TOWN OF BALLSTON
PLANNING BOARD MEETING
May 25, 2022 6:30 pm
Town Hall Meeting Room
323 Charlton Road
Ballston Spa, NY 12020

ATTENDEES:
John Van Vorst, Chairperson
Ben Baskin, Board Member
Dave Blair, Board Member
Peter DiLorenzo, Board Member
Patrick Maher, Board Member
Audeliz Matias, Board Member
Michael Zuritis, 1st Alternate
Bill Keniry, Attorney
Jenny Lippmann, Engineer
ABSENT:
Dale King, Board Member
Debra Kaelin, Attorney
Jeff Stickles, Building Inspector
Call to Order
The meeting was called to order at 6:36 pm.
Pledge of Allegiance was led by Chairman Van Vorst
Approval of Previous Minutes
MOTION: Mr. Maher made a motion to approve the April 27, 2022 meeting minutes as drafted. Mr.
DiLorenzo seconded the motion. All in favor. CARRIED.
OLD BUSINESS

Middleline West & Middleline East Solar Array (PB 2020-010)
284 Middleline Rd.; SBL 227.-1-16.11

Site Plan Review, Special Use Permit and Lot Line Adjustment for Community Solar Installation (CSI).
Public Hearing continued. SEQRA Type I Action, open.
Mr. Rob Garrity of Finlo Solar represented the applicant, Farm Raised LLC.
Mr. Garrity stated that this is their seventh meeting with the Planning Board. They are requesting
Planning Board approval of the project pending closure of the Public Hearing and SEQRA. They did not
expect the process to take this long and have been working things out with the Town. The State’s
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funding is opening for the project next week which could impact them financially. All requirements of
the Town engineer have been met and the Ballston Spa Fire Department supports the project. The site
was chosen because the impact on the Town is minimal. They have considered the neighbors, added
extensive screening, and have met all Town requirements.
Chairman Van Vorst opened the Public Hearing at 6:42 pm.
Mr. Peter Domagala of 365 Hop City Road would like specificity on the 250-foot documentation of
being away from any resident properties. He heard the presenter state that there are no adjacent
properties within 250 feet that would be affected visually. He would like to know if that is the case.
Mr. Maher stated that the engineering review has been completed and the project meets all stipulations
in the Town code.
MOTION: Mr. Maher made a motion that the Town of Ballston Planning Board make a Negative
Declaration of Environmental Significance on this Type I Action. Mr. Blair seconded the motion.
Discussion:
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 members agreed to each question.
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AMENDED MOTION: Mr. Maher amended his previous motion to include that the Chairman be
authorized to sign Part 2 and Part 3 of the SEQRA Full Environmental Assessment Form. Mr. Blair
seconded the motion. All in favor. CARRIED.
Chairman Van Vorst asked for other public comments.
Mr. Peter Domagala of 365 Hop City Road has no adverse comment to the Middleline Road signing; he
wants to make sure it’s a unique entity in terms of the other signings to be discussed tonight. He asked if
the signing is binding as of this moment.
Chairman Van Vorst stated that he had yet to sign it.
MOTION: Mr. Maher made a motion to close the Public Hearing at 7:04 pm. Mr. Baskin seconded the
motion. All in favor. CARRIED.
Chairman Van Vorst stated that this is the first venture into solar as the Town has not previously
allowed it, so we have been very deliberate as the project will be here for the next thirty to forty years.
There are some criteria, addressed at the earlier agenda meeting, that we may want to see written into
the resolution when it’s approved. He stated that he doesn’t think the Board is ready to approve yet and
asked if other Board members agree.
Mr. Garrity stated that they have been coordinating with New York State Agriculture & Markets and
meet or exceed all requirements listed in their guidelines for solar projects. They will work with the
Town on the type of bond required to make sure they comply; he believes that many items have been
addressed.
Chairman Van Vorst stated that he is aware that there is a grant.
Mr. Garrity stated that next week, in June, the New York State Energy Research and Development
Authority (NYSERDA) grant program opens and the incentive money declines over time. They will
work with the Town on contingencies but would like to move forward as site plan approval is needed to
apply for the program. He stated that these projects do not make people rich in New York State and
encouraged the Board to investigate the numbers. They are at a point where everything needs to line up.
Chairman Van Vorst stated that they sympathize with the potential loss of those incentives but cannot
allow that to influence their decision as a Planning Board.
Chairman Van Vorst asked for opinions from other Board members.
Mr. Blair stated that the agenda meeting conversation about bonding versus cash up front was
significant to protect the Town thirty to forty years from now and asked if that could be a contingency.
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Mr. Maher stated that he is not averse to approving the project tonight; he doesn’t know how far they
want to go with a list of contingencies as they don’t do that on other types of projects they approve, but
he will defer to the majority.
Chairman Van Vorst stated that with other development projects there is a precedent set but as this is the
first venture into solar projects, he wants to be sure it is done properly.
Mr. Maher stated that this company has a long and successful track record in New York State.
Mr. Baskin stated that he is supportive of approving with a contingency on the bond issue. He feels
comfortable with the project.
Ms. Matias stated that she understands the caution but asked if the Chairman could share his concerns so
they can be discussed.
Mr. Chairman stated that he created a list based on articles he has read as well as input from other
communities. He read the following list aloud: insure abandonment; project not started in eighteen
months or not operational for one year – a thirty day notice then take action with
penalties/fines/removal/liens on property; requirements for removal, disposal, stabilization and
revegetation; cost schedule; security, letter of credit; reevaluate decommissioning costs during the
project’s lifetime; removal of all non-utility-owned equipment – conduits, structures, fencing, roads,
foundation; restoration of property to prior conditions; timeframe for completion; who is the responsible
party (as many projects are flipped shortly after approval); plans for updating – tree replacement,
landscaping, fence maintenance; pre-construction meetings before issuance of building permit;
communication of sale of the project; no parking on roads, shoulders, or adjacent property; bonding.
Mr. Baskin asked what the risk is if financing changes before project completion and the if the Town
would be left with an inoperable project.
Mr. Garrity stated that the Town’s decommissioning agreement addresses this issue; all items are
addressed in the New York State Agriculture and Markets decommissioning plan.
Ms. Matias asked if the applicant would be okay with the approval containing contingency items related
to reevaluation of decommission cost, sale of the project.
Mr. Garrity stated that they would work out the decommissioning adjustment with the Town. He asked
if some of this needs to be worked out with the Town Board.
Chairman Van Vorst asked Mr. Keniry if the PILOT agreement is between the Town Board and the
applicant.
Mr. Keniry stated that is correct and has nothing to do with the Planning Board approval. He believes
the applicant is referring to the decommission plan requirements in the Town code. He stated that there
