
 

 

 

 

 

WAITSFIELD DEVELOPMENT REVIEW BOARD 
MEETING AGENDA 

 

Tuesday, June 11th, 2024 @ 7:00pm 

Meeting to be held in-person and via Zoom 
 

PUBLIC ACCESS TO THIS MEETING WILL BE AVAILABLE BOTH IN-PERSON 

AT THE TOWN OFFICES OR REMOTE VIA ZOOM.  TO PARTICIPATE 

REMOTELY, PLEASE USE THE FOLLOWING LINK: 

https://us02web.zoom.us/j/9190265312      
Meeting ID: 919 026 5312 

Or call: 1 929 205 6099 

 
 

 

1.  CALL TO ORDER 

 

2.  REVISIONS TO AGENDA, IF ANY 

 

3.  PUBLIC FORUM 

 

4. Application #4184-CU by Sean Lawson/Lawsons Finest Liquids off 155 Carroll 
Rd., Waitsfield VT.  Applicant requests approval to construct a 750 sq. ft. expanded 
beer garden and outdoor seating area.  The parcel is identified as #23003.000 in the 
Irasville Village District. 
 
5. Sketch Plan Review by Mavis LLC for a 16-unit Planned Unit Development off 
Mad River Park Road.  The parcel is identified as #06001.000 and is located in the 
Agricultural-Residential District. 
 
6.  APPROVAL OF MINUTES – May 28, 2024 

 

7. ADJOURNMENT  

 
8.  DELIBERATIONS  

 

 

Development 

Review Board 

Members 

Duncan Brines 

Chris Cook 

John Donaldson, 

Chair 

Gib Geiger 

Steve McKenzie, 

Vice-Chair 

Rudy Polwin 

James Tabor 

 

 

Planning & Zoning 

Administrator/ 

E911 Coordinator 

J.B. Weir 

 

Town 

Administrator 

Vacant 

 

Town Clerk 

Jennifer Peterson 

 

Treasurer 

Vacant 

 

Waitsfield Town 

Office 

4144 Main Street 

Waitsfield, VT  

05673 

(802) 496-2218 

www.waitsfieldvt.us 

 

 

Documents related to the above item(s) are 

available for review in the Town Office, on the 

town website, and via email.   Reasonable 

accommodations shall be provided upon request to 

ensure that the meeting is accessible to all 

individuals regardless of disability.  Please 

contact the Planning & Zoning Office and at 496-

2218 x4 for more information. 

 

https://us02web.zoom.us/j/9190265312


 
 

DEVELOPMENT REVIEW BOARD 
STAFF REPORT by J.B. Weir for July 11, 2023 Meeting  

 

Application #:  4184-CU   
Land Owner: Sean Lawsons / Lawsons Finest Liquids 
Property Address: 155 Carroll Road 
Parcel Number: 23003.000 in the Irasville Village District 
Meeting Dates: June 11, 2024 
Proposal/Type:        Expansion of existing conditional use for construction 

of a 750 sq. ft. deck to expand beer garden and outdoor 
seating area 

 
 
A. GUIDING ORDINANCE and POLICY PROVISIONS 

 

1. Town of Waitsfield Zoning Bylaws, as adopted March 2, 1971 and amended through 

January 8, 2024:  

 

a. Table 2.03  Irasville Village District 

b. Section 3.09  Parking & Loading Standards 

c. Section 5.03  Conditional Use  

 

2. Waitsfield Town Plan, as adopted on October 9, 2023. 
 
 
B.  MATERIALS SUBMITTED 

 

1. On May 12, 2024, the applicant submitted a conditional use permit application #4184-

CU, zoning permit application #4184, responses to General and Specific Review 

Standards, a cover letter / narrative of the project, and three site plans: “Dog Park Site 

Plan” (Wagner Hodgson Landscape Architecture dated 5/2/2024), “Detail Landscape 

Plan” Sheet LI.1 (Wagner Hodgson Landscape Architecture dated 1/3/2017), and 

“Existing Conditions” Sheet C-1 (Wagner Hodgson Landscape Architecture dated 

1/20/2017). 

 

2. On June 6, 2024, the PZA included in the file an email from the applicant concerning the 

construction plans for the proposed deck. 

