
 

WAITSFIELD PLANNING COMMISSION 
August 4th, 2020 at 7:00 p.m. 

Waitsfield Town Office, 4144 Main Street 

AGENDA 

 
NO PHYSICAL LOCATION IS AVAILABLE FOR THIS MEETING, AS ENABLED 

BY ACT 92. THE PLANNING COMMISSION WILL BE HOLDING A REMOTE-

ONLY MEETING, USING ZOOM FOR BOTH TELEPHONE AND VIDEO 

ACCESS. THOSE PARTICPATING MAY SPEAK DURING THE DESIGNATED 

PERIODS.  

 
To join the meeting, use this link: 

https://us02web.zoom.us/j/81871885103?pwd=Ymp6WjFWZW1TZ0tsNTVndXFPRXc5Q

T09 

 

Meeting ID: 818 7188 5103 Password: 887012 

Or call: 1 929 205 6099 

 

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. July 7, 2020 

 

5. STAFF REPORT (10 +/- min) 

 

6. OTHER BUSINESS AND BOARD/ COMMITTEE MEETINGS (5 +/- 

min) 

 

7. WETLAND MAPPING IRASVILLE & WAITSFIELD VILLAGE (30 

+/- min) 

a. Review parcel list from Arrowwood 

b. Plan for contacting property owners 

 

8. ACT 171 UPDATE (15 +/- min) 

a. Town Plan Readoption 

b. Plan for analysis of Act 171 

 

9. ZONING BYLAW AMENDMENTS  (60 +/- min) 

a. Recap of PHD discussion with Selectboard 

b. Review of duplex & ADU proposal in current draft 

 

10. ADJOURNMENT 
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WAITSFIELD PLANNING COMMISSION 2 

DRAFT Meeting Minutes 3 
Tuesday, July 7, 2020 4 

Held via Zoom Meetings (Video Call) 5 
 6 

1. CALL TO ORDER:  7:04 pm. 7 

MEMBERS PRESENT: AnnMarie Harmon, Alice Peal, Steve Shea, and Robert Cook 8 
MEMBERS ABSENT: Jordan Gonda and Brian Voigt 9 
STAFF PRESENT:  Annie Decker-Dell’Isola 10 
OTHERS PRESENT: N/A  11 

 12 

2. REVISIONS TO AGENDA, IF ANY: 13 
 14 

3. PUBLIC FORUM: None 15 
 16 

4. APPROVAL OF MINUTES 17 
a. June 16, 2020: Ms. Harmon requested that the group confirm that the Planning 18 

Commission and Selectboard did hold a joint work session on June 22nd to discuss the 19 
Kennedy Report and other housing goals.  The commission and staff confirmed that 20 
that work session was held.  Ms. Harmon additionally requested that it be added to the 21 
minutes under Item #8 that Mr. Shea was tasked with reaching out to CVRPC and 22 
Dave Frank to inquire about potential data sources for confirming available fuel wood 23 
in Waitsfield / MRV.  Ms. Peal requested that line 45 be updated to clarify that she was 24 

encouraged that the Selectboard held the housing conversation, however she was not 25 
ready to state that the Board was on the same page as the PC. Mr. Shea motioned to 26 

approve the minutes as amended.  Ms. Peal seconded.  All in favor. 27 
 28 

5. STAFF REPORT:  29 
Ms. Decker-Dell’Isola provided updates on several events that have been rescheduled 30 

to be held virtually.  The commission also discussed the Selectbaord’s planned review 31 
of the draft PHD standards at their July 13th meeting.  Mr. Shea inquired if anyone on 32 
the board had brought up any proposed changes to date and staff confirmed that no 33 

specific comments had been received, although some questions had been addressed by 34 
the commission.  Mr. Shea requested more detail on the timeline of the hearings and 35 
recommended approvals related to the draft. 36 

 37 
6. OTHER BUSINESS / BOARD AND COMMITTEE MEETING UPDATES 38 

 39 

Ms. Peal met with Corrie Miller of Friends of the Mad River to talk Ridge to Rivers and 40 
other topics.  They discussed planning in Irasville and Ms. Miller identified some 41 
potentially vulnerable areas including the area behind Shaws and other areas that they 42 
have identified as flood hazards.  FMR has a report from 2001 - 2011 showing that 450 43 

acres of forest were lost in the MRV.  They have a stormwater master plan for the MRV 44 
but this does not included stormwater mitigation in Irasville. Ms. Peal explained Ridge 45 
to Rivers includes subsets of additional working groups, including a Forestry group 46 

which will meet on July 30th, 2020.  Questions about the town’s requirements for stream 47 
buffers also came up as there was concern that some developers get away with only a 48 
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grass buffer strip.  The zoning requires a “naturally vegetated buffer strip,” but perhaps 1 
the language should be more clear as to what that includes.  Ms. Peal explained that 2 

