TOWN OF BALLSTON
PLANNING BOARD MEETING
June 29, 2022 6:30 pm
Town Hall Meeting Room
323 Charlton Road
Ballston Spa, NY 12020

ATTENDEES:
John Van Vorst, Chairman
Dave Blair, Board Member
Peter DiLorenzo, Board Member
Patrick Maher, Board Member
Audeliz Matias, Board Member
Michael Zuritis, 1st Alternate
Bill Keniry, Attorney
Debra Kaelin, Town Attorney
Jeff Stickles, Code Enforcement Official
Jenny Lippmann, Engineer

ABSENT:
Ben Baskin, Board Member
Dale King, Board Member

Call to Order
The meeting was called to order at 6:30 pm.

Pledge of Allegiance was led by Chairman Van Vorst

Approval of Previous Minutes
MOTION: Mr. Maher made a motion to approve the May 25, 2022 meeting minutes as drafted. Mr. DiLorenzo
seconded the motion. All in favor. CARRIED.
MOTION: Mr. Maher made a motion to approve the minutes of the site visit to the Bloomfield Solar project on
June 8, 2022 as drafted. Mr. DiLorenzo seconded. All in favor. CARRIED.

OLD BUSINESS
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60 Middleline Rd CSI (PB 2021-011)
SBL 238.-2-26.2

Site Plan Review and Special Use Permit for Community Solar Installation (CSI). Public Hearing Continued.
SEQRA Type I Action, open
Mr. Morgan Ruthman of the Spinney Group, Ms. Amanda Postma and Mr. Jon McNamara of Renovus
Solar.
Mr. Ruthman stated that they have submitted final details and have spoken with Ms. Lippmann regarding
outstanding items and have addressed them They have also addressed some landscaping/screening and
stormwater design issues as well. They have no issue with the Fire Department request for equipment and are
happy to contribute. He stated that they are hoping for approval tonight as there is incentive funding available
that is highly critical to the project.
Mr. Maher asked if the applicant has seen the Fire Department equipment request letter.
Mr. Ruthman answered yes; he has spoken with Ms. Lippmann and the project is in the Burnt Hills fire district.
He stated that he does not know the specifics of what is being requested or the monetary amount but trusts that
it will be reasonable; they are happy to move forward with what the Board deems appropriate. He is
comfortable with it in the context of the time sensitive nature of the application.
Mr. Maher asked if the applicant would honor the request if it is not a condition of approval.
Mr. Ruthman stated that he will pledge his honor.
Chairman Van Vorst asked Chief Greg Bradtke, of the Burnt Hills Fire Department, to speak about the fire
equipment request.
Chief Bradtke stated that he is the Chief of the Burnt Hills Fire Department. He has reviewed the plans with
members of the Board of Fire Commissioners and stated that the department does not have a small, off-road
vehicle; their 35,000-pound pumper truck would require a substantial roadbed. They have requested a wildland
off-road firefighting vehicle which carries six people, has a sliding skid with a water pump, a 70-gallon water
tank, can transport an injured person, has four-wheel drive, and has heat and cooling. He stated that he has done
extensive research and received a quote today for approximately $95,000, including a trailer to transport the
vehicle. The amount is less than his original estimation of $150,000 but more than his second of $85,000.
Mr. Blair asked how many gallons of water the vehicle can hold.
Chief Bradtke stated that the vehicle he was researching today is made by Polaris and holds 70 gallons of water.
Mr. Blair asked for an explanation of the type of fire that amount of water can put out, as it doesn’t seem like 70
gallons of water is a lot.
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Chief Bradtke stated that it depends upon the application and the size of the fire; the vehicle may need to be
refilled.
Mr. Blair stated that he finds that private entities are better at sourcing things and can potentially get equipment
cheaper. He asked if the Town or the Fire Department has an issue with applicants searching for cheaper prices,
as long as the equipment meets specifications.
Chief Bradtke stated that the vehicle would have to be approved by the Board of Fire Commissioners.
Mr. Blair stated that maybe the applicants could have that option if it meets requirements.
Chief Bradtke stated that the vehicles are hard to maintain and to find parts. He has found the Polaris brand has
readily available parts. He researched the Polaris brand through their government agency, which was cheaper
than sourcing individually, but he has no problem with researching others than the Polaris brand if it meets the
needs.
Chairman Van Vorst asked about the practicality of sharing the vehicle with a neighboring fire district.
Chief Bradtke stated that it is practical, but the issue is time and getting to the scene quickly. If there is a lifethreatening issue there could be a problem.
Ms. Lippmann stated that the two Fire Department letters, referencing 60 Middleline and Active Solar Randall
Road, had two different price estimates. She would like to clarify if there are two different sets of equipment or
if there is one set of equipment that could be the shared responsibility of the applicants.
Chief Bradtke stated that there is just one piece of equipment; he originally estimated costs and then did
research and found other prices. The quote he received today with the third-party track system and trailer is in
the $90,000 to $95,000 range.
Mr. Blair asked that if the vehicle is tracked, and cannot drive on the road, such that it will be transported on the
trailer, do they have inside storage for the unit on the trailer.
Chief Bradtke stated that the vehicle could be stored in the enclosed trailer.
Mr. Blair asked if the trailer is to transport the vehicle, not to bring it out into the field.
Chief Bradtke answered affirmatively.
Ms. Lippman asked if the approximately $100,000 cost would be shared between applicants.
Chief Bradtke answered affirmatively.
Chairman Van Vorst asked Mr. Ruthman for his response to the discussion.
Mr. Ruthman stated that if two projects are to equally benefit from this equipment, they ask that the cost be
shared proportionally between the two projects. If the Planning Board would like to make the cost a condition
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of issuance of the Certificate of Completion by the Building Department, that would be fine. He would like to
proceed with the installation of the project; he believes that the risk of loss during construction is minimal and
the equipment could be funded at the appropriate time.
Mr. Blair asked if the applicants could clarify, for the public, the information they provided to the Board after
the discussion of EMF (electromagnetic force) at the last meeting.
Ms. Postma stated that there were concerns with the electromagnetic fields affecting human health within the
vicinity of the solar array. They did extensive research and found that the EMFs off solar panels are not
harmful; especially this type of project that is tying into an existing distribution line. The project is not tying
into a transmission line, which is exponentially larger. Many doctors and radiologists have weighed in on the
safety of these types of projects for many decades and there are no concerns. They met privately with Mr. and
Mrs. Male, who had concerns at the last meeting, and had a wonderful conversation.
Public Hearing opened at 6:48 pm.
Chief Bradtke asked if there was a discussion during the agenda meeting about the access road being 20 feet
wide and the depth of stone required.
Mr. Keniry stated that that was not specifically discussed, but that all the projects typically require two
considerations: if the access is adequate and if there is an engineered accessway to protect the firefighters and
allow people to be extricated from harm. This is what the Board would typically consider.
Ms. Lippman stated that the latest plans propose an eight-inch depth of gravel and the width varies.
Ms. Postma stated that the access width is 16.5 feet plus the truck turn.
Mr. McNamara stated that they over-build the access roads to these types of facilities so the utilities can bring in
transformers during construction.
Chief Bradtke asked about code regarding the width of the access road.
Ms. Lippmann stated that they validated that the truck turnaround meets code. Regarding internal access roads,
the building code requires 10 feet of clearance between panels.
Ms. Postma stated that they have 16 feet between panels.
Chief Bradtke stated that wider lanes are great to get the truck to those lanes; the turning radius of the truck is
not small.and there are also still issues of only one-point access. He stated that the issue is getting access to the
site, stopping the spread of fire; his department would be the first there in the event of fire.
MOTION: Mr. Maher made a motion that the Town of Ballston Planning Board make a Negative Declaration
of Environmental Significance for this Type 1 Action under SEQR. Mr. Blair seconded the motion.
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Ms. Lippmann presented Parts 2 and 3 of the SEQRA Full Environmental Assessment Form and read the
questions aloud for members to agree with the determination of impact; she also read aloud the summary of
impacts.
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All Board members agreed with each item.
The Board members voted on the Negative Declaration motion. All in favor. CARRIED.
Public Hearing closed at 7:04 pm.
Chairman Van Vorst read aloud the Special Use Permit criteria for members to agree or disagree with. All
agreed to each item.
a) 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.
b) The location and size of the use, the nature and intensity of the operations involved or conducted in
connection therewith, its site layout and its relation to streets giving access to which 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.
c) The location and height of building, 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 will not hinder or discourage the proper
development and use of adjacent land and buildings or impair the value thereof.
d) The public convenience and welfare will be substantially served, and appropriate use of neighboring
property will not be substantially or permanently injured, subject to appropriate conditions and
safeguards, as determined necessary to promote the public health, safety and welfare.
MOTION: Mr. Maher made a motion to approve the Special Use Permit for the Spinney Group Solar Farm at
60 Middleline Road.
Mr. Keniry asked if the motion was subject to conditions. He stated that he believed the applicant would like to
know if the fire protection equipment contribution is a condition of approval or a private matter after approval.
Chairman Van Vorst polled the Board for their opinion; they all agreed that it could be a private matter after
approval.
Ms. Lippmann stated that there are concerns with the sediment control plan which will be worked out shortly;
she suggests it as a contingency of approval.
Mr. Keniry stated that the condition would typically apply to the site plan approval.
Chairman Van Vorst and Mr. Maher read aloud the list of conditions for Special Use Permit approval.
1. The costs associated with decommissioning the system, site and all related conditions shall be

