property boundary will be 

approximately 1 foot.  The City of Gloversville’s Zoning Law requires 
Accessory Structures to be at least 3’ from a side lot line.  This means 
that Mr. DeSantis will need to seek an Area Variance from the City ZBA.  

 
DISCUSSION:   Mr. DeSantis recognized that he will need to seek an Area 
Variance from the City ZBA for his project.   
 

  
C. State Environmental Quality Review: 

 
In accordance with Section 617.5 of 6NYCRR, the applicant’s proposal to 
construct a 2-story garage with decking at 33 North Main Street is 
essentially the construction or expansion of a primary or 
accessory/appurtenant non-residential structure less than 4,000 sq. ft. in 
size and should be classified as a Type II Action under SEQR. 
 
DISCUSSION:  The Planning Board agreed that Mr. DeSantis’ project 
should be classified as a Type II Action.  
 

In accordance with Section 300-12.3 of the City’s Zoning Law, 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 there would be no detrimental 
effects or public controversy associated with the project. 
 
MOTION: To table any action on Vince DeSantis’ Site Plan for an 

accessory building at 33 North Main Street pending 
finalization of the property transaction with the City. 

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

 

 

VI. JOSH TESI AND ROCKY WARNER – SPECIAL PERMIT FOR CHANGE IN 
USE AT 330 SOUTH MAIN STREET: 
 

A. Background: 
 
Josh Tesi and Rocky Warner would like to use the property at 330 South 
Main Street as a business to repair and sell vehicles along with towing 
vehicles (Tax Map Parcel No. 149.13-1-9).  The property was previously 
used as a towing business.  The change in use of any building that does 
not require any exterior renovations is subject to a Special Permit in the 
City of Gloversville.      
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B. July 5, 2017 Planning Board Meeting: 
 
During its July 5, 2017 meeting, the City of Gloversville Planning Board 
continued reviewing Josh Tesi and Rocky Warner’s Special Permit 
application for a change in use in the building and property at 330 South 

Main Street.  At that time, the Planning Board determined that there were 
still several pieces of information that needed to be addressed before any 
formal action could take place.  The Planning Board  asked for the 
following revisions on the Site Plan drawing: 
 
1. A Stormwater Management Plan for the property must be clearly 

depicted on the revised plan. 
 

STATUS:  A notation has been made on the Site Plan drawing indicating 
that catchbasins will be installed on the property along the toe of the slope 
and will eventually connect into the City’s storm drain.  The size of the 
stormwater piping between the catchbasins has not been identified, nor 
have any of the invert or rim elevations on the catchbasins. 
 
DISCUSSION: Mr. Geraghty pointed out that what is shown on the revised 
Site Plan drawings is not really a Stormwater Management Plan for the 

site.  He explained that a professional stormwater analysis of the property 
is going to be needed in order to put together any type of feasible 
stormwater management solution for the property. 
 
City Building Inspector Brandon Myers pointed out that the applicant did 
make arrangements to have a Stormwater Plan put together but the 
individual who was suppose to complete the work did not come through. 
 
There was then a very lengthy discussion concerning options for managing 
stormwater on the site so as to prevent sedimentation runoff from the 
property. 
 
2. Notations should be made on the drawings explaining how the 

entrance/exit driveways will be defined on the property.  A notation 
should also be made on the drawing offering a timeframe for replacing  
the sidewalk in front of the property.   

 
STATUS:  Two (2) 25’ wide driveway aprons have been shown on the 
revised drawing.  A notation has also been added indicating that the new 
concrete sidewalk and apron will be installed with the curb cut.   
 
3. Additional landscaping will need to be provided along the north side of 

the property as a means of stabilizing the embankment.  A retention  
wall may also need to be constructed on the north side of the property 
in order to prevent further erosion of the hillside.   
 

STATUS:  A notation has been included on the drawings indicating that 
evergreen shrubs will be placed along the outside of the existing fence on 
the north side of the property.  A quotation for installing approximately 10 
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arborvitae shrubs and grading in front of the fence with topsoil has also 
been included with the submittal. 
 
