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PROPOSED AGENDA 

 

 

 

1. CALL TO ORDER / ROLL CALL  

 

2. REVISIONS TO AGENDA, IF ANY (5 +/- min) 

 

3. PUBLIC FORUM (5 +/- min) 

 

4. APPROVAL OF MINUTES: (5 +/- min) 

a. March 13, 2019 

b. March 19, 2019  

 

5. STAFF REPORT (5 +/- min) 

 

6. OTHER BUSINESS AND BOARD/ COMMITTEE MEETINGS  

(5 +/- min) 

 

7. RESIDENTIAL HAMLET DISCUSSION (60 +/- min) 

 

8. ADJOURNMENT  
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WAITSFIELD PLANNING COMMISSION 1 
Meeting Minutes 2 

Wednesday, March 13, 2019 3 
 4 

1. CALL TO ORDER:  7:04 pm. 5 
MEMBERS PRESENT:  Duncan Brines, Jordan Gonda, Brian Voigt, Bob Cook, Ann Marie 6 
Harmon. 7 
MEMBERS ABSENT: Fred Gilbert, Steve Shea 8 
STAFF PRESENT:  Christopher Damiani. 9 

OTHERS PRESENT: Dan Currier CVRPC, Zach Maia CVRPC 10 

 11 
2. ELECTION OF CHAIR AND VICE CHAIR 12 

a. Mr. Cook made a motion to nominate Mr. Brines as Chair and Ms. Gonda as Vice 13 
Chair. Ms. Harmon seconded and all voted in favor.  14 

 15 

3. REVISIONS TO AGENDA, IF ANY: 16 

a. Ms. Gonda made a motion to revise the agenda by moving agenda item #8 Energy 17 
Planning to be between items 3 and 4. Mr. Voigt seconded and all voted in favor.  18 

 19 
4. PUBLIC FORUM: None. 20 

 21 

5. APPROVAL OF MINUTES:  22 
a. February 19, 2019. The Planning Commission members reviewed and discussed the 23 

February 19, 2019 minutes. Ms. Harmon moved to approve the minutes, Mr. Voigt 24 
seconded and all voted in favor.  25 

 26 
6. STAFF REPORT:  27 

a. Beyond the written staff report, the PZA added additional detail regarding the village 28 

designation meeting with the Selectboard on 3/25.  29 
 30 

7. OTHER BUSINESS AND BOARD/ COMMITTEE MEETINGS: 31 
8. ENERGY PLANNING  32 

a. Review Energy Planning Data and Maps provided by CVRPC 33 

Dan Courier and Zach Maia provided an overview of the initial meeting with other towns 34 

at the Moretown town office. Dan stated that CVRPC staff is going to be discussing the 35 
energy data and maps tonight and then provide a review of the town plan to see where it 36 
currently meets the pathway standards in the checklist. Dan pointed out that the maps and 37 

data packets that were provided as part of the meeting were generated in 2016 with some 38 

data from 2015 which was when the regional energy planning effort started so the data 39 

goals for 2025, 2035, and 2050 reflect from that point going forward. Dan referred to slide 40 
5 which displayed the energy use switch and reduction from 2015 to 2050 using the LEAP 41 
modeling which was done by Vermont Energy Investment Corporation for the entire state. 42 
Ms. Gonda asked Mr. Courier what projections did the LEAP modeling take into account 43 
for population change and CVRPC stated that the modeling assumes a slight increase in 44 

population as well as other metrics such as an increase in vehicles on the road. 45 
 46 
Mr. Maia explained Table 1D. which was electricity data from Efficiency Vermont as 47 
reported by the utility companies. Mr. Brines expressed his surprise to see that the 48 
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Commercial and Industrial electricity use was almost 3/4 of the total electricity use in 1 
town. Mr. Courier explained that table 1I is percentages of conversion of efficiency which 2 

could cover homes, municipal buildings, businesses, etc and each target is the change from 3 

2015 not between each target year. Mr. Maia went through the thermal/ heating targets. He 4 
broke down Table 1E into actual numbers stating that the target in 2025 of 20% of 5 
households equates to 151; 42% is 315 total households, and 92% corresponds to 694 total 6 
households that need to be weatherized. The Planning Commission asked how we would 7 

be tracking the weatherization and whether Efficiency Vermont can provide that data. The 8 

PZA shared that Efficiency Vermont does track data around their rebate programs and that 9 
we have access to that data. Mr. Cook asked what connection there was to solar projects 10 
and property taxes and whether there was any exemptions. The group was going to circle 11 
back on this topic at the next meeting. Mr Courier reminded the group that many of the 12 

targets such as energy generation were developed based on the towns population share of 13 
the CVRPC region. Mr. Brines asked how we define an efficient wood heat systems. Mr. 14 

Courier shared that Efficiency Vermont maintains a list of qualified efficient wood heat 15 
systems.  16 
 17 

Mr. Courier provided overview of the transportation related targets. He noted that the main 18 
targets in this sections is the conversion of fossil fuel vehichles to electric vehicles. The 19 
ultimate goal is electric vehicles but as technology is change a hybrid mix will work for 20 

intermediate targets but as we get to 2050 the target will be almost all electric vehicles. 21 
Mr. Voigt pointed out that the electric vehicle chart has Waitsfield converting more cars 22 
than are currently on the road. Mr. Courier stated that the ultimate goal is the conversion 23 

and the pathways section will more clearly state how to help meet the lofty goals. The 24 
Community Energy Dashboard was recommended by CVRPC to be able to see how much 25 
electric generation at different sites around town. Mr. Courier said that the generation 26 

target can be met by either solar or wind or a combination of both. It was stated that we 27 
couldn’t meet the target just based on potential rooftop solar. While there are potential 28 

issues around load capacity, the LEAP modeling took into account necessary capacity 29 
upgrades under the current net metering system.  30 
 31 

