
Johnson Planning Commission 
Meeting Minutes 

Thursday, June 28, 2013 
SPECIAL MEETING 

APPROVED 
 

Present:  
Planning Commission members: Bob Selby (chair), David Butler (vice-chair), David Grozinsky, 
Kim Dunkley, Suzanne Dodge, Cynthia Hennard, Ben Waterman, David Bergh 
Others: James Watkins, Crystal Ripley, Walter Pomroy, Mickey Myers, Offie Wortham, Steve 
Reber, Robert Schulz, Mark French, Michelle French, Douglas Molde, Linda Molde, Diane 
Lehouillier, Howard Romero, Jen Burton, Don Blais, Lisa Buell, Ron Ruth, Annette Vachon, Seth 
Jensen (LCPC), Lea Kilvadyova (Community & Economic Development Coordinator and Planning 
Commission secretary). 
 

Note: All votes taken are unanimous unless otherwise noted. 
 
Call to Order 
Bob called the meeting to order at 7:04.  

 
Response to R.L.Vallee’s proposed development plan 
Bob Selby provided background information about the proposed project. Skip Vallee, per 
Planning Commision’s invitation, visited with the Planning Commission and presented proposed 
plans for the redevelopment of the Stearns Mobil Station. The Planning Commission would like 
to respond to the proposal. Questions and concerns articulated to date included the following: 
The scale of the business, as presented, is not a good fit for Johnson village; Concerns exist 
about lighting levels, the height of the canopy and the number of fueling pumps, tractor trailer 
trucks pulling in and out of the site, inclusion of parking for tractor trailers and traffic issues that 
may arise as a result of the redevelopment. There are also concerns about the size of the 
convenience store building. 
 
David Butler added that, right now, the village and the town have no say over the layout of the 
proposed development. When the project goes through the ACT 250 permitting process, we 
will automatically get a party status and will be able to comment on the project. David also said 
that Skip Vallee has willingness to discuss the project design – one example is the design of the 
building that would incorporate elements that resonate with the character of the Village. 
 
Bob invited people to provide input on the proposed plan. 
 
Walter Pomroy said that, to him, it was important that the project fit into its surroundings and 
enhanced the landscape in keeping with the Main Street Project. He did not care about the 
number of pumps as long as the pumps were placed at the back of the lot. 
 



Howard Romero asked people to indicate, by show of hands, whether they thought we should 
have zoning. The majority of hands went up. He said that there was an interest in looking into 
form based code and that we may have time to slip it in before the gas station project goes 
forward. 
 
Bob said that the next July 18 meeting will be focused on the planning for a village walkabout as 
a step toward the exploring of form based code. All are invited. 
 
Walter Pomroy brought to attention another possible tool to guide the development – sign 
ordinance to limit signage and lighting. 
 
Next, meeting participants talked about traffic issues created by the new project. Several 
participants raised concerns about traffic safety, especially with regard to large trucks pulling in 
and out of the site. David Butler pointed out that this project will not increase the volume of 
traffic on Route 15. Rather, it will cater to the traffic that already exists. Several people thought 
that large trailer trucks will not make a choice to stop at the gas station. Mark French added 
that currently, there is no industry and no industrial trucks in Johnson. The industrial park 
contemplated by the Town may change that. Micky Myers wondered if R.L.Vallee may buy 
additional property on Route 100 C to improve access to the property. Ben Waterman asked if 
the Planning Commission could hire their own consultant to conduct a traffic study to obtain 
objective data about traffic impact. Can the LCPC help? 
 
Walter said he was concerned about downtown pedestrians. Pedestrians need to be taken into 
account as part of the project design. The project will generate additional foot traffic to and 
from the convenience store. Right now there is no way to cross Route 15 in the vicinity of the 
gas station as VTrans did not want to allow a crossing due to a low number of crossing 
pedestrians. When the number of pedestrians increases, the crossing will be permitted.  
 
There are concerns about the canopy height and increased levels of lighting. Lisa Buell asked 
whether we could find good examples in the state that would be acceptable to Johnson. Bob 
said that he asked the Planning Commission to research industry standards with regard to 
canopies and lighting levels. Seth Jensen mentioned that publications exist that provide 
guidance with recommended canopy parameters. David Butler felt that lighting needed to be 
contained due to the fact that the station is in a residential area. 
 
Discussion continued about concerns related to truck idling. It was mentioned that as long as 
drivers are inside the truck, they can idle. 
 
Bob Schulz wondered what was going to happen to the storage units. 
 
Diane Lehouillier asked whether R.L.Vallee was adamant about the 4,500 square foot building 
size.  
 



Walter shared his image of the gas station: pedestrian safe; with green space; in keeping with 
village character. Our comments should not concentrate on the number of pumps, rather we 
should focus on the aesthetics.  
 
Seth Jensen provided background information about lighting. He mentioned that, in Act 250, 
one piece that was going to be reviewed was the surrounding lighting. How divergent is the 
proposed lighting from the lighting in the vicinity of the station? Also, uniformity ratio (changes 
between dark and lit zones) will be examined. Consistency of lighting levels is important for 
safety. CCRPC (Chittenden County Regional Planning Commission) manual addresses these 
issues. 
 
Diane Lehouillier asked whether the trustees addressed zoning. David Butler mentioned that 
this project may be the springboard for zoning. Cynthia Hennard mentioned that, per Duncan’s 
email, we should be mindful that the implementation of zoning will be a financial and 
administrative expense of the village. 
 
Walter suggested contacting Rob Hall from VTrans (Rob is in charge of reviewing and approving 
highway access permits at the state) to get his input. Also, can we find out how Newport goes 
about dealing with R.L.Vallee’s proposed development in their village setting? 
 
David Butler would like to know what an acceptable traffic flow in and out of the driveway is. 
The pulling out of the trucks is a major issue. Ben Waterman said that we should find out from 
Skip what his thoughts on the traffic were. Has he considered what the traffic will look like? Ben 
will talk with Rob Hall. Bob will pursue his contact with the LCPC. Newport should be contacted. 
Paul Dreher, Newport’s zoning administrator, is the person to talk to. 
 
Next meeting 
The Planning Commission will give two alternatives to Skip for a meeting. July 18th or July 25th.  
 
The meeting adjourned at 8:55 P.M. 
 
 
 
Minutes respectfully submitted by Lea Kilvadyova 