DISCUSSION:  Mr. Peck stated that he felt the additional landscaping and 
grading would be a drastic improvement to what is there on the property at 

the present time.   
 
Mr. Geraghty asked if the grading in front of the fence would also include 
subsequent seeding? 
 
Mr. Tesi indicated that he did intend to seed the area in front of the fence.   

 
4. Consideration should be given to moving the fence on the south side of 

the building and pushing it further back on the property to provide 
additional parking area for display vehicles.   
 

STATUS:  A new fence location has been shown on the revised drawings. 
 
DISCUSSION:   Mr. Geraghty noted that, by pushing the fence further 
back, the applicant can provide additional parking area for the display 
vehicles and also improve onsite traffic circulation.   

 
5. The limits of asphalt on the property must be clearly shown on the 

revised plan.   
 

STATUS:  A pavement edge has been identified on the revised plan. 
 
6. The three (3) tractor trailers being stored on the property should be 

moved behind the building and should be lined up side by side.  
Eventually, the Planning Board would like a permanent structure to be 
constructed to store good used tires on the property. 
 

STATUS:  The existing trailers are shown lined up directly behind the 
building. 
 
DISCUSSION:   Mr. Geraghty, once again, reiterated that the Planning 
Board does not feel that the use of the tractor trailers as storage bins for 

used tires is a permanent solution for the business.  He indicated that the 
Planning Board would eventually like some type of permanent structure 
built that would be used for the storage of these types of  items. 

 
7. A concept drawing showing a design for the 3’ x 5’ sign that will be 

installed over the front door must be provided. 
 

STATUS:  ? 
 
DISCUSSION:  Mr. Tesi handed out a small sign board depicting what his 
sign will eventually look like.   
 
The Planning Board had no further questions regarding the sign design. 
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8. The dimensions of each of the car display spaces on the property must 

be shown.   
 

STATUS:  There are 12 car display spaces identified on the property with a 

notation indicating that each space is 10’ x 18’ in size.  There are also four 
(4) customer spaces shown directly in front of the building including a 
handicap space. 
 
DISCUSSION:  Mr. Geraghty reminded Mr. Tesi that showing 12 car 
display spaces and four (4) customer spaces on the site means that the 
business can have a total of 16 vehicles on the property.  He pointed out 
that, if three (3) months from now, there are 25 cars on the lot, Mr. Tesi 
will be in violation of his Site Plan. 

 
9. A notation must be added to the drawing indicating that a Knox Box 

will be provided on the building. The approximate location of the Knox 
Box should be shown on the building.   

 
STATUS:  Provided. 
 

10. An estimated project construction schedule, which includes an 
estimated timeframe for cleaning up the property and providing each of 
the improvements should be provided. 

 
STATUS:  ? 
 
DISCUSSION:   Mr. Myers pointed out that the sidewalk north of the apron 
areas in front of the applicant’s site is in very poor condition.   
 
Mr. Tesi indicated that he also pointed out that he intends to spend a 
considerable amount of money upgrading the appearance of the property 
and may not be able to undertake additional sidewalk improvements 
immediately.   
 
Both Mr. Myers and Planning Board members suggested that Mr. Tesi 
provide a timeline for making future improvements to the sidewalk north of 

the apron area. 
 
Jim Anderson indicated that he did not intend for the Planning Board to 
dictate a schedule of improvements to Mr. Tesi, but wanted Mr. Tesi to 
provide the Planning Board with a reasonable idea of when the various 
improvements will be made on the property.   
 
Mr. Tesi pointed out that it will likely be at least next year before some of 
the improvements are even considered.   
 
Planning Board members once again focused their concerns on a 
Stormwater Management Plan for the site.   
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Mr. Tesi indicated that the landscaping company that he received a quote 
from for the plantings indicated to him that it would be very difficult to 
grow grass in the steep sand embankments behind the building.  He 
indicated that Larry McGillis is going to do some site work on the property 
and place some cement blocks along the base of the slope in order to 

prevent erosion.   
 
