
TOWN OF WAITSFIELD, VERMONT 

Selectboard Meeting Minutes of 

Monday, January 21, 2013 

  
I.  Call to Order:  The meeting was called to order at 6:30p.m. by Sal Spinosa at the Waitsfield 

Town Office.   

Members Present:  Sal Spinosa (Chair), Paul Hartshorn, Charles Hosford, Bill Parker, Logan 

Cooke. 

Staff Present:  Valerie Capels, Town Administrator; Rodney Jones, Road Foreman; Jennifer 

Peterson, Town Clerk/ Treasurer.   

Others Present:  Bob Burley, Jeff Dunham, Henry Erickson, Bill Gallup, Sandy Gallup, Barbara 

Gulisano, Sam Gulisano, Tony Italiano, Leo Laferriere, Peter Lazorchak, Sandy Lawton, Bill 

Maclay, Jerry Miller, Robin Morris, John Reilly, Sandy Reilly, Peter Reynells, Steve Shea, Brian 

Shupe, Kirsten Siebert, Mary Simmons, Brian Voigt. 

  

II. Scheduled Appearances. 

1.  Public Hearing:  Capital Budget and Plan. 

The public hearing was opened.  Ms. Capels acknowledged that most of the items on the agenda 

related to the capital budget and plan and the hearing would remain open though the course of 

the meeting, with all being considered public input.   

 

III. Regular Business. 

1.  Public Forum.  
Fire Protection Article.  Mr. Morris spoke in favor of Article 12 of the Town Warning regarding 

the Town becoming a customer of the community water system and paying its share of the water 

system cost for provision of fire protection at a cost not to exceed $9,240 per year.  He explained 

that this number represents 11 ERUs, approximately, 5% of the total cost of water usage.  This 

figure will decrease as more customers are added to the system.  There was discussion whether 

the number of ERUs should be specified in the article itself.  It was decided that this would be 

discussed later in the agenda.  

 

Birke Photo Purchase Petition.  Jerry Miller presented a petition signed by approximately 90 

residents requesting the Selectboard to rescind its decision to purchase the Birke Photo Studio 

site and allow this decision to be voted upon by Australian ballot on Town Meeting Day.  Ms. 

Capels contacted Vermont League of Cities and Towns and found that the voters do not have the 

authority to ask the Selectboard to rescind decisions that they were authorized to make.   

  

2. Town Garage Addition:  Presentation by Jeff Dunham of The Architectural Association.   

Jeff Dunham of The Architectural Association presented the work he and his team have done to 

assess the site and building conditions at the Town Garage and develop a plan for an addition. 

They came up with two configurations, each with pros and cons.  

 

Mr. Dunham met with Road Foreman Rodney Jones, who expressed the need for three 

adequately sized truck bays and the need for a compliant break room.  Other concerns included 

that the south wing, which houses the workshop, is not designed for efficient workflow.  The 

south wing has also had issues with flooding from site drainage.  In addition, it has a low ceiling, 

so equipment cannot be fully raised.  Mr. Dunham found that adding on to the south of the 
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building is the best choice; it will allow them to raise the floor 18 inches, thereby leveling the 

entire building, which would allow for improved circulation, usability, safety and handicap 

accessibility while maintaining the existing woodshed and mechanical room.  He proposed 

adding a radiant heating system and high efficiency hot water storage.   The proposal also 

includes a new oil separator and improved drainage system.  Mr. Dunham provided details 

regarding levels of insulation, and plans to reuse the windows, which are relatively new. 

Estimated costs are $584,000, roughly $122 per square foot for the building itself, and $142 for 

the site work, which includes the oil separator on the exterior of the building.  Mr. Erickson 

explained that the design contingency cost is built in to cover unknown expenses.  The existing 

structure is 3,400 square feet, and with the proposed changes, the building will be 6,400 square 

feet.   

 

Road Foreman Rodney Jones spoke in support of these renovations.  Mr. Hosford stated that 

Charlie Goodman was also in support.  There was discussion about whether these repairs were 

necessary; the general consensus was that providing adequate upgrades now will be more cost 

effective than having to add on to the building in the future.  Mr. Dunham explained that the next 

step will be to hire someone to do design development now that schematic design has been 

completed.  This stage would include final design, permitting, bidding, construction 

management, reporting, and project closeout.  Design could take place in 2013; a summer start 

for construction is possible, but it would be tight.  Ms. Capels said that there may be some small 

grants available through the VLCT for safety improvements.  