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is a substantial amount of discretion for the Planning Board; the Town Board’s position is that the
decommissioning costs be in cash, not a bond or a third-party insurer.
Chairman Van Vorst asked if the Planning Board can require reevaluation after a period of time.
Mr. Keniry stated that yes, it is not that uncommon. To determine the costs using the current rate of
inflation or Consumer Price Index (CPI) is difficult; it is easier for applicants to have an understanding
that in three or five years, for example, the amount could be determined by the town engineer based on
submission from the applicant. He stated that that could be a potential manner to address it.
Chairman Van Vorst asked who the responsible party is for addressing the reevaluation if the project is
flipped in two years, for example, after approval.
Mr. Keniry stated that the Planning Board should consider and specify that. It could be addressed to the
operator of the system or the real property owner; or this applicant and the future system operator could
each be responsible; it is up to the Board.
Chairman Van Vorst polled the Board members on requiring reevaluation, and whether the responsible
party should be the property owner or the system owner.
The members agreed that five years would be appropriate and that the project owner should be
responsible.
Mr. Garrity was asked how many times he anticipates the project to be flipped; he answered that he
doesn’t plan on going anywhere, and he has finance partners.
Chairman Van Vorst polled the Board as to whether the members would like to require reevaluation as
part of the resolution and which other issues should be included as well.
The members agreed that reevaluation should be included.
Mr. Blair stated that many of the other issues are covered under the decommission plan, and anything
the operator does not do can be taken care of using the security monies.
The Board members mentioned some of the other issues on the Chairman’s list, including a period of
inactivity, tree replacement, notification of change of operators. They determined that issues listed in the
zoning code would not need to be included in the resolution.
Mr. Keniry stated that any conditions that the Planning Board would like to impose must be included in
this resolution.
Ms. Matias stated that Town notification of a change of operators should be included.
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Mr. Blair asked if a new operator would be obligated to follow the conditions of the Special Use Permit,
and if the Town can fine the property owner if the operator is in violation of the Special Use Permit.
Mr. Keniry answered affirmatively to the obligation of the new operator to follow the Special Use
Permit and stated that the violation becomes an enforcement issue both of the violated use and the owner
of the real property.
Chairman Van Vorst asked if the preconstruction meeting should be included in the resolution.
Mr. Keniry answered affirmatively.
Ms. Matias asked who the preconstruction meeting would be with.
Chairman Van Vorst stated that it would be with the Building Inspector. He asked if the requirement for
removal, disposal, stabilization and revegetation should be included in the resolution.
Mr. Garrity stated that New York State Agriculture & Markets requires it.
Mr. Keniry stated that Agriculture & Market specifications are particular to this specific project.
Chairman Van Vorst polled the Board as to if they would like to proceed. All members agreed.
MOTION: Mr. Maher made a motion to approve a Lot Line Adjustment for 284 Middleline Road, for
the Middleline West & Middleline East Solar Arrays. Mr. DiLorenzo seconded the motion. All in favor.
CARRIED.
Chairman Van Vorst read the Special Use Permit code and asked the members if they 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.
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(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.
All members agreed with each item.
MOTION: Mr. Maher made a motion to grant a Special Use Permit for the Middleline West & Middleline East
Solar Arrays at 284 Middleline Road. Ms. Matias seconded the motion.
AMENDED MOTION: Mr. Maher amended his previous motion to include the following stipulations: that
there be a reevaluation of the costs for the decommissioning plan to be completed every five years by the
current operator as determined by the Town designated engineer; that if the project is shut down or does not
operate for a period of at least six months that they would have to come back for reapproval; that all
landscaping that is provided at the beginning of the project be maintained throughout the life of the operation of
the system; that if the system is sold to another owner/operator that that sale be communicated directly to the
Town Building Department; that a preconstruction meeting is held prior to commencement of construction.
Chairman Van Vorst asked for a second for the motion; other Board members indicated a need for a stipulation
for a cash security.
The Board and the applicant discussed a stipulation that the security for the project be in cash; Mr. Keniry stated
that the code indicates cash if the Planning Board so chooses.
Chairman Van Vorst polled the Board for their preference in requiring cash:
Mr. Maher and Mr. Baskin were ambivalent.
Mr. Keniry recommended stipulating cash.
Mr. Blair stated his concern that if the bonding company goes out of business it becomes a Town problem.
Ms. Matias stated that she sees both sides, that she feels like a bond is easier for the applicant, but cash will
protect the Town, so she is going with cash.
Mr. DiLorenzo and Chairman Van Vorst would like the cash option.
AMENDED MOTION: Mr. Maher amended his previously amended motion to include the stipulation that the
security for the project be in cash. Mr. Blair seconded the motion.
Mr. Keniry and the Board members discussed the parking concern as a possible stipulation and determined it
was not needed as it would be a traffic enforcement issue.
Mr. Baskin asked how much cash would be required.
Chairman Van Vorst stated that he has no idea but that the amount should not influence the Board’s decision.
Mr. Garrity asked for a metric to have some idea what to expect at the time of the five-year reevaluation; he
asked if it could be tied to the CPI.
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Mr. Baskin stated that it is not specified what happens after the reevaluation; there may be negotiations.
Mr. Blair stated that the decommission plan is 2.5%, which is the typical CPI. He would look at the average CPI
over the previous five years and adjust accordingly if he were determining the cost.
Mr. Garrity stated that a guideline would be helpful, to be open-ended is concerning.
Chairman Van Vorst polled the Board as to including a guideline for the reevaluation cost. All members agreed.
Mr. Keniry recommended having the Town designated engineer calculate the cost.
Ms. Lippmann provided updated decommission costs from April 2022.
AMENDED MOTION: Mr. Blair amended Mr. Maher’s previously amended motion to include a stipulation to
reevaluate the decommission plan every five years based on the 2.5% CPI that they used in their plan and adjust
accordingly on what the average five-year CPI was, when it is looked at. Mr. Baskin seconded the motion. All
in favor. CARRIED.
MOTION: Mr. Maher made a motion to approve the Site Plan for the Middleline West & Middleline East
Solar Arrays at 284 Middleline Road, subject to the same conditions that were detailed for the Special Use
Permit. Ms. Matias seconded the motion. All in favor. CARRIED.
Mr. Garrity thanked the Board.