Mr. Anderson indicated that some type of groundcover will have to be 
provided. 
 
Mr. Peck questioned how the City defines groundcover? 
 
Mr. Anderson explained that it could mean gravel or some type of rip rap 
and that it doesn’t necessarily mean grass or other plantings.   
 
There was then another brief discussion concerning some ideas for 
controlling sedimentation runoff on the site.   
 
     

C. Planning Board Action: 
 

In accordance with Section 300-86 of the City of Gloversville Zoning 
Ordinance, the Planning Board shall fix a time within sixty-two (62) days 
from the day the Planning Board determines an application for 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 Josh Tesi and Rocky Warner’s Special Permit 
Application for a change in use at 330 South Main Street at this time? 
 
DISCUSSION:  Mr. Myers indicated that he could visit the site and offer 
some suggestions to Mr. Tesi on the types of improvements that can be 
made to the property in order to manage stormwater flow.   
 
There was several more minutes of discussion and, eventually, the 
Planning Board agreed to allow Mr. Myers to offer some suggestions to Mr. 
Tesi and to have Mr. Tesi agree to a timeline to make those improvements.   
 

The Planning Board felt that, if Mr. Tesi could provide a plan for controlling 
stormwater runoff and sedimentation on his site and a schedule for 
making improvements to the property before next month’s meeting, a 
public hearing could be scheduled.   
 
Mr. Geraghty suggested that the plan and schedule be provided by Friday, 
September 22, 2017.   
 
MOTION: To schedule a public hearing on Josh Tesi and Rocky 

Warner’s Special Permit for a change in use at 330 South 
Main Street for 7:00 p.m., Tuesday, October 3, 2017. 
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MADE BY: Peter Semione  
SECONDED: Geoffrey Peck 
VOTE:  5 in favor, 0 opposed 
 

 

VII. DEBORAH WILLIAMS - SITE PLAN FOR USED CAR DEALERSHIP AT 85 
EAST FULTON STREET: 
 
A. Background: 

 
Deborah Williams would like to open up a used car dealership at 85 East 
Fulton Street in the City of Gloversville (Tax Map Parcel No. 149.6-9-6.5).  
The property is located on the corner of Littauer Place and East Fulton 
Street and was formerly part of the Ace Hardware business.  There is an 
approximately 55’ x 30’ 1-story framed garage on the property which is 
approximately .25 acres in size.   
 
(NOTE:  Planning Board Member James Anderson indicated that he would 
be abstaining from the discussions on this application since he has done 
work in the past for the owner of the property.)  
 

B. June 6, 2017 Planning Board Meeting: 
 
During its June 6, 2017 meeting, the Planning Board began reviewing 
Deborah Williams’ Site Plan for a Used Car Dealership at 85 East Fulton 
Street.  As a result of that initial review, it was the Planning Board’s 
understanding that the Site Plan proposal was going to be amended by 
reducing it in size and displaying fewer cars on the property and not using 
the space on the back side of the building.  The Planning Board had 
several questions concerning the original proposal and asked that the 
following information be provided on a revised Site Plan drawing: 
 
1. The specific location and size of the curb cuts on both East Fulton 

Street and Littauer Place must be identified.  The Planning Board does 
not want more than one (1) curb cut along East Fulton Street, and if 
those curb cuts are not currently defined on the property, then the Site 
Plan drawing should note how you intend to define the access points to 

the property.   
 

STATUS:  The only curb cut shown on the drawing is along East Fulton 
Street.  The curb cut is not defined and appears to be over half the length 
of the property.  A notation was added to the drawing indicating that a 
temporary fence will be placed along the front property line to separate the 
display vehicles from the ROW. 
 
DISCUSSION:   Planning Board Member Matthew Donde expressed his  
concern that the applicant’s Site Plan drawing is not a legal document 
since the proposed improvements have been penciled in and not prepared 
by the licensed surveyor who prepared the original drawing.   
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Planning Board Member Geoff Peck agreed and pointed out that, once a 
drawing is completed and stamped, it can’t be altered.  He indicated that 
any alterations to a drawing that is prepared by a licensed engineer or 
surveyor cannot be accepted by the Planning Board.   
 

