
 
TOWN OF WAITSFIELD 

PLANNING COMMISSION 
Minutes of Meeting 
September 5, 2006 

 
These minutes are subject to correction by the Planning Commission.   

Changes, if any, will be recorded in the minutes of the meeting when the action occurred. 
 
 
 
MEMBERS PRESENT: Karl Klein (Chairman), Russ Bennet, Hadley Gaylord (7:40), Robin 

Morris, Steve Shea, Jamey Fidel 
MEMBERS ABSENT: Peter Laskowski, Bill Parker, Jamie Sherman 
STAFF PRESENT: Blaine Laskowsk (minutes), Valerie Capels, Town Administrator 
OTHERS PRESENT: For Foster application: Robert Foster. 

For Mad River Meadows application: Will Giblin (representing 
applicant CVCLT), and Bill Maclay (architect). 
For Wait Farm Motor Inn application: Paul and Michelle Lavoie. 
Public: John Pollock (Foster neighbor), Geralyn Wieser (Foster 
abutter), Adam Tyksinski (Channel 44), Lisa Loomis (The Valley 
Reporter).  

Note: PC member Russ Bennett is an abutter to the Wait Farm Motor Inn parcel. Town 
administrator Valerie Capels is an abutter to the Mad River Meadows parcel.  
 
AGENDA: 
1. Call to Order 
2. Approval of Minutes from August 1, 2006. 
3. Other business 
4. SD06-09 from Robin & Robert Foster for continuation of sketch plan review of a 3-lot 

subdivision. 
5. SD06-04 from Mad River Meadows Housing LP and CVCLT for preliminary plan review of 

a PUD. 
6. SD06-10 from Paul & Michelle Lavoie d/b/a the Wait Farm Motor Inn for sketch plan review 

of a 2-lot subdivision. 
7. SD06-06 from Gordon Marcelle for final plan review of 3-lot subdivision, postponed. 
8. Deliberation re. SD06-03 Preliminary plan application from Bragg Hill #1, LLC 
9. Adjournment 
 
1. CALL TO ORDER 
Chairman Karl Klein called the meeting to order at 7:10 p.m.  
 
2. APPROVAL OF MINUTES 
The Commission reviewed the minutes from August 15, 2006. Robin Morris noted that his 
comments regarding Bill Bryant’s paper on scenic roads were mistakenly attributed to Steve 
Shea.  
 
MOTION by Russ Bennett, SECOND by Robin Morris, to approve the minutes from 
August 15, 2006, with the correction noted above.   VOTE: unanimous (5-0); motion 
carried. 
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3. OTHER BUSINESS 
--Commissioners discussed the status of the search for a new Zoning and Planning Administrator 
with Town Administrator Valerie Capels.  
--The Planning Commission wants representation at the Selectboard meeting on September 11, 
2006, at 7:30pm, for the discussion of the proposed bylaw amendment for the portion of Irasville 
near the intersection of Route 17 and Route 100. Robin Morris volunteered. Robin Morris asked 
to be sent a copy of the paper which was sent to the Selectboard on this topic.  [Staff note:  the 
Selectboard’s hearing was rescheduled to October 23, 2006.] 
  
4. SD06-09 Application by Robin and Robert Foster for continuation of sketch Plan 

review of a three lot subdivision on parcel #03100.400, approximately 28 acres, at 459 
Joslin Hill Road in the Agricultural-Residential District (§2.07). 

 
APPLICANT PRESENTATION  
Owner Bob Foster presented updated site plans. One plan (copy provided to Town) had the 
existing property lines marked in yellow, and the proposed lines marked in pink. Another plan 
(no copy left with the Town) showed the neighbors’ wells. Bob Foster reported the distances 
from the neighbors’ wells to the proposed subdivision’s septic sites. The minimum distance was 
600 feet to the Grimaldi well. Two of the lots will be served by the existing right-of-way which 
currently serves three existing lots.  
 
DISCUSSION WITH PLANNING COMMISSION 
Russ Bennett mentioned that when the original subdivision was approved, it was understood that 
the property would not be further subdivided. He noted the need to review provisions in the 
subdivision regulations regarding open farm land. Blaine Laskowski reported that the original 
decision put no restriction on further subdivision. Bob Foster outlined his preference for the two 
proposed house sites, explaining that he was trying to keep the field as open as possible. He 
agreed to stake out the house sites, septic sites, and provide a rough idea of the boundary lines. 
The Commission agreed to a site visit on September 14, 2006, at 8:30am.  
 
PUBLIC COMMENT 
John Pollock, a neighbor, said that he had understood from Bob Foster that the field on the 
property would be put in land trust. Bob Foster replied that he had hoped to do so, but it was no 
longer economically viable. One commissioner urged Bob Foster to explore that option further, 
noting that the land trust can buy development rights. Geralyn Wieser, an abutter, said that she 
had offered to buy the adjoining property so that it would not be developed. Russ Bennett 
suggested that Foster could subdivide the land in a way which would allow it to be absorbed by 
the neighboring properties. Bob Foster said he simply wants to subdivide his property into three 
large parcels of about 10 acres each and sell one parcel. He added that he will include a covenant 
so that none of the three lots can be further subdivided.  
 