reevaluated and redetermined every five (5) years by the Town designated engineer, pursuant to the
following: Decommissioning costs shall be increased in an amount equal to the product of the
most recently determined total decommissioning cost times a number equal to the percentage
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of the average monthly All Items CPI for the preceding twelve (12) month period. All
increased costs shall be paid by the current operator of the system to the Town, and in the
manner and form directed by the Town, within thirty (30) days of notice of any determined
increased costs. In no event shall this calculation cause a reduction in the decommissioning
costs stated in this Resolution or the decommissioning costs that were most recently
reevaluated and redetermined, which ever amount is higher. For purposes hereof "Consumer
Price Index" shall mean the Consumer Price Index for All Urban Consumers, U.S. City
Average, published by the Bureau of Labor Statistics of the United States Department of
Labor, All Items (1982- 84=100). If during this time, the Consumer Price Index is changed or
discontinued, the current system operator and its owner and the Town shall agree upon a
comparable index, formula or other means of measurement of the relative purchasing power
of the dollar and such substitute index, formula or other means shall be utilized in place of the
Consumer Price Index as if it had been originally designated;
2. In the event that the system does not operate for a period of six consecutive

3.

4.
5.
6.

months, this special permit shall lapse, become null and void, and a new special use permit
shall be required and obtained before the system may be operated;
All site improvements, vegetation and landscaping associated with the project shall be
adequately and continually maintained in good order, consistent with all approved plans and
specifications for the entire period the system operates;
The Building Department shall be notified by both the applicant and the system operator in the
event that the system and/or the real property on which it is installed is sold or transferred;
A pre-construction meeting shall occur with the applicant and the Building Department prior
to the issuance of any building permit;
The applicant shall make the required security payment for all decommissioning costs, in the
form of cash or official bank check, payable to the Town of Ballston.

Chairman Van Vorst asked the applicants if they agree to the conditions.
Mr. Ruthman answered affirmatively.
Mr. DiLorenzo seconded the Special Use Permit motion and the Board voted. All in favor. CARRIED.
The motion was subject to the conditions read aloud.
MOTION: Mr. Maher made a motion to approve the Site Plan for the Spinney Group Solar Farm at 60
Middleline Road as depicted on the Layout and Materials Plan dated June 8, 2022 with the condition of final
resolution of the engineering comments of MJ Engineering’s letter of June 24, 2022. Mr. Blair seconded the
motion. All in favor. CARRIED.
The motion was subject to the conditions previously read aloud for the Special Use Permit motion.
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Mr. Ruthman asked if they could receive documentation tonight so they could apply for funding tomorrow.
Mr. Keniry stated that there is not a document prepared tonight; resolutions would be probably be ready before
the draft minutes.
Ms. Lippmann stated that the SEQR forms would be signed tonight and copies could be emailed tomorrow.
The applicants thanked the Board.