 

3. On June 6, 2024, the PZA included in the file an email from State Wetlands Ecologist 

Shannon Morrison and site plan title “Lawsons Wetland Impact Plan.” 

https://www.waitsfieldvt.gov/fileadmin/files/Departments/Planning_Zoning/Zoning_Bylaws_-_FINAL_ADOPTED_1-8-2024.pdf
https://www.waitsfieldvt.gov/fileadmin/files/Departments/Planning_Zoning/Adopted_2023_TOWN_PLAN_10-9-2023.pdf


 

4. On June 7, 2024, the PZA included in the file this Board’s decisions in #3734-CU and 

#3796-CU.   

 

C.  PROPOSED FINDINGS OF FACT 

 

1. The property is located at 155 Carroll Road and the principal use is as a taproom and 

brewery. The parcel is identified as 23003.000 in the Irasville Village District.   

 

2. Applicant proposes an as-built 750 sq. ft. deck just to the east of the entrance to the 

taproom and adjacent to the existing boardwalk.  The deck and surrounding greenspace 

will be enclosed by a perimeter fence.     

 

3. As proposed, the deck will be at grade level and anchored using helical piles which screw 

into the ground to minimize disturbance.  Applicant proposes no increase in impervious 

surface, as the deck will extend over an existing grassy area. Per applicant’s submittal, 

some sod will be peeled back and placed elsewhere.  Drainage fabric and course stone 

will be utilized for filtration and drainage underneath the structure. 

 

4. As proposed, the deck satisfies the surrounding setbacks for the Irasville Village District 

as set forth in Table 2.03. 

 

5. The deck design is proposed to be consistent with the existing boardwalk type and 

materials. 

 

6. Access to the proposed outdoor seating area is via a 4-foot-wide entry gate off the 

existing boardwalk. Applicant also proposes an 8-foot-wide entry gate into the fenced-in 

greenspace surrounding the new deck.   

 

7. The one-way driveway into the taproom parking lot would separate the existing outdoor 

seating area and the proposed new deck seating.  Applicant submits that plans for traffic 

control include adding removable speed bumps, adding additional pedestrian and “slow” 

signage, a new painted crosswalk, and staff monitoring of the outside areas at all times. 

 

8. Applicant has not indicated the amount of additional seating that the deck would provide. 

The PZA recommends the Board inquire as to the additional capacity that the expanded 

outdoor seating would provide.    

 

9. Parking is ample given the existing tap room parking lot in addition to the larger lot 

across Carroll Road.    

 

10. No existing vegetation will be removed. 



 

 

11. No lighting is proposed at this time. 

 

12. The proposed deck is not within the mapped wetlands as delineated by the applicant in 

2017 and submitted to the State Wetlands Division.  Per email from Shannon Morrison 

dated May 28, 2024, the applicant needs to re-delineate the wetlands there due to the 

expiration of the 2017 mapping.  In addition, the applicant must apply for wetlands 

permitting on account of the fact that the proposed deck is located within the wetland 

buffer and does not conform with the boardwalk’s allowed use dimensions. 

 

13. A public hearing will be held on Tuesday, June 11th, 2024. Notice was sent to The Valley 

Reporter on May 21, 2024 and it appeared in the May 23, 2024 issue of The Valley 

Reporter.  Abutting property owners were sent notice on May 21, 2024. 
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ALL DOCUMENTS PREPARED BY WILCOX & BARTON, INC. ARE

INSTRUMENTS OF SERVICE IN RESPECT OF THE PROJECT. THEY

ARE NOT INTENDED OR REPRESENTED TO BE SUITABLE FOR
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GENERAL NOTES:

1. PROPERTY LINES, TOPOGRAPHY, AND EXISTING

FEATURES FROM A SURVEY BY POINT OF BEGINNING

LAND SURVEYING & CONSULTING.

