
TOWN OF CLAVERACK 

PLANNING BOARD 

   Meeting: November 2, 2015 

7:00 p.m. 

APPROVED 12/7/15 
  

Chairman Brian Goodrich called the November 2, 2015 meeting of the Town of Claverack Planning Board to 

order at 7:00 p.m. 

Members in attendance were: Chairman Brian Goodrich, Virginia Ambrose, Judy Zink, Richard Gerlach, 

Joseph Singleton, Gretchen Stearns, engineer; George Schmitt, attorney; Rob Fitzsimmons and secretary; 

Jodi Keyser 

 

Correspondence: Copy of letter from Stan Koloski to the Newsome family regarding application for a farm 

distillery. 

Letters from Enid Futterman and Elizabeth Davis with public comment for the subway sign Site Plan 

modification application. 

 

Board members reviewed the minutes of the October 5, 2015 meeting. 

Motion to approve the October 5, 2015 minutes was made by Judy Zink with a second from Joseph Singleton.  

All members were in favor. Motion carried. 

 

CONTINUING APPLICATIONS FOR 11/2/15: 

 

Newsome, Jack & Louise dba State 11 Distillery: Tax Map # 121 . – 1 – 73 Located at 284 NYS Rte. 23. Special 

Exception for a farm distillery. 

Rob Fitzsimmons informed the Board that he thought that the applicant is waiting for the documentation that the 

Board requested and until they receive this information they will not attend meetings on their application. 

 

Concra dba Subway Site Plan:  Tax Map #(SBL) 121 . 03 – 3 – 16 Located at 634 Rte. 9-H & 23 Site Plan 

Modification for 3 signs with business name.  

Vincent and Veronica Concra were present for the application. Chairman Brian Goodrich explained to the Board and 

audience that the application is only to modify the previously approved Site Plan with the proposed sign on the 

building only. Chairman Goodrich continued that the other signs are seeking a variance from the Zoning Board of 

Appeals. Rob Fitzsimmons informed the Board members that at the 11/28/15 ZBA meeting the application 

mentioned that all of the signs are LED internally illuminated and that the variance application was amended to also 

seek a variance for the internal illumination as well as the two additional signs. Rob Fitzsimmons continued that the 

Planning Board is only holding a public hearing on the building sign which is allowed by code and the ZBA will 

then make a decision on the internal illumination. Chairman Goodrich stated that he didn’t notice the internal 

illumination in the application. Gretchen Stearns stated that she thought that the discussion of the entrance/exit signs 

meant the signs would be at curb level and now sees they are actually on 4 foot posts. Chairman Goodrich stated that 

the application and photo of the signs clearly indicated the height and size of the signs. Gretchen Stearns stated that 

it is very important to keep within the guidelines of the Comprehensive plan with moving toward less lighting, less 

parking and more landscaping especially in the hamlet area. Gretchen Stearns continued that she understands that 

this is a previously approved Site Plan so the Planning Board cannot make requirements of the applicant for 

landscaping but this property is in the heart of the town and it is important to maintain the character. Gretchen 

Stearns added that the Zoning Code is specific with the requirements that all signs must be externally illuminated. 

Vince Concra informed the Board that he is trying to make the Board happy and conceded the large pole sign that he 

thought he could have at the corner for the two entrance/exit signs. Gretchen Stearns informed Mr. Concra that the 

large pole sign is not at all allowed under the Zoning Laws. Gretchen Stearns continued with complementing Mr. 