Bloomfield Solar CSI (PB 2021-017)
Mann and Garratt Road; SBL 215.-1-48.1

Site Plan Review, Special Use Permit and Lot Line Adjustment for Community Solar Installation (CSI). Public
Hearing Scheduled. SEQRA Type I Action, open.
Mr. Gillian Black of Eden Renewables and Ms. Anna Rehder of Environmental Design Partnership.
Mr. Black stated that they met with Planning Board members on site. They have been following the issues with
fire equipment contributions and decommissioning in the form of cash: all is acceptable to them. Chief Krogh of
the Ballston Spa Fire Department wrote an approval letter for the project; he later expressed concerns about
reaching farther portions of the solar project. He stated that the NYSERDA funding is dwindling. An agreement
between the six solar projects to pay a pro rata share of the fire apparatus would be fair and they are committed
to reaching that agreement, whether or not it is a condition of approval.
Public Hearing opened at 7:18 pm.
Mr. Mark DiCocco of 306 Middleline Road stated that they moved to Ballston in 2021. He is surprised that
two solar farms are proposed, bordering his property lines to the north and south. He is not anti-solar but is
opposed to using lands for solar that can be used agriculturally. He is concerned about pollution, a mitigation
plan in the event of solar panel breakage, run-off with heavy metals coming from the panels, EMF, water runoff, the visual impact, and how the array will be hidden. Regarding the fires, he stated that 70 gallons would not
be enough to put out a solar farm fire; if a fire were to spread to the woods and the other solar farm, he would
lose everything. He would like to know where the water would come from to fight a fire as there are no
hydrants, or if foam would be a better solution. (See comment letter at the end of these minutes.)
Ms. Jane Stevenson of 320 Middleline Road stated that she does not want solar panels along the edge of her
property. Hers is the last property before Mann Road. She has a pond with fish where they swim and wants to
keep her property usable. The visual aspect concerns her; it will devaluate her property. She would like to know
how to find out if her property will be affected.
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Chief Bradtke of the Burnt Hills Fire Department spoke on behalf of the Ballston Spa Fire Department. He
stated that Ballston Spa has the same concerns as Burnt Hills. He stated that the 70 gallons of water on the
proposed fire vehicle is to stop the spread of a brush fire, not a solar panel fire.
Mr. Jan Lang of 91 Mann Road stated that there is a large pond on the property the applicant is buying; there
is plenty of water available.
See comment letter from Ms. Joan Hicks of 345 Middleline Road at the end of these minutes.
Chairman Van Vorst asked Mr. Black to address the concerns.
Mr. Black stated that, as Chief Bradtke mentioned, the goal of containment is how one fights fire. There is not
much combustible material in the solar array. The issues are access to injured people and containment around
the perimeter. There will be 15 feet between the perimeter fence and the solar panels; 25 feet between panel
rows; the access road is 20 feet wide and is built for fire apparatus. He stated that the panel materials are silver,
lead, copper, and polysilicon, encapsulated in glass. In the event of damage or malfunction, the parts are
replaced. They prefer to recycle and reuse when possible; there is nothing to get into the groundwater. The
SWPPP (Stormwater Pollution Prevention Plan) deals with the water run-off; appropriate measures have been
planned and reviewed by the town-designated engineer. There will be temporary erosion and sediment controls
during construction; the SWPPP dictates permanent measures. He stated that they try to find sites with natural
screening and add where required; they have added extensive screening to this site. They are connecting to the
utility line on the far northwest corner of the property, next to the existing high-tension utility lines. The visual
disturbance will be minimal compared to the existing utility corridor, and they have designed the site to use
fewer utility poles than usual. He stated that they are purchasing the property so Bloomfield Solar will be a
tenant.
Ms. Rehder stated that in response to the engineering letter, they have updated the planting plan to species that
will thrive better on this site.
Mr. Black stated that they held two open houses, one at the Ballston Spa Library and one online, so that they
were able to speak with people and address their concerns.
Mr. Blair asked if the virtual session was recorded so that it could be shared with others.
Mr. Black stated that he did not know if it was recorded but he could submit their presentation to the Town.
MOTION: Mr. Maher made a motion that the Town of Ballston Planning Board make a Negative Declaration
of Environmental Significance under SEQR. Mr. DiLorenzo seconded the motion.
Ms. Lippmann presented Parts 2 and 3 of the SEQRA Full Environmental Assessment Form and read the
questions aloud for members to agree with the determination of impact; she also read aloud the summary of
impacts.
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All Board members agreed with each item.
The Board voted on the Negative Declaration motion. All in favor. CARRIED.
Ms. Stevenson asked if the property is agricultural.
Chariman Van Vorst answered affirmatively.
Ms. Stevenson asked if it is now commercial.
Mr. Maher stated that the Town Code allows solar in rural districts; this is an allowable use. The Planning
Board’s function is to ensure that the project meets Code requirements.
Ms. Stevenson asked if they are going to protect the area, so neighbors won’t see it.
Mr. Blair stated that there would be significant screening.
Ms. Lippmann stated that the documents showing the screening could be accessed on the Town website, linked
in the meeting agendas.
Mr. DiCocco asked which way the panels face.
Mr. Black stated that the panels are on a single-axis tracker. The rows run north/south and are set to the east in
the morning and west in the evening; they rotate. They sit six to seven feet off grade and are 15 feet high at their
highest point.
Mr. DiCocco asked if there is screening proposed to the south. He stated that people hunt there as well and
asked what would happen if a stray bullet hit a panel.
Mr. Black stated that damaged modules would be replaced; there is a map of the array that is monitored. He
stated that the perimeter fence is eight feet high with wooden posts and mesh link, with screening on the outside
of the fence; he can readdress the screening if needed.
Mr. DiCocco stated that he would like to readdress the screening.
Ms. Stevenson stated that she would like the information that is being discussed.
Mr. Black stated that it is available on the Town website, and they will make the presentation from their open
house available as well.
Public Hearing closed at 7:47 pm.
MOTION: Mr. Maher made a motion to approve the Lot Line Adjustment for Bloomfield Solar. Mr.
DiLorenzo seconded the motion. All in favor. CARRIED.
Chairman Van Vorst stated that the Special Use Permit factors Mr. Keniry provided are slightly different than
those listed in the Town code.
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Mr. Keniry stated that not all items in the Town code apply. The first four factors are customarily read for the
Planning Board.
Chairman Van Vorst read aloud the first four factors of the Special Use Permit code. All members agreed to
each item.
a) 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.
b) The location and size of the use, the nature and intensity of the operations involved or conducted in
connection therewith, its site layout and its relation to streets giving access to which 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.
c) The location and height of building, 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 will not hinder or discourage
the proper development and use of adjacent land and buildings or impair the value thereof.
d) The public convenience and welfare will be substantially served, and appropriate use of neighboring
property will not be substantially or permanently injured, subject to appropriate conditions and
safeguards, as determined necessary to promote the public health, safety and welfare.
Chairman van Vorst read aloud the list of conditions for Special Use Permit approval.
1. The costs associated with decommissioning the system, site and all related conditions shall be

reevaluated and redetermined every five (5) years by the Town designated engineer, pursuant to the
following: Decommissioning costs shall be increased in an amount equal to the product of the
most recently determined total decommissioning cost times a number equal to the percentage
of the average monthly All Items CPI for the preceding twelve (12) month period. All
increased costs shall be paid by the current operator of the system to the Town, and in the
manner and form directed by the Town, within thirty (30) days of notice of any determined
increased costs. In no event shall this calculation cause a reduction in the decommissioning
costs stated in this Resolution or the decommissioning costs that were most recently
reevaluated and redetermined, which ever amount is higher. For purposes hereof "Consumer
Price Index" shall mean the Consumer Price Index for All Urban Consumers, U.S. City
Average, published by the Bureau of Labor Statistics of the United States Department of
Labor, All Items (1982- 84=100). If during this time, the Consumer Price Index is changed or
discontinued, the current system operator and its owner and the Town shall agree upon a
comparable index, formula or other means of measurement of the relative purchasing power
of the dollar and such substitute index, formula or other means shall be utilized in place of the
Consumer Price Index as if it had been originally designated;
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2. In the event that the system does not operate for a period of six consecutive

3.

4.
5.
6.

months, this special permit shall lapse, become null and void, and a new special use permit
shall be required and obtained before the system may be operated;
All site improvements, vegetation and landscaping associated with the project shall be
adequately and continually maintained in good order, consistent with all approved plans and
specifications for the entire period the system operates;
The Building Department shall be notified by both the applicant and the system operator in the
event that the system and/or the real property on which it is installed is sold or transferred;
A pre-construction meeting shall occur with the applicant and the Building Department prior
to the issuance of any building permit;
The applicant shall make the required security payment for all decommissioning costs, in the
form of cash or official bank check, payable to the Town of Ballston.

MOTION: Mr. Maher made a motion to approve the Special Use Permit for Bloomfield Solar at 91 Mann
Road, subject to the stated conditions. Mr. Blair seconded the motion. All in favor. CARRIED.
MOTION: Mr. Maher made a motion to approve the Site Plan for Bloomfield Solar project at 91 Mann Road
subject to the conditions listed in the Special Use Permit motion. Mr. DiLorenzo seconded the motion. All in
favor. CARRIED.
Chairman Van Vorst stated that the project is approved; the applicant can work out the issue of contribution
with the fire departments directly.
Mr. Black stated that they can work that out with the fire departments. He submitted paperwork for Chairman
Van Vorst’s signature for NYSERDA funding.
Mr. Black thanked the Board.

