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Board members present: Robert Mastrantoni – Chairperson, Patricia Dow, Chuck Luke, Dan Wolfield, 
and Dean Howland 
Board members absent  
 
Others present:  Katharine Erceg (Secretary), Doug Frost (Code Enforcement Officer), Linda Gibson, 
Michael Stafford, Fred Austin, Curt Dybas, William Dow, Sue Mastrodomenico, Joe Mastrodomenico, 
Imorid Amersi, Salim Amersi, Leonard Bunalski, Iginio Rovetto 
 
TAX MAP: 251.14-4-26.1 
APPLICANT: LINDA GIBSON 
ADDRESS: 90 MONTCALM STREET 
ZONE: RESIDENTIAL MIXED USE 
APPLICATION – SPECIAL USE APPLICATION 
Applicant stated that she wanted to use between 3/5 bedrooms in her home for a bed and breakfast 
establishment, possibly seasonally, Applicant stated she has plenty of living space for herself 
downstairs and would like to rent the four bedrooms upstairs. Applicant stated that she had measured 
the green space around the property and had less grass on the side of the driveway than the shown in 
the application and there is space for up to five cars, three in the front driveway and two in the back 
driveway behind the property and there is a strip of grass in the back that would have to be removed 
and that it would be the only modification she would need for parking.  Dean Howland asked the 
Applicant about the parking and Robert Mastrantoni asked the Applicant about the measurements in 
the back of the property for the parking spaces, the Applicant stated that the grass went over the curb 
cut and driveway entrance. Doug Frost stated that during his conversations with the Applicant he told 
her if she removed the greenspace she would have to increase greenspace at a different location in 
order to achieve the 60% green space requirement, otherwise she would need to get an area variance. 
Discussion ensued regarding the green space requirement and the parking spaces. Doug Frost stated 
that the Applicant did not do the calculations for the 60% requirement and Dean Howland asked about 
the 60% requirement. Applicant stated that she will replace any green space that she takes out. Robert 
Mastrantoni stated that the parking, as shown, is not adequate and having the cars park one behind the 
other would be inconvenient for guests.  Michael Stafford then asked to address the board. Dean 
Howland asked if a bed and breakfast in a residential mixed use zone was an allowed use and Doug 
Frost stated that it was, but did require a special use permit. Dean Howland remarked that parking cars 
one behind the other was not uncommon for bed and breakfasts but that the parking situation as shown 
seemed in- adequate. Applicant stated she did have adequate space and that she would inform guests 
ahead of time about the parking issues and those guests could also park on the street. Dean Howland 
asked if a survey was required to show the 60% green space and what was there previously if taken 
out. A discussion ensued regarding gravel and the gravel around the dwelling, Doug Frost stated gravel 
does not constitute green space (permeable) if it’s being used as a parking area nor does it constitute 
greenspace around a house (i.e trench).  He also stated pre-existing green space is grandfathered.  
Michael Stafford then asked to address the board on behalf of Joanne Stafford Paige, owner of the 
property immediately adjacent to the Applicant’s property and shares a common driveway. Mr. Stafford 
stated the burden is on the Applicant to prove that she meets the criteria for a special use permit, he did 
not feel that was stated in the application.  He stated the common driveway was never used for 
commercial parking spaces; it was always a family driveway shared between the two homes and that a 
commercial establishment was not compatible with the adjacent properties. Mr. Stafford also stated that 
when the house was purchased by the Applicant, Ms. Stafford-Paige granted a six foot easement so 
new owner could park behind the property, and that Ms. Stafford-Paige would never have granted the 