Mr. Courier reviewed the energy maps that came from the regional plan and clipped for 32 

Waitsfield. There were questions as to what local constraints were included from the local 33 

level into the regional maps such as scenic roads or elevation. Mr. Courier said that scenic 34 
roads were not included in the mapping but could be a possible constraint on the 35 
Waitsfield maps. In terms of elevation the regional constraint was set at 1800 ft. On the 36 
Hydro Electric map there is one spot that is projected to have a capacity of 50kw of 37 

generation. Mr. Courier stated that it is an existing dam and the hydroelectric maps are not 38 

proposing new dams but rather retrofitting existing ones. Ms. Gonda asked what the 39 
regulatory implications are of known, possible, and no constraints. Mr. Courier pointed out 40 
that known constraints are essentially prohibited development, possible constraints may 41 
require additional permitting and no constraints will be the easier areas to develop. 42 
Ultimately the preferred areas that the Planning Commission will identify are where 43 

developers or property owners who want to net meter will focus on. Mr. Courier went over 44 

the wind maps which have a similar structure to the solar maps with known, possible and 45 
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no constraints. He did point out at the regional level they passed regulation that limits hub 1 
heights of greater than 125 ft which the potential is not shown on the wind maps passed 2 

out at the meeting. The Planning Commission ended the meeting by discussing possible 3 

ways to continue to track the data that will need to be updated for future town plan 4 
revisions, when the RPC will look to see if the data is updated and the town is moving 5 
towards its target.  6 

 7 

9. ADJOURNMENT- Mr. Voigt motioned to adjourn the meeting at 9:00 P.M. Ms. Gonda 8 

seconded, and all were in favor.  9 



WAITSFIELD PLANNING COMMISSION 
Meeting Minutes 

Tuesday, March 19, 2019 
  

1.    CALL TO ORDER:  7:07 pm. 
MEMBERS PRESENT:  Duncan Brines, Jordan Gonda, Brian Voigt, Bob Cook, Ann Marie 
Harmon, Steve Shea. 
MEMBERS ABSENT:Fred Gilbert  
STAFF PRESENT:  Christopher Damiani. 
OTHERS PRESENT: Brian Fleisher  
  
2.  REVISIONS TO AGENDA, IF ANY: 
  
3.    PUBLIC FORUM 
Mr. Fleisher discussed the Flemer Barn property with the Planning Commission and wanted to 
gain insight into previous efforts to redevelop the property. Mr. Fleisher asked the Planning 
Commission where higher density re-zoning efforts were around the Irasville Zoning District. 
The Planning Commission informed Mr. Fleisher that it is on their workplann to address Irasville 
in the summer.  
  
4.   STAFF REPORT 
Beyond the written staff report, the PZA added additional detail regarding the village designation 
meeting with the Selectboard on 3/25. The walkthrough is still scheduled for 5:30 p.m. but the 
presentation is moved to 7:00 p.m.  
  
5.    OTHER BUSINESS AND BOARD/ COMMITTEE MEETINGS 

a. Review Village Designation Letter 
b. Review Multi Family Dwelling Letter 

The Planning Commission reviewed the two letters that were part of the meeting packet and 
authorized the PZA to send out the letters with minor changes.  
 
6.  ENERGY PLANNING 

a. Local Mapping Constraints 
b. Local Data additions 
c. Public Outreach 

The PZA suggested that the Planning Commission goes through map by map to identify further 
adjustments that need to be made. Mr. Brines stated that he would like to see more of the map 
showing just Waitsfield related data so that it will be easier to read. The Planning Commission 
first looked at the solar maps and reviewed the definition of known and possible constraint. Ms. 



Gonda stated that the known constraints shown on the map are the baseline of what areas are 
essentially prohibited for solar development. Mr. Voigt asked the PZA to get in touch with 
CVRPC to get the energy planning mapping data. The Planning Commission talked about 
various types wood heat systems from traditional wood heat to wood pellet stoves and what the 
pros and cons are depending on usage. Mr. Shea wanted the Planning Commission to explore 
further the use of wood heat systems and resources in the energy plan. The PZA pointed out on 
the wind generation map that the regional constraint for hub height was 125 ft which is between 
30 and 50 meters and suggested that we ask the RPC to also display the wind generation 
potential for 30m hub heights. Mr. Voigt brought up the strong opposition to wind generation 
from the property owners along the Northfield Ridge area where the wind maps shows the 
greatest potential for wind generation. Mr. Brines suggested some language around access and 
roads standards in relation to solar and wind project installations should be included in the plan. 
The PZA pointed out that if the Planning Commission were to use the long standing standard of 
limited development above 1,700 ft to also apply to energy generation projects, that it would 
meet the test in the energy standards for not discriminating allowable development. The PZA 
made a suggestion that once the Planning Commission identifies the known and possible 
constraints then that will provide the PC with the areas remaining that can be classified as 
potential preferred sites. Mr. Brines would like to ensure that all the data tables and maps list the 
source and make it clear. Mr. Voigt made the suggestion that the only local data that may be 
different than the data provided by CVRPC would be if the Planning Commission wanted to do a 
survey of residents and business. The PZA also suggested that in the data tables that a baseline 
number be included whether it is an actual baseline number or an assumed baseline from the 
LEAP modelling. Mr. Voigt asked for the group to look further into the number of commercial 
and industrial establishments. The PZA will send out the link where he believes that data point 
comes from. When looking at the Efficiency Vermont data that was handed out at the beginning 
of the meeting, the PZA pointed out that the actual commercial and industrial electricity usage 
was approximately 8 million kwh and 7 million for residential.  
 