2. THIS DRAWING IS NOT INTENDED TO BE A BOUNDARY

SURVEY

3. UNDERGROUND UTILITIES ARE APPROXIMATE,

CONTRACTOR SHALL CONTACT DIG-SAFE PRIOR TO

ANY EXCAVATION.
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You don't often get email from sean@lawsonsfinest.com. Learn why this is important

From: Morrison, Shannon
To: Sean Lawson
Cc: pza@gmavt.net
Subject: RE: Deck project at Lawson’s Finest
Date: Tuesday, May 28, 2024 11:39:59 AM
Attachments: image001.jpg

Lawsons Wetlands Impact plan.pdf

 
Hi Sean and JB
 
I looked up the old 2017 delineation and its attached here. It does look like the proposed deck
would be in the buffer (JB, I based my initial call off the plans you sent me but those were not
accurate).  The deck would need a permit because its does not conform with the boardwalk
allowed use dimensions. You can either redesign it outside of the buffer or come in for a
permit. The delineation has expired, so you will need to get that re-evaluated if you do come in
for a permit.
 
Let me know if you have questions
 
 
 

 
 
Shannon Morrison | District Wetlands Ecologist
Vermont Agency of Natural Resources
Watershed Management Division, Wetlands Program
Davis 3, 1 National Life Dr | Montpelier, VT 05620-3901
802-490-6178 (office)    
https://dec.vermont.gov/watershed/wetlands
 
Check out our draft wetland map updates. 

 
 
From: Sean Lawson <sean@lawsonsfinest.com> 
Sent: Monday, May 20, 2024 12:17 PM
To: Morrison, Shannon <Shannon.Morrison@vermont.gov>
Subject: Deck project at Lawson’s Finest

 

EXTERNAL SENDER: Do not open attachments or click on links unless you recognize
and trust the sender.
Hi Shannon,
Reaching out about a new project, we are planning on at the taproom to add a area of

mailto:sean@lawsonsfinest.com
https://aka.ms/LearnAboutSenderIdentification
mailto:Shannon.Morrison@vermont.gov
mailto:sean@lawsonsfinest.com
mailto:pza@gmavt.net
https://dec.vermont.gov/watershed/wetlands
https://vtanr.maps.arcgis.com/apps/instant/nearby/index.html?appid=f862dbe013c54fc9be6fa7d26b8e1f2d
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		Wetlands Impact plan







decking attached to the boardwalk on the upland side of the open grassy area adjacent
to the top room in the triangle of open space the junction of Carol Road and our
driveway.
 
The decking will be built on posts with a similar methodology as the boardwalk to
minimize soil disturbance and footprint.
 
A sketch map is attached. It is certainly outside of the delineated wetlands area, but I’m
not clear if a small portion the decking falls within the 50’ wetland buffer and would like
your opinion.
 
Please advise on next steps.
 
Thanks,
Sean
 
 
Sean Lawson
Founding Brewer (he/him)
Lawson’s Finest Liquids
Waitsfield, VT
(802) 496-HOPS
Facebook | Instagram
 
Visit our Brewery, Taproom, and Retail Store at 155 Carroll Road, Waitsfield, VT

http://www.lawsonsfinest.com/
https://www.facebook.com/LawsonsFinestLiquids
https://www.instagram.com/lawsonsfinest/
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WAITSFIELD DEVELOPMENT REVIEW BOARD 
FINDINGS OF FACT AND NOTICE OF DECISION

({, CP ,o{'l.~/16 

- C. 

I. GUIDING ORDINANCE and POLICY PROVISIONS 
1. Waitsfield Subdivision Regulations, amended on January 21, 2008. 
2. Waitsfield Town Plan, as adopted on December 18, 2017. 
3. Town of Waitsfield Zoning Bylaws, as adopted March 2, 1971 and amended tluough 

September 26, 2016. 
a. Table 2.03 Irasville Village District (IV). 
b. Section 5.03 Conditional Use. 
c. Section 5.04 Planned Unit Development (PUD) Review. 

II. MATERIALS SUBMITTED 
1. On September 18, 2018, the applicant's representative, P. Mark D'Angelo, submitted an email 
to the interim Zoning Administrator requesting a change in hours of operation for the taproom. 
2. On October 3, 2018, the applicant submitted the sketch showing the proposed relocation of a 

section of the Mad River Path along Carroll Road. 