Active Solar - Randall Road Solar Farm (PB 2021-012)
Randall Road; SBL 226.-1-43.1

Site Plan Review and Special Use Permit for Community Solar Installation (CSI). Public Hearing Continued.
SEQRA Type I Action, closed.
Chairman Van Vorst stated that for this item, Active Solar – Randall Road Solar Farm, and the next, 2A
McCrea Hill Road - Core Tech, Mr. Keniry has recused himself and Ms. Debra Kaelin will be the attorney of
record.
Mr. Jason Dell of Lansing Engineering, Mr. Frank McCleneghen and Mr. Paul Kruger of Active Solar.
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Mr. Dell stated that they have addressed all engineering comments, SEQR was closed at the May meeting, and
they are requesting approval of the project.
Chairman Van Vorst asked if they want to address issues that were raised during the Public Hearing at the May
meeting.
Mr. McCleneghen stated that they met with some neighbors; they have changed the fence to have a black vinyl
coating on the south and east sides, and the project is not within the snowmobile trail.
Chairman Van Vorst stated that one comment was regarding the 200-foot setback.
Mr. McCleneghen stated that the project was reviewed, and the setback is 200 feet.
Ms. Lippmann stated that the project meets all zoning requirements.
Mr. McCleneghen stated that a neighbor commented that the road isn’t standard.
Ms. Lippmann stated that the way the code is written it doesn’t say right of way, it says road; the project is 200
feet from the edge of the pavement.
Chairman Van Vorst stated that there was a concern of electronic surveillance.
The applicant stated that they do not have cameras.
Chairman Van Vorst stated that there was a concern regarding screening.
The applicant stated that they have extensive screening.
Chairman Van Vorst stated that there was a concern regarding eminent domain.
Mr. McCleneghen stated that they don’t have the ability to do that.
Chairman Van Vorst stated that there was a concern regarding cutting trees.
Mr. McCleneghen stated that they can’t do that.
Mr. Dell stated that the setback is 100 feet from properties, 250 feet from residences.
Public Hearing opened at 8:03 pm.
Mr. Peter Domagala of 365 Hop City Road stated that many of his issues have been addressed. He hasn’t heard
anything regarding 200 feet from the meridian. (See comment letter at the end of these minutes.)
Ms. Lippmann stated that the code is a 200-foot setback from the road, not from the right of way.
Chief Bradtke stated that he had nothing else to add.
Chairman Van Vorst asked the applicant if they are prepared to contribute to the fire vehicle.
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Mr. McCleneghen stated that he had a chance to speak with Chief Bradtke and some of the other solar
developers; they can divide the cost by the number of projects.
Public Hearing closed at 8:07 pm.
Chairman Van Vorst read aloud the first four factors of the Special Use Permit code. All members agreed with
each item.
a) 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.
b) The location and size of the use, the nature and intensity of the operations involved or conducted in
connection therewith, its site layout and its relation to streets giving access to which 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.
c) The location and height of building, 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 will not hinder or discourage the proper
development and use of adjacent land and buildings or impair the value thereof.
d) The public convenience and welfare will be substantially served, and appropriate use of neighboring
property will not be substantially or permanently injured, subject to appropriate conditions and
safeguards, as determined necessary to promote the public health, safety and welfare.
Chairman Van Vorst read aloud the list of conditions for Special Use Permit approval.
1. The costs associated with decommissioning the system, site and all related conditions shall be

reevaluated and redetermined every five (5) years by the Town designated engineer, pursuant to the
following: Decommissioning costs shall be increased in an amount equal to the product of the
most recently determined total decommissioning cost times a number equal to the percentage
of the average monthly All Items CPI for the preceding twelve (12) month period. All
increased costs shall be paid by the current operator of the system to the Town, and in the
manner and form directed by the Town, within thirty (30) days of notice of any determined
increased costs. In no event shall this calculation cause a reduction in the decommissioning
costs stated in this Resolution or the decommissioning costs that were most recently
reevaluated and redetermined, which ever amount is higher. For purposes hereof "Consumer
Price Index" shall mean the Consumer Price Index for All Urban Consumers, U.S. City
Average, published by the Bureau of Labor Statistics of the United States Department of
Labor, All Items (1982- 84=100). If during this time, the Consumer Price Index is changed or
discontinued, the current system operator and its owner and the Town shall agree upon a
comparable index, formula or other means of measurement of the relative purchasing power
of the dollar and such substitute index, formula or other means shall be utilized in place of the
Page 42 of 57

TOWN OF BALLSTON
PLANNING BOARD MEETING
June 29, 2022 6:30 pm
Town Hall Meeting Room
323 Charlton Road
Ballston Spa, NY 12020

Consumer Price Index as if it had been originally designated;
2. In the event that the system does not operate for a period of six consecutive

3.

4.
5.
6.

months, this special permit shall lapse, become null and void, and a new special use permit
shall be required and obtained before the system may be operated;
All site improvements, vegetation and landscaping associated with the project shall be
adequately and continually maintained in good order, consistent with all approved plans and
specifications for the entire period the system operates;
The Building Department shall be notified by both the applicant and the system operator in the
event that the system and/or the real property on which it is installed is sold or transferred;
A pre-construction meeting shall occur with the applicant and the Building Department prior
to the issuance of any building permit;
The applicant shall make the required security payment for all decommissioning costs, in the
form of cash or official bank check, payable to the Town of Ballston.

Chairman Van Vorst asked the applicant if they agreed to the conditions; they answered affirmatively.
MOTION: Mr. Maher made a motion to approve the Special Use Permit for the Randall Road Solar project.
Mr. DiLorenzo seconded the motion. All in favor. CARRIED.
The motion was subject to the conditions read aloud.
Ms. Lippmann stated that she misspoke earlier. The Town code is 200 feet from right of way; she checked the
project plans and they meet the code.
MOTION: Mr. Maher made a motion to approve the Site Plan for the Randall Road Solar project. Mr.
DiLorenzo seconded the motion. All in favor. CARRIED.
The motion was subject to the conditions previously read aloud.
The applicants thanked the Board.
Chairman Van Vorst stated that there would be a short break; he reopened the meeting at 8:19 pm.

