
 

 

 
 The meeting was held via Go-to-Meeting due to COVID-19 protocols. 

 

ATTENDANCE 
 

DRB MEMBERS PRESENT:   
Stephanie Lorentz 
Mike McClallen, Chair 
Al Paul 
Jim Pell 
Steve Wilk 
 
STAFF PRESENT:   
Andrew Strniste, Zoning Administrator 
 
21 MERCHANTS ROW ATTENDEES:   
Ed Clark (Architect) 
Jack Darling (151 West Street) 

 
Mark Foley (Unknown Affiliation) 
Patrick Griffin (Architect) 
Matt Moody (151 West Street) 
 
140 STRONGS AVE ATTENDEES:   
Tyler Fratte (Stewart’s Corp. Representative) 
Mike Litwhiler (Applicant’s Representative) 
Esther Lotz (Applicant’s Representative) 
Andy Rowe (Engineer) 
Kirstie Slayton (NextGen Representative) 
Nick Smith (Engineer) 

 
 
Chair McClallen called the meeting to order at 6:01 PM.  No general public was in attendance to 
provide public comment. 
 
PUBLIC HEARING – SITE PLAN REVIEW (21 MERCHANTS ROW) 6:01 PM 
APPLICANT: VERMONT RE DEVELOPMENT, LLC 
ZONING DISTRICT: DOWNTOWN BUSINESS DISTRICT (DB) 

 
 
[6:01] Chair McClallen called the hearing to order and provided an overview of the hearing 

procedures.  He then swore in all of the attendees.  Mr. Patrick Griffin, the Applicant’s 
engineer, provided a brief history of the property, as well as a synopsis of the project: 

 
• The project was more or less an adaptive use of a historic down building, which included 

interior and exterior renovations, as well as an addition to the rear of the building.  The 
building would be converted from what was previously used as an event space, lounge, 
offices, and a basketball court to a building that would just contain event space and inn 
space.   

• There are no residential neighbors, and the building sits higher than the southern 
properties, and therefore, a retaining wall was built on the abutting southern property. 
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• The building is to be modernized and improved for pedestrians and traffic.  The efforts are 
to enhance, and work with, the current features of the property. 

• The driveway width will be between 12-14 feet and will continue to connect to the rear of 
the property. 

• The addition will be added to the rear of the building, immediately next to a proposed green 
space. 

• Eight parking spaces will be provided in the rear (one per bedroom), while excess/overflow 
parking will be directed to the municipal parking garage. 

• Events are to be held in the evenings and on weekends, presumably at times where other 
downtown establishments are closed; therefore, overflow/excess parking is also anticipated 
to occur on-street nearby the facility. 

• Food will not be prepared and cooked on site; a small number of deliveries are expected. 
• Snow will be removed from the site. 
• The Applicant is anticipating replacing the water and sewer pipes.  
• The site is currently 95% impervious, and with the addition of the greenspace, that 

percentage value is expected to drop to mid-70%. 
• A collection system will be installed to help prevent stormwater runoff tracking towards the 

direction of the courthouse and TD Bank.  The stormwater retention system will be buried, 
will pull the water in, and will release at a slow rate.  Runoff is expected to be reduced by 
5%. 

• Opaque fencing will be erected to provide screening. 
• The Applicant anticipates using the existing lighting with the addition of two light-poles in 

the rear of the property. 
 
[6:14] Ed Clark supplemented Mr. Griffin’s overview by advising that the property is not able to 

rely on the courthouse lighting, which is why the two light-poles in the rear were planned.  
Board Member Pell opined that the project was great.  Representatives answered Board 
Member Paul’s inquiry about snow removal by informing the Board that snow would be 
removed from the property.  Mr. Clark also answered questions relating to the bar area 
upstairs being converted to event space, as well as informing that the proposed used is a 
novel approach to a building of this nature.  Board Member Steve Wilk did not have any 
questions about the application. 

 
[6:19] Board Member Lorentz asked if there would be effective two event spaces, which Ed Clark 

confirmed in the affirmative; however, two events are not expected to occur at the same 
time, as the intention is for customers/patrons to rent out the entire building.  Board 
Member Lorentz confirmed that there will only be a warming kitchen and not a food 
preparation area.  While the customers are intended to rent out the entire building, Mr. 
Clark confirmed that the Applicant did not want to limit their options relating to renting out 
the rooms on an individual basis to separate patrons.  Mr. Clark then confirmed that the inn-
rooms will not be hotel-style, but more oriented like a house.  Board Member Lorentz 
confirmed that there are not expected to be employees on-site.  Mr. Clark provided an 
overview of the procedures should the inn-rooms be rented out separately from a event, 
stating that patrons would meet with a resident manager in the office area depicted on the 
plans.  Board Member Lorentz inquired about potential shuttle services to the garage during 
the winter, as well as confirming that the parking garage had enough parking space to 
accommodate events.  Mr. Griffin confirmed that the driveway had enough sight distance 
along Merchants Row, and then informed the Board that the rear green space was 



 

 

approximately 50 ft. x 80 ft., enough space to fit an event tent.  Board Member Lorentz then 
inquired as to how the number of handicapped spaces were conceived. 

 
[6:31] Staff Member Strniste followed-up with the Applicant about traffic maneuverability on-site, 

and confirmed with the Applicant that users will be able to back out of the parking spaces 
and drive front end first out onto Merchants Row instead of backing out into the street.  He 
then informed the Board of the potential issue relating to “Uses Not Anticipated.” 

 
[6:34] Chair McClallen advised of Mark Foley’s departure, but informed those in attendance of Mr. 