Ms. Williams indicated that she would make arrangements for the revised 
drawings to be prepared by a professional surveyor or engineer. 
 
Mr. Geraghty asked how wide the access driveway to the property would be 
once the fence is installed? 
 
Deborah Williams indicated that the access driveway will be approximately 
30’ in width.   
 
Mr. Myers indicated that he felt this was the best way to define the 
driveway access to the site in case the property eventually goes back to a 
garage use.   
 
Mr. Peck asked what the fence will be made of? 
 
Ms. Williams indicated that she would like to use small posts in concrete 

blocks that can be moved and loop a chain through each of the posts.   
  

2. The specific size of each of the parking spaces for displayed vehicles 
must be shown on the Site Plan drawing. The distance between those 
spaces and the existing building and right-of-way along East Fulton 
Street and Littauer Place will need to be identified. 

 
STATUS:  Ten (10) display spaces have been identified in front of the 
existing building.  Two (2) employee parking spaces have been shown along 
the east side of the building, including one (1) space on the adjacent lot 
(Tax Map Parcel No. 149.6-9-5).   
 
DISCUSSION: Mr. Geraghty pointed out that there are ten (10) display 
spaces shown in front of the building and there is only about 15’ of rear 
maneuvering space behind those vehicles.  He asked if there were any fire 
code issues that would prevent the vehicles from being parked that close to 

the building?   
 
Mr. Myers indicated that he was unaware of any State regulations that 
would require additional maneuvering space.   
 
Chief Groff pointed out that, if emergency vehicles had to access the site, 
they would likely fight a fire from the street.    
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3. Specifications for any new lights to be provided on the property need to 
be identified. 
 

STATUS:  The applicant has provided a narrative for the Planning Board 
indicating that there is already security lighting on all exterior walls of the 

building.  The approximate location of those lights has been sketched in on 
the Site Plan drawing.   
 
DISCUSSION:  The Planning Board had no questions regarding the 
existing lighting on the property.   

 
4. A notation should be made on the Site Plan drawing indicating that no 

outdoor storage or garbage areas will be provided.   
 

STATUS:  The applicant’s project narrative indicates that no outdoor trash 
containers will be located on the property because the applicant has access 
to a dumpster offsite. 
 
5. At least two (2) off-street parking spaces for the business itself must be 

provided. 
 

STATUS:  Provided. 
 
6. A notation should be made on the Site Plan drawing indicating that a 

Knox Box will be provided on the building. 
 

STATUS:  Provided. 
 

7. Other. 
 

DISCUSSION:  Mr. Myers talked briefly about some erosion issues on the 
back side of the property.  It was suggested by Planning Board members 
that the back side of the property be seeded to prevent any further erosion.   
 
Ms. Williams indicated that she would seed the back side of the property to 
resolve the issue.   
 

 
C. Planning Board Action: 

 
In accordance with Section 300-79 of the City of Gloversville Zoning 
Ordinance, the Planning Board must fix a time within sixty-two (62) days 
from the date the Planning Board determines an application for Site Plan 
review to be complete for a public hearing on the application for Site Plan 
approval.  Consequently, does the Planning Board feel that a public 
hearing should be scheduled on Deborah William’s Site Plan application at 
this time? 
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MOTION: To schedule a public hearing on Deborah William’s Site 
Plan application for a used car dealership at 85 East Fulton 
Street for 7:00 p.m., Tuesday, October 3, 2017. 

 
MADE BY: Geoffrey Peck 

SECONDED: Matthew Donde 
VOTE:  4 in favor, 0 opposed, 1 abstained (James Anderson) 

 
 
VIII. CLOSE OF THE MEETING; 
 

MOTION:  To close the meeting at 7:58 p.m. 
 
MADE BY:  Geoffrey Peck  
SECONDED: Matthew Donde 
VOTE:  5 in favor, 0 opposed 