III. PROPOSED FINDINGS OF FACT 

1. The public hearing was held on October 9, 2018. The abutting property owners were sent 
notice on September 21, 2018 and notice appeared in the September 25, 2018 issue of The Times 

Argus. 
2. At the hearing, the applicant explained his rationale for the change in operating hours of the 
taproom to 10:00 a.m. to 9:00 p.m., rather from 12:00 p.m. to 9:00 p.m. The Board had no 

questions on this request. 
3. The applicant then discussed the rationale for the proposed change in the path location - i.e. 
the original location would require spanning a large low spot and would be more costly. A very 
general outline of how the new path would be constructed was presented, however no 
engineering drawings or other details were submitted. The Board was informed that the Road 
Commissioner, Town Administrator and Selectboard had all approved the new location. 
4. The applicant also disclosed his desire to pave the parking areas by the buildings at 155 and 
157 Can·oll Road instead of leaving them as gravel. He stated that sufficient storm water 
infrastructure has been built to accommodate this. Since this matter was not warned it could not 
properly come before the Board for a decision at this time. The Board did comment that both 
gravel and paving are considered impervious surfaces and a paved lot would probably drain into 

the stormwater system better than a gravel surface would. 
4. The Board clcrsed the hearing and stated a written decision would be issued within 45 days. 
5. During the deliberative session, the Board questioned the feasibility, aesthetics and safety of 
building the path in the new proposed location. Subsequently some members of the Board 
visited the site and shared photographs with the other members. 
6. On October 23, 2018 the Board Chairperson received an email from the Applicant which 
included a conceptual plan for the path and indicated engineering drawings would be 

forthcoming. 

IV. CONCLUSIONS OF LAW 

Based on its review of the application materials, presented testimony, supporting materials, and 
Findings of Fact above, the Waitsfield Development Review Board hereby concludes that the 
proposed new hours of operation of the taproom do meet the conditional use provisions of the 

Town of Waitsfield Zoning Bylaws and is in conformance with the Waitsfield Town Plan. 

Based on its review of the application materials, presented testimony, suppmting materials, and 
Findings of Fact above, the Waitsfield Development Review Board hereby concludes that the 

information provided to date regarding the proposed new path location is not sufficient to resolve 
feasibility, aesthetic and safety concerns. 



V. DECISION 

Based on the foregoing Findings of Fact and Conclusions of Law, the application is approved 
only with regard to the change of operating hours for the taproom. The hearing should be 
reopened once additional information is provided by the Applicant regarding the request to 

change the path location. 

Dated at Waitsfield, Vermont this 2... q-1-day of October, 2018 for the Town of Waitsfield 
Development Review Board by: 

C0.~ (~ -Chris Cook, Development Review Board Chair 

Voting in the Affirmative: Chris Cook, John Donaldson, Gib Geiger, Mike Kingsbury, Rudy 

Polwin, and Brian Shupe 
Abstaining: None. 
Absent: Chris Jernigan. 

Appeal 
Pursuant to Title 24 VSA §4471 and §4472, an interested person who has participated in 
the review of this application may appeal this decision to the Environmental Division of the 
Vermont Superior Court by filing a Notice of Appeal directly to the Court, 32 Cherry 
Street, Suite 303, Burlington, Vermont 05401, by certified mail within thirty (30) days of 
the date this decision is issued. A copy of the notice must also be sent to the Zoning 
Administrator or the Municipal Clerk who is required to provide a list of interested 
persons to the appellant within five days of receipt of the Notice. The appellant is required 
to send a copy of the Notice, via certified mail, to each interested person. 





 

 
DEVELOPMENT REVIEW BOARD 

STAFF REPORT by J.B. Weir for June 11, 2024 meeting  

 

Application #:  Sketch Plan Review 

Landowner:             Mavis, LLC 

Property Address: off Airport Road / Mad River Park Road 

Parcel Number: #06001.000            

Meeting Dates: Sketch Plan Review on June 11, 2024 

Proposal/Type:          Sketch Plan review for a 16-unit clustered housing Planned 

Unit Development.  The parcel is located in the Agricultural-

Residential District and the Industrial District.   

 

A. GUIDING ORDINANCE and POLICY PROVISIONS: 

 

1. Waitsfield Subdivision Regulations, amended on January 21, 2008. 

 

2. Waitsfield Zoning Bylaws, as adopted March 2, 1971 and amended through January 8, 

2024. 