Irasville is a wastewater and stormwater conundrum. 3 
 4 
Ms. Harmon provided her understanding of the history of a potential wastewater system 5 
in Irsaville.  Mr. Shea provided more detail (Town Plan Section 7.4 – Municipal 6 
Wastewater Treatment also provides a useful history of the project).  In 2008 a bond 7 

vote was held for Phase I of the proposed wastewater system, to run from Irasville to 8 
the Munn Field.  The bond was defeated in March 2008.  In November 2008 the 9 
Selectboard deferred reconsideration of a municipal wastewater system but put a water 10 
system to a vote which was approved after behind narrowly defeated twice prior.  The 11 

water system serves both Irasville and Waitsfield Village.  Mr. Shea explained that the 12 
original wastewater system was budgeted at about 12-4 million and that for a similar 13 

system today he believes it would cost about 20 or 30 million.  He explained that it is 14 
increasingly difficult to receive federal funding wastewater systems.  Mr. Shea 15 

emphasized the importance of understanding and communicating the history of 16 
planning in Irasville and explained that most people do not remember or know about the 17 
long history within the Irasville development.  He also explained that the Planning 18 

District has information on existing well shields which will be essential when planning 19 
for Irasville.  Mr. Cook explained that he was on the original water / sewer commission 20 

and remembers that the system was too expensive for taxpayers to consider as an 21 
option. 22 
 23 

Mr. Cook provided an updated on the Three Town Conservation Commission which 24 

met on June 24th.  They discussed wildlife corridors as well as forest connectivity.  Mr. 25 

Cook explained that there are several past studies that provide useful data on forest 26 
blocks, connectivity, and wildlife habitat. Mr. Cook also informed the commission that 27 

the Conservation Commission has a draft Scragg Mountain Forest Management Plan 28 
which is available for review and comment. 29 

 30 

7. DRAFT ENERGY PLAN 31 
 32 

Staff presented the Act 171 updates that are required to be made to the Town Plan before the 33 
Enhanced Energy Plan can be adopted.  Staff completed an analysis of the required updates 34 
using the Act 171 Manual put together by the Vermont Agency of Natural Resources. The 35 

commission discussed the 2008 Forest, Wildlife, & Communities Project completed for the 36 

MRV and identified that a lot of the goals and results of that project tie into the forest integrity 37 
conversation.  The commission discussed some potential next steps including having Mr. 38 
Voigt help prepare updated maps and requesting that Jens Hilke present on the Act 171 update 39 
and assist in reviewing the current plan for Act 171 compliance.  There were questions about 40 
whether Act 171 would have to be included in just the Energy Chapter or throughout the entire 41 
Town Plan.  Staff confirmed that the updates would be required to the entire plan.  Mr. Shea 42 

http://www.waitsfieldvt.us/wp-content/uploads/2017/12/Adopted-Town-Plan-2017-2025.pdf#page=75
http://www.waitsfieldvt.us/wp-content/uploads/2017/12/Adopted-Town-Plan-2017-2025.pdf#page=75
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explained that he was hesitant to spend too much time on Act 171 updates as there has already 1 
been so much time spent on the Energy Chapter and the goal is to get that work completed and 2 

approved.  Ms. Harmon recommended that a smaller working group be formed to further 3 
discuss Act 171 updates and present a plan at the next meeting.  The group will include Ms. 4 
Harmon, Ms. Peal, and Ms. Decker-Dell’Isola. 5 
  6 

8. HOUSING WORK 7 

The commission discussed a bit more Irasville history, acknowledging that a good deal of 8 
history was already reviewed under Item #6.  A number of additional Irasville related studies 9 
were addressed including: 10 

• 2002 Integrating Economic and Demographic Projections into Growth Center Planning 11 

for Irasville (prepared by Economic & Policy Resource, Inc., Williston, VT) 12 

• 2002 Master Development Plan for the Irasville Growth Center: A Vision for a New 13 