Concra on the wonderful job of fixing up the eyesore of a building and understands that he is allowed the 16 square 

foot sign on the building and doesn’t have a problem with this. Gretchen Stearns continued that she has driven 

passed the building several times since they have opened and feels that the lighting is very bright inside and out and 

by the amount of cars in the parking lot people know it is a Subway shop. Mr. Concra answered that the problem is 

not with locals knowing the business is there but it is with out of town travelers passing by the shop will not know it 



is a Subway because they don’t have enough signs. Mr. Concra continued that he has spent over $500,000.00 fixing 

up the site and the business needs advertising to be successful. Gretchen Stearns agreed with the need for the 

entrance/exit signs but feels that they should be 1 foot in height. Chairman Goodrich asked why the building sign 

needs to have internal illumination. Mr. Concra stated that it could be externally illuminated. Chairman Goodrich 

then asked why the entrance/exit signs need to have internal illumination. Mr. Concra stated that he has installed a 

great deal of curbing as required and his is the only business at the intersection with curbing. Mr. Concra continued 

that if people go pass the shop because they don’t know it is a Subway they will realize it too late and they will not 

turn around. Mr. Concra informed the Board that the signs are being custom made because if the town would never 

allow the signs supplied by Subway.  Veronica Concra informed the Board that approximately 10,000 vehicles travel 

through the intersection and most of them are not local people so if they don’t have signs people will not know it is a 

Subway they will go right pass. Joseph Singleton stated that the sign on the building is compliant with the allowed 

size and he admits that he also missed the internal illumination issue but he does feel that the entrance/exit signs are 

warranted. Rick Gerlach agreed that he entrance/exit signs will advertise the business and help to direct traffic in and 

out of the business. Rob Fitzsimmons reminded the Board that the entrance/exit signs and the internal illumination 

of all three signs are before the ZBA for a variance review and he will suggest the ZBA sets timing and brightness 

limits. Rob Fitzsimmons continued that the building sign is compliant pending the variance appeal for the internal 

illumination. Chairman Brian Goodrich opened the meeting to public hearing at 7:15 p.m. 

Ian Nitchke stated that he resides at 602 Rte. 23-B and that his home is on the National Registry of Historic Places. 

Mr. Nitchke continued that he is concerned that the intersection has the highest number of properties on the National 

Registry with the Library, Oak Hill, Old Methodist church, Claverack School building which is eligible and the old 

inn next to the former Claverack Food Mart which makes for a unique concentration for this type of bright lighting. 

Mr. Nitchke continued that the area is also highly residential and the Zoning and Comprehensive Plan were very 

careful to make sure that the historic integrity of the hamlet was protected. Mr. Nitchke stated that he has spoken 

with owner Margaret Concra and she is friendly but he is still concerned that the signs are too much for the center of 

the town. Mr. Nitchke continued that he and his wife Peggy Lampman were not notified of the use for the building 

earlier than this meeting. Rob Fitzsimmons informed the audience that this site was granted a Site Plan approval for 

a pizza restaurant a few years ago by the Filli family but the plans fell through but the Site Plan for the building is 

essentially the same as it is a sub shop.  Rob Fitzsimmons continued that the application is only to allow for signage 

and not for the use because that was previously approved but lacked the signage and the neighbors were notified of 

the public hearing for the signage as required. Ian Nitchke continued that the landscaping is not friendly and does not 

follow the ideas set in the Comprehensive plan. Chairman Goodrich agreed that the landscaping is lacking character 

but did acknowledge that the applicant has planted some trees to the side of the building. Peggy Lampman asked 

why the applicant was allowed to proceed without having a review of the project. Rob Fitzsimmons explained that 

the use for the property was approved before and the Planning Board can’t make people re-engineer a plan that was 

approved. Peggy Lampman stated that this is a new project and also asked for a clarification on the hours of 

operation. Rob Fitzsimmons stated that without finding the approved Site Plan file he is unsure of the hours of 

operation. Peggy Lampman explained that the hours of operation have an impact on the lighting. 

Cecile Harrison stated that she does not live in the hamlet but drives through the intersection frequently. Ms. 

Harrison stated that she sees the pride the residents take in their homes and the character of the hamlet and she feels 

that the Subway should have subdued lighting to be fair to the neighbors.  