 

3.  Joslin Hill Road Culvert Repair:  Presentation of Alternatives by Evan Detrick of 

DuBois and King. 

Evan Detrick of DuBois & King presented his findings, alternatives, and recommendations on 

the repair of the Joslin Hill culvert that suffered damage during Tropical Storm Irene. The 

bottom of the culvert is rusted.  The culvert was repaired with steel plates, and these plates were 

damaged in the storm.  There is a small sinkhole on the embankment side of the road and there 

are other minor issues with the pavement of the road. He is concerned that the hole in the pipe is 

creating a suction that is causing further erosion of the embankment.  He recommends repouring 

concrete on the bottom of the pipe after welding metal studs and attaching rebar.  This would be 

a relatively long-term fix.  He concurs with the VTrans determination that it is hydraulically 

adequate; the culvert itself is in good shape.  He also recommends filling the eroded areas with 

stone and raising headwalls on the pipe, thereby leveling the slope and stabilizing the 

embankment.  Mr. Detrick confirmed that the pipe has deteriorated over time, but Tropical Storm 

Irene caused further damage to the pipe.  The cost estimate, which includes repaving 100 feet of 

road, design, permitting, and the fixes described above, total $165,000, which includes a 20% 

contingency.  The cost of replacing the culvert would run $250,000.   

 

Asked if he feels this is an urgent matter; Mr. Detrick stated that another event would probably 

not result in catastrophe, but may further damage the pipe.  The current deadline for all T.S. 

Irene projects is March 1, 2013.  Mr. Detrick suggested that the Town apply for the FEMA 

money, which would fund 75% of the project cost, although they may reject certain aspects of 

the proposal.  Ms. Capels intends to apply for a scope change and an extension of time.  
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4.  Decentralized/ Community Wastewater Loan Fund Project:  Proposed Amendment of 

SRF-164-1 Loan for Hydrogeology and Planning Services for Pilot Project and 

Development of Phase 2.   

Steve Shea and Peter Lazorchak from the Decentralized Wastewater Committee were present to 

update the Selectboard about the project status and next steps.  Mr. Lazorchak explained there is 

not much change from what was discussed in December; however, they are presenting an 

amendment to the contract on two separate items.  First is an additional $6,000 contract with Juli 

Beth Hinds to complete the Environmental Impact document for the EPA in addition to related 

planning; secondly, $5,500 must be set aside for VHB for hydrogeologic studies of the Winter 

Park site.  There is also a $1,500 allotment to dig the additional test pits as part of the 

hydrogeologic study and install monitoring wells as required by state permitting.  This would 

come out of the funds that have already been approved by the State for borrowing.  Mr. Shea 

stated that they are planning to contact the members of the homeowners association to organize a 

meeting in February to discuss adoption of the town template; they will need to secure legal 

counsel and approve the template in order to move forward.  The town is going to run out of its 

loan capacity with the Winter Park project, and moving forward, they will have to use bond 

authorizations from taxpayers to secure more funds.   The next project is the potential Town 

Office project, which will need a septic system.   

 

MOTION:  Mr. Cooke made a motion to approve the loan amendment.  Mr. Hosford seconded.  

Mr. Parker abstained.  All others voted in favor, none opposed.   

 

MOTION:  Mr. Cooke made a motion to approve the contracts for services.  Mr. Hosford 

seconded.  Mr. Parker abstained.  All others voted in favor, none opposed.     

 

5.  Town Office Task Force Recommendation for Site of New Town Hall. 

Members of the Town Office Task Force presented their findings and recommendations for the 

site of the new Town Hall.  Brian Shupe and Sandy Gallup spoke on behalf of the Task Force, 

and reiterated the guiding principles that have led them to their recommendation.  Ms. Gallup 

read the Town Office Task Force resolution, which stated that Maclay Architects was hired to 

evaluate suitable sites; that numerous public meetings were held; that there is strong support for 

relocation of the Town Office; that they found the Farm Stand site to be more fiscally prudent 

with less risk of unexpected cost and lower annual energy costs; that while the December 20 

survey showed public preference for the Methodist Church site, there were great concerns about 

project costs; that the January 16 survey showed an increased preference for the Farm Stand site 

from the previous survey, though the Old Methodist Church site had more votes; that the Task 

