
South Hero New Town Hall Building Committee Meeting Minutes 

Date: Tuesday, January 21, 2025 
Time: 8:30 AM 
Location: ​ 38 Community Lane, South Hero, VT  

OR Zoom Meeting ID: 814 1959 0978, Passcode: 660440 

Committee Members Present: 

●​ Kathleen Swanson, Chair 
●​ Phil Scott, Vice Chair 
●​ Nate Hayward, Secretary 
●​ Jill Lowrey 
●​ Matt Reed 
●​ Anne Zolotas 

Committee Members Absent: 

●​ None 

Members of the Public Present: 

●​ None 

I. Introductions 

●​ Members introduced themselves. 

II. Review and Approval of Agenda 

●​ The agenda was reviewed and approved. 

III. Review and Approval of January 14, 2025 Meeting Minutes 

●​ The minutes from the January 14, 2025 meeting were reviewed and approved. 

IV. Pharmacy Property Update 

●​ Review VIS estimated timing (Matt): 
○​ Matt shared the draft preliminary existing conditions report produced by AES for the former 

pharmacy building at 334 US Route 2 (attached), and a draft floorplan (attached).  Both of 
these documents have been shared with VIS, the commercial estimation firm.  Matt 
expects to have their cost estimate in the next week. 

●​ Discuss Act 250 jurisdiction inquiry (Nate): 
○​ Nate shared his correspondence with the Act 250 district coordinator.  The timing for a 

formal jurisdictional opinion would be late February or early March.  So, it may not be 
completed prior to the vote.  The committee felt that proceeding with a less formal opinion, 
which could be completed by sometime next week would be the best route for now. Nate 
will ask him to proceed. 

●​ Discussion of non-direct cost pros and cons: 
○​ The committee discussed some to the non-monetary factors that will be part of the 

committee’s evaluation such as: 



■​ The pharmacy property would come off the tax roles. 
■​ What would happen to the existing town office site?  It’s not desirable to leave 

derelict buildings.  Should we allocate funds for the demolition of the current town 
hall after it is vacated? 

■​ Required real estate purchase of the Pharmacy parcel. The seller has stated 
$795k-$800k. 

■​ Required additional wastewater capacity required offsite will necessitate the 
additional costs of land or easements from the land owner. 

■​ This off site wastewater capacity may likely trigger Act 250 jurisdiction, which would 
add to the cost and timing. 

■​ The existing building is 20 years old, and thus has depreciated some of its viable 
life. 

■​ The seller would need to be willing to enter into a contract with the Town with a 
long due-diligence period for design, and permitting.  This may need to be 9-12 
months. The seller has said he would expect additional financial consideration for 
this accommodation. 

■​ The seller indicated that he has received a few inquiries since putting up the for 
sale sign recently.  

V. Public Outreach and Presentations 

●​ Public Outreach Meetings: 
○​ Meeting dates were confirmed: 

■​ Meeting #1: Tuesday, February 4, 2025, 6:00 PM at Town Hall. 
■​ Meeting #2: Saturday, March 1, 2025 (town meeting informational meeting). 

○​ Phil drafted a draft power point presentation to be the format for our meeting.  He will share 
this through Google Docs. 

●​ One-page "case for support" The Mailing: 
○​ Scheduled to be delivered between 1/27 and 2/1 

●​ Website: 
○​ No update, Nate wants to add to the FAQs. 

●​ Town Report Letter and Renderings: 
○​ The letter was submitted to Naomi. It will be 2 pages and an additional page with the 

renderings inside the back jacket. 

VI. Timeline Review 

●​ The Committee reviewed the timeline of action items leading up to the vote. 

VII. Other Publicity 

●​ Front Porch Forum postings: 
○​ Nate will draft one to go out soon. 

●​ Islander ad: 
○​ Kathleen will work on a public notice to go to the Islander about the public meetings. 
○​ Nate said that Micheal Frett, Islander reporter, plans to attend the Feb 4th public meeting. 

VIII. Public Comment 

●​ None 



IX. Adjournment 

●​ The meeting adjourned at approximately 9:40AM. 



 

www.aesnortheast.com  / aes_info@aesnortheast.com                                 
       P. (518) 561-1598 NY  /  (802) 876-0417 VT 

 New York Headquarters: 74 South Platt Street  /  Plattsburgh, NY 12901 
Vermont Branch: Chace Mill, 1 Mill St., Suite 370  /  Burlington, VT 05401 

 
 

 
 
 
 
 

 
 
January 20, 2025 
 
Preliminary Existing Conditions Report for 334 Route 2 (Old McGregor’s Pharmacy Building) 
 
The following observations, photos, and opinions were compiled during a site visit conducted on Thursday, 
January 16th, 2025 by Matthew Reed, a Project Architect at AES Northeast.  The purpose of this report is to 
provide a basic understanding of the condition of various existing building components and to provide the 
basis for a preliminary Construction Estimate to renovate the building into a new Town Office Building.   
 