Mike Sullivan agreed that the residences are beautiful but commends Mr. Concra’s efforts on the job that he did to 

make the derelict building look great again and knows that he spent a great deal of money and has a right to run his 

business.  

Ian Nitchke agreed that the renovation of the old gas station has improved the site and the plantings in the rear of the 

property are nice but wants to have the owner work to mitigate the large parking lot that lacks landscaping. 

Ron Kardis stated that the issue is bigger than just signs and speaks to the safety of the public. Mr. Kardis continued 

that the proposed signs allow for drivers to be aware of traffic patterns and flow of traffic to prevent accidents. 

Ian Nitchke stated that the speed limit should be lowered to 30 miles per hour. 

Chairman Goodrich closed the public hearing at 7:32 p.m. 

George Schmitt reviewed the SEQRA for the Board. 

Motion to issue a negative declaration for purposes of SEQRA was made by Virginia Ambrose with a second from 

Judy Zink. All members were in favor. Motion carried. 



Motion to approve the amendment to the previously approved Site Plan to allow for a 16 square foot façade sign 

pending Town of Claverack Zoning Board of variance approval for internal illumination of the sign was made by 

Judy Zink with a second from Rick Gerlach. All members were in favor. Motion carried. 

Rob Fitzsimmons suggested to the applicant to button down the hours of operation before the Zoning Board of 

Appeals meeting and also the details of the signs i.e. specs. Chairman Goodrich polled the Board members on the 

internal illumination issue. Gretchen Stearns stated that she is against internal illumination. Rick Gerlach stated that 

the issue should be left to the ZBA to decide. Joe Singleton stated that he did not have a strong opinion either way 

on internal illumination or external illumination but the Board members should vote as they feel. Virginia Ambrose 

stated that she does not have enough information on the type of lighting and therefore cannot make a determination 

either way. Veronica Concra informed the Board that the LED light is enclosed within the plastic so it isn’t as bright 

as a light shining from a pole onto the sign. Gretchen Stearns stated that when the Town of Claverack was writing 

the Comprehensive Plan and the Zoning Laws they sought the advice of a world renowned lighting designer who 

advised that internal LED lighting is brighter and has a larger area of spillage than direct external lighting. 

Maps were stamped and signed. Mr. Concra paid fees for the abutter mailing. 

 

Habitat for Humanity: Tax Map #(SBL) 101 . – 2 – 11 . 200 Located at 829 Rte. 66. Site Plan Review for 2400 

square foot expansion of current use. 

Brenda Adams and Sara McWilliams were present for the application. Ms. Adams reviewed the application for the 

Board that they are seeking a Site Plan review to add an additional 2400 square feet to the existing use. Ms. Adams 

continued that the current site uses 7500 square feet for retail use and another 100 square feet for office space. Ms. 

Adams reminded the Board that she is aware that since the business was established the Zoning Laws changed they 

are allowed to have a larger sign but they are not changing the sign at this time. No further questions from the Board 

members. Chairman Goodrich opened the meeting to public hearing at 7:48 p.m.  

Joseph Costa informed the Board that he frequently visits the business and feels that it is a great addition to the 

Town of Claverack. No further comments 

Chairman Goodrich closed the public hearing at 7:50 p.m. 

Motion of a negative declaration for purposes of SEQRA was made by Virginia Ambrose with a second from Judy 

Zink. All members were in favor. Motion carried. 

Motion to approve the 2400 square foot expansion of the current use was made by Rick Gerlach with a second from 

Gretchen Stearns. All members were in favor. Motion carried. 

Plans were stamped and signed. Ms. Adams paid fees for the public hearing notice mailing. 

 

Williams, David Site Plan Review: Tax Map #(SBL)141 . – 1 – 33 Located at 415 Millbrook Rd. Site Plan Review 

for a one time only replacement of a non-conforming pre-existing mobile home. 

William Freeman was present for the application. Mr. Freeman reviewed for the Board that he represents Mr. 