Force is sensitive to public concern that developing the Methodist Church site would displace a 

longtime commercial tenant and several residential tenants; that they determined historic 

preservation of the old church in important, it would be better left to a private developer who 

could utilize tax credits for renovation; and that the Farm Stand site would provide a gateway to 

the Flemer field from Route 100 and greatly enhance use of this community resource.  The Task 

Force recommended that the Selectboard authorize an article to be placed on the March 5 Town 

Meeting Warning to authorize the borrowing of $1.6 million to purchase property and begin 

construction of the new Town Office.   Mr. Shupe reiterated that this decision came after two 

years of intensive consideration of multiple sites in Irasville and Waitsfield Village.   
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Mr. Hosford noted that the square footage of the design was reduced in response to public 

comments from the public forums and is now just under 4,000 square feet, which reflects the 

minimum area needed.  The energy costs for the Farm Stand site building would be half that of 

the church site.  The TOTF also responded by further refining the cost estimates for both sites, 

including obtaining an appraisal for the church that determined a value of $400,000.  He believes 

the Farms Stand site is the most fiscally responsible option.  

 

There was discussion about the appraisal, the purchase price, and taxes on both sites.  

 

Ms. Peterson expressed concern about the unknown costs associated with renovating the old 

church.   

 

Mr. Reilly noted the slate roof is 120 years old, is expensive to maintain, and is difficult to know 

when it will require work.   

 

Mr. Shupe noted both sites are in the same zoning district and have the same land use goals.  

Existing buildings do have embedded energy in them.  The TOTF is concerned about the 

carrying costs of the church site.  A smaller building will be more energy efficient.  The Farm 

Stand site offers a real potential for the polo field to be better integrated into the Village.  The 

Town just received a Safe Routes to Schools grant to build a sidewalk from the Valley Players to 

the Old County Road on that side of the street, which will further integrate that area more into 

the Village.  The fact that the Luminosity building is closer to the center of the downtown was 

not enough to outweigh the other considerations.  

 

Mr. Voigt, a dissenting member of the TOTF, believes the Church site is the better of the two 

options.  Placing a municipal building and parking lot between two residential properties is 

suboptimal for the character of the Village.  He is not confident the private sector will make 

accommodation for relocating the residents and business occupying the church relocate, but the 

Town would be in a better position to do so.  The low interest rates and grant and tax credit 

programs have been around for a long time and no one has stepped up to use them for that 

building.  He is concerned about the impact to the character of the Village if nothing is done to it.   

 

Mr. Shupe noted that several privately-owned historic structures in Waitsfield have benefited 

from historic preservation grants and/or tax credit programs, including the Bridge Street 

Marketplace, the Round Barn, and other buildings in Waitsfield Village.   

 

Mr. Burley spoke in favor of the Church site.  The costs can be reduced by $160,000 by 

eliminating the elevator and renovation of the upstairs.  There is enough square footage on the 

first floor to accommodate the Town Office.  Insulating the entire envelope will be like money in 

the bank when it comes time to expand into the space.  The Church is closer to the business 

district and is an appropriate and adaptable building for the Town to use for its offices.  He is 

disappointed that the survey results were not more considered.   

 

Mr. Reynells expressed concern with the cost of the new construction cost per square foot at 

$380.   He expressed concern about the size of the parking lot required.  Mr. Maclay and Mr. 

Gallup explained that these costs include site costs, the vault, and elevator, which are in line with 
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the costs of other town office projects throughout the state.  Reducing the square footage of the 

building much further will result in only minimal savings.  Mr. Cooke pointed out that these 

designs are very preliminary, and exact designs have not been determined.   

 

A resident pointed out that most people will not care about the discussion about square footage 

or those other details.  While most agree that the Farm Stand site is the most economical, it lacks 

the appeal of the Church site.  People would be willing to pay more for a fabulous project.   

 

Mr. Shupe acknowledged that the TOTF heard the overwhelming support at the public meetings 

for the Church.  They also heard the call not to be extravagant or spend too much money.  The 

TOTF believes a new building could be built that citizens will be proud of.   

 

Ms. Siebert spoke in favor of the value of the Church site, that the forums showed that people 

strongly support the Church site, and that they are not evaluating the options based on cost.  She 

expressed concern that the public was not heard in their support for the Church and cautioned the 

Selectboard about not paying attention to public input received.  There are many creative ways to 

relocate the current tenants of the Church and there is nothing greener than the adaptive reuse of 

a historic building.  A petition was submitted in support of the Church that has 90 signatures.  