 7.    ADJOURNMENT- Mr. Voigt motioned to adjourn the meeting at 8:59 P.M. Mr. Shea 
seconded, and all were in favor.  
 



Waitsfield Planning and Zoning Administrators Report 

April 2, 2019 

5. Staff Report: 
 
A) Village Designation: Ann Marie and Chris walked around the village with Richard Amore from the 
Agency of Commerce and Community Development. The focus of the walk through was to provide 
context to where potential district boundaries would be which is tied to state statute. Richard’s 
presentation to the Selectboard talked about the process and application requirements as well as the 
potential tax credit benefits to local businesses. The Selectboard will vote on a resolution at their April 
9th meeting. 
 

7. Residential Hamlet Development 
 
Made changes from previous meetings into this current draft such as cleaning up some of the language, 
including more positive introduction language, including parameters around 50% of developable area.  
 
The PC still needs to address the following items: 
 

- Subdivision Regulations in regards to PHD’s 

- Whether the sewage treatment facility definition needs to be changed in regards to the 

requirement of PHD to have a community septic system  
- Whether the PHD needs to have shared water 
- List out specific infrastructure that is included in open space beyond water and wastewater 

related items 
- Review the general standards for PRD/PUD/PHD to ensure that each line is marked with the 

correct notation of PRD/PUD/ PHD 
- Review Tiny Home definition and PHD definition 
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ARTICLE I.  AUTHORITY & PURPOSE 
 
 
Section 1.01 Enactment 
 
Zoning regulations for the Town of Waitsfield are hereby established in accordance with the Vermont 
Planning & Development Act [24 V.S.A. Chapter 117], hereinafter referred to as “the Act.” The 
following text and maps which constitute these regulations shall be known and cited as the “Town of 
Waitsfield Zoning Bylaw.” 
 
Section 1.02 Purpose 
 
A. The purpose of this zoning bylaw is to protect public health, safety and welfare; to further the 

purpose and goals of the Act [§4302]; and to implement the current Waitsfield Town Plan.   
 
B. Such shall also be the purpose of any regulations, restrictions, or boundaries contained in this 

bylaw, or adopted and established pursuant to it.    
 
Section 1.03   Application & Interpretation 
 
A. The application of this bylaw is subject to all provisions of the Act as most recently amended. 
 
B. In accordance with the Act [§4446], no land 

development shall commence within the 
jurisdiction of the Town of Waitsfield except 
in conformance with the requirements of this 
bylaw.  Any land development which is not 
specifically authorized under this bylaw, nor 
is otherwise exempted from these regulations 
under Section 6.02, is prohibited.   

  
C. All uses or structures lawfully in existence as 

of the effective date of this bylaw are allowed 
to continue indefinitely.  Changes, alterations 
or expansions to pre-existing structures or 
uses shall be subject to all applicable 
requirements of this bylaw, including provisions applying to nonconforming uses and/or 
nonconforming structures under Section 3.08.  

 
D. The subdivision of land, including the division of a parcel into two or more parcels, does not 

require a zoning permit, but does require subdivision approval in accordance with the Waitsfield 
Subdivision Regulations.   Where applicable, subdivision approval shall be obtained prior to the 
issuance of a zoning permit for subsequent land development.  The subdivision of land also may 
be subject to planned residential or planned unit development (PRD/ PUD/PHD) review by the 
Development Review Board under Section 5.04 of this bylaw. 

 
E. In its interpretation, the provisions of this bylaw shall be the minimum required. It is not the 

intent of this bylaw to repeal, annul, or in any way impair other regulations in effect, or any 
permits previously issued; however, where this bylaw imposes more stringent restrictions upon 
land development, the provisions of this bylaw shall apply. 
  

Land Development: The construction, 
reconstruction, conversion, structural alteration, 
relocation or enlargement of any building or other 
structure, or of any mining, excavation or landfill, 
and any change in the use of any building or other 
structure, or land, or extension of use [§4303(10)]. 
 
Note that the definition of “development” for 
purposes of flood hazard area regulation within the 
Flood Hazard Area Overlay District may include 
additional uses, structures and activities that are 
otherwise exempt from regulation under the Act or 
Section 6.02 of this bylaw.   
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B.  Notwithstanding subsection (A), within the Agricultural-Residential District, the Development 
Review Board may allow two principal uses or structures on a single parcel (e.g., extraction of 
earth resources on a parcel also occupied by a single-family dwelling) as a conditional use in 
accordance with Section 5.03.  In addition to the conditional use standards, a parcel occupied by 
multiple principal uses shall comply with the following: 

 
1. The parcel shall be of a size sufficient to meet the minimum lot size requirement for the 

second principal use or structure, independent of the lot area required to satisfy the 
minimum lot size for the other principal use or structure. 

2. Each principal use or structure shall meet all applicable requirements of these regulations. 
 

3. In no case shall two dwelling units be allowed on a single parcel, unless one is allowed as 
an accessory dwelling to the other in accordance with Section 4.1, or the two dwelling 
units are part of a planned residential development approved by the Development Review 
Board under Section 5.4.   

 
4. Both principal uses shall remain in common ownership unless the parcel is subdivided into 

two or more lots in conformance with other applicable provisions of this bylaw and the 
Waitsfield Subdivision Regulations. 

 
C. An accessory structure must conform to all lot setback, coverage and other dimensional 

requirements for the district in which it is located. 
 
D. No lot shall be so reduced in area that it cannot conform to area, yard, setback, frontage, coverage 

and other dimensional requirements as prescribed in these regulations, except as approved by the 
Development Review Board for PUDs,PRDs, or PHDs in accordance with Section 5.04.  
 

E. Any interior lot which does not have frontage on a public or private road or public waters shall 
meet a minimum setback requirement for all its yards equal to the side yard setback distance for 
the district in which it is located. 
 