Village (prepared by Lamoureux and Dickinson Consulting Engineers, Inc) 14 

• 2005 Design Guidelines for the Irsaville Growth Center, Waitsfield VT (prepared by 15 

Sellers and Company Architects) 16 

• 2011 Waitsfield Community Wastewater Loan Program Development and 17 

Implementation Review (prepared by Stone Environmental) 18 
 19 

The commission also discussed the draft PHD standards that the Selectboard will be reviewing 20 
on July 13th.  Ms. Peal explained that she had received an inquiry about a potential project site 21 
along Route 100 which made her think about the application of the PHD standards along scenic 22 

roads and shared concerns that perhaps the draft standards are not adequate in this capacity.  23 
Mr. Cook shared the concerns that he has been sharing with the board for some time related to 24 

scenic viewsheds and appropriate PHD development locations.  The commission discussed 25 
Town Plan Map 15 as well as the PHD development capacity map prepared in 2018.  The 26 

commission discussed whether the two maps conflict.  Staff explained that if the PHD map is 27 
more restrictive than Map 15 that that is less of a concern but agreed that it is worth completing 28 

this analysis if that has not been done to date.  Mr. Cook and Ms. Peal explained that they have 29 
some concerns with the current draft.  Ms. Harmon explained that she supports the PHD draft 30 

completely if the Selectboard is ready to move forward.  Mr. Shea explained that he believes it 31 
is best to let the process run its course at this point and wait for the Selectboard to provide input 32 
on the draft before deciding how to proceed.   33 
 34 

9. ADJOURNMENT- Mr. Cook motioned to adjourn the meeting at 9:24pm.  Ms. Peal 35 

seconded.  All in favor.  36 
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Waitsfield Planning and Zoning Administrators Report 

August 4, 2020 

 

5. STAFF REPORT 

 

a. The Mad River Valley Planning District continues to work on the Community Indicator 

Project. The MRPVD has made the project proposal available on their website, along 

with a questions page and proposed project timeline  

(https://mrvpd.org/mrv-community-indicators-project/). 

 

b. The Vermont Walk/Bike Summit has been postponed to October 16, 2020.  More detail 

on the event will be made available on the event website in the coming months: 

https://vtwalkbikesummit.com/ 

 

c. Population Health Learning Collaborative is putting on a free virtual housing summit on  

August 11th and 12th.  There are a number of sessions on a wide range of topics. The 

PZA has signed up for sessions on both days as have MRPVD staff and Housing 

Coalition staff.  Any are welcome to attend: https://improvepophealth.org/affordable-

housing-virtual-summit 

 

d. Lawson’s Finest Liquids is working with SunCommon to install a solar parking canopy 

over their current overflow parking lot on Carroll Road.  The project is subject to review 

by the Public Utility Commission (PUC) under Section 248.  There is no local zoning 

authority over the project.  SunCommon requires a letter from the Selectboard supporting 

the project as they are requesting a 24’ setback from the Carroll Road travelway 

(typically 40’ is required under Section 248).  The DRB reviewed the project on July 28th 

to provide design comments / recommendations that the Selectboard could consider.  The 

only question was related to landscaping as there is a Master Plan that guides 

development at Lawson’s including landscape plantings.  Any changes to the landscape 

plan would have to be submitted to staff for review.  Depending on the scope of the 

change the PZA would help determine if the DRB would need to further review the 

landscaping changes.  No major changes to the landscaping plan are proposed at this 

time.  The Selectboard will review this project on August 10th, 2020 using the Town Plan 

as a guide.  

 

7. WETLAND MAPPING IRASVILLE & WAITSFIELD VILLAGE  

 

A. Project Status 

On July 17, 2020 Arrowwood forwarded a list of parcels that the hope to complete additional 

fieldwork to determine the presence of wetlands.  The PZA has attached a map of the identified 

parcels as well as a list of current owners. The PC should develop a plan for reaching out to the 

identified property owners.  There has been discussion about developing a webpage where 

information related to this project is easily accessible for anyone who might be interested 

(property owner, neighbor, or otherwise). 