Site Work 
Parking Lot and Paving 
• The Lot asphalt appears to be in good condition for its age. AES 

the parking lot should be resealed and striped as part of any new 
work. 
 

• Quantity of Parking Lot spaces with dumpster relocation estimated 
to be 24 spaces, two of which would be accessible. This meets the 
requirements for the Town Office. 
 

• The access road across the front of the building and around the 
side should be removed as part of the new work as the new use 
does not need access for deliveries, This space could be restored 
to lawn with a small seating patio out front. Roughly 4000sf of 
pavement to be removed. (See photo with Green Region) 
 

• The Dumpsters should be relocated to the end of the parking lot to 
facilitate easier dumpster access. 
 

• Parking Lot Lighting is from building mounted fixtures, lighting 
appears adequate. The fixtures finishes are peeling. Fixtures 
appear to be halogen or flourescent, AES recommends 
replacement of fixtures. 

 
Site Comments 
• There are three Mature trees located between the parking lot and 

wally’s point road, all reasonable efforts should be made to 
preserve these trees. 
 

• The site has a free standing pole sign between the access road and 
route 2 that should be removed, and replaced with low monument 
style sign. 
 

Septic Capacity: 
• The Septic capacity for the site is max’d out including pre-

treatment.  In order to increase capacity an easement onto the 
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adjacent Island Acres Farm Parcel would need to be obtained.  
Based on previous test pits the town dug for the community 
septic project, it is AES’s understanding that the only suitable 
soils to extend the septic field are located on the East Side of 
Wally’s Point road, back along the treeline.  This could require a 
±700ft force main to reach this location (See Photo with Purple 
Region) 
 

Building Exterior Shell Components 
Foundation 

• Foundation insulation along the north and east walls has been 
cut down, likely due to mower/weedwhacker damage. The 
foundation insulation did not have any protection board. 
 

• AES would recommended excavating down 2 feet and replacing 
the insulation board, adding protection board, and backfilling 
along the north and east sides. 
 

Exterior Walls 
• The brick masonry walls appear in good condition. Hair-line 

cracking appears in the stone band aligned with the mortar 
joints, these appear only to be cosmetic in nature.  

 
• The Vinyl siding on the rear and east side of the building is 

discolored and deteriorating. Areas appear to have been 
patched/replaced in the past based on patchwork of differential 
aging.  
 

• Based on drawings provided to AES, the exterior walls are wood-
stud framed, with R-19 batt insulation, with no continuous 
insulation. AES would recommend the following work to meet 
the current energy code: 
• Remove existing siding 
• Replace air/weather barrier with self-adhered membrane 
• Add R12 rigid insulation to bring these walls up to code 

minimum insulation value 
• Add wood strapping rainscreenAdd new prefinished 

engineered wood siding 
 
Windows and Glazing 

• New windows to be added to north and east walls to provide 
windows for offices. 

 
• Replace glazing units in existing storefronts with spandrel 

(opaque glass), 1 assembly on south wall, 1 on west wall. 
 

• One spandrel window in the west to be replaced with new Entry 
Storefront 

 
• A few of the clerestory windows showed signs of heavy 

condensation within the glazing unit. This is indicative of seal-
failure. These windows should be replaced. 
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Signage 

• The former “PHARMACY” sign remains on the building and 
should be replaced with a  new relevant sign.  
 

Roof  
• The roof is an adhered EPDM membrane roof and appeared to 

be in good condition. The warranty on a 45mil EPDM is 15 
years. While visually it does appear in good shape, I believe it 
is the original roof, and is at it’s End-of-Life expectancy. AES 
recommends including the cost of the roof replacement in the 
fitup vs trying to cover it as a maintenance/operating cost in 
the next 5-10 years.  
 

• Roof Insulation was specified at R40ci per the drawings, it is 
difficult to verify what was actually installed. Minimum code 
under the 2024 standards is R45ci.  It is AES’s opinion that 
increasing the roof insulation will not present a good 
investment of capital funds at this time. The roof would have 
met minimum code standards as recently as last year. 

• Some of the sealants at the lap joints, penetrations, and edges 
did show signs of cracking, and at minimum need to be 
repaired by coating over the existing, or removing and 
replacing with new sealant. There were two abandoned 
penetrations, likely from the former walk-in coolers that should 
be removed and patched with new membrane. 
 