F. Any yard adjoining a street shall be considered a front yard.  A corner lot shall be considered to 
have only front and rear yards unless otherwise specified in Section 2.03. 
 
 

Section 3.08 Nonconforming Structures & Nonconforming Uses  
 
A. Nonconforming Structures.   In accordance with the Act [§4412(7)], nonconforming structures 

existing on the effective date of these regulations may be allowed to continue indefinitely, but 
shall be subject to the following provisions.  A nonconforming structure: 

 
1. may undergo normal repair and maintenance provided that such action does not increase 

the degree of noncompliance (see definition of degree of noncompliance in Article VII). 
 
2. may be restored or reconstructed after damage from any cause provided that the 

reconstruction does not increase the degree of noncompliance which existed prior to the 
damage and provided the reconstruction is commenced within 12 months from the date 
that the structure was damaged. 

 
 3. may be structurally enlarged, expanded or moved, upon approval of the Administrative 

Officer, provided the enlargement, expansion or relocation does not increase the degree 
of noncompliance or, with approval of the Development Review Board as a conditional 
use under Section 5.03, a nonconforming structure may be enlarged or expanded in a 
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9.   For development in the Fluvial Erosion Hazard Area Overlay (FEHO) District, the 
application shall also include on the site plan or in associated attachments: 

 
a.   FEH Overlay District boundaries on the site or subdivision plan, drawn to scale, 

as measured horizontally from the top of the stream bank or, if no stream bank is 
apparent, the centerline of the stream channel, as well as the location of all 
existing and proposed structures, roads, driveways, infrastructure, utilities, rights-
of-way and other site improvements in relation to district boundaries;  

b.   identification on the site or subdivision plan of the horizontal distances from the 
streambank or channel centerline to the nearest structure and road;  

c.   written justification of need to develop within, rather than outside of, the FEH 
Overlay District; and,  

d.   as described in Section 6.07(A)(1), a state project review sheet or equivalent that 
identifies required state permits and approvals. 

 
10. Application Referral Requirements.  Completed applications for development within 

the Flood Hazard or Fluvial Hazard Area Overlay District and supporting information 
shall be referred by the Administrative Officer to the state for review, as specified below.  
No municipal permit or approval shall be issued for the development until comments have 
been received from the state, or 30 days have elapsed from the date of referral, whichever 
is sooner. State recommendations shall be incorporated as applicable in municipal 
findings and decisions. 

 
a. Applications for development within the Flood Hazard Area Overlay District 

shall be submitted to the State National Flood Insurance Program (NFIP) 
Coordinator at the Vermont Agency of Natural Resources.  

 
b. Applications for development within the Fluvial Erosion Hazard Area Overlay 

District shall be submitted to the River Management Program at the Vermont 
Agency of Natural Resources.  

 
c.  If the application includes the proposed alteration or relocation of a watercourse, 

copies of the application shall also be submitted to adjacent municipalities, the 
Stream Alteration Engineer and the Vermont Agency of Natural Resources, and 
the Army Corps of Engineers, as well as the State NFIP Coordinator.    

 
B. Planned Residential,Planned Unit Developments, Planned Hamlet Development (PRDs 

,PUDs, PHDs).  Applications for PRD ,PUD, or PHD approval shall be submitted simultaneously 
with applications for major subdivision review in accordance with the requirements set forth in 
the Waitsfield Subdivision Regulations.  In addition to the information required for subdivision 
review described in those regulations, applications for PRDs ,PUDs, PHDs must include the 
following: 

 
1. A statement setting forth the nature of all proposed modifications or changes of existing 

land use and development regulations and the standards and criteria which the applicant 
proposes for the development, including standards for the design, bulk and spacing of 
buildings and sizes of lots and open spaces; and 

 
2. A brief summary of the project and how it meets the standards in this section. 
 
3. Additional information required by the Development Review Board to determine whether 

the proposed mix of uses, density and scale and intensity of uses will meet the standards 
set forth in these regulations. 
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c. Increase the potential for materials to be swept into the stream channel or onto 
other land and cause damage. 

 
 
Section 5.04 Planned Residential, Planned Unit Development & Planned Hamlet 

Development (PRD/PUD/PHD) Review 
 
A. Purpose.  In accordance with the Act [§4417], the following three categories of Planned Unit 

Developments are established under these regulations: Planned Residential Developments 
(PRDs),Planned Unit Developments (PUDs) and Planned Hamlet Development (PHDs).   
PRDs,PUDs, and PHDs allow for the modification of district standards subject to Development 
Review Board review, are required for major subdivisions in designated zoning districts, and are 
encouraged for other subdivisions in all districts as allowed.   The purpose of PRD/PUD/PHD 
review is to: 

 
1. encourage new communities, innovation in design and layout and more efficient use of 

land; 
 

2. facilitate the adequate and economic provision of streets and utilities; 
 

3. preserve the natural and scenic qualities of open land; 
 

4. provide for open common land for open space and recreation; 
 

5. maintain the town’s agricultural resources and wildlife habitat; and 
 

6. provide for the development of existing lots which, because of physical, topographical, or 
geological conditions, could not otherwise be developed; and/or to 

 
7. provide for affordable housing. 

 
B. Coordination with Subdivision Review.  A PRD,PUD or PHD shall be reviewed by the 

Development Review Board as a subdivision under the Waitsfield Subdivision Regulations: 
 

1. PRD/PUD/PHD review shall occur concurrently with subdivision review, the procedures 
for which are set forth in the subdivision regulations.   

 
2. An application for PRD/PHD approval shall include the materials described under 

Section 5.02. 
 
3. PRD/PUD/PHD approval shall be granted in association with subdivision plat approval.  

Modifications of this zoning bylaw approved by the Development Review Board shall be 
noted in writing and appended to the plat.   

