
 

WAITSFIELD PLANNING COMMISSION 1 

Draft Meeting Minutes 2 

Tuesday, October 7, 2014 3 

 4 
1. CALL TO ORDER:  The meeting was called to order at 7:15pm. 5 

MEMBERS PRESENT:  Jordan Gonda, Ted Laskaris, Steve Shea, Brian Voigt, Stan Ward, and Todd 6 
White.  7 
MEMBERS ABSENT:  Kari Dolan. 8 
STAFF PRESENT:  Susan Senning, Planning & Zoning Administrator. 9 
OTHERS PRESENT:  Leo Laferriere. 10 

 11 
2. REVISE AGENDA – The members agreed to change the order of the agenda to allow Item #4 12 

(Zoning Bylaw Revisions) to be first because a member of the public attended to participate in this 13 
discussion and they did not want to make him wait. 14 

 15 
3. PUBLIC FORUM – None. 16 

 17 

4. ZONING BYLAW REVISIONS –  The members continued their discussion of revisions to the 18 
Zoning Bylaws.   19 

 20 
Headwater Protection in Forest Reserve 21 
Leo Laferriere reiterated his concerns about the Forest Reserve Headwater Protection section: the 22 

current provision does not seem to include stream crossings as allowable in the buffer and the 23 
width of the required buffer strips is an undue burden on the property owner.  Mr. Laferriere 24 

believes that the state AMPs are preferable: they are slope-based and allow travel within 25 feet of 25 
the stream bank.  Dr. Voigt stated that this was essentially the regular stream setback that applies 26 
to all streams in town, and offered no increased protection for headwaters.   27 

 28 
Mr. Laferriere asked if the members had traced the 1500’ contour on the town zoning map, 29 
because this Headwaters Protection section includes Scrag Forest and affects almost all of the 30 
Forest Reserve.  He believes this is quite broad.  Mr. Laferriere reiterated the question of whether 31 

or not there is a documented need for the buffer provision; Dr. Voigt stated that it was to improve 32 
downstream water quality, reduce soil erosion, protect forest cover, among others.  Mr. Laferriere 33 

stated that he was a forester from 1958 until 2012, but he was not involved in the decision to 34 
include this section in the Bylaws.  The PZA discovered that this was in 2003.  Mr. Laferriere 35 

believes the undisturbed buffer requirement is overly restrictive, affects private land, and 36 
precludes timber harvesting.   37 
 38 
Mr. Laferriere explained the state AMPs a bit more.  They require a 25’ undisturbed buffer from 39 
the stream bank but allow for travel within it.  Enforcement is complaint driven.  The AMPs are 40 

mandatory only if there is a violation (i.e. there is an actual discharge into a stream) or if the land 41 
is enrolled in Current Use.  Otherwise, AMPs are for guidance purposes only and not mandatory. 42 

 43 
Mr. Laskaris wondered if about 3% of all timber access is affected by this provision; Mr. 44 
Laferriere could not generalize but restated that restricted access prevents harvesting abilities. 45 
 46 
The PZA had followed up with other Zoning Administrators, as requested, regarding whether or 47 
not they require an Administrative Approval (permit) for permitted uses or uses by right, as the 48 
Waitsfield Zoning Bylaws require.  The answers were mixed but mostly stated that they do require 49 
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a permit; statute allows towns to require review and a permit for uses by right but not all towns opt 1 

to go this route.  Mr. Shea went back to the original purpose/rationale for including this in the 2 
Bylaws in the 2003 revisions.  The PZA studied the minutes from this timeframe but they were 3 
general and focused more on what topics would be included and the timeline or procedure for 4 
sending the changes to the Selectboard.   5 
 6 