 

3. Waitsfield Town Plan, as adopted on October 9, 2023. 

a. Agricultural-Residential District (12-6) 

b. Industrial District (12-10) 

 

B.  MATERIALS SUBMITTED: 

 

1. On June 4, 2024, applicant submitted a sketch plan review application, cover letter and 

two proposed site plans titled “Estes II Housing Project, Mavis LLC, Mad River Park” -

Sheet EX-01 (Grenier Engineering). 

 

2. On June 7, 2024, the PZA included in the file an ANR Wetlands Inventory Map of the 

parcel. 

 

C. PROJECT SUMMARY: 

 

The property is located off Airport Road and Mad River Park Road and consists of 15.1-acres.  

The project concerns the remaining lands of the Mad River Park property.  As submitted, 

applicant proposes a Planned Unit Development consisting of 16 clustered housing units in a 

design of 2-unit duplexes.  The new development will have direct access of the existing Mad 

River Park Road via two short driveways that will serve a cluster of eight two-story, 2-unit 

duplex style buildings.  Each building site will have a two-car parking area and a garage. 

 

The PUD will utilize an existing prior-approved septic system located in the Park.  For potable 

water supply, applicant proposes individual drilled wells.  Per applicant’s submittal, the project 

will also include an on-site stormwater treatment system that will consist of collect site runoff 

https://www.waitsfieldvt.gov/fileadmin/files/Departments/Planning_Zoning/Subdivision_Regulations_March_4__2008.pdf
https://www.waitsfieldvt.gov/fileadmin/files/Departments/Planning_Zoning/Zoning_Bylaws_-_FINAL_ADOPTED_1-8-2024.pdf
https://www.waitsfieldvt.gov/fileadmin/files/Departments/Planning_Zoning/Adopted_2023_TOWN_PLAN_10-9-2023.pdf


 

via grass swales and either a bio-retention or infiltration basin.  State permitting for wastewater, 

potable water and stormwater discharge will be required.  The project site is subject to Act 250 

jurisdiction and an Act 250 amendment will be required. 

 

Applicant submits that the PUD will utilize a condominiumization approach that will consist of a 

future homeowners’ association and bylaws regarding shared maintenance, preservation of open 

space and architectural guidelines.   

 

There are State jurisdictional wetlands on the parcel.  However, the development has been sited 

outside the wetlands buffer.  Given Act 250 jurisdiction over the project, review by the regional 

Wetlands Division is anticipated. 

 

Permits issued for this property include: There are many permits for the mother parcel dating 

back to 1972.  Most recently, in #SUB20-10, applicant was approved for a 20-unit Planned Unit 

Development off Airport Road on the westernmost portion of the mother parcel. 

 

 

D. SKETCH PLAN REVIEW 

 

Subdivisions are subject to review under Article 3 of the Subdivision Regulations.  A 

preliminary analysis of applicable subdivision regulations is provided below. 

 

Section 2.2 (C) (1): The Board needs to classify the application as one for a minor or major 

subdivision.  Although no lot is proposed to be subdivided, applicants propose a Planned Unit 

Development consisting of 16 units. Pursuant to Section 2.1 (D) of the Waitsfield Subdivision 

Regulations, subdivision applications for Planned Unit Developments (PUD) shall be reviewed 

as major subdivisions under this Article.  PUDs shall meet the standards set forth in Section 5.4 

of the Waitsfield Zoning Bylaws, as well as subdivision standards included in Article 3, unless 

otherwise waived by the Development Review Board. 

 

The PZA recommends that the Board deem this application one for a major subdivision. 

 

Section 2.2 (C) (2):  No waivers have been requested at this time.  

 

Per Section 2.2 (C) (3), the Board should determine whether to include recommendations for 

proposed changes in subsequent submissions, including any requests for additional studies or 

supporting documentation, which, in the Development Review Board’s judgment, would be 

necessary for the proposed subdivision to comply with applicable subdivision review standards 

under Article 3, the goals, objectives and policies of the Waitsfield Town Plan, and with other 

municipal regulations currently in effect.   