easement if she thought it would be used for commercial parking in the back yard. Mr. Stafford stated 
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that in the front of the property, regarding the three spaces, the garage would need to be left open to 
allow for all three cars to park and that it’s not a typical way to park cars for commercial parking.  Mr. 
Stafford stated the back yard was not meant to be used for commercial parking and it would be a 
burden on Ms. Stafford-Paige to have people coming and going at all hours of the night. Mr. Stafford re-
iterated it is not a compatible use with the adjoining property and again that the easement would not 
have been granted to be used for commercial parking and it doesn’t work for this property and that 
Applicant would have to tear up lawn that’s been there for a long time. Patricia Dow asked about the 
easement and the six feet and where does Ms. Stafford-Paige park.  Mr. Stafford explained the 
easement runs down the middle of the driveway and the easement was granted, essentially, for egress 
and ingress when the property was subdivided, and that it was meant for neighbors to share not for 
strangers to use. Applicant then asked to address the board and stated that the two parking spaces in 
the back would not use the easement and that the driveway was very wide and there was plenty of 
room. Mr. Stafford stated that there is no way that they can’t use the easement as it runs down the 
middle of the driveway Dan Wolfield asked if it was possible to drive straight into the driveway and the 
Applicant stated that yes you can go straight in and out of the driveway without crossing the easement. 
Robert Mastrantoni asked about the size of the front driveway and Applicant stated that large SUV’s 
would be a problem but that smaller cars would fit comfortably. Applicant also stated that she has 
parked seven cars on the property at one time without a problem. She said that people also had the 
option of parking on Montcalm or Helen streets. Doug Frost stated that there was no overnight parking 
on any of the village streets. Robert Mastrantoni stated that the board needs more information on the 
parking and how much space is available and that the drawings provided to the board in the application 
are not adequate and that the board needs more information and very clear drawings on exactly wear 
the parking is going to be. The board stated they have no problem with the property being used as a 
bed & breakfast.  Dean Howland stated the Applicant should take it back to the surveyor and ask them 
to clarify the greenspace and show each parking space dimension more adequately. Patricia Dow then 
stated she agreed with Robert Mastrantoni on the greenspace and parking, Dan Wolfield stated he also 
felt that the parking was inadequate and perhaps only having four parking spaces would be better for 
the property. Applicant stated that she thought she needed five spaces to include a space for an 
employee to park and then remarked she will not have an employee.  Patricia Dow asked if the 
neighbors had been notified of the meeting and Doug Frost stated that all the neighbors had received 
their notifications and then asked the board to be sure to look at the criteria of a special use permit 
before making a decision.  Robert Mastrantoni stated that the application needed to be clearer. Patricia 
Dow stated that she did not feel that the measurements of the parking spaces and green space were 
clear and she would rather have a professional rendering of the property before and after the green 
space is altered. The board agreed with Patricia Dow and deemed it necessary for the Applicant to 
provide more information and Patricia Dow stated to the Applicant that she would like actual 
dimensions and in her opinion the application is not complete. Mr. Stafford then addressed the board 
and stated he had no problem with a bed and breakfast but is opposed because of the use of the 
easement for commercial parking and the incompatibility with the adjoining property. 
 