2A McCrea Hill Road Core Tech Site Plan Review (PB 2022-004)
SBL 228.-3-59.1

Site Plan Review of a proposal for two manufacturing/office buildings on an existing vacant commercial lot.
Public Hearing Scheduled. SEQRA Unlisted Action, open.
Mr. Jamie Easton of EP Land Services, LLC and Mr. George Hubschmitt of Core Tech Industrial Corp.
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Mr. Easton stated that they are here to talk about lot B, known as 2A McCrea Hill Road. A plan was previously
approved in 2016 with two buildings, then in 2019 with one building, and the current plan has two buildings to
suit new client needs. They have revised the site plans per the engineering review letter. They have placed the
fire hydrant where Chief Bradtke has indicated; they will move the water line to the front to service the hydrant.
He stated that the issue at the May meeting was architectural; they have provided revised renderings and
increased the landscaping. He stated that more of the building will be visible when driving north on Route 50;
when driving south there is more existing vegetation. They have increased the vegetation with trees and a short
hedge row. In reviewing the renderings of the building approved in 2019, the only difference from the currently
proposed building was that the 2019 building was longer, so colors were added to visually break up the length.
Public Hearing opened at 8:24 pm.
Mr. Fred Jansen of 50 Beacon Street stated that he is a Board member of the community’s association. He had
previously spoken with Mr. Hubschmitt about excess water from the underground springs on Mr. Hubschmitt’s
property. They had discussed the installation of french drains on Mr. Hubschmitt’s property and the Beacon
Street property. Mr. Hubschmitt later said that he would plant a forest instead; it appears from the drawings that
is not the case. The association feels that the water problems on their property are the result of the water issues
on Mr. Hubschmitt’s property. They would like a french drain installed on the northern border of the property,
or a donation so the association can have one installed on their property; he has received a quote for $45,000.
Mr. Jansen stated that he is concerned with snow being plowed into large piles that will melt and contribute to
the water problem; the snow is now plowed to the location of the proposed buildings. He would like to know
where the snow will go after the buildings are constructed. He stated that the plans show a dumpster enclosure
on the north side of the north building, very close to their condominium. He asked if the dumpster could be
relocated to the south side of the north building by removing a few parking spots. He stated that Mr. Stickles
has seen the water problem on their property.
Public Hearing closed at 8:28 pm.
Mr. Easton stated that the plans show a french drain on the northern edge of the property line, daylighting to the
existing culvert under Route 50. Underground springs indicate water coming out of the ground; what they have
is a pre-existing high seasonal water table and flat grades. He stated that regarding the stormwater design, they
are removing a large area from the back side of the property and moving it to the stormwater area. The proposed
measures will help the situation. Regarding snow, the new grading will allow places to put the snow, and as it
melts there is a drainage system to handle the water. He stated that he will let Mr. Hubschmitt speak to the
dumpster location; it meets code and setback requirements and will be screened with a fence and plantings.
Mr. Hubschmitt stated that he has no issue with moving the dumpster to the south.
Mr. Easton stated that moving it to the south would require an additional waiver for parking spaces.
Chairman Van Vorst asked if they could put parking where the dumpster is currently proposed.
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Mr. Easton answered affirmatively.
Mr. Maher stated that they would have to revise the site plan.
Mr. Easton answered affirmatively; he stated that the current location is easy for the waste removal truck to
access and meets the setback requirement.
Chairman Van Vorst stated that the current dumpster location is more secluded.
Mr. Hubschmitt asked Mr. Jansen about screening it with more evergreens.
Mr. Jansen stated that he would like to see a brick wall.
Mr. Carl Heiner of 13 Beacon Street is concerned with the location of the french drain.
See comment letter from Mr. Chris Ludke of 1 Mourningkill Drive at the end of these minutes.
Ms. Matias stated that there is an inconsistency in the plans; the rendering shows more vegetation, in different
locations, than is depicted in the plan.
Mr. Easton stated that the hedge row in the rendering is shown in the mature stage and that it would take time to
fill in; the tree in the rendering is misplaced near the utility pole.
Mr. Hubschmitt stated that they will add a berm in that area; plantings on top of the berm will be an effective
screen.
Ms. Matias asked if the berm will be large enough to block the parking lot right away.
Mr. Easton stated that the plantings will be six feet high plus two feet of berm; it will not block the parking lot
100 per cent on day one but will diminish the view.
Mr. Hubschmitt stated that they looked at other projects that had berms, so they added some of that.
Ms. Matias asked Ms. Kaelin if the applicant can be held accountable if the screening dies.
Ms. Kaelin stated that replanting of vegetation if it should die can be a condition of approval.
Ms. Lippmann stated that it would then become enforceable by the Building Department.
Ms. Matias stated that other projects often have a fence or other screening in addition to the vegetation; for this
project the vegetation is really the only screening.
Mr. Easton stated that accountability has been done on some of his other projects; it is typically a three-month
time frame.
Chairman Van Vorst asked if the current plans show the moved hydrant.
Mr. Easton stated that the current plans do not; he would submit the new location to the town engineer.
Page 45 of 57

TOWN OF BALLSTON
PLANNING BOARD MEETING
June 29, 2022 6:30 pm
Town Hall Meeting Room
323 Charlton Road
Ballston Spa, NY 12020

Ms. Lippmann stated that it would be a condition of approval.
Chairman Van Vorst asked if SEQR was completed; Ms. Lippmann answered affirmatively, as part of the
PUDD.
Chairman Van Vorst stated that the Site Plan approval could have conditions of the landscaping being
maintained, the parking waiver, and engineering and fire department approval of the fire hydrant location.
Mr. Jansen asked about the dumpster; Chairman Van Vorst stated that he would let Mr. Jansen work that out
with the applicant.
MOTION: Mr. Maher made a motion to approve the Site Plan for 2A McCrea Hill Road Core Tech with the
conditions that landscaping be maintained throughout the life of the project, a parking waiver from the Town
Code requirements is granted, and the location of the fire hydrant be approved by the town designated engineer
in consultation with the Burnt Hills Fire Department. Mr. DiLorenzo seconded the motion.
Chairman Van Vorst asked if Board members wanted to include the dumpster location in the motion.
Ms. Matias asked if it is a regular dumpster or a special kind.
Mr. Hubschmitt stated that it is a regular dumpster; his contract with the waste removal company states that
pickup can only occur between 8 am and 5 pm.
The Board members agreed to exclude the dumpster location from the motion.
The Board voted on the motion. All in favor. CARRIED.
The applicants thanked the Board.

Mr. Keniry rejoined the meeting as the attorney of record.

Mangino Buick Entrance and Sign Site Plan (PB 2020-025)
1484 Route 50, 965 Route 67; SBL 228.-1-53, 228.-1-18

Site Plan Review and Special Use Permit for additional site entrance and sign. Public Hearing Scheduled.
SEQRA Unlisted Action, open.
Mr. Joe Dannible of Environmental Design Partnership represented the applicant, Mangino Buick GMC.
Mr. Dannible stated that they are proposing an access road to connect the site that fronts on Route 50 to a
second means of ingress and egress on Route 67 as well as a zoning-compliant sign and display pad for new
inventory. They have wetlands and stream crossing permits from the NYS DEC and US Army Corp of
Engineers, have provided a grading and drainage plan and are looking to advance the project.
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Chairman Van Vorst stated that on the Environmental Assessment form, number 13A, regarding wetlands, he
thinks there is a mistake as the form is marked no.
Mr. Dannible stated that the question should be marked yes and that it was noted in the engineering review
letter. He stated that they provided disturbance permits.
Public Hearing opened at 8:47 pm.
Mr. Jim Paratore of 1490 Saratoga Road stated that there is a stream that separates their two buildings and he
would like to be sure the water doesn’t back up.
Mr. Dannible stated that they are aware of the water; the stream has been looked at by NYS DEC and the US
Army Corp of Engineers and they have an appropriately sized culvert pipe.
Ms. Lippmann stated that regarding the SEQR form question 13A, the most recent one is checked yes.
Mr. Keniry stated that as the Board has already declared Lead Agency and the project is an Unlisted Action, the
Board could consider a Negative Declaration of Environmental Significance.
Mr. Keniry presented Parts 2 and 3 of the SEQRA Short Environmental Assessment Form and read the
questions aloud for members to agree with the determination of impact.
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MOTION: Mr. Maher made a motion that the Town of Ballston Planning Board make a Negative Declaration
of Environmental Significance on this Unlisted Action. Mr. DiLorenzo seconded the motion. All in favor.
CARRIED.
Public Hearing closed at 8:54 pm.
Chairman Van Vorst read the first four factors of the Special Use Permit criteria for the Board members. All
members agreed with each item.
a) 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.
b) The location and size of the use, the nature and intensity of the operations involved or conducted in
connection therewith, its site layout and its relation to streets giving access to which 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.
c) The location and height of building, 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 will not hinder or discourage the proper
development and use of adjacent land and buildings or impair the value thereof.
d) The public convenience and welfare will be substantially served, and appropriate use of neighboring
property will not be substantially or permanently injured, subject to appropriate conditions and
safeguards, as determined necessary to promote the public health, safety and welfare.

MOTION: Mr. Maher made a motion to approve the Special Use Permit for Mangino Buick at 1484 Route 50.
Mr. DiLorenzo seconded the motion. All in favor. CARRIED.
MOTION: Mr. Maher made a motion to approve the Site Plan for the additional entrance and sign at Mangino
Buick at 1484 Route 50 conditional on the applicant providing a permit from the DOT and work permit for the
curb cut. Mr. DiLorenzo seconded the motion. All in favor. CARRIED.
Mr. Dannible thanked the Board.