• Roof supports consist of 4x4 wood blocks with a slip-sheet for 
EPDM. The wood blocks are rotting/cracking and would 
recommend replacemen with non-penetrating rubber roof 
supports. 

 
• Fascias consist of breakmetal and are in good condition. The 

Roof Fascia and bottom of wall metal was dirty and should be 
cleaned/washed to restore finish. 

 
Mechanical Systems 
Rooftop Units 

• The Building is currently heated and cooled by (4) rooftop air 
handlers. All four units utilize propane for heating.  (3) units 
are original to the builing, and one was replaced 5 years ago. 

• Dates of Manufacture, February 2005, April 2005, June 2005, 
October 20203 original Units use R22 refrigerant which was 
phased out in 2020,  

• The 2020 unit uses R410A and is currently being phased out 
starting January 1, 2025 
• The average life expectancy of these rooftop units is 20 

years, and the 3 original units will surpass that this year 
• A few water stains were present in the ceiling tiles of the 

main retail space. This may be due to condensation on 
ductwork if the ducts are not insulated when air 
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conditioning in the summer, or may be from roof leaks 
around the mechanical units. 

 
• AES Recommends Replacement of the three original unit with 

new Heat pump Mini Split heads units in each new space. The 
AHU from 2020 should remain for suppelemental/backup 
heat, due to extensive layout changes, all new ductwork from 
the remaining AHU for backup heat would need to be run. 

 
Plumbing 
Water Heater  

 Water supply is from the South Hero Fire District #4 and enters 
through the basement 

 
 The Hot water heater, currently mounted overhead in the 

janitor space on level 1. The water heater has a 30 gallon 
capacity and is Electric driven, with a manufacture date of 
February 2021. This unit has many years of life left and could 
be removed and relocated to the basement for reuse under 
the new plan. 

 
Piping 

 The small amount of piping exposed in the basement was 
copper, copper has a very long service life and would not 
expect any issues with the water supply/distribution. 

 
Electrical Systems  

• The Current Service feed is a 400 amp 3ph 208/120V service. 
The MDP currently has no blanks/extra spaces, and is 
currently unlabeled. However, it is likely that many of the 
breakers are no longer in use, and fed equipment like he walk-
in coolers that are no longer present. There is also a 3phase 
150 amp subpanel attached to the MDP that is also full, and is 
labeled. 

 
• Lighting throughout the upper level appears to be T8 

flourescent troffer fixtures, AES would recommend replacing 
these fixtures with LED fixtures for high quality light, higher 
efficiency, and lower maintenance.  

 
Interior Layout 
Casework 

• There is an existing breakroom with sink, dishwasher, and 
cabinetry. That appears to be in good condition. The 
Dishwasher was not tested for functionality.  

 
Bathroom 

• A refrigerator recess was crudely added to the kitchen by 
removing space from the adjacent accessible bathroom. This 
alteration makes the bathroom non-compliant with accessible 
standards, likely was done without a permit, and should be 
restored to its original size. Once restored the bathroom 
appears compliant with the 1994 standards of the ADA. While 
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the current standards are the 2010 edition, they do have a 
provision to grandfather existing 1994 compliant bathrooms.  

 
Interior Partition Walls  
Walls 

• Much of the original walls are in good condition, The 
modifications near the bathroom, kitchen, and added network 
closet were crudely cut in, and unfinished.  

 
• There were a few holes that require patching in the exterior 

walls as well.  
 

• Much of the existing partitions will be removed as part of the 
new work, however any walls to remain should be patched and 
painted. 

 
• Some of the trim around columns/walls were missing and 

need to be replaced. 
 
• An access hole was cut into a rated partition under the stair, 

likely to access the electrical service conduits, a Fire-rated 
access panel should be added to restore the fire-protection 
and allow for future access.  

 
Floor and Ceiling Finishes: 
Flooring 

• The Floor throughout the first floor is LVT plank flooring. The 
flooring still shows shadows of where the store aisles existed. 
While the shadowing may be able to be reduced by polishing, it 
likely is the result of UV exposure and wear on the top coat of 
the LVT.  

 
• The flooring where it transitions over the basement space has 

a noticeable, roughly ½” drop in floor elevation. Likely settling 
of the original building that appears to have stabilized. Floor 
should be re-leveled in the area.  

• AES would recommend replacement of the LVT with a new LVT.  
 

Ceilings 
• The ceilings are suspended 2x4 Acoustic tile ceilings. There 

are roughly a dozen ceiling tiles with minor to moderate water 
stains.  

 
• Air terminals appear dirty and discolored and should be 

cleaned or replaced.  
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