 
MOTION: Patricia Dow made a motion to table the application until the Applicant can provide more 
adequate information about parking and the percentage of permeable area. 
2ND MOTION: Robert Mastrantoni 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye Aye Aye Aye Aye 

Aye = 5 Nay = 0 Motion carried 
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TAX MAP: 264.07-1-4 
APPLICANT: THE LAKE GEORGE STEAMBOAT CO. 
ADDRESS: 57 BEACH ROAD 
ZONE: COMMERCIAL MIXED USE 
APPLICATION – SITE PLAN 1527 
 
6:45pm –Patricia Dow recused herself- 
 
Curt Dybas, architect for the Applicant, explained to the board the Applicant wished to construct a 
concession stand on the east side of The Station on beach road, the project has ZBA approval on an 
area variance for a non-conforming structure. Mr. Dybas explained the concession stand will only serve 
deck patrons; it will not serve the public.  Robert Mastrantoni asked if there will be a grease trap. Mr. 
Dybas explained where the grease trap will be located 
 
MOTION: Dan Wolfield made a motion to approve the concession structure at the end of the current 
deck at 57 beach road as presented. 
2nd MOTION: Dean Howland 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye RECUSED Aye Aye Aye 

Aye = 5 Nay = 0 Motion carried 
 
6:50pm-Patricia Dow rejoined the board 
 
 
Fred Austin, representing the Applicant, explained that the Fort William Henry was going to be trying a 
new marketing strategy to get more traffic into the Beach Road stores. There will be a discount card 
given to guests of the Fort for the stores. Mr. Austin explained that most of the existing signs will be 
replaced with the same size signs. Dan Wolfield asked Doug Frost about sign compliance and Doug 
Frost explained that some of the signs at the fort property on Beach Road are grandfathered into the 
law, but, the hope is that they will remove them as they upgrade the signs. Doug Frost explained that 
the planning board can ask the Fort to remove the old signs but by law the signs can stay up. Dean 
Howland asked Mr. Austin if the Applicant will be using the same sign placards and just covering the 
existing signs. Patricia Dow asked what the dimensions were because they weren’t very clearly stated 
in the applications, Mr. Austin explained they were replacing the existing signs and it was his 
understanding that most of the old signs would be coming down. Doug Frost then explained that the 
Applicant wanted to have more specific signs to indicate what each business was instead of the generic 
signs that are currently up. Doug Frost then stated that the Applicant had six signs, had paid for six sign 
applications, and that each sign was to be addressed individually. 
 
TAX MAP: 251.18-3-70 
APPLICANT: THE FORT WILLIAM HENRY 
ADDRESS: BEACH ROAD 
ZONE: COMMERCIAL MIXED USE 
APPLICATION: SIGN-BEACH BOUTIQUE 
 
 Patricia asked if the sandals on the Beach Boutique sign could be removed and one of the beach 
boutique lettering signs could also be removed. 
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MOTION: Patricia Dow made a motion to approve the beach boutique at 60x15” in place of the current 
jewelry sign providing the sandals sign on the left and the beach boutique sign on the right are removed 
so that there is only one sign. 
2nd MOTION: Dan Wolfield 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye Aye Aye Aye Aye 

Aye = 5  Nay = 0  Motion carried 
 
 
TAX MAP: 251.18-3-70 
APPLICANT: THE FORT WILLIAM HENRY 
ADDRESS: BEACH ROAD 
ZONE: COMMERCIAL MIXED USE 
APPLICATION: SIGN-AMERICAN PRIDE 
 
The board discussed the existing sign and which storefront the sign would go in front of and what would 
it be replacing. 
 
MOTION: Patricia Dow made a motion to approve as presented with the dimensions of 60x15” to be 
located as indicated with the request that the Lookout Café and shop sign come down. 
2nd MOTION: Robert Mastrantoni 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye Aye Aye Aye Aye 

Aye = 5  Nay = 0  Motion carried 
 
 
TAX MAP: 251.18-3-70 
APPLICANT: THE FORT WILLIAM HENRY 
ADDRESS: BEACH ROAD 
ZONE: COMMERCIAL MIXED USE 
APPLICATION: SIGN-OLD CURIOSITY SHOPPE 
 
The board discussed the existing sign, the size of the existing sign versus the size of the proposed sign 
and the exact location. The board then decided that they needed more information regarding this sign 
to make a determination. 
 
MOTION: Robert Mastrantoni made a motion to table the application for more information 
2nd MOTION: Dean Howland 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye Aye Aye Aye Aye 

Aye = 5  Nay = 0  Motion carried 
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TAX MAP: 251.18-3-70 
APPLICANT: THE FORT WILLIAM HENRY 
ADDRESS: BEACH ROAD 
ZONE: COMMERCIAL MIXED USE 
APPLICATION: SIGN-CANDY APPLE 
 
MOTION: Patricia Dow made a motion to approve the sign as presented with the graphics providing the 
signs on either side of the candy apple sign be removed. 
2nd MOTION: Dan Wolfield 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye Aye Aye Aye Aye 