 

An updated Grant Task Tracker has been included in the report, showing progress made to date.   

https://mrvpd.org/mrv-community-indicators-project/
https://vtwalkbikesummit.com/
https://improvepophealth.org/affordable-housing-virtual-summit
https://improvepophealth.org/affordable-housing-virtual-summit
http://www.waitsfieldvt.us/wp-content/uploads/2020/07/DRB-Packet-7.28.2020.pdf#page=21
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B. Recommendation 

The PC should consider how to proceed with contacting the identified property owners. 

 

8. ACT 171 UPDATE 

 

A. Readoption Process & Next Steps 

At the July 7th meeting the commission completed an initial review of the Act 171 updates to the 

Town Plan.  Staff has been coordinating with CVRPC and MRPVD to ensure that the 

appropriate updates are made to the plan.  CVRPC has confirmed that the Act 171 updates are 

necessary at this time because the Enhanced Energy Plan approval process requires re-adoption 

of the Town Plan, and not just an amendment to the existing plan.  The re-adoption process 

requires that any State planning requirements that have been updated since the draft was last 

adopted be included in the re-adoption.  

 

The Town Plan for the Town of Warren complies with the Act 171 requirements.  Warren was 

assisted by Jamey Fidel of VNRC who was able to complete an Act 171 compliance analysis as 

part of their Town Plan adoption process.  Mr. Fidel has offered to assist Waitsfield by 

completing a similar analysis and meeting with the Planning Commission to assist in the updates 

as needed. Additionally, the Forestry working group of Ridge to Rivers had a meeting and 

presentation from Jens Hilke on July 30th to further discuss forest integrity, and the three town 

Conservation Commission is planning a presentation on September 29th with additional 

information as well. 

 

The analysis prepared for the last meeting is included in this report if the commission would like 

to discuss further. 

 

B. Act 171 Detail & Analysis 

 

1. Definitions 

The new Act 171 definitions are as follows: 

FOREST BLOCK: a contiguous area of forest in any stage of succession and not currently 

developed for non-forest use. A forest block may include recreational trails, wetlands, or 

other natural features that do not themselves possess tree cover, and uses exempt from 

regulation under subsection 4413(d) of this title. 

 

FOREST FRAGMENTATION: the division or conversion of a forest block by land 

development other than by a recreational trail or use exempt from regulation under 

subsection 4413(d) of this title. 

 

HABITAT CONNECTOR: land or water, or both, that links patches of wildlife habitat 

within a landscape, allowing the movement, migration, and dispersal of animals and plants 

and the functioning of ecological processes. A habitat connector may include recreational 

trails and uses exempt from regulation under subsection 4413(d) of this title. In a plan or 

other document issued pursuant to this chapter, a municipality or regional plan commission 

may use the phrase "wildlife corridor" in lieu of "habitat connector." 
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RECREATIONAL TRAIL: a corridor that is not paved and that is used for hiking, walking, 

bicycling, cross-country skiing, snowmobiling, all-terrain vehicle riding, horseback riding, 

and other similar recreational activity. 

 

2. Analysis & Steps 

Act 171 requires that towns analyze, identify, and plan for forest blocks, wildlife habitat, 

and habitat connectors.  Chapter 11 (Natural Resources) and Chapter 12 (Land Use) both 

already include references to forest blocks and encourage avoiding fragmentation.  Other 

chapters also make brief mention of goals related to forest integrity and appropriate forest 

management.  Even if major updates are not needed, there will be some updated mapping 

and refining of goals, policies, and tasks necessary to comply with Act 171. The specific 

requirements of Act 171 are as follows: 

 

a. Step 1: Assessment of Forest Block and Habitat Connectors    (Chapter 11 & 

Appendix) 

 

i.Result: Updated natural resources map highlighting important forest blocks and 

habitat connectors 

For a plan to comply with the Act 171 requirements, the town plan will need to 

specifically identify and map areas that are important forest blocks and habitat 

connectors.  ANR has developed a “BioFinder” map that includes this data for the state. 

It is also recommended that the town contact VT Fish and Wildlife’s Community 

Wildlife Program to identify and refine more local data.  Forest blocks and habitat 

connectors should be analyzed on a regional and local scale, utilizing data and resources 

from the state as well as information that may be available locally.  This updated map 

will also need to be included in the Future Land Use Map. 

 

ii. Result: Updated natural resources chapter of the municipal or regional plan 

incorporating community-specific information about existing conditions, trends, 

threats, and opportunities 

Some questions to consider as part of this analysis: 

- Are identified forest blocks and habitat connectors in conserved areas?  