Williams who is seeking a one-time only replacement of the existing mobile home. Mr. Freeman continued that the 

replacement will remove the existing mobile home and replace it with a new doublewide mobile home which will 

use the existing well and septic systems. Gretchen Stearns informed the applicant that she dug out old maps which 

show the existing trailer is a legal trailer and which conformed to the 1972 Zoning Laws. Gretchen Stearns asked 

Rob Fitzsimmons to relay to the Town of Claverack Building Inspector, Stan Koloski that she is concerned about 

allowing a one-time only replacement of all mobile homes because they are never allowed in the Rural Conservation 

or Rural Residential Zones. Chairman Brian Goodrich opened the public hearing at 8:00 p.m. Stephanie Weaver 

asked how many times a mobile home can be replaced on a property.  

Rob Fitzsimmons answered one time only. 

Joe Costa- adjoining property owner stated that he is concerned because the property is only a rental and not the 

owner’s residence and also informed the Board that the current mobile home was a replacement of a mobile home 

back in 2001 with a larger mobile home. Joe Costa continued that in 2001 there was a 59 foot long mobile home on 

the site and it was replaced with a 71 foot long mobile home. Mr. Costa is concerned that the applicant is now 

seeking to replace this mobile home with an even larger double wide trailer. Rob Fitzsimmons informed Mr. Costa 

that the Building Department keeps records of all of the properties and that if the existing mobile home was replaced 

in 2001 he believes that it was done legally with the Town of Claverack.  Mr. Costa informed the Board that the 

Building Inspector visited his property as he was building his home in 2003 and witnessed the water runoff issue and 

now the water runoff backs up on to Stickles Rd. Rob Fitzsimmons informed Mr. Costa that a mobile home is 

permitted in this area before 2013 and is allowed a one-time only replacement as per the 2012 Zoning Law Revision. 



Gretchen Stearns informed the applicant that the well, septic and setbacks need to be shown on the maps. Chairman 

Goodrich closed the public hearing at 8:06 p.m. 

Motion to grant a negative declaration with regard to SEQRA was made by Judy Zink with a second from Joseph 

Singleton. All members were in favor. Motion carried. 

Motion to grant approval for the one-time only replacement of the existing mobile home was made by Virginia 

Ambrose with a second from Judy Zink. All members were in favor. Motion carried.  

Site Plan was stamped and signed. Fees for mailing were paid in cash. 

 

SBA Towers VIII, LLC Special Exception Permit Renewal Application: 

Tax Map #(SBA) 143 . 00 -1 – 08 . – 1 Located at 1262 Route 23. Special Exception Permit Renewal for a 

telecommunications tower. 

Mr. Tom Puchner was present for the application.  Mr. Puchner submitted the proof of mailing and affidavit for the 

abutters. Mr. Puchner informed the Board that the telecommunication tower has not changed from the originally 

approved tower only seeking the required Special Exception Permit Renewal from the Planning Board. Chairman 

Goodrich opened the public hearing at 8:14 p.m. No comments. Public hearing was closed at 8:15 p.m. Rob 

Fitzsimmons reminded the Board that this is a Type II action therefore it is exempt from SEQRA. 

Motion to issue an approval for the Special Exception Permit Renewal pursuant to the terms of the original Special 

Exception Permit was made by Virginia Ambrose with a second from Judy Zink. All members were in favor. 

Motion carried. Plans were stamped and signed. 

 

NEW APPLICATIONS FOR 11/2/15: 

 

Columbia Greene Humane Society Special Exception Revision: Tax Map #(SBL) 100 . – 1 – 03 Located at 111 

Humane Society Rd. Special Exception Revision of a previously approved Special Exception for the addition of a 

new building for a veterinary clinic and animal shelter. 