Foley’s support for the project, which was provided in the Go-To-Meeting Chat.  Jack Darling 
voiced concerns relating to the dumpster and retaining wall, specifically reserved about the 
smell of the dumpsters being potent and that the potential failure of the retaining wall due 
to the weight of trash-trucks.  In addition, there are concerns about noisy events during 
courthouse hours, Monday thru Friday.  Mr. Darling did express appreciation about the 
proposed stormwater system.  Mr. Griffin advised that not a lot of trash is anticipated, and 
Mr. Clark informed that the proposal is more or less using the same processes historically 
performed.  Mr. Darling expressed his concerned about the retaining wall, stating that even 
the smaller 15-to-18-ton trucks could compromise the retaining wall, which may result in 
the wall coming down.  Mr. Clark reaffirmed that the Applicant is intending to utilize the 
same infrastructure and utilize it in a similar manner as the Knights of Columbus, the 
previously occupant the building. 

 
[6:43] A discussion ensued about reinforcing the retaining wall; Board Member Lorentz confirmed 

that the retaining wall is entirely on the courthouse’s property.  Mr. Griffin responded to a 
question asked by Board Member Wilk about the status of the driveway’s subbase, which 
will be reviewed upon tearing up the driveway.  Matt Moody vocalized similar concerns to 
Mr. Darling, specifically relating to the fence, retaining wall, noise levels, as well as opining 
about potential security concerns.  Mr. Griffin informed the Board that a screening fence 
was added, which should provide additional screening/privacy.   

 
[6:48] With no other public comment provided, Chair McClallen adjourned the public hearing and 

provided an overview of the process going forward.  The Board will enter into closed 
deliberation to deliberate and write the decision. 

 
PUBLIC HEARING – SITE PLAN REVIEW (140 STRONGS AVE) 6:49 PM 
APPLICANT: NEXTGEN PIZZA, LLC 
ZONING DISTRICT: GATEWAY BUSINESS DISTRICT – SOUTH MAIN STREET (GB-SMS) 

 
 
[6:49] Chair McClallen called the hearing to order and provided an overview of the hearing 

procedures.  He then swore in all of the attendees.  Andy Rowe, the Applicant’s engineer, 
provided a synopsis of the project: 

 
• The project involves the conversion of a service station to a restaurant; the former Stewart’s 

gas and service station to a take-out/delivery Domino’s Pizza. 
• No seating will be provided, as the restaurant would solely be take-out and delivery. 
• An attached storage shed will be removed. 
• The fuel pumps and canopy were already removed. 
• No changes to the exterior or lighting are proposed. 



 

 

• The on-site dumpster will be screened, as well as the nearby 1000-gallon propane tank. 
• The existing curb-cuts will be reduced in size and the sidewalks will be redone.  Two curb-

cuts are necessary due to the anticipated delivery trucks, which could include tractor 
trailers.  In response to the Department of Public Work’s comments, there is a hope that 
curb-cut modifications and site being active will deter cut-through traffic. 

• Some green space is proposed, as well as the placement of markers or boulders, which will 
help delineated parking spaces from the sidewalk areas. 

• Schematics were provided relating to the turning radii for larger trucks, which depicted the 
avoidance of traveling over the sidewalk. 

 
[6:56] Board Member Paul inquired about the times of the delivery trucks.  Kirstie Slayton 

informed the Board that product deliveries are currently scheduled between 12:00 PM and 
3:00 PM, Monday, Wednesday and Friday.  Board Member Pell opined that the project was 
great.  Board Member Wilk asked about the hours of operation.  Ms. Slayton informed the 
Board that the hours of operation are between 10:30 AM and 9:00 PM.  Board Member Wilk 
then inquired as to the number of vehicles on site.  Ms. Slayton informed the Board that 
there are four vehicles on site after hours.  Board Member Lorentz confirmed that the 
Dominos on Wales Street is moving to the subject site.  She then inquired about the number 
of delivery drivers.  Ms. Slayton informed the Board there were typically two drivers during 
the day and six or seven during the evening.  Mr. Litwhiler clarified that the six to seven 
drivers were between the hours of 5:00 PM and 8:00 PM on Friday night, whereas Monday 
night only has around four drivers.  In response to Board Member Lorentz’s question, Mr. 
Litwhiler advised that there are no more than three customers visiting the site to pick-up an 
order at any one time.  

 
[7:01] Mr. Rowe confirmed that there were 11 total parking spaces, and on Friday evening, the six 

to seven delivery drivers would not be present all at once, and would be staggered over the 
course of the evening based on the number of deliveries.  Ms. Slayton informed the Board 
that there were approximately 22 employees; however, there were not more than two to 
three employees on the site working in the facility, on average, and not more than four to 
five during peak Friday hours. 

 
[7:04] With no other public comment provided, Chair McClallen adjourned the public hearing and 

provided an overview of the process going forward.  The Board will enter into closed 
deliberation to deliberate and write the decision. 

 
OTHER BUSINESS 6:49 PM 

 
 
[7:04] Members of the Board briefly discussed their initial reactions to the evening’s hearing. 
 
[7:09] The Board entered into closed deliberation to discuss the evening’s hearings.  Staff Member 

Strniste will send an email to the Board regarding potential times to convene in person to 
deliberate about the application.   

 
[7:20] Staff Member Strniste informed the Board about the upcoming schedule, specifically that 

the 74 Traverse Avenue application, originally continued from April 7, 2021 to June 16, 
2021, application has been withdrawn.  The 85 Field Avenue Subdivision application needs 
to be re-heard, as the Applicant failed to submit the plat within 180 days of the Board’s final 



 

 

approval, which is required by State statute.  That application is scheduled for Wednesday, 
July 7, 2021. 

 
[7:25] The Board adjourned the evening’s meeting. 
 

 
 

Respectfully Submitted by Andrew Strniste, Planning & Zoning Administrator 