NEW BUSINESS

Mangino Buick Building Addition Sketch Plan (PB 2022-011)
1484 Route 50; SBL 228.-1-53
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Sketch Plan Conference for a 6,000 SF building addition. SEQRA Unlisted Action, open. SEQRA is included
with the Mangino Buick Entrance and Sign project.
Mr. Joe Dannible of Environmental Design Partnership represented the applicant, Mangino Buick GMC.
Chairman Van Vorst asked Ms. Lippmann if the Purchase of Development Rights (PDR) was approved by the
Town Board this evening.
Ms. Lippmann answered that it was approved at one dollar per square foot; it needs to be finalized. The
applicant is here for a sketch plan to discuss any conditions that the Board would have and stated that the Board
has the leverage at this beginning stage to recommend if it’s appropriate to use the PDR additional area bonus
that the project is requesting.
Ms. Lippmann stated that the applicant’s current area exceeds the 10,000 SF zoning limit but is grandfathered
so does not require an area bonus. MJ Engineering is recommending that only the additional 6,000 SF addition
require an area bonus, rather than the entire square footage which is over the limit; it would require a $6,000
payment into the PDR program for the applicant to be able to build the addition. The building square footage
refers to the total square footage on site.
Mr. Keniry stated that this is brand new. There are four critical criteria: whether the proposed density
adjustments would not have a significant adverse impact on the property or to an adjoining property or to the
neighborhood in which the property is situated; the proposed project including the incentive can be adequately
supported by the public facilities available or provided as a result of the project including but not limited to
sewer, water, transportation, waste disposal, and fire protection; the project is in harmony with the purpose and
intent of this law; use of an incentive for the particular project is consistent with the Town’s adopted
Comprehensive Plan. These are the factors the law encourages the Planning Board to consider when making a
recommendation for PDR.
Chairman Van Vorst asked if there is an incentive for green energy?
Mr. Lippmann stated that yes, they could pursue that to make the cost less.
Mr. Dannible stated that this is a lot of new information; they have a pending application with the Zoning Board
as they weren’t sure which direction to go. They are proposing a 6,000 SF addition to the existing building; the
total building would be 31,000 SF. The addition is on the northeast side of the building which is the back of the
building; it would be hidden when driving north but would be visible when driving south. The approved ingress
and egress provide better access to the site. The area of the addition is on 100 per cent impervious area; there
will be no need for stormwater management or mitigation and there will be minimal increase in sewer and water
usage. They are interested in the PDR process to be able to expand their building; they would like Planning
Board input.
Chairman Van Vorst polled the Board and they all agreed they were in favor of the project.
Page 51 of 57

TOWN OF BALLSTON
PLANNING BOARD MEETING
June 29, 2022 6:30 pm
Town Hall Meeting Room
323 Charlton Road
Ballston Spa, NY 12020

Mr. Dannible asked if the process stays with the Planning Board or does it go to the Town Board.
Mr. Keniry stated that there is involvement of the Town Board, it is still in the advisory and input stage. The
building department is involved as well and Mr. Stickles will review the calculation.
Ms. Lippmann stated that MJ Engineering will assist the Building Department with reviewing the calculation;
the form and process will be finalized in short order.
Mr. Keniry stated that the procedure is in the Town Code.
Ms. Lippmann stated that $6,000 would be the maximum fee without green energy.
Ms. Lippmann stated that the Code just says the maximum commercial building square footage but doesn’t
specify one or two buildings.
Mr. Maher stated that he would like a formal interpretation of that from the Town Board.
Ms. Lippmann stated that she would confer with Mr. Stickles.

Wellnow Site Plan (PB 2022-008)

1508 Route 50, 1502 Route 50, 975 Route 67; SBL 216.-1-35, 216.-1-36, 216.-1-37
Site plan Review, Special Use Permit, and Lot Line Adjustment for proposed 3,500 SF Health Care Facility
with associated driveway and parking lot. SEQRA Unlisted Action, open.
Mr. Jason Dell of Lansing Engineering.
Mr. Dell stated that he is here to introduce the Board to the project and for initial feedback.; they know they will
need to go before the Zoning Board. The proposed project is located between the east side of Route 50 and the
west side of Route 67. The site plan is within a group of three parcels that total 2.91 acres, located in the Mixed
Use Center North district of Town; health care facilities are an allowed use. The applicant is proposing a Lot
Line Adjustment. He stated that the proposal is for a 3,500 SF health care facility on lot 1; the existing
residential structure will be demolished. There would be two curb cuts, one on Route 50 and one on Route 67
with a shared accessway to connect them. The site would include employee and visitor parking in accordance
with Town Code; approximately 20 spaces. Water and sewer would be municipal, and stormwater would be
managed in accordance with all requirements.
Chairman Van Vorst asked Ms. Lippmann to list the concerns.
Ms. Lippmann listed some of the issues as stated in her engineering letter: minimum lot sizes, lot width, front
yard setback that does not meet requirements; there are some existing nonconformances but four are proposed
nonconformances that would need area variances from the Zoning Board. A private road would not be allowed
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and must be called a shared accessway. Ms. Lippmann stated that several of the concerns could be addressed by
the applicant in subsequent submissions including green space requirements, sidewalks, deciduous trees,
driveway materials, signage, the location of the nearest hydrant as well as other items outlined in the letter.
Oher items are typical of information required as part of a site plan review.
Chairman Van Vorst stated that there are some substantial hurdles.
Mr. Dell stated that there are reasons as to why the project is laid out this way. He stated that it is impossible to
meet both setbacks; he had to site the building on the Route 67 side to meet the green space, parking, etc.
requirements. Two of the existing lots are substandard; shifting the lot line will bring lot 2 to Code but a
variance will still be required for lot 3. Regarding the frontage width on Route 67, he needed to shorten it for
placement of the shared accessway.
Chairman Van Vorst polled the Board on the project, and they were all in favor.
Mr. Dell thanked the Board.

Foreverly House Project Sketch Plan (PB 2022-009)
1214 Saratoga Road; SBL 239.-1-10.111

Sketch Plan Conference for two proposed buildings, each with two residential units, and additional parking.
SEQRA Unlisted Action, open.