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
scheduled. 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 are here tonight for public feedback, as well as feedback from the Planning
Board. They have amended their plan to reflect the new zoning ordinances, including an increase in
fence height and additional landscape screening. They have communicated with neighbors to provide
more information about the project and will submit additional engineering details to Ms. Lippmann in
June for further review and evaluation.
Ms. Postma stated that they expect that their package and application will be complete for the June 8,
2022 submission deadline and will meet all requirements.
Chairman Van Vorst opened the Public Hearing at 7:50 pm.
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Mr. Jeremy Male of 64 Middleline Road read a letter he had written regarding the project. (See
attachment at the end of these minutes.) Additionally, Mr. Male has concerns about where on the
property the solar farm will go; where the stakes are located is next to his land and he sees other portions
of the property as more fittable and commercial.
Ms. Kate Laird of 22 Wakeman Road stated that she had an email exchange with Mr. Ruthman, which
she submitted. (See attachments at the end of these minutes.) Ms. Laird stated that she had a two-hour
meeting and fifteen-page transcript of concerns; she appreciates that some of her concerns have been
incorporated into the zoning.
Mr. Peter Domagala of 365 Hop City Road would like the Planning Board to consider ELF and EMF
(electromagnetic force) review of these solar farms. He stated that there are standards to ensure that we
don’t have ELF or electromagnetic force concerns. He requests that the Board look at that and provide
documentation from NYSERDA that reflects this.
Mr. Blair asked what ELF is.
Mr. Domagala stated that ELF is electromagnetic force; there is specific equipment to detect it and
NYSERDA should be able to determine if the maximum exposure for individuals is being exceeded; he
would like the Board to address the concern.
Mr. Larry Rafferty of 43 Middleline Road has concerns about the location of the project’s driveway
with respect to the location of his driveway, as he lives across from the lower field. He would like to
know where it will be located and how often it will be used.
Mr. Ruthman showed Mr. Rafferty where the proposed driveway will be located and stated that the
drawings are available on the Town of Ballston website.
Ms. Laird asked about the road with regards to the housing project and if it will be a one-way road.
Mr. Ruthman stated that there is no proposed roadway and it is not related at all to the housing project.
Ms. Laird asked about the entrance and exit for workers.
Mr. Ruthman stated that the entrance will be on Middleline Road in the northwest corner of the project.
Ms. Anita Male of 64 Middleline Road has concerns about the health impacts of the solar farm. She and
her family moved here in 2006; her husband has had brain cancer twice. They have two boys and have
worked tirelessly to have their family and live in this area. Having solar panels so close to their property
is devastating to their family; their well is right next to the solar farm property. She stated that she is
begging for the project to be moved; she is worried for her husband and children. She is willing to talk
with the project developers.
Chairman Van Vorst adjourned the public hearing at 8:01 pm.
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Ms. Matias stated that when the Board started looking at the first solar farm, she read research articles
and there are books about renewable energy; the only health concerns she found with solar were related
to the manufacture of the panels, not the solar farms themselves; the articles she read were concerned
with larger solar farms than are being presented here.
Mr. Ruthman stated that they will address Mr. and Mrs. Male’s concerns.
Chairman Van Vorst asked Mr. Ruthman if he would like to address any of the other questions that were
raised.
Mr. Ruthman stated that believes he has responded to and clarified Mr. Rafferty’s and Ms. Laird’s
concerns. He is focused on Mr. and Mrs. Males’ comments at this point. He stated that he will take Ms.
Matias’ comments and resources listed in a previous meeting’s minutes, and will access other resources
so that everyone is aware of the project being executed in a highly responsible manner. In the absence of
further public comments Mr. Ruthman asked that the Planning Board consider closing the Public
Hearing.
Mr. Blair stated that Mr. Domagala had mentioned an ELF/ELM review from NYSERDA.
Mr. Ruthman stated that there are sources of authority that they could supply to the Board.
Ms. Lippmann stated that she will research NYSERDA.
Mr. McNamara stated that before solar farms were prevalent in New York State there was rooftop solar
where panels are directly above people; please consider that solar farms would not have gotten approval
if there were health concerns related to the proximity of rooftop solar.
Chairman Van Vorst polled the Board regarding closure of the Public Hearing; it was decided to keep it
adjourned.
Ms. Lippmann stated that it is expected that the applicant will submit additional engineered plans for the
June meeting, at which time MJ Engineering will prepare Part 2 and Part 3 of the SEQRA Full
Environmental Assessment Form. She stated that the County and Fire Department referrals have not
been completed because the additional engineered plans have not yet been submitted.
Chairman Van Vorst asked the applicant if he had heard the list of concerns and conditions, and if they
will be prepared to meet those obligations.
Mr. Ruthman answered affirmatively to both questions and thanked the Board.