 
4. All other provisions of these regulations not specifically modified shall remain in effect 

and be applicable to the project.  Approval granted by the Development Review Board 
under this Section for a PRD/PUD involving the development of one or more uses subject 
to conditional use review shall not exempt the proposed development from subsequent 
review in accordance with Section 5.03.  The Development Review Board may at its 
discretion review the application under this section concurrently with conditional use 
review under section 5.03.  
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C.  General Standards (for PRDs PUDs, PHDs). The modification of zoning bylaw requirements 
by the Development Review Board may be allowed simultaneously with the approval of a 
subdivision plat, in accordance with the following standards:   

 
1. The minimum project area for PUDs and PRDs shall be the minimum lot size for the 

district within which it is located. The development site shall be a contiguous parcel of 
land.  Separation by a public road does not result in a noncontiguous parcel. 

 
2. The PRD/PUD/PHD shall be consistent with the Waitsfield Town Plan, meet all 

applicable standards set forth in the current Waitsfield Subdivision Regulations, and be 
consistent with all other applicable municipal regulations and ordinances currently in 
effect. The PRD/PUD shall also meet all local and state regulations for sewage disposal 
and the protection of water quality. 

 
3. The PRD/PUD/PHD shall represent an effective and unified treatment of the 

development possibilities of the project site, including  provisions as appropriate for the 
preservation or protection of surface and ground waters; wetland, stream bank, flood 
hazard and fluvial erosion hazard areas; significant topographic features including 
prominent hilltops and ridgelines and areas of steep slope; soils unsuitable for 
development; open space and scenic views; significant resource lands including 
agricultural and forest land; and unique natural or manmade features, including critical 
wildlife habitat and lands and buildings of historical significance. 

 
4. Unless otherwise provided, uses shall be limited to those permitted and conditional uses 

allowed within the district in which the PRD/PUD is proposed.  
 
5. Maximum overall density shall be determined based on maximum density requirements 

for the district within which the property is located, except for allowed density bonuses 
which are subject to Development Review Board approval.  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.  The Development Review Board may otherwise 
reduce the allowed overall density if steepness of slope, ledges, low or wet areas, or other 
physical features limit the site’s ability to support development. 

 
6. The total allowable number of dwelling units within a PRD, PUD, PHD shall equal the 

number which could be permitted, in the Development Review Board’s judgment, if the 
land were subdivided into lots in conformance with these regulations.  In accordance with 
the Act, however, the total number of allowed units may be increased, subject to 
Development Review Board approval, by up to: 

 
a. 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; or 

 
b. 50% for PRDs or PUDs as an incentive for affordable housing development in 

which at least 50% of the units are affordable housing units as defined under 
Article VII; or 

 
c.  Maximum of 20 tiny house dwelling units for PHDs, 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. 
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 In granting density increases, the Development Review Board shall give due 
consideration to site conditions that may limit development, the capacities of community 
services and facilities, and the character of the area affected. 

 
7. The Development Review Board may allow for a greater concentration or intensity of 

development within some section(s) of the development than in others, on individual lots 
which are smaller than the minimum lot size for the district within which the PRD is 
located, provided that there is an offset by a lesser concentration in other sections, 
including an appropriate reservation of open space on the remaining land. 

 
8. District regulations for height and spacing between structures for all uses shall be met 

unless specifically modified by the Development Review Board. 
 
9. Uses shall be sited and arranged for compatibility with their setting and context, and to 

ensure visual and auditory privacy for residents of the project.  To ensure adequate 
privacy for existing or proposed uses within or adjacent to the project, increased building 
setbacks and/or perimeter screening may be required. 

 
10. Water supply and sewage disposal facilities shall meet all applicable municipal and state 

regulations. 
 
11. If a PRD/PUD/PHD results in common facilities, infrastructure and/or lands intended for 

parks, recreation, open space, or other community purposes, the Development Review 
Board, as a condition of approval, may establish conditions on the ownership, use and 
maintenance of such facilities and lands as it deems necessary to assure their continued 
availability and long-term management, in accordance with Waitsfield Subdivision 
Regulations.  This may include a requirement that common facilities or land which are 
not dedicated to or accepted by the municipality be maintained by a homeowners 
association or similar organization whose rules and regulations are approved by the 
Development Review Board. 

 
12. For PRDs & PUDs in the Agricultural-Residential, Commercial-Lodging and Forest 

Reserve Districts, a minimum of 60% of the total project site shall be set aside as open 
space.  Where a PHD/PRD/PUD involves land currently in agricultural or forestry use, or 
has the potential for agricultural or forestry use due to the presence of prime agricultural 
or forestry soils, the development should make provisions for the use of such land for 
agricultural or forestry purposes.  

 
D. Standards Specific to PRDs. 

 
1. A PRD shall include only residential uses and associated accessory structures and uses 

allowed within the district in which the PRD is located. The dwelling units permitted 
may, at the discretion of the Development Review Board, be of varied types, including 
single-family, two-family, or multi-family construction, and may be attached or detached.  
Associated uses may include, but not be limited to home occupations, child care and 
recreational facilities. 

 
2. No multi-family dwelling unit greater than 7500 square feet shall be permitted except in 

the Adaptive Redevelopment Overlay District, or as allowed for the adaptive reuse of 
historic barns in the Agricultural-Residential District.   Multi-family dwellings meeting 
this standard may be developed with PRD approval.  
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3. The minimum front, side and rear yard setbacks at the periphery of the PRD shall be as 
dictated for the particular district unless otherwise specified by the Development Review 
Board.  The Development Review Board may consider within the project area other 
setback standards, such as zero lot lines, as part of subdivision review. 