Mr. Dave Carr and Ms. Kara Tedford of the LA Group, Mr. Ray O’Conor and Ms. Cheryl Hage-Perez of
the Veterans & Community Housing Coalition
Mr. Carr stated that they met with the then-Building Inspector in January of 2020 to get information and had to
pause for a year due to Covid. They met with Mr. Stickles and Mr. Vaverchak in December of 2021 to get
additional information and learned of the moratorium. They are a not-for-profit and are working with donated
funds so have been careful thoughout the process regarding spending money.
Ms. Hage-Perez stated that she is Executive Director of the Veterans & Community Housing Coalition
(VCHC). They have four housing projects for homeless, low-income veterans in Saratoga County, including
residences and other support services to help veterans to transition from military to civilian life, or deal with
PTSD and other issues. At 1214 Saratoga Road the VCHC operates the only VA-funded transitional housing
program of its kind in New York State, for homeless female veterans, who are the highest rising homeless
population in the United States. One problem is that children aren’t allowed at a VA facility, so the VCHC
couldn’t help if the female veteran had children. They followed some of these families and learned that, without
services, the veterans’ lives crumbled, and their children fared poorly. They wanted to do something about this
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but there is no VA or State funding as they don’t have 120 beds, so it is a grassroots effort and they are
receiving pro bono services from several organizations.
Mr. O’Conor stated that there is a long list of those wanting to help with the project, and they have been
successful with fundraising. The next step is approval from the Planning Board.
Ms. Hage-Perez stated that the VCHC has been in an agency in this community since 1983; they have identified
needs and developed many programs to help veterans; the Town of Ballston and Ballston Spa have been very
receptive and appreciative of veterans and want to give back.
Mr. Carr stated that the project has two duplexes each with two four-bedroom units so moms can stay with kids.
The first phase would include one building with two units.
Ms. Hage-Perez stated that the project would be built on property that they currently own, next to the existing
Guardian House.
Ms. Tedford stated that the project is located at 1214 Saratoga Road; the parcel is 3.86 acres and is in a business
zone but is allowable as the project is a community service. The existing building is the Guardian House, which
includes six residents plus one staff member. It has a parking area and water from Route 50 which has a 6-inch
line, metered inside the building. It has a septic leach field. She stated that they are proposing two duplex units
with four bedrooms each; eight bedrooms per building. They propose to construct one building with utilities and
septic system now and construct the second later as funding becomes available. Per discussion with Mr. Joe
Whalen, Water Superintendent, the units should be individually metered, so they would tie to the six-inch line
on site and have individual meters in each unit; they would have septic leach fields. For parking, they propose
to re-stripe the existing lot to be more efficient with the spaces available. The current building requires seven
parking spots, the proposed building requires eight spots, which totals to 15 spots and they are proposing 18; the
lot is currently paved. She stated that they had an architect create renderings, which show a white clapboard
building with two entrances.
Mr. O’Conor stated that the design is consistent with Guardian House.
Ms. Tedford stated that the intent moving forward is to get a detailed survey of the site, then engineer the water
and septic, locate the houses more precisely, and create a grading plan.
Mr. DiLorenzo asked Ms. Lippmann if the new, multi-unit zoning restrictions would affect this project.
Ms. Lippmann stated that this use has been classified as a community service, so it is not subject to multi-family
limitations.
Chairman Van Vorst asked if duplexes were permitted anyway; Ms. Lippmann answered affirmatively.
Mr. Keniry stated that in terms of the definition, community service is defined as not-for-profit or social service
establishments providing assistance, programs, and aid to members of the community, which sounds consistent
with what we’ve heard.
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Ms. Lippmann stated that there is no Special Use Permit required, just a Site Plan Review.
Mr. Blair stated that he noticed that the rendering resembles the existing building. He volunteered at the existing
building with Rebuilding Together and stated that it’s great what the applicants are doing and that the project
would be beneficial to the community. He is in favor of the project. The other Board members agreed.
Ms. Matias stated that she remembers when Guardian House was proposed. There was some opposition; she
lives near the project and has never had any issues with any of the residents or facilities. She stated that they are
doing a great job.
Ms. Hage-Perez stated that they are very excited to be able to add to their services for the men and women who
have sacrificed so much.
Chairman Van Vorst stated that the Board members are all in favor of the project.

Insite Northeast Minor Subdivision (PB 2022-010)
28 Diamond Road; SBL 249.00-3-72.2

Minor Subdivision to subdivide the parcel into three single-family residential lots. SEQRA Unlisted Action,
open.
Mr. Terrance Hubbard of 28 Diamond Road.
Mr. Hubbard stated that the subdivision was approved in 2010 with the prior zoning but had to come back to the
Planning Board because the project was never filed with Saratoga County. The previous version had four lots,
but the current project has three due to the zoning change. He lives on lot 3 and would like to build on lot 1,
keep lot 2 and sell lot 3. He has received the notes from MJ Engineering and is ready to make changes due to
the zoning changes. He believes there is no need for a Stormwater Pollution Prevention Plan (SWPPP) and has
made the revision regarding the separation distance from the pond to the absorption field.
Chairman Van Vorst polled the Board about the project.
Chairman Van Vorst stated that on the Environmental Assessment form, number 8C is marked yes, and asked if
that was accurate.
Mr. Hubbard stated that it is not.
Chairman Van Vorst stated that it would need to be corrected.
Ms. Lippmann asked if the applicant will modify the site plan so variances are not required, or if he would seek
an area variance from the Zoning Board.
Mr. Hubbard stated that he will a delete a lot so that variances are not required.
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Ms. Lippmann asked if the side and rear yard setbacks will be modified, as proposed a variance would be
required.
Mr. Hubbard answered that the setbacks will be modified and asked if the existing side yard would be
grandfathered.
Ms. Lippmann stated that yes, it is an existing nonconformance.
Chairman Van Vorst asked if the applicant could participate in PDR.
Ms. Lippman stated that PDR does not apply because the applicant is not requesting less density; the issue is
setbacks.
Mr. Blair stated that it looks like he could meet that if he updates the plan.
Ms. Lippman answered affirmatively.
Mr. Hubbard stated that they thought there was another lot; there were four lots when approved but it wasn’t
filed with the county in 2010.
Chairman Van Vorst stated that the PDR program enables a developer to increase the density of housing in a
development by purchasing rights to do so.
Ms. Lippmann stated that a fourth lot could potentially be an option.
Mr. Blair stated that if it costs $10,000 for a fourth lot, that lot would be worth more than $10,000.
Ms. Lippmann stated that bonuses are allowed if participating in the PDR program; he could have up to oneacre lots without water/sewer, or up to one-third acre lots with water/sewer. The cost would be $10,000 for the
fourth lot.
Mr. Blair stated that the applicant would also have to meet the setback requirements.
Ms. Lippmann stated that yes, he would have to meet the setback requirements or seek area variances.
Mr. Hubbard stated that it won’t take us long to figure that out and asked the name of the program.
Chairman Van Vorst stated that it’s called PDR, Purchase of Development Rights.
Mr. Keniry stated that it’s in the Town Code, pages 232 through 242.
Ms. Lippmann stated that this is non-binding, we’re all learning this together and we will work with you
through that process if you choose to do that.
Mr. Hubbard asked if PDR is viable for this lot.
Ms. Lippmann stated that it appears to be.
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Mr. Hubbard asked if a Public Hearing could be scheduled.
Ms. Lippmann stated that it could be set and adjourned if new things come up.
Chairman Van Vorst polled the Board, all were in favor of scheduling a Public Hearing.
Chairman Van Vorst set a Public Hearing for July 27, 2022 at 6:30 pm.
Mr. Hubbard asked if adding the fourth lot would add another meeting to the project.
Chairman Van Vorst stated that it probably would.
Mr. Keniry stated that if the applicant meets the submission deadline the Public Hearing can be advertised
correctly.
Mr. Hubbard stated that they would decide.

MOTION: Mr. Blair made a motion to adjourn the meeting. Mr. Maher seconded the motion. All in favor.
CARRIED.
Meeting was adjourned at 9:50 pm.
Respectfully submitted,

Kerri Mains
Kerri Mains
Planning Board Secretary
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From:
To:
Subject:
Date:

Bernadette DiCocco
Kerri Mains
Solar Project Site Plan Public Hearing Notice 6/28/2022
Tuesday, June 21, 2022 6:43:27 PM

To Whom It May Concern:
As a neighboring resident at 306 Middleline, Ballston Spa, N.Y., of the 91 Mann Road and
Garrett Road, Town of Ballston, County of Saratoga and State of NY, SBL 215.-1-48.1 solar
installation project, I have a few questions I request the board to review and address.
I harbor concerns over EMF emissions, dirty electricity, stormwater runoff as well as
pesticides running onto our property. This proposed project will negatively impact the
property value, negative visual impact and carry additional long term impacts.
What is the size and density of the proposed (commercial-scale) proposed solar
installation? Are there plans for any added infrastructures? Such as
electrical infrastructures or emergency use of access roads?
How are the solar farms adequately screened? How will the project be trenched? Any
project greater than one acre requires a full stormwater pollution prevention plan (SWPPP).
Has this been met?  
What is the shelf life of the solar panels? Disposal of solar panels? Is there money for
decommissioning the solar arrays at the end othe their life?
Have the procedural requirements for site plan review and with the standards for special
use permits required by the town's zoning ordinance and solar law been met? When was a
PILOT agreement and or model agreement between NYSERDA (energy research and
development authority) approved?
I understand there is an upcoming public hearing regarding this project on 6/28/2022
at 5pm. Will a zoom meeting link be available for those residents that are unable to attend
in person?
Thank you for your time!
Sincerely,
Bernadette DiCocco