- Are identified forest blocks part of a productive working landscape?  

- Are identified forest blocks and habitat connectors in areas subject to development or 

subdivision pressure?  

- Are there other factors that could impact, positively or negatively, identified forest 

blocks and habitat connectors (for example, invasive species, water quality issues, 

potential transfers of land that may affect the viability of the land). 

 

b. Step 2: Identifying Community Values and Engaging the Public (Public 

Engagement) 

 

i. Result: Public outreach completed with a range of people engaged.  

This is similar to a project undertaken in 2008 between the MRVPD, towns, state, and 

federal agencies known as the Forests, Wildlife, & Communities Project.  An outcome 

https://anr.vermont.gov/sites/anr/files/co/planning/documents/guidance/Act171Guidance.pdf#page=9
http://anrmaps.vermont.gov/websites/BioFinder/
https://anr.vermont.gov/sites/anr/files/co/planning/documents/guidance/Act171Guidance.pdf#page=18
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was the 2011 Tiered Ecological Priorities Map which prioritizes key conservation areas 

within four tiers at a landscape level across the MRV.  Jens Hilke with VT Fish and 

Wildlife has offered on numerous occasions to provide a presentation of the 2011 work as 

well as the Act 171 updates. 

ii. Result: Community values for forest blocks and habitat connectors, as well as 

other areas of the community, are identified for purposes of informing the future 

land use vision.  

Work with the community to identify areas on the map that should be “maintained, 

evolved, or transformed,” and use that as a guide for tiered protections. 

iii. Result: Notes of any additional feedback received during public outreach that 

may inform what the community wishes to achieve for important areas (i.e., goals 

and future vision – see Step 3 below). 

 

c. Step 3: Identify Community Goals and Policies (Chapter 9 & 11, others?) 

i. Result: Updated or new goals regarding maintaining and improving forest blocks 

and habitat connectors.  

The existing plan already includes language that disincentivizes fragmentation.  The 

existing goals could be updated to more clearly state forest block / habitat connector 

preservation goals but these should not require major updates. The maps might inform 

additional clarification / specification within the goals. 

ii. Result: Draft list of policies that help implement the goals. 

 

d. Step 4: Creating Your Future Land Use Map & Policies (Chapter 12 & Map 11) 

i. Result: Updated land use chapter, which includes an update future land use map and 

policies. 

The existing Future Land Use Map will need to be updated to specifically identify forest 

blocks and habitat connectors and update the language in Chapter 12 to identify the 

purpose of this classification and these areas.  There is already a Forest Reserve area 

identified on the map, but this has historically been defined based on elevation. Steps 1-

5 on Page 25-26 of the Act 171 manual should be used when making the map update.  

The goals and policies of this chapter should be updated accordingly. 

 

e. Step 5: Implementation and Action (Chapter 11, 12, 13, others?) 

i. Result: Implementation program – a table or other document showing tasks, 

responsibility, timeline, and priority for the actions that will lead toward the 

community’s goals. 

Tangible tasks related to the goals and policies of Chapter 11 (Natural Resources), as 

well as Chapter 12 (Land Use), and Chapter 13 (Implementation) and any others should 

be updated accordingly.  The Act 171 manual has some useful examples that can be 

drawn from. 

 

C. Recommendation 

Staff recommends that the PC support Jamey Fidel’s offer to assist in the Act 171 analysis and 

updates.  Mr. Fidel will identify current strengths and weaknesses of the Town Plan’s Act 171 

compliance and proposed strategies / potential updates that can be made.  Mr. Fidel can be 

invited to the August 18th PC meeting to review the initial analysis.  

https://anr.vermont.gov/sites/anr/files/co/planning/documents/guidance/Act171Guidance.pdf#page=20
https://anr.vermont.gov/sites/anr/files/co/planning/documents/guidance/Act171Guidance.pdf#page=23
http://www.waitsfieldvt.us/wp-content/uploads/2017/12/Adopted-Town-Plan-2017-2025.pdf#page=180
https://anr.vermont.gov/sites/anr/files/co/planning/documents/guidance/Act171Guidance.pdf#page=25
https://anr.vermont.gov/sites/anr/files/co/planning/documents/guidance/Act171Guidance.pdf#page=26
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9.  HOUSING ANALYSIS & DISCUSSION 

 

A. Housing Tasks Calendar: 

 