There is a lot of support for the Church even though it is the more expensive option.  Developing 

a gateway to the polo field was never in the charge of the Task Force.  A building on the Farm 

Stand would block the view of the field and not enhance the historic district; all it needs to be a 

gateway is a sidewalk through it.  The extra square footage in the Church could be used to create 

revenue, including use of the basement.  This would add vibrancy to the Village.   

 

Mr. Gulisano said that he and wife moved here to be with his family and wonders if this is a 

community where his children will chose to stay here to raise their families.  He is in favor of 

renovating the Church, which could be a focal point.  He challenged the Selectboard to take this 

opportunity to raise the money to buy all the sites.   

 

Mr. Laferriere noted that the charge of the Task Force was not to save the Church by moving the 

Town Offices into it.  For voters to choose to spend more than half as much money as needed to 

accomplish the original objective would need to be backed up by compelling reasons.  There is 

competition for money.  The Selectboard needs to look long term and beyond minor square 

footage reductions to meet the overall object for the least cost.   

 

Ms. Simmons believes matching the Town Office needs with saving the Church is a no-brainer. 

We have an opportunity and a responsibility to ourselves as a town to protect and reclaim our 

historic buildings when we have the opportunity.  We are a tourist economy.  Non-monetary 

costs associated with a new building at the Farm Stand site include reducing the view, creating a 

building that does not fit in with the historic district, adding a new parking lot and impermeable 

surface in the flood district.  [Staff note: neither site is in the floodplain.] 

 

Mr. Lawton questioned where the Selectboard derived the $1.3 million budget for this project 

when there are other competing projects in town.  He also asked why the operational costs 

between the two sites were not apples to apples.  Mr. Maclay explained that the cost is based on 
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the program defined for the Town Office space needs.  The Church has a lot more volume, which 

will cost more to heat.   

 

Mr. Shupe noted that the Town does encourage development on vacant land in the Village and 

Irasville.  The Farm Stand is private property, is on the market, is easily developable, and will be 

developed. 

 

Mr. Hartshorn noted that the survey results from the forums reflect the views of those who were 

there but do not represent a majority all the voters in town.  

 

Asked what kind of considerations had been given concerning mixed-use buildings with regard 

to fire protection and security, Mr. Maclay said these were considered, and these risks weighed 

heavily in their decision to support the new construction on the Farmstand site.  Adding mixed 

uses in the upstairs could be done but would compromise the historic integrity of the building.  

Residential use of the upstairs space would not be viable.  The square footage available to 

produce rental income is not that great.  He did not believe the basement space would be 

attractive enough to rent for events or other uses.   

 

Mr. Lawton asked why the Library could not be relocated and the Town Office stay in the 

current location.  Mr. Reilly noted that it is the Library’s 100
th

 anniversary this year.  Voters are 

not likely to want to pay $2 million for another Library.  Also, the building has been flooded 

twice. 

 

Ms. Gallup said this item will be voted on via Australian ballot on Town Meeting Day.  If the 

article is rejected, the TOTF will have to determine whether it was the cost, the site, or some 

other reason.  If approved by voters, the money would be borrowed in July of 2014 and 

repayment would begin one year later.  Mr. Hosford pointed out that money to explore Town 

Hall options has been used up; if the article is rejected, there are not sufficient funds to explore 

other options.   

 

Mr. Cooke is convinced there is general support for a new Town Office and, despite his personal 

opinion, that the majority of this small sample is for the Church.  He suggested putting the 

Church on the ballot first; it if fails we will know it was because of the cost.  The less expensive 

option could then be brought forward.  There was discussion about what would happen if the 

vote fails; the next steps have not yet been decided.   

 

Mr. Spinosa questioned if Mr. Hosford voting on the approval of this article presents a bias or 

conflict of interest since he also serves on the TOTF.  Selectboard members agreed that Mr. 

Hosford should participate in the vote.   

 

Mr. Hartshorn stated that there is another possibility that has not yet been explored that could 

house the Town Offices as well as the Town Garage.  There was discussion as to whether the 

vote should be postponed until a future meeting.  Mr. Parker reminded the Board that this is 

simply an approval to bring the decision before the voters; they will have the ultimate decision.   
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MOTION:  Mr. Parker made a motion to approve the recommendation of the Town Office Task 

Force; Mr. Hartshorn seconded.  Mr. Spinosa, Mr. Hartshorn, Mr. Hosford and Mr. Parker voted 

in favor.  Mr. Cooke voted against.  Motion passed 4-1. 