Ron Perez was present for the application. Mr. Perez informed the Board that the Humane Society is seeking to 

construct a new 2600 square foot building in the rear of the current building for boarding and vet clinic post-

operative recovery area for dogs with some outside play areas. Mr. Perez continued that he has checked with the CC 

DOH and the leach field is adequate for the expansion. Mr. Perez informed the Board that the same architects and 

engineers will be used for the project as used for the current buildings. Mr. Perez continued that a few additional 

parking spaces will be needed but not much because it is a drop off and pick up only. Gretchen Stearns asked if the 

new building is far from neighboring residences. Mr. Perez answered yes. Chairman Goodrich asked if the vet clinic 

is part of the use of the Humane Society. Mr. Perez informed the Board that the Humane Society provides low cost 

spay and neutering along with some minor surgeries and this use currently exists in the main building but they need 

a separate space. Mr. Perez stressed the importance and the need for these low cost veterinary services. Joseph 

Singleton asked if there is a limit as to the number of dogs. Mr. Perez answered not in the approved Site Plan. Rob 

Fitzsimmons asked if the old building still exists. Mr. Perez stated yes because it is costly to remove due to the 

amount of asbestos and they still use it for some storage. Richard Gerlach asked if why the need for the boarding and 

veterinary practices. Mr. Perez informed the Board that the boarding facility revenue offsets the low cost vet services 

for which the demand has increased dramatically over the past several years.  

Motion to classify as an unlisted action for purposes of SEQRA, deem the application complete and set public 

hearing for December 7, 2015 was made by Judy Zink with a second from Gretchen Stearns. All members were in 

favor. Motion carried. Mr. Perez was instructed to obtain a public hearing sign from the Town Clerk. 

 

InSite Towers Development LLC Special Exception Renewal for a telecommunication tower: Tax Map #(SBL) 

143 . – 1 – 42 Located at NYS Rte. 23 Forrest Lake. Renewal of the previously approved Special Exception for a 

telecommunication tower located at Forrest Lake. (Formerly known as Homeland Tower) 

Robert Gaudioso from Snyder & Snyder was present for the application. Mr. Gaudioso informed the Board members 

that this application is a Special Exception Permit Renewal for the former Homeland Tower telecommunication 

tower that was approved 5 years ago. Mr. Gaudioso continued that there are no changes to the originally approved 

Special Exception Permit. Mr. Gaudioso submitted the updated removal bond for the record. Mr. Gaudioso informed 

the Board that the Village of Philmont receives revenue from the tower because it is on Village property. Mr. 

Gaudioso also informed the Board that the Rip Van Winkle Amateur Radio society antenna that was removed for the 



new telecommunication tower received an antenna on the new tower. Mr. Gaudioso explained that the tower is a 

monopole type of tower. 

Motion to classify as a Type II action for purposes of SEQRA, deem the application complete and to set the public 

hearing for December 7, 2015 was made by Gretchen Stearns with a second from Virginia Ambrose. All members 

were in favor. Motion carried. 

 

OTHER BUSINESS: 

 

Chairman Goodrich informed the Board that Katy Cashen informed him that Stephen Winkley of Rural Water 

presented a proposal for aquafer mapping at a recent Town Board workshop meeting. Councilman Stephen Hook 

informed the Board that the Town Board will ask the Zoning Board of Appeals and the Planning Board members to 

participate in a meeting to discuss this mapping. Rob Fitzsimmons informed the Board that this may require 

potential revisions to the existing wellhead protection overlay zone. Councilwoman Katy Cashen suggested that the 

joint meeting might take place before a regular Planning meeting. Members felt that the amount of information and 

questions could require more time. Stephen Hook will inform the Town Board members to set a meeting time on 

another date to allow for more discussion. 

Gretchen Stearns asked Rob Fitzsimmons to ask the Building Department to become familiar with the Zoning laws 

regarding one-time only replacement of mobile homes and also the issue of short term rentals. 

 

Motion to adjourn the meeting was made by Judy Zink with a second from Rick Gerlach. All members were in 

favor. Meeting adjourned at 8:45 p.m. 
 
 

 

 

 

 

 

 

 