Aye = 5  Nay = 0  Motion carried 
 
 
TAX MAP: 251.18-3-70 
APPLICANT: THE FORT WILLIAM HENRY 
ADDRESS: BEACH ROAD 
ZONE: COMMERCIAL MIXED USE 
APPLICATION: SIGN-FROSTY’S 
 
The board discussed the size and placement of the sign and stated that it seemed confusing and that 
there is an L shape in the roofline and that the frozen yogurt sign and panini sign should be replaced.  
The board then discussed in which direction the sign would face (Beach Road or Canada Street). The 
board discussed whether they had enough information to make a determination on the sign. 
 
MOTION: Patricia Dow made a motion to table the application for more information as to sign 
placement and measurements. 
2nd MOTION: Chuck Luke 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye Aye Aye Aye Aye 

Aye = 5  Nay = 0  Motion carried 
 
TAX MAP: 251.18-3-70 
APPLICANT: THE FORT WILLIAM HENRY 
ADDRESS: BEACH ROAD 
ZONE: COMMERCIAL MIXED USE 
APPLICATION: SIGN-STICKY BUNS 
 
MOTION: Dean Howland made a motion to approve the 60x15” proposed sign and remove the existing 
gourmet bakery and coffey shop signs. 
2nd MOTION: Patricia Dow 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye Aye Aye Aye Aye 

Aye = 5  Nay = 0  Motion carried 
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TAX MAP: 251.14-3-26 
APPLICANT: SALIM AMERSI 
ADDRESS: 400 CANADA STREET 
ZONE: COMMERCIAL RESORT 
 
Michael Stafford spoke to the board on the Applicant’s behalf regarding the revisions to the application 
that the board asked for at the May 17, 2015 meeting. The only change made is a small area that is 
enclosed for HVAC purposes and everything that was approved by the board has been moved back 
where it was originally. 
 
MOTION: Dan Wolfield made a motion to approve the revisions to 400 Canada Street as presented 
2nd MOTION: Dean Howland 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye Aye Aye Aye Aye 

Aye = 5  Nay = 0  Motion carried 
 
 
TAX MAP: 251.14-3-4 
APPLICANT: LEONARD BUNALSKI 
ADDRESS: 36 MONTCALM STREET 
ZONE: COMMERCIAL MIXED USE 
APPLICATION: SIGN 
 
The Applicant is operating a travel agency at 36 Montcalm Street. He asked the board about utilizing a 
reader board in the window to advertise travel rate specials. Doug said he would check on the sign 
regulations and that at this meeting he could only have the sign he applied for. 
 
MOTION: Chuck Luke made a motion to approve the singular sign as presented. 
2ND MOTION: Patricia Dow 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye Aye Aye Aye Aye 

 
 
TAX MAP: 251.18-3-41 
APPLICANT: IGINIO ROVETTO 
ADDRESS: 175 CANADA STREET #9 
ZONE: COMMERCIAL MIXED USE 
APPLICATION: SIGN 
 
Applicant explained he was opening a second location for his business in the Mayard Center that was 
previously occupied by Pizzeria Mangia and would be using the same size sign that was already there. 
 
MOTION: Dan Wolfield made a motion to approve the sign as presented 
2ND MOTION: Patricia Dow 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye Aye Aye Aye Aye 
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MOTION: Dan Wolfield made a motion to approve the May 17, 2015 minutes as presented.  
2ND MOTION: Patricia Dow 

Robert Mastrantoni Patricia Dow Dean Howland Chuck Luke Dan Wolfield 

Aye Aye Aye Aye Aye 

Aye = 5  Nay = 0  Motion carried 
 
MOTION: Robert Mastrantoni made a motion to adjourn 
2nd MOTION: Patricia Dow 
 
Respectfully submitted, 
Katharine Erceg 
June 19, 2015  