 
4. In addition to standards under subdivision review, the Development Review Board may 

impose further restrictions on the height and spacing of buildings; and greater setback 
and screening requirements for structures, parking areas and other development along the 
perimeter of the project, and between built and open space areas. 

 
5. Provision shall be made for the preservation of open space.  The location, size, shape, 

ownership, use and long-term management of land set aside to be preserved for open 
space shall be approved by the Development Review Board in accordance with the 
Waitsfield Subdivision Regulations. 

 
6. 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. 

 
7. Two (2) or more contiguous parcels under the ownership or control of the applicant may 

be combined for review as a PRD.   The permitted density on one parcel may be 
increased as long as the overall density for the combined parcels does not exceed that 
which could be permitted, in the Development Review Board’s judgment, if the land 
were subdivided into lots in conformance with district regulations. 

 
E. Standards Specific to PUDs. 
  

1. PUDs located within the Irasville Village District shall be designed to establish well 
defined streetscapes, characterized by an interconnected network of streets bounded by a 
combination of sidewalks, street trees and consistent building setbacks, as opposed to 
large-scale buildings surrounded by expansive parking areas.   

 
2. Provision shall be made for year-round pedestrian circulation within the site, and for 

pedestrian access to adjacent properties.  Pedestrian circulation should include a network 
of pathways and sidewalks connecting existing land uses in and adjacent to the site. 
       

3. Buildings shall front towards and relate to streets, entrance drives and public spaces (e.g. 
greens, parks, plazas), both functionally and visually, and not be oriented toward parking 
lots.  Buildings shall reflect a diversity of building scale and massing.  Excessively large, 
monolithic buildings shall be avoided, or the scale and massing reduced through varied 
roof lines and interruption to the building elevation (facades) to create attached, but 
separate, masses. 

 
F. Standards Specific to PHDs  

a. PHDs  shall integrate single family dwelling units in a compact settlement pattern of 
structures with either a visual relationship to one another or to a common green or 
park.  

b. PHDs shall only be located within the Waitsfield Agricultural- Residential Zoning 
District and 50% of the area of the parcel must not be built in the following areas 
that are defined by the following characteristics: 

i. Greater than 25% slope 
ii. Above an elevation of  2,000 feet above mean sea level 
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iii. Protected lands ( VT Protected Lands Database) 
http://geodata.vermont.gov/datasets/vt-protected-lands-database 

iv. Wetland (VSWI Wetland Class Layer VCGI) 
v. Flood Hazard Area (http://geodata.vermont.gov/datasets/VTANR::flood-

hazard-areas-only-fema-digitized-data)  
b.  The total allowable number of dwelling units within a PHD shall equal the number 

which could be permitted, in the Development Review Board’s judgment, with a 
minimum requirement of 5 dwelling units and a maximum number of residential lots 
set at 20.  

c.  A PHD shall only be permitted only on parcels at least 5 acres in size and have a 
minimum developable lot area of 8,000 sq. ft.  

d.  Dwelling units located within the PHD shall be on a permanent foundation. Any unit 
transferred into a PHD that is built on a trailer shall be required to remove wheels/ 
axels in order to tie down to the required permanent foundation.  

e. The minimum front, side and rear yard setbacks at the periphery of the PHD shall meet 
the standards in the Agricultural- Residential District, unless otherwise specified by the 
Development Review Board. Within the project area, the DRB may reduce setback 
standards, such as zero lot lines, as part of subdivision review. 

f. For PHDs a minimum of 50% of the total project site shall be set aside for open space or 
community sewage treatment facility.  

g. Accessory structures shall be limited to 60% of the floor area of the principal dwelling.  
 
 
Section 5.05 Subsequent Conditional Use Applications  
 

A. Applicability. The Development Review Board shall hear and decide upon conditional use 
applications concerning property that is the subject of a previous conditional use decision 
pursuant to the Act [§4414(3)], conditional use review under Section 5.03, appeal procedures 
under Section 6.04, and the review standards in subsection (B) below. 
 

B. Review Process. The Board shall review an application for conditional use approval for 
property that is the subject of a previous conditional use decision as a whole. 

 
1.  If the Board concludes that a substantial change of conditions has occurred or other 
considerations materially affecting the merits of the request intervened between the 
current application and the previous application(s), then the Board shall consider the 
current application for conditional use approval in accordance with Section 5.03 as if 
there is no previous decision. 
 
2.  To the extent the application proposes to change or avoid restrictions or conditions in 
a previous conditional use decision, the Board may approve the application only if one or 
more of the following facts are found, the findings are specified in its written decision, 
and the conditional use review standards in Section 5.03 are met: 

 
a. There have been changes in factual or regulatory circumstances beyond the  
control of a permittee; or 
b. There have been changes in the construction or operation of the permittee’s 
project, not reasonably foreseeable at the time the permit was issued; or 
c. There has been a change in technology that justifies an amendment to the 
permit. 
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CAMPER: Any vehicle used as temporary sleeping, camping or living quarters, which is mounted on 
wheels, a truck or a camper body, or towed by a motor vehicle. This definition includes recreation 
vehicles and travel trailers, but specifically excludes mobile homes (see MOBILE HOME). 
 
CAR SALES:  The use of any building, land area or other premise for the display and sale of new or used 
automobiles. 
 
CEMETERY:   Land used or dedicated to the burial of the dead, including as accessory structures 
mausoleums, columbariums, or maintenance facilities, but excluding crematoriums.  An individual burial 
site on private land, registered with the Waitsfield Town Clerk in accordance with state law, is exempted 
from this definition. 
 
CHANGE OF USE:  The transfer of use of land or building from one category of use, as listed in zoning 
district regulations or defined in this section, to another category of use. (See Section 3.03 Conversion 
and Change of Use.) 
 