Bloomfield Solar CSI (PB 2021-017)
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Mann and Garrett Road; SBL 215.-1-48.1
Site Plan Review, Special Use Permit and Lot Line Adjustment for Community Solar Installation (CSI).
SEQRA Type I Action, open.
Mr. Travis Mitchell of Environmental Design Partnership and Ms. Stephanie Tomlinson of Eden
Renewables.
Chairman Van Vorst stated that the majority of the Planning Board visited the proposed site but the
Town statute requires that the applicant be represented as well so they will have to redo the site visit. He
would like to arrange that at the end of the meeting
Mr. Mitchell asked that the Board let him know the date and stated that last month there were some
minor comments from MJ engineering; they have adjusted the planting plan. He stated that the Board
asked them to hold their request for a Public Hearing after receiving an outside letter. Tonight, he would
like to schedule a Public Hearing, pending further discussion with the Board.
Chairman Van Vorst stated that a meeting was held after the last Planning Board meeting, with the
applicant’s representatives, some members of the Planning Board, the town engineer, the town attorney,
and the Planning Board secretary. He stated that there was a lengthy conversation and most of the
concerns were addressed, although it has caused the Board to be cautious; conditions placed on the
previous applicant will apply here as well.
MOTION: Mr. Maher made a motion to schedule a Public Hearing for the Bloomfield Solar CSI
project on June 29, 2022 at 6:30 pm. Mr. Blair seconded the motion. All in favor. CARRIED.
Mr. Mitchell 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
scheduled. SEQRA Type I Action, open.
Mr. Keniry recused himself and stated for the record that the Town Attorney will be handling this
application; he moved to the back of the room.
Mr. Frank McCleneghen of Active Solar and Mr. Paul Lubera of Lansing Engineering.
Mr. Baskin stated that he visited the site with Mr. McCleneghen today so now four Planning Board
members have visited the site.
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Mr. Lubera stated that they have addressed most of Ms. Lippmann’s comments; they spoke to the Fire
Department today who will review the project plans, and they have the wetlands delineation to submit
tonight. He stated that the site visit has occurred. They are here tonight to gather public comment and
hope to move the project forward.
Mr. Baskin stated that he is impressed by the level of screening that currently exists at the site; it looks
like it will be well protected from public view.
Chairman Van Vorst agreed and stated that this is the most secluded of the proposed solar sites and has
less traffic on the road.
Chairman Van Vorst opened the Public Hearing at 8:17 pm.
Ms. Debbie Mull of 356 Hop City Road stated that she is concerned with fencing, access to the
property, and location of the array; she would like to know if the panels will be placed where the stakes
are currently located.
Mr. McCleneghen showed Ms. Mull the map and explained where the array will be placed.
Mr. Patrick Bondar of 379 Hop City Road has concerns with EMF. He stated that he has cancer and
his daughter has eye dilation issues; he is concerned with glare and health concerns. He would like to
know how the site will be blocked, as his property is above the proposed site. Mr. Bondar stated that he
and his family are devastated; he will sell his house due to health concerns if the project is approved. He
is absolutely opposed to the project.
Ms. Connie Schmitz of 421 Hop City Road stated that she would like to know how the fields under the
solar panels will be maintained.
Mr. Garry Olsen of 126 Westside Drive stated that he is familiar with the proposed site and the new
substation. He stated that this is the site that makes the most sense.
Mr. Stephen Quick of 823 Randall Road stated that the project will surround his house; he is happy
that the panels will not be in his backyard and that there will be some distance. He would like to know if
the plan is firm or if it will grow; he is also concerned about glare.
Mr. David Macvane of 365 Middleline Road stated that his question is why the Town is allowing solar
farms, destroying our farm town, risking residents’ health and property values. He stated that he is not
opposed to solar, but it needs to be on back property that doesn’t hurt anyone or depreciate home values.
He stated that the Planning Board needs to protect people and the Town; he doesn’t think the properties
proposed today are good locations for these projects, they need to be on back property where they don’t
affect anybody.
Mr. Jason Armer of 439 Hop City Road stated that his family has owned property on Hop City Road
since the 1800s. He is raising his children to appreciate farm life and have responsibilities. His property
Page 26 of 53