 

6.  Continuation of Budget Review:  General Fund and Capital Budget. 

Ms. Capels presented the most current version of the proposed capital budget and plan, and 

explained that there are highlighted areas that have been flagged for discussion and/or further 

information from tonight’s meeting including culvert costs, garage addition estimates, etc.  Ms. 

Capels mentioned that there appears to be a $63,000 carryover from 2012.  Based on projected 

expenses, there is an estimated tax rate of $0.32, which reflects an increase of $0.004 compared 

to 2012.  The actual tax rate is determined at a later date.   

 

The following is a summary of items discussed: 

 Funds were not allocated to the Town Office Task Force or Town Office Reserve Fund in 

the event the vote at Town Meeting fails.   

 There was discussion whether Legal Expenses should be increased to accommodate the 

recent settlement agreement.  It was agreed that this decision would be made when more 

information is available this week.  

 The Sidewalk Plowing line item was increased by $3,000 to include the Irasville 

sidewalks.  This does not include hydrants.   

 The Fire Department budget be increased by $500 to allow for the water line installation, 

which was intended to have occurred in 2012 but will be in 2013. 

 The Recreation District budget, which was originally $16,000, has been decreased to 

$12,500 at the MRVRD’s request.   

 The Fire Protection figure on page 7 is an article in the Town Meeting warning and 

should be moved to the Special Articles section of the budget.   

 Whether the Budget Stabilization Reserve Fund should be replenished will be decided 

when the budget is in more final form.  

 The budget includes reimbursement to the water project for approximately $2,500 in 

legal fees associated with culvert litigation that were not related to the water project.  

 The cost of the new municipal building in the Capital Plan will be reduced from $2.6 

million to $1.6 million.   

 $165,000 will be added to the Capital Plan for the Joslin Hill Culvert.    

 

Mr. Shea noted that he spoke with Juli Beth Hinds about repayment of the wastewater loan.  She 

thinks that repayment could be postponed until 2014 because project is still underway.  Mr. Shea 

will follow up on this.   

 

Ms. Capels reported that the Town received a $250,000 grant for the Village West sidewalk, 

which will cover 100% of the cost at no match up to $250,000.  There is a timeline obligation 

that may affect the sequencing of other projects.   

 

MOTION:  Mr. Hosford made a motion to authorize Ms. Capels to sign the grant documents for 

the Village West sidewalks.  Mr. Hartshorn seconded.  All voted in favor, none opposed.    

 



 

Waitsfield Selectboard  

January 21, 2013 Meeting Minutes 

Subject to Review and Approval 

Page 8 of 8 
 

3. Review of Draft Town Meeting Warning. 

There was discussion about Article 12 and Mr. Morris’ proposal regarding the Town becoming a 

customer of the community water system and paying its share of the water system cost for 

provision of fire protection at a cost not to exceed $9,240 per year.  Mr. Hosford feels that this 

should be postponed for one year in order to allow the taxpayers to see the benefit of fire 

protection.  This is purely voluntary on the part of taxpayers at this point.   $1.3 million was 

added the total project cost to allow for the fire protection component, and approximately $9,000 

will be the cost for 2013, which will otherwise be paid for solely by the users.  There was 

discussion regarding the language within the Warning, and whether the Town should be referred 

to as users or customers.   

 

8.  Bills Payable and Treasurer’s Warrants were paid. 

 

9.  Minutes. 
Mr. Cooke made a motion to approve the minutes for January 7

th
 and January 14

th
.  Mr.Hosford 

seconded.  Mr. Spinosa expressed concern regarding the wording of a motion regarding the 

purchase of the former Birke Photo Studio site and requested to table this vote.  Mr. Cooke and 

Mr. Hosford rescinded the motion and this will be addressed at the next meeting.   

 

10.  Selectboard Roundtable. 

Litigation.  Mr. Spinosa stated that it appears that the Town has reached a settlement with 

Virginia Houston, but final documents are pending and the settlement has not been filed in court.     

  
11. Town Administrator’s Report.   

Ms. Capels did not expand upon the Town Administrator’s report.   

 

IV. Other Business.  
1.  No other business was addressed. 

 

V. Executive Session. 
The Board did not meet in Executive Session.   

  

VI. Adjourn. 
The meeting was adjourned at 12:15am.   

  

Respectfully submitted, 

  

Sarah Loveless  reviewed by  Valerie Capels 

Recording Secretary    Town Administrator 