CHILD CARE FACILITY: Any place operated as a business or service on a regular or continuous basis, 
whether for compensation or not, which provides child care for periods of less than 24 hours, including 
family child care homes. (See Specific Use Standards Section 4.04.  See also HOME CHILD CARE.) 
 
COMMERCIAL BED:  An overnight accommodation, offered on a nightly, weekly, seasonal, or other 
short term basis, in units, whether singly or separately owned, which may have a management entity 
operating the structure and/or facilities and may provide such services as maid service, a central 
switchboard, or dining facilities.  Where units in the facility are under separate ownership, a rental and 
management contract between the unit owner and a rental and management agent are required.  For 
purposes of this definition, separate ownership includes timeshare or interval ownership in fee or 
leasehold, condominium ownership and cooperative ownership with proprietary lease.  For purposes of 
calculating density, two commercial beds per bedroom shall be assumed. 
 
COMMERCIAL WATER EXTRACTION:  The extraction, collection, storage, and transport  of 
groundwater from one or more wells or springs by means of pipelines, channels, trucking, or other similar 
mechanisms, for the bulk wholesale or retail sale of potable drinking water. Exempted from this definition  
will be water extraction and distribution systems designed to provide a primary water supply to no more 
than 10 off site dwelling units. (See Specific Use Standards Section 4.05.) 
 
COMMON LAND: Land within a development or subdivision that is not individually owned or dedicated 
for public use, but which is designed to be held in common, for use, enjoyment, management and 
maintenance by the residents of the development or subdivision.  Such land may include but not be 
limited to open space areas, parking lots, pedestrian walkways, recreation areas, utility and road rights-of-
way.  
 
COMMUNITY [RESIDENTIAL] CARE FACILITY: A facility licensed by the state which provides 
primarily non-medical residential care services to seven or more individuals in need of personal assistance 
essential for sustaining the activities of daily living, or for the protection of the individual, excluding 
members of the resident family or persons employed by the facility, on a 24-hour a day basis.    
 
COMMUNITY CENTER:  A building used for recreational, social, educational and/or cultural activities, 
open to the general public,   owned and operated by a public or nonprofit group or agency. 
 
COMMUNITY SEWAGE TREATMENT FACILITY: A community sewage treatment facility is any 
community wastewater treatment system, including treatment plant and associated structures, collection Deleted: i
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lines, disposal fields, or expansion thereof, which meet either of the following criteria: (1) any treatment 
plant or collection system with a capacity greater than 6500 gallons per day; or (2) any treatment plant or 
collection system in which connections or capacity are sold. 
 
CONDOMINIUM:  Single or multi-unit dwelling or dwellings, including detached, semi-detached, or 
multi-story structures, or any combination thereof, each of whose residents (unit owners) enjoys exclusive 
ownership of his individual apartment or unit while retaining an undivided interest as a tenant in common 
in the common facilities and areas of the condominium property. 
 
CONTRACTOR’S YARD: A parcel of land with or without buildings thereon to be used for the storage 
of equipment, materials, and/or vehicles used in the operation of construction and related trades 
 
COOPERATIVE:  Single or multi-unit dwelling or dwellings similar to a condominium, including 
detached, semi-detached or multi- story structures, or any combination thereof, in which each owner has a 
lease entitling him or his tenants to occupy a particular unit, and such owner owns stock in the 
cooperative organization owning the property. 
 
COTTAGE INDUSTRY: Light industry that occurs only within a historic barn in accordance with 
Section 4.2 and which involves not more than five employees on site at any one time.  
 
CRISIS SHELTER: A facility providing temporary protective sanctuary for victims of crime or abuse, 
including emergency housing during crisis intervention for individuals, such as victims of rape or 
domestic violence. 
 
CULTURAL FACILITY: A theater, concert hall, or other similar establishment offering programs, 
performances, or exhibits of cultural, educational, historic, or scientific interest including museums but 
excluding movie theaters.  
 
DEGREE OF NONCOMPLIANCE: The extent to which a structure encroaches upon, or otherwise 
violates, one or more dimensional standard of these regulations. The extension of a structure which results 
in an additional encroachment of the noncomplying feature/element, including the expansion of the 
volume or area of a structure within a building setback, would increase the degree of noncompliance. 
 
DEVELOPMENT: See LAND DEVELOPMENT; see also DEVELOPMENT as defined for purposes of 
flood hazard area regulation under Section 7.03. 
 
DRIVEWAY: A minor, private travel way serving up to three adjoining parcels, which provides access 
for vehicles to a parking space, garage, dwelling or other structure. 
 
DRIVE-THROUGH: A business establishment which includes a driveway approach or parking spaces for 
motor vehicles to serve patrons in their motor vehicles rather than within the building or structure. 
 
DWELLING UNIT:  One or more rooms designed, occupied or intended for occupancy as separate living 
quarters with cooking, sleeping and sanitary facilities provided within the dwelling unit for the exclusive 
use of a single family maintaining a household.  The term "dwelling unit" shall not include guest 
accommodations provided by a hotel, motel, boarding house or similar structure.  Each dwelling unit shall 
constitute a separate unit for purposes of calculating density. 
 
DWELLING, MULTI-FAMILY:  A building containing two or more dwelling units, excluding 
ACCESSORY DWELLINGS. 
 
DWELLING, SINGLE-FAMILY:  A building containing only one dwelling unit.   
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which is set aside, dedicated, or designated, or for the use and enjoyment of owners and occupants of land 
adjoining or neighboring such open space. 
 
PARKING FACILITY: An area or structure used for the short-term storage of registered motor vehicles.   
 
PARKING SPACE:  Off-street space, not including access driveways, used for temporary location of one 
licensed motor vehicle, which space shall be at least 9 feet wide and 18 feet long, and shall have direct 
access to a street or approved right of way. 
 