TOWN OF BALLSTON
PLANNING BOARD MEETING
May 25, 2022 6:30 pm
Town Hall Meeting Room
323 Charlton Road
Ballston Spa, NY 12020

connects to the northeast corner of the proposed solar farm and his deck and pool will face the project; it
should be put where no one can see it as it will ruin the Town of Ballston. He and his neighbors have
seen enough; the new power station construction noise, the traffic and dust. He stated that the project
negatively affects the rural agricultural district of the Town of Ballston, the property owners and their
families, and the future generations of what they are trying to do in the Town of Ballston.
Mr. Peter Domagala of 365 Hop City Road stated that he submitted a letter to the Chairman (see
attachment at the end of these minutes). He stated that he used the Town code to prepare his comments;
he would paraphrase his letter as there was a time limit. Mr. Domagala discussed the 200-foot distance
from the roadway macadam as being an incorrect measurement. He considers the 250-foot distance from
a residence as an arbitrary value. He asked if, for example, a resident would be allowed to build an
addition or if they would have to obtain a zoning variance because they would be within the 250-foot
distance; the distance should be from the property line. He stated that he is an expert on glare; he
anticipates that during the equinox he will be able to see reflectivity above standards above background
which is not consistent with the code. Fencing is part of the solar load of the farm; there are different
standards compared to a standard fence. He offered for the Board to walk his property with him and see
what he is measuring. He would like indemnification from cutting his trees. Mr. Domagala submitted
documents for the Board’s review (see attachments at the end of these minutes).
Chairman Van Vorst adjourned the Public Hearing at 8:37 pm.
Chairman Van Vorst stated that the solar legislation was passed by the Town Board, not by the Planning
Board, and that the Planning Board had nothing to do with it. The Planning Board is responsible for
functioning within the parameters of the Town code that they didn’t write. He stated that he doesn’t
know where residents were when the Town was passing the legislation, but that that was the time to talk,
speak, complain.
Mr. McCleneghen stated that they are sensitive to the fact that people live near the project; they thought
they found a good location because there is a substation there; it is kind of a utility corridor. In speaking
to the glare, the panels have an anti-glare coating and have passed many FAA studies for glare.
Regarding ELF/ELM, this is medium voltage equipment that is not connecting to the substation directly,
rather, is it connecting to the lines that are on the road, and any extra gear is for protection to disconnect
the site, like a large circuit breaker. He stated that this is a firm plan and has been submitted to Ms.
Lippmann; the borders and limits of the disturbance will be dictated in the approval. They will not cut
trees on people’s property; that is not legal. He stated that when you don’t know what is coming to your
backyard sometimes, you’re scared of it. They have done a multitude of these throughout the Capital
District, and that it is akin to living next to a cemetery. They do maintenance and trim the grass four
times a year by bringing in sheep to graze the property. He stated that Ms. Lippmann has reviewed the
distance requirements and they will address any concerns as needed.
Mr. Baskin asked the applicant to address where additional screens will go.
Mr. McCleneghen stated that there is a field to the south along the utility corridor and pointed out on the
map the additional screening location.
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Mr. Baskin asked the applicant if they are blocking 846 Randall Road.
Mr. McCleneghen showed the map to the Board and then to the audience, explaining the screening, the
road location, the glare, and location of the array with respect to homes.
Mr. Baskin stated that, given the tenor of the room, they should revisit the screening gaps, especially
where the project is near homes.
Mr. McCleneghen stated that they will try to make people happy.
MOTION: Mr. Baskin made a motion to declare the Town of Ballston Planning Board the Lead
Agency in the SEQR process. Mr. Maher seconded the motion. All in favor. CARRIED.
Chairman Van Vorst polled the Board as to whether they were ready to hear the SEQRA declaration; all
agreed.
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 members agreed to each question.
MOTION: Mr. Maher made a motion that the Town of Ballston Planning Board make a Negative
Declaration of Environmental Significance under SEQR, for the Chairman’s signature. Mr. Blair
seconded the motion. All in favor. CARRIED.
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Chairman Van Vorst asked if the applicant heard the list of issues that need to be addressed for final
approval.
Mr. McCleneghen stated that he would like clarification of the Consumer Price Index piece, as each
applicant will have to finance the project through an investor. He asked if they could see the resolution
for the Middleline West and East Solar Array project to avoid doing the project with the wrong
financing. He stated that he is comfortable with paying cash and would keep the plantings mature. Mr.
McCleneghen thanked the Board.
Chairman Van Vorst stated that there would be a five-minute break; he called the meeting back to order
at 9:09 pm.