From:
To:
Subject:
Date:

Joan Hicks
Kerri Mains
Solar Project - Mann Road
Tuesday, June 21, 2022 10:17:09 AM

Producing and selling Power is a business.
Agricultural
Districts were created to preserve farmland. The Ag Exemption for farmers could lower the
Property Tax for this business.
100% disapprove the special use solar project site plan.
Joan Hicks
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To: John Van Vorst- Chairperson Planning Board

June 11, 2022

Eric Connolly -Town Board Supervisor-Town of Ballston
Subject: Solar Panel Farm CSI citing (PB 2021-012) Randall Road, Rural Agricultural District -Update
cc. Kerri Mains, Michael Carota , Chuck Curtiss, Rob Fendrick, Kelly Jasinski, Ben Baskin, Dave Blair,
Peter DiLorenzo, Dale King, Patrick Maher, Michael Zuritus, Debra Kaelin
Kerri- please distribute cc’s. Thank you.
Introduction: In anticipation of the June 29, 2022 Planning Board Agenda Topic 4 Active Solar Randall
Road Solar Farm (PB 2021-012), the following are requested for evaluation.
Overview: The Town Code 138-115-entitled SOLAR ENERGY INSTALLATIONS and specifically Section D
(page 9) Type III Community Solar Installation (CSI) is being utilized as the code document.
1. Pertaining to Section (2) General provisions subsection (g); in no case shall solar equipment or
fencing , be located within 200ft of any public roadway. From Town Maps of Randall Road, the
traversed width of the paved portion of the road is just under 21 foot width with total documented
width requirement of 49.5 feet. This additional width accounts for crushed stone and drainage
ditches. For each side of the town maintained road, a calculated value of 14.25ft was obtained.
Town maps document the 49.5ft. width. An evaluation is requested to initiate the siting of the
200ft. separation distance beginning at half the road centerline and 24.75 ft. from centerline. This is
most likely the parcel owner’s property line.
Resolution: On May 25, 2022 Frank McCleneghen (President) Active Solar, agreed to the
proposal to utilize the TOB maintained centerline of the roadway with 49.5/2 ft . (minimally), as
the initiation point of the 200 ft. setback distance from any public roadway. I am requesting the
Board to discuss and approve.
2. A typical chain link fence type to be used reflects light and adds to solar farm detectable light
emissions. Are antiglare fence units being proposed? Is there a requirement to ensure that
electronic surveillance monitoring systems will not be used? Are there provisions in place that
adjacent properties are not subject to surveillance?
Resolution: On May 25, 2022 Frank McCleneghen (President) Active Solar , agreed to the
proposal.
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3. Page 10(e) Screening . Does the Planning Board review the final Screening methods to be
utilized? The land is rolling and may require a more varied type of application. With barrier
fencing –tech specs most likely were provided. Did the specifications for fencing include
provisions for not having a concertina wire configurations on the top of the fence? If used, is
the deterrent wiring similar to The Randall Road NIMO Power station? Are there provisions to
ensure that the security level does not exceed any rural community standards?
Resolution: Requested
4. Glare/Section E. (2b and section E.(2) pg.5: provisions preventing misdirection and/or reflection of
solar rays onto neighboring properties). Subtended angles of reflection from solar panels,
associated apparatus, fencing and barriers, all contribute to potential glare issues to neighboring
property and vehicular road travel. Specifically, with my adjacent 6 acre parcel being nearly parallel
with near direct southern exposure and over 500ft of road front, I have concerns relating to
reflective glare. Glare is potentially the highest during winter solstice; the angle of reflection may be
highest during this seasonal period. Given that the near center of my currently farmed property has
a native hill adjacent to Randall Road, potential glare exposure may be at the peak of the hill: the
entire property line may be exposed to glare greater than background levels (code specified). This
deeded property does have availability for a residence structure and as such may fall under Bulk
code requirements for building height, and as such instrument assisted monitoring for glare may be
necessary for compliance. If approved, it is estimated that over 20 parallel panel array structures
could cumulatively focus glare on a significant portion of the hill/ the entirety of the adjacent roadfront. Standard light meters could easily detect glare directly reflected from large scale Type 3 CSI
Solar Installations. Commercial grade Light/Luminance meters with both high sensitivity and
accuracy are available. Commercial grade instruments also have the ability to differentiate reflective
visible/ UV spectra from varied reflective materials. Is there available, applicable documentation
relating to other NYS “active” CSI’s regarding meter measurements, calculations and conclusions?
Resolution: On May 25, 2022, Frank McCleneghen (President) Active Solar, agreed to have Paul R,
Lubera Jr., PE, CPESC- Lansing Engineering, evaluate the proposed siting of fixed planar, 25 degree
angled solar panel arrays for reflective Solar Glare. With respect to current operational NYS CSI’s ,
calculated data and assessment will be provided to the TOB’s PE for review. It is requested the
Board approve this process.
5. Am I indemnified from Definition Section pg. 3 SOLAR EASEMENT from cutting trees or having other
structures removed which reside on my adjacent property? To maximize incoming solar energy
loads, are there specific criteria (i.e., measured decreased solar load to specific panel/arrays that
would require Town enforcement of easement privilege?
Resolution: Requested
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Conclusion:
Thank you for the opportunity to address (PB2021-021) emergent issues. It is appreciated that this
document is archived.

Sincerely- Peter Domagala
365 Hop City Road – Rural Agricultural District- Town of Ballston

From:
To:
Subject:
Date:

Chris Ludke
Kerri Mains
2A McCrea Hill Road - Core Tech Site Plan
Thursday, June 16, 2022 1:03:49 PM

Greetings,
I will not be available to attend the scheduled June 29th 7PM meeting at Town Hall
regarding the site expansion plan of Core Tech Industries located at 2A McRea Hill
Road to provide comments in person. Please find my provided written comments
below.
1) As a resident of Ballston residing at 1 Mourningkill Drive directly across from the
site in review, I ask that the Town board consider enforcing the site plan to
include/provide a privacy berm that runs along the Western facing side of the site.
Situated along the northbound lane of State Route 50 from the existing McRea Hill
entrance where a treed privacy berm currently exists extending to the North/Western
corner of their site. That the privacy berm installed be tree'd providing myself and
neighboring residences less visibility of the existing or proposed structures to be built.
And additionally providing a means to suppress the existing amount of noise from
their manufacturing processes and shipping/receiving operations.
2) Secondly, I ask that the Town board consider reviewing the current vehicle traffic
behavior around the entrance to the McCrea Hill facility and consider seeking the
enforced reduction of speed limit on State Route 50 from Outlet Road to Brookline
Road, reducing the existing 55 MPH speed limit to 45 MPH for increased public safety.
The amount of traffic that ingress and egress the McCrea Hill facility
frequently causes considerable traffic risks to both vehicles, Bus stop and
pedestrian/bicycle traffic in the general area. With a proposed expansion to this site I
anticipate an increased flow of truck/freight related vehicles. As a resident located at
1 Mourningkill Drive I observe frequent traffic safety concerns to the public. Traffic
entering Northbound onto Mourningkill Drive at 55MPH or greater with limited
entrance provisions from State Route 50. As well as limited view of traffic with the
amount of trucking traffic. It is a tremendous safety risk in the direct area to my
family and residents in the surrounding neighborhood expansions the Town permitted
over these past few years.
Thank you,
Chris Ludke
1 Mourningkill Drive
518-944-8517