PERSON: An individual, a corporation, a partnership, an association, and any other incorporated or 
unincorporated organization or group. 
 
PERSONAL SERVICE:  An establishment primarily engaged in providing services involving the care of 
a person or his or her apparel, including but not limited to laundry and dry cleaning, beauty shops, barber 
shops, shoe repair, funeral services, and photographic studios.  
 
PLACE OF WORSHIP:  A building or structure, or group of buildings or structures that, by design and 
construction, are primarily intended for conducting organized religious services and associated accessory 
uses. 
 
PLANNED HAMLET DEVELOPMENT (PHD): Compact small-scale settlement pattern characterized 
by homes clustered together in concentrated density, with either a visual relationship to one another, the 
adjacent road, a common green, or park, or sited to avoid impact to one or more natural resource. 
Typically includes the presence of a common, small green, or neighborhood park; surrounding open space 
(either farmland or forest) which helps define the compact hamlet relative to the open, rural character of 
the Agricultural-Residential Zoning District. 
 
PLANNED RESIDENTIAL DEVELOPMENT (PRD):  An area of land to be developed as a single entity 
for a number dwelling units, the plan for which does not correspond in lot size, bulk, or type of dwelling, 
density, lot coverage, and required open space under these regulations except as a planned unit 
development (see also PLANNED UNIT DEVELOPMENT). 
 
PLANNED UNIT DEVELOPMENT (PUD):  A tract of land to be developed as a single entity for 
residential, educational, industrial or commercial uses.  Other characteristics of the planned unit 
development include common open space for use of residents, unitary design of building arrangement, a 
harmonious pattern of street, density, lot size and building bulk, any or all of which may not correspond 
to the regulations established in any one or more districts created in this Bylaw.   
 
POST OFFICE:  A facility operated by the U.S. Postal Service and used for the collection and distribution 
of mail. 
 
PRIMITIVE CAMP:  Structures, such as cabins, yurts, shelters, or tents, which are less than 1,500 square 
feet, are occupied and/or used on a temporary basis on their own individual lots, and which have no 
interior plumbing consisting of no more than a sink with water.  Temporary basis shall be defined by the 
durational limits for state wastewater and potable supply permit exemptions in the State Wastewater 
Rules Section 1-304(a)(4), and such structures shall comply at all times with the exemption granted prior 
to obtaining a zoning permit. 
 
PRIVATE CLUB:  A building and related facilities operated by a corporation, association, or group of 
individuals established for the fraternal, social, educational, recreational, or cultural enrichment of its 
members and not primarily for profit and whose members meet certain prescribed qualifications for 
membership. 
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beds, sand and silt beds, and swales.  A stream bank may define the usual boundaries, but not the flood 
boundaries, of a stream channel.  Artificially created water courses such as agricultural irrigation and 
drainage ditches are specifically excluded from this definition.  For purposes of these regulations, the 
“Channel (Bankfull) Width” is the width of the stream channel when flowing at a bankfull discharge—the 
stage in which water first overtops natural stream banks.  This flow occurs, on average, once over one to 
two years.  (See also STREAM, STREAM BANK, STREAM SLOPE.) 
 
STREAM SLOPE: a steep bank adjacent to a stream that has little or no floodplain; the stream channel 
may be incised or deeply cut, creating a condition in which the floodplains have been abandoned or are 
undergoing abandonment.  In this scenario, the slope refers to the steep sides of the abandoned 
floodplains or side terraces.   
    
STREETLINE:  Edge of right of way of a street, either public or private, as dedicated by a deed of record.  
Where width of street is not established, the street line shall be considered to be 25 feet from the 
centerline of the traveled way. 
 
STRUCTURE:  An assembly of materials for occupancy or use, including but not limited to a building, a 
manufactured or mobile home or trailer, sign, storage shelter, wall or fence, except a wall or fence on an 
operating farm.  (See also STRUCTURE as defined for purposes of flood hazard area regulation under 
Section 7.03.) 
 
TELECOMMUNICATIONS FACILITY:   A support structure which is primarily for communication or 
broadcast purposes to transmit or receive communication signals for commercial, industrial, municipal, 
county, state or other governmental purposes, and associated ancillary facilities that provide access and/or 
house equipment (see Specific Use Standards Section 4.12). 
 
TIMESHARE:  One or more dwelling units in which the possession or occupancy of such dwelling 
unit(s) circulates among the various owners or lessees thereof in accordance with a fixed time schedule on 
a periodically recurring basis. 
 
TINY HOUSE:   A detached structure containing a dwelling unit with less than a total of 500 square feet 
on a foundation.  
TRAIL:  Section of land made of dirt, crushed stone, or gravel, which is no larger than 6’ wide for non-
motorized use. 
 
TRANSFER STATION: A facility serving as an intermediate destination for solid waste, which may 
include separation and recycling stations. 
 
TRAVEL TRAILER:  Includes any vehicle used as sleeping or camping or living quarters mounted on 
wheels or a camper body, usually mounted on a truck or customarily towed by a motor vehicle.  (See also 
CAMPER, RECREATIONAL VEHICLE.) 
 
USE:  The purpose or activity for which land or structures are designed, arranged, or intended, or for 
which land or structures are occupied or maintained. 
 
VALUE-ADDED PRODUCTION:  Production activities that enhance or improve the overall value of 
local agricultural or forestry products, including processing and packaging activities.  This may include 
the limited on-site sale of goods produced on the premises, and directly related products, but shall not 
include general retail sales.  For purposes of this definition, “local” means grown or raised within the state 
of Vermont.  (See also SMALL SCALE PROCESSING.) 
 
VIOLATION:  The failure of a structure or other development to be fully compliant with this bylaw or 
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