30 Hickory Grove Lane Site Plan Review (PB 2022-003)
SBL 249.10-2-21

Site Plan Review for a single-family dwelling and detached garage within the Ballston Lake Waterfront
Zoning District. Public Hearing scheduled. SEQRA Type II Action – no action required.
Mr. Mike Palma of MJP Property Development, Inc.
Mr. Palma stated that he is here tonight seeking site plan approval; he received the engineer report today
and there are a few minor items to address, the biggest of which is the Stormwater Pollution Prevention
Plan (SWPPP). He will submit a SWPPP per his conversation today with Ms. Lippmann regarding
compliance requirements. He stated that he is seeking preliminary approval with the condition that he
submit a SWPPP and address the minor engineering changes to the plan prior to the issuance of a
building permit.
Chairman Van Vorst asked Ms. Lippmann if she would be comfortable with a conditional approval.
Ms. Lippmann stated that this is a Type II Action, not subject to SEQRA review, it does not require
County referral. She stated that the biggest item is the SWPPP; she has spoken with the applicant and
she would recommend making that a contingency if the Board moves forward.
Chairman Van Vorst opened the Public Hearing at 9:14 pm.
No one chose to speak.
Chairman Van Vorst closed the Public Hearing at 9:14 pm.
MOTION: Mr. Maher made a motion to approve the Site Plan for 30 Hickory Grove Lane, contingent
on the resolution of the engineering comments of MJ Engineering’s letter dated May 20, 2022, and the
submission and approval of a SWPPP before the issuance of a building permit. Mr. DiLorenzo seconded
the motion. All in favor. CARRIED.
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Mr. Palma thanked the Board.
NEW BUSINESS

2A McCrea Hill Road Core Tech Site Plan Review (PB 2022-004)
SBL 2283-3-59.1

Site Plan Review of a proposal for two manufacturing/office buildings on an existing vacant commercial lot.
SEQRA Unlisted Action, open.
Mr. Keniry recused himself and stated for the record that he would not be appearing on this application; he
moved to the back of the room.
Ms. Lippmann stated for the record that the applicant’s application references that MJ engineering was
previously involved with this project, but it is no longer involved with the project.
Mr. Jamie Easton of EP Land Services, LLC represented the applicant, George Hubschmitt of Core Tech
Industrial Corp.
Mr. Easton discussed the history of the project and the various iterations of plans leading to this point. This
project is based upon the original design plans, with 40,000 SF on one side and 30,000 SF on the other side;
there are here for the third time on lot B. The project, as part of the PUDD, has previously gone through SEQR
approval for the whole site during the PUDD legislation. For this individual site, the Short Environmental
Assessment Form was previously provided during the process, for a previous iteration of the project, as a
recommendation for the Board to see that the project is concurrent with the original approval and findings of the
original SEQR document. He stated that there is nothing the Planning Board needs to do for this project from a
SEQR standpoint. The project will be built in two phases, with an 18,000 SF building to be built first, and the
second building to be built later. The 18,000 SF building will be all manufacturing; it has reduced square
footage, reduced impervious area, and a reduced need for parking as compared to previous plans. He stated that
he received the MJ comment letter and can address those items; he will change the tree species and there is no
proposed signage for the building. The site plan shows a suggested transformer because he doesn’t know if
National Grid will install a transformer on the pole or if it’s not required. He can move the transformer towards
the existing Core-Tech building which pushes the parking lot closer to Route 50; the setback requirement will
still be met. He stated that the Board can decide if he moves the parking lot or screens the transformer; if code
requirements for the transformer location make it necessary an easy solution would be to move the parking lot.
Mr. Hubschmitt stated that the parking lot’s current location keeps it out of the truck traffic.
Ms. Lippman stated that the PUDD specifically states that a transformer is prohibited in a front yard; she would
defer to counsel as to whether the Board has the authority to modify or waive this requirement.
Mr. Easton stated that the transformer in the front yard would require a variance. He is not sure that National
Grid requires a transformer; you must apply to National Grid and then they come out and locate it, so he
included one in his plans.
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Mr. Hubschmitt stated that the transformer on the existing building is in their front yard.
Mr. Easton stated that what people build compared to the PUDD code is surprising; the code didn’t used to be
available online. He can address the engineering comments regarding architecture, but they do not follow the
PUDD to the letter of the law.
Chairman Van Vorst asked when they would have an answer from National Grid.