 

The PUD site is split between two zoning districts, with the majority of the site located within 

the Agricultural-Residential District and a small portion in the neighboring Industrial District.  

Pursuant to Section 2.2 (F) of the Zoning Bylaws, “Where a district boundary divides a lot in 

single ownership as of the effective date of this bylaw, or any amendment thereto, the 

Development Review Board may permit, subject to conditional use review under Section 5.03, 

the extension of district standards for either portion of the lot up to 50 feet beyond the district 

line into the remaining portion of the lot.”  Applicant’s site plan incorporates this provision and 

http://waitsfieldvt.us/wp-content/uploads/2015/12/waitsfield_subdivision_regulations_03-04-08.pdf#page=15


 

proposed an extension of the Agricultural-Residential District boundary 50 feet into the 

Industrial District. 

 

This is notable due to the fact that neither a single-family residence or a duplex is a permitted or 

conditional use in the Industrial District.  Per Table 2.06, the only allowable dwelling in the 

district is an “accessory dwelling.”  The PZA notes that, as depicted on the site plans, the 50-foot 

district boundary extension encompasses most of the proposed duplexes.  However, a slice of 

Unit 7 and most of Unit 8 are situated outside the boundary extension.  The Board must decide 

whether those units can be included in the current proposal, i.e. whether the Board is satisfied 

that the boundary extension touches the proposed duplex rather than completely encompasses it.  

The PZ notes that the drawing of this district boundary is somewhat arbitrary.  Hence, the PZA 

believes some avenue of relief must exist to allow Units 7 and 8. 

 

The PZA submits that potential relief can be found in Section 5.04 (D) (6).  Per that section, 

where a district boundary line divides a parcel, the Development Review Board may allow the 

development of a single PRD with a total density based on the combined allowable density of 

each district.  Alternatively, the applicant may wish to apply for a variance to allow those units 

to extend beyond the 50-foot boundary.   

 

Density 

 

Density in a PRD is based on the total allowable number of dwelling units that could be 

developed if the land were subdivided into lots in conformance with the regular zoning bylaws.  

In a PRD the density is calculated based on the total acreage of the pre-existing site regardless of 

the presence of wetlands, flood hazards areas, etc. Land with a slope of 25% or more, and the 

area occupied within public or private road rights-of-way shall not be included in the calculation 

of density.  Per applicant’s submittal, the existing remaining lands lot is approximately 15.1-

acres.  The sum is approximately 13.3-acres after subtraction of the road ROWs.  For a 13.3-acre 

site, 13 individual parcels would be allowed with one principal dwelling per parcel (based on a 

1-acre minimum lot size in the Ag-Res District).   

 

PRDs allows for a 25% density bonus for clustered development.  Pursuant to Section 5.04 (C) 

(6) (a), the total number of allowed units may be increased, subject to Development Review 

Board approval, by up to 25% for PRDs, as an incentive for clustered rather than dispersed 

development which protects open space, agricultural land or other critical resource lands, as 

identified in the Waitsfield Town Plan, and/or through site analysis.  Applicant submits that the 

project is clustered by design and protects open space and critical Class II wetlands, and thus that 

the 25% increase in density is available.  Applicant submits that, when private and public ROWs 

are subtracted from the 15.1-acre lot, the remaining land consists of 13.3-acres.  When applying 

the 25% density bonus under Section 5.04 (C) (6) (a), the total available density for the project 

site is 17 total units.  Applicant is requesting 16 total units.  

 

Natural Resource Protection 

 

Pursuant to Section 5.04 (C) (12), in the Agricultural-Residential District, a minimum of 60% of 

the total project site shall be set aside as open space in any PUD.  Applicant submits that the 

project area of this PUD is approximately 2.6-acres, reserving a total open space of 12 +/-acres.  



 

Accordingly, approximately 80% of the parcel remains as open space, thus satisfying the 60% 

open space requirement set forth under Section 5.04 (C) (12).  

 

It also noted that, pursuant to Section 3.10 of the Zoning Bylaws, this stretch of Route 100 is 

delineated as a scenic road.  Applicant submits that the existing screening from Route 100 will 

be mostly maintained, but that there may be some tree removal.  The PZA recommends that the 

Board require a screening/landscaping plan for Preliminary Plan review.  The Board way want 

to discuss a tree cutting plan as well given the Class II wetlands on the property. 