Mr. Laferriere believes it is unnecessary to go to this extent to reach those end goals that Dr. Voigt 7 
stated were the justification for increased restrictions on headwater buffers.  He believes it 8 
constitutes a “taking” of private property.  Dr. Voigt asked the PZA to check in with the town’s 9 
attorney on this legal point.  The PZA also read the Forest Reserve purpose statement, which 10 
would likely be deferred to in any legal takings challenge.  Finally, Mr. Laferriere suggested not 11 

going beyond the AMPs unless actual development is being proposed.  The PZA will do more 12 
research on the level of regulations other towns have on this subject, and on what the ANR folks 13 

say about our Headwater Protection section and any future changes in the AMPs that may make 14 
this section null and void, or at least less necessary. 15 
 16 
Mr. Ward asked for a clarification if this request/concern was from Mr. Laferriere or the 17 

Conservation Commission, and it is the latter.  Mr. Laferriere clarified that the AMPs may be 18 
practically hard to enforce, but it is good for them to be included in the Bylaws so the town has a 19 
leg to stand on in any possible violation or challenge.  Mr. Shea clarified that there are 640 acres 20 

in Scrag Forest, but less than half of that is in the Forest Reserve District which is where this 21 
provision would apply. 22 

 23 

Irasville Restaurant Limitation 24 
Mr. Shea wondered where the limitation of 60 seats for restaurants/bars in Irasville Village 25 

District originated, and for what reasons?  The limitation seemed to address concerns that would 26 

be addressed by the standard conditional use criteria.  He asked the PZA to research when it was 27 
included in the regulations, and if there was a rationale. 28 
 29 

Dollar General  30 
The members continued their discussion about having control over the aesthetics of stores like 31 

Dollar General which have been proliferating in Vermont recently.  The PZA followed up on the 32 
request to look into Montpelier’s design regulations.  The City of Montpelier has a Design Review 33 
Committee which reviews projects within the district against criteria in the regulations.  This 34 
approach did not seem to make sense for Waitsfield. 35 
 36 

Mr. White was concerned that these businesses were small enough to go under the radar of 37 
heightened review that a store like Wal-Mart would receive.  He felt local businesses would suffer 38 

if these stores were allowed to exist in town.  Mr. Shea was concerned that Waitsfield’s image as a 39 
tourist town be maintained and, to this end, the aesthetics are important.  Dr. Voigt agreed on this 40 
point, and said that the regulations should prevent eye-sores and abandoned buildings. 41 
 42 
The PZA suggested that the members revise the Irasville-specific standards in the conditional use 43 

criteria (Section 5.03(D)(2), page 64) to include design elements.  The members agreed to look at 44 
this section of the Bylaws before the next meeting in order to work on potential revisions.    45 
 46 

Trails in Flood Hazard Area Overlay 47 
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The commission received a request to exempt from a fluvial erosion hazard area-related 1 

conditional use requirement that a P.E. design any stream crossing within the zone.  The request 2 
was to either tie the P.E. design requirement to projects that do not require a state stream alteration 3 
permit, or to provide the DRB with a waiver and certain criteria that it must use to determine if a 4 
waiver is appropriate.  The members asked the PZA to check with the state river people at ANR 5 
on whether or not this would be approved by them or conflict with any federal requirements. 6 

 7 
5. DISCUSS ALTERNATE PC MEMBER POSSIBILITY – The members were in agreement 8 

that having an alternate member or two would be preferable to not having any.  It would allow for 9 
a quorum if the voting members could not attend, and result in more regular meetings being held.  10 
The members asked the PZA to inquire with VLCT about whether or not the alternate member(s) 11 

would vote if a quorum of permanent members attended a meeting. 12 

 13 
6. OTHER –  The PZA asked about availability for the October 21, 2014 regular meeting.  There is 14 

an expected quorum for the meeting. 15 
 16 

7. APPROVAL OF MINUTES –  The members reviewed and approved the September 16, 2014 17 

meeting minutes, as amended. 18 
 19 
MOTION:  Mr. Ward moved to approve the September 16

th
 meeting minutes, as amended.  Mr. 20 

White seconded.  All voted in favor. 21 
 22 

8. ADJOURNMENT— The meeting was adjourned at 9:20pm. 23 

 24 
Respectfully submitted, 25 
Susan E. Senning, PZA 26 