Mr. Easton stated that after the building permit is issued, the electrical calculations are submitted to National
Grid and the wait for an answer could be at least eight to twelve weeks.
Mr. Baskin stated that his preference is to not have the transformer in the front.
Ms. Lippmann stated that, in quoting from the PUDD, the language regarding the building façade is a “should”,
which is not mandatory, and which gives the Board some discretion regarding material finishes on the building.
She stated that, regarding transformers, they are “not permitted within front yard”; the code is very explicit.
Mr. Easton stated that if the access road location is acceptable, they will put it there.
Chairman Van Vorst stated that the problem was solved.
Mr. Easton stated that he can provide documentation for the driveway access for easement and egress. He stated
that he will complete the Saratoga County Sewer District and Burnt Hills Fire District applications if necessary;
since SEQR was previously completed those agencies don’t need to be notified.
Chairman Van Vorst stated that the Fire Department should be notified.
Ms. Lippmann requested that they be notified.
Mr. Easton stated that they will leave the architectural changes to the Planning Board and will pass them along
to the architect.
Ms. Matias stated that she appreciates that the building is smaller, and they are trying to cover it with
vegetation, but it is still easily viewed from Route 50. In the past they have tried to improve the Route 50 side
with fake windows and other architectural treatments; based on the current renditions she would like it to look
better while waiting for the vegetation to grow, as it is a very big box close to the road.
Mr. Baskin stated that it would be nice to have architectural treatments as it is so close to the road and there are
houses across the street.
Mr. Blair stated that, in the past, they had discussed windows and different depths to the building.
Ms. Matias stated that for the last building they worked to make it look less industrial.
Mr. Hubschmitt stated that they considered several options; if the goal is to hide the building behind vegetation,
they chose off-white paint as it will be less noticeable. He stated that adding windows will draw attention to the
building.
Mr. Baskin stated that he would support making it more attractive as nearby houses will be looking at it.
Mr. Hubschmitt asked if there have been complaints about the visuals of the existing building.
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Mr. Baskin stated that this building is closer to the road.
Mr. Hubschmitt stated that the intent of this building is to put 18,000 SF clear span with an eighty-ton crane, so
breaking that into different sections is difficult.
Mr. Baskin stated that he is referring to the façade.
Mr. Blair asked if there will be man doors on the Route 50 side.
Mr. Hubschmitt answered no.
Mr. Blair stated that roof lines could work.
Mr. Hubschmitt stated that they have considered it for years and this is the best plan to hide the building;
changing the plan will create something that is a hybrid of industrial and architectural.
Ms. Matias stated that we are trying to clean up the main arteries of the Town. She stated that they worked with
architects on the last building; this building will be visible from all angles. Trees take time to grow or they don’t
take. The Planning Board has worked with projects on Route 67; they are trying to continue that work that was
started years ago, on the Route 50 area.
Mr. Easton stated that he can look at the renderings of the existing building and try to pull those elements into
this building; he will share that information with the Board.
Mr. Baskin asked if the code states what building design should look like.
Ms. Lippmann read from the code and stated that it is very basic.
Mr. Baskin stated that that is a starting point to think about materials.
Chairman Van Vorst polled the Board regarding scheduling a Public Hearing; all agreed.
MOTION: Mr. Maher made a motion to schedule a Public Hearing for the Core Tech Industrial Corp. project
on June 29, 2022 at 7:00 pm. Mr. Blair seconded the motion. All in favor. CARRIED.
Ms. Matias asked the applicant to review their old plans to see what can be translated to this building.
The applicant stated that they would do so.
Ms. Lippmann stated that when the PUDD was approved twenty years ago, SEQR was completed; she
requested an updated form so due diligence could be completed. She also requested a SWPPP amendment to
include what this project is covering and how it is meeting the requirements.
Mr. Easton stated that the SWPPP was done for both sites in 2016 and should be part of the Town record.
Ms. Lippmann asked that it be provided in case the Town doesn’t have it.
Mr. Baskin asked about the digging going on.
Mr. Hubschmitt stated that they are flattening a parking area to be used for storage which meets all the Town of
Ballston regulations.
The applicants thanked the Board.
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276 Lake Rd Lot Line Adjustment (PB 2022-005)
272 and 276 Lake Rd; SBL 239.-2-3.21, 239.-2-85