 

 

ATTACHMENTS: 

 

A. Sketch Plan Application  

B. Cover letter / Narrative 

C. Site plans titled “Estes II Housing Project, Mavis LLC, Mad River Park” -Sheet EX-01 

(Grenier Engineering). 

D. ANR Wetlands Map 
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Town of Waitsfield 
DEVELOPMENT REVIEW BOARD 

DRAFT Meeting Minutes 
May 28, 2024 

 

1.  CALL TO ORDER: The meeting was called to order at 7:00 pm, and was held in person at the 
Waitsfield Town Offices and online via Zoom. 
 
DRB Members Present:  Duncan Brines, John Donaldson (Chair), Gib Geiger, Steve 
McKenzie, Jim Tabor 
Staff:      Zoning Administrator JB Weir 
Others:     Chach Curtis, John Pitrowski, Aaron Shea 
 
2.  REVISIONS TO AGENDA, IF ANY 
No changes were made to the agenda. 
 
3.  PUBLIC FORUM 
Nobody requested time to address the Board. 
 
4.  Application #4177-CU by Charles Curtis and Katherine Dolan off 958 East Rd., Waitsfield VT. 
Applicants request approval for a second curb cut on the same parcel to serve a permitted 
barn/workshop. The parcel is identified as #16004.000 in the Agricultural-Residential District. 
 
Mr. Curtis summarized that physical features on the property would make it necessary to 
construct a driveway much longer than access that would be enabled by a second curb cut.  He 
noted that he has spoken with Josh Rogers about the site, and that Mr. Rodgers did not express 
concerns about the curb cut.  Mr. Weir confirmed that Mr. Rodgers has looked at the site, and 
will work with Mr. Curtis to determine the exact location for the driveway edges. 
 
Mr. Curtis explained that the solar array at the location will be moved onto the roof of the 
workshop when it is constructed. 
 
Mr. Weir indicated that no concerns have been raised by adjoining property owners regarding 
the workshop space, and Mr. Curtis explained that there will be no water supply or wastewater 
system installed for the workshop.  The configuration of the curb cut in relation to a nearby 
driveway was reviewed, and the building setbacks in the area also discussed. 
 
MOTION:  Mr. Tabor moved to close the hearing for Application #4177-CU.  The motion was 
seconded by Mr. McKenzie.  All voted in favor. 
 
5.  Sketch Plan Review by Shea Property Services for a subdivision of an existing 22-acre lot into 
three lots of 1-acre, 1-acre and 20-acres. The parcel is identified as #99031.001 and is located in 
the Agricultural-Residential District. 
 
Mr. Pitrowski outlined that the Master Plan materials for the Shea’s previous subdivision 
included information about this property as well.  He indicated that the two lots proposed for 
development at this point are each being designed to contain duplexes, with a shared 
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conventional septic system for the four dwelling units.  A common driveway access from Route 
100 will serve both sites; access from a neighboring drive is also being explored. There are no 
development plans for the remaining 20 acres.  The Master Plan will be revised to include that 
this further development has been initiated.  The dimensions of setbacks, property lines, etc. 
were reviewed with the Board.  A wetlands report is available for the parcel, as well as wildlife 
habitat, endangered species, and other resource reports.  No Board members requested 
further studies of any kind.   
 
There was some discussion of screening requirements, utilities being placed underground, and 
potential driveway access configurations.  The applicant was encouraged to discuss the 
potential for driveway sharing with the adjacent Armstrong property. 
 
MOTION:  Mr. Brines moved to designate this as a Minor Subdivision.  The motion was seconded 
by Mr. Geiger.  All voted in favor. 
 
6.  APPROVAL OF MINUTES 
The minutes of May 14, 2024 were amended and approved. 
 
The upcoming schedule was reviewed. 
 
7. ADJOURNMENT  
The public portion of the meeting was adjourned at 7:34 pm to move into deliberations.  
 
8. DELIBERATIONS 
 
Respectfully submitted,  
Carol Chamberlin, Recording Secretary 
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