5. SD06-03 Application by Mad River Meadows Housing, LP (owner) and Central 

Vermont Community Land Trust (applicant) for preliminary plan review of a project 
classified as a major subdivision, PUD/PRD. The applicant proposes eight (8) new 
dwelling units in two buildings. The property, parcel #38007.000 on Butcher House 
Drive, is located in the Irasville Village District (§2.03). 
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APPLICANT PRESENTATION  
Architect Bill Maclay presented the grading, engineering, and landscaping plans (copies 
provided to Town). The property boundaries have been changed slightly to accommodate the 
septic system. The landscaping provides for honey locusts along the street, clusters of lilacs, and 
maples in back. A gravel sidewalk goes out to the property boundaries on either side of the 
development. Elevations have been further refined. The architecture attempts to fit into the 
existing neighborhood buildings, while maintaining a more traditional feel. Existing drainage 
will be used, directing water from the rear of the buildings to the culverts. There will be 15 feet 
of back yard for each unit.  
 
DISCUSSION WITH THE PLANNING COMMISSION 
A site visit was conducted on September 1, 2006. The Planning Commission confirmed that this 
development was being designed as affordable housing. Karl Klein urged the applicant to request 
the necessary waivers. A parking waiver will presumably not be required, since the development 
offers parking along the private road as well as the covered parking. A height waiver may be 
required for the ends of the buildings, which are less than two stories. Steve Shea mentioned that 
the Planning Commission needs to clarify in the future whether the minimum height needs to 
apply to every part of the structure. The applicant questioned whether a waiver would be needed 
for the width of the private road, which is not a full 20 feet wide along its entire length. Russ 
Bennett suggested that this may not be an issue since the existing road is narrower. 
 
Russ Bennett asked if the primary septic system could be moved in order to allow more room for 
back yards. Bill Maclay said he would look into this with the engineer. Will Giblin was 
concerned about the additional cost of moving into the hill, and noted that there may be issues 
with moving the septic system which has already been permitted by the State. Jamey Fidel asked 
about provisions for a community garden. Bill Maclay said there was space for this. Will Giblin 
reported, in response to a question from Jamie Sherman at the last meeting, that the existing 
development at Mad River Meadows was not prepared to allow a formal recreational easement. 
Separately, Will Giblin noted that he had draft bylaws for the condominium association. There 
was a question about the total square footage of the buildings. Bill Maclay said the two buildings 
covered 7% of the 2.16 acres, or approximately 3500 square feet. No lighting is proposed, other 
than under the porches. There will be no change in the volume of storm water, but there will be 
less permeable surface to absorb the water. Several Planning Commissioners said that the latest 
plan represented a great improvement over the original sketch plan. 
 
PUBLIC COMMENT:  
Abutter Valerie Capels said that her only concern was that the road might be too wide.  
 
MOTION by Robin Morris to approve the preliminary plan for application SD06-04 as 
presented. Amended and SECONDED by Russ Bennett to approve the plan subject to 
having the applicant investigate the possibility of expanding the back yards and include 
this information in the final plan application.   VOTE: unanimous (6-0); motion carried. 
 
6.  SD06-10 Application by Paul and Michelle Lavoie d/b/a the Wait Farm Motor Inn 
for Sketch Plan review of a two lot subdivision on parcel #99123.000, approximately 2.9 acres, 
at 4805 Main Street in the Irasville Village District (§2.03). 
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APPLICANT PRESENTATION  
Owners Paul and Michelle Lavoie presented their sketch plan showing the property divided into 
two lots: one with the existing house, and one with the motor inn and pond.  
 
Their hope is to remain in the house and to sell the inn as a commercial building, perhaps for 
offices or condos. The house and inn would keep their shared driveway. The property lines have 
been drawn to allow sufficient setbacks for each building (30ft from the centerline to each 
building). The house would retain a right-of-way to the pond. The buffer zone described around 
the pond was drawn by engineer Mark Bannon with reference to a Class II wetland. The well 
indicated on the map as “proposed” has been put in place.  
 
DISCUSSION BETWEEN PLANNING COMMISSION AND APPLICANT 
Russ Bennett said that he was an abutter, and would prefer to abstain from any vote on this 
application. Commissioner Bill Parker is also an abutter, but was not present. Robin Morris 
asked about the possibility of expanding the inn. Paul Lavoie said he was not aware of additional 
septic capacity, and there is no room for expansion towards the pond. The Planning Commission 
noted its current efforts to rework Irasville zoning, which could encourage even smaller lot sizes. 
However, the applicants said they have no interest in creating more lots. The Commission asked 
the applicants to notify the Town when they are ready for a site visit, with stakes in place to 
indicate the lot lines.  
 
MOTION by Jamey Fidel, SECOND by Steve Shea, to classify the application as a minor 
subdivision.  VOTE: In favor (5-0); Russ Bennett abstains. Motion carried. 
 
7. SD06-06 Application by Gordon Marcelle for Final Plan review of a three lot 
subdivision of parcel #03028.000 which consists of approximately 33.6 acres. Chair Karl Klein 
announced several times during this meeting that this hearing was postponed at the request of the 
applicant. The hearing will be continued to October 3, 2006. 
 
8. Deliberative Session: Chair Karl Klein had the Planning Commission go into private 
deliberative session to discuss application SD06-03 from Bragg Hill #1, LLC. Russ Bennett 
registered his opposition to conducting the deliberation in private. 
 
9. ADJOURNMENT 
MOTION by Robin Morris, SECOND by Russ Bennett, to adjourn the meeting.  
VOTE: unanimous (6-0); motion carried. 
 
 
Minutes respectfully submitted by Blaine Laskowski,  
Former Interim Zoning Administrator 
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