Lot Line Adjustment to reverse the lot line adjustment approved on September 26, 2018. SEQRA Type II
Action, no action required.
Mr. Michael Busone of 276 Lake Road, Robert Faulkner and Trevor Faulkner, both of 272 Lake Road.
Mr. Busone stated that tonight he is here to ask for a reversal of the lot line adjustment approved in 2018. When
he sold the house with two acres to the Faulkners, he kept three acres, and added it to his five acres to make an
eight-acre lot. He made an agreement with the Faulkners that if he wanted to sell the land that he would give
them the first right to buy back the three acres. He stated that he is here to ask for the reversal of the lot line
adjustment, to reinstate the original lot sizes, because he would like to sell the land.
Ms. Lippmann stated that there are some existing nonconforming conditions, but they are not being modified so
there are no concerns as to the proposal. Since Lake Road is a Town road, there is no SEQRA review or Public
Hearing required.
MOTION: Mr. Maher made a motion to approve a Lot Line Adjustment for 272 and 276 Lake Road. Mr.
DiLorenzo seconded the motion. All in favor. CARRIED.
Mr. Busone thanked the Board.

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

Site Plan Review for additional site entrance and sign, and approx. 6000 SF building addition. Special Use
Permit. SEQRA Unlisted Action, open.
Mr. Travis Mitchell of Environmental Design Partnership, LLC, Mr. Mike Coffey of Mangino GMC.
Mr. Mitchell stated that the original entrance project got caught in the moratorium; in the interim they have
decided to also do a service area addition for the dealership as well as the access road. They have received the
Department of Environmental Conservation and Department of the Army permits for wetland crossing. The
change in zoning law means that the building addition plus the existing building is greater than the allowed
maximum square footage so to move forward with the addition they must go through the Purchase of
Development Rights (PDR) process. He stated that they would like to separate the projects and move forward
with the access road as PDR will take longer. He would like to schedule a Public Hearing if possible.
Ms. Lippmann stated that the PDR program is new and won’t be formalized for a month or two. The applicant
has the option to seek a Zoning Board variance which would not involve PDR.
Mr. Mitchell stated that he and the applicant will discuss which option to pursue.
Mr. Blair asked if they are trying to get the access road done sooner rather than later.
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Mr. Mitchell stated that the Army Corps and DEC permits have time limits. The proposed signage requires a
variance so they will go forward with a sign package that meets Town code.
Chairman Van Vorst asked Mr. Keniry if separate applications are required.
Mr. Keniry stated that the applicant can amend the current application.
Mr. Mitchell stated that they will amend the application for the entrance and file a separate application for the
building addition.
Mr. Keniry stated that SEQR review could be done once.
Ms. Lippmann stated that there should be a Site Plan Review for one of the projects.
Mr. Keniry stated that the applicant should meet the submission deadline so the public can view it before the
Public Hearing; County referral can be discussed after submission.
MOTION: Mr. Maher made a motion to schedule a Public Hearing for the Mangino Buick entrance project at
1484 Route 50 and 965 Route 67 on June 29, 2022 at 7:10 pm. Mr. DiLorenzo seconded the motion. All in
favor. CARRIED.
Mr. Mitchell thanked the Board.

39 Midline Rd Minor Subdivision (PB 2022-007)
SBL 257.8-1-38

Minor Subdivision to divide the parcel into two lots; one will continue to front along Midline Road, the other
will front along Buell Avenue. Public Hearing scheduled. SEQRA Unlisted Action, open.
Mr. Lucas Richardson of Environmental Design Partnership, LLC.
Ms. Lippman stated that she received written confirmation from Jeff Stickles in regard to the zoning
interpretation regarding the lot area and imminent sewer service, which allows the minimum lot area to be
20,000 SF instead of one acre. The project now conforms and has two frontages, so no variances are needed.
Mr. Blair asked if the approval is contingent on connecting to sewer.
Ms. Lippmann stated that Mr. Stickles’ interpretation is that if sewer is available then it meets code.
Chairman Van Vorst asked what if they never connect to the sewer.
Ms. Lippmann stated that if sewer is available, there is no need for the extra space for a septic system.
Mr. Richardson stated that they would like to split the approximately one-acre parcel into two lots, one will
front on Midline Road and the other will front on Buell Avenue.
Ms. Lippmann stated that she received the Saratoga County referral letter.
Chairman Van Vorst opened the Public Hearing at 9:59 pm.
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No one chose to speak.
Chairman Van Vorst closed the Public Hearing at 9:59 pm.
MOTION: Mr. Maher made a motion to declare the Town of Ballston Planning Board the Lead Agency in the
SEQR process. Mr. Baskin seconded the motion. All in favor. CARRIED.
Ms. Lippmann presented Part 2 and Part 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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All members agreed to each question.
MOTION: Mr. Maher made a motion that the Town of Ballston Planning Board make a Negative
Declaration of Environmental Significance on this Unlisted Action under SEQR, for the Chairman’s
signature. Mr. Blair seconded the motion. All in favor. CARRIED.
MOTION: Mr. Maher made a motion to approve the Minor Subdivision at 39 Midline Road. Mr. Baskin
seconded the motion. All in favor. CARRIED.
Mr. Richardson thanked the Board.

33 & 35 Lakehill Road Lot Line Adjustment (PB 2022-002)

SBL 257.-5-4.1 and 257.-5-4.2

Proposal to add approx. 1.04 acres from Lot 2 (33 Lakehill) to Lot 1 (35 Lakehill)
Chairman Van Vorst stated that the Board must reapprove the Lot Line Adjustment.
Ms. Lippmann stated that we believed County referral was not necessary, but it is required. County referral was
completed, but the application must be reaffirmed so the sequence is correct. She stated that the application was
previously approved and there was no SEQR required.
MOTION: Mr. Maher made a motion to approve a Lot Line Adjustment at 33 and 35 Lakehill Road. Mr.
Baskin seconded the motion. Mr. Blair abstained as he was not at the original meeting. All other members voted
in favor. CARRIED.
Planning Board discussion:
Chairman Van Vorst and the Board members set an appointment to view the Bloomfield Solar site for
Wednesday, June 8, 2022 at 5 pm.
Chairman Van Vorst stated that there was discussion about drafting a letter requesting a response from the
Town Board to the Planning Board comments. Mr. Maher will write and email to all; Mr. Keniry will review.
The Board discussed who should receive it; all agreed to send to the Town Board.
Chairman Van Vorst stated that there is still no Planning Board Vice Chairman. Mr. Keniry stated that this is
relevant in terms of governance; the Board can designate someone on an as-needed basis but cannot appoint
someone, only the Town Board can appoint a Vice Chair. He spoke with the Town Attorney and was assured it
will be brought to the Town Board’s attention; he will follow up.
Mr. Keniry stated that he has prepared proposed legislation for Jeff Stickles to consider, that would allow lot
line adjustments to be done administratively instead of by the Planning Board.
MOTION: Chairman Van Vorst made a motion to adjourn the meeting. Mr. Blair seconded the motion. All in
favor. CARRIED.
Meeting was adjourned at 10:14 pm.
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Respectfully submitted,

Kerri Mains
Kerri Mains
Planning Board Secretary
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