Meeting Task 

August 4th: Planning Commission PHD discussion & Act 171 updates 

August 18th: Planning Commission (?) Irasville History presentation by MRVPD and 

staff 

August 24th: Selectboard Board to discuss PHDs and consider options 

for next steps 

 

B. PHD & Zoning Bylaw Amendments 

At their last meeting, the Planning Commission identified some remaining concerns with the 

current PHD draft including considerations for forest blocks (as per Act 171) and scenic road 

standards.  The commission decided not to take formal action and hoped that the Selectboard 

would identify specific questions or concerns at their review on July 13th that could assist the 

commission in determining a path forward.  On July 13th, the Selectboard identified the following 

questions: 

1. Should the FEHO boundary be included in Section 5.04.F.3? 

2. Is it necessary to include the 1,700ft limitation when this is the line that delineates the 

Forest Reserve District? 

a. Are there parcels that straddle Ag-Res and Forest Reserve where this might come 

into play? 

3. Have agricultural soils been considered in the site characteristics list? (See Section 

5.04.C.15) 

4. There seems to be a lot of discretion in the application of density requirements.  Can 

these be further clarified? (See Section 5.04.C.7 & 5.04.F.2 & 4) 

5. Explain the difference between a PHD and a PRD? 

6. Has Act 171 been considered in the draft? 

a. The Conservation Commission supports the development of affordable, 

sustainable housing but would like to be included in these discussions 

7. Is there a way to address these units being used only as second homes or short term 

rentals?  Is this a concern? 

a. Could a density bonus be considered for affordable housing? 

8. Without limiting development on scenic roads, are there additional mitigation measures 

that could be included in the draft standards to address scenic roads? 

a. Section 5.04.F.6 still requires that the front/side/rear setbacks for the Ag-Res 

district are met on the periphery of the project – what other updates could help? 

 

A timeline of the PHD project was developed for the Selectboard meeting and has been included 

in this packet.  As identified in the Town Administrator’s report for the Selectboard, a possible 

chain of events moving forward could be identifying portions of the proposed amended zoning 
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bylaws that are appropriate to adopt at this time and proceed with those while the PC makes 

updates and clarifications to the PHD draft.  Attached is a copy of the draft amendments as 

recommended for approval by the commission at their hearing on September 17, 2019.  Other 

updates include allowing duplexes as a permitted use in the Ag-Res and Village Residential 

Districts, including one ADU as a conditional use for duplexes in these districts, and updating 

the bylaws to make it clear that agricultural lands and soils should be considered when siting 

projects in the Ag-Res District.  

 

C. Recommendation 

The PC should consider the questions raised by the Selectboard as well as the concerns that the 

PC has raised.  The PC should begin to consider the proposed phased approach of approving 

the duplex, ADU, and agricultural lands updates while furthering refining the PHD standards.  

The PC will have another meeting before the Selectboard considers the draft again on 8/10/20. 



MAPID Parcel ID Owner Owner (2)
Acreage / 
Description

1 99046.2 99046200 FLEMER BENJAMIN   58.83A

2 99130 99130000
BAIRD ANDREW B 

JR
 

9.1 A; 
DWL/APT

3 99162 99162000 BRAGG HILL #1 LLC   2.76 A

4 99183 99183000
SCHARGES ROBERT 

G
SCHARGES AMY 

E
3.3A; DWL

5 99129 99129000
C3 ENERGY 
CAPITAL LLC

  38.59 A

6 99127 99127000 PARKER WILLIAM PARKER JULIE
17.1 A; 

DWL/SHOP

7 38009 38009000 SHUPE BRIAN W CAPELS VALERIE 10.31 A; DWL

8 99128 99128000
4976 MAIN STREET 

LLC
  2.6A; DWL

Wetland Mapping ‐ Field Work Requests



Main Street / Rte 100

M
ain

 St
re

et 
/ R

te 
10

0

Bridge Street

PZA
Text Box
1

PZA
Callout
2

PZA
Callout
3

PZA
Callout
4

PZA
Text Box
5

PZA
Text Box
6

PZA
Callout
7

PZA
Callout
8



MPG20 – Waitsfield Village / Irasville Master Planning 
Wetland Mapping Task List 

 

Last Updated: 7/30/20 

Task  Description Progress To Date / Notes Hours 

1) Remote Wetland Assessment Overall project task 1 will be a combination of 
work by the consultant and town to put 
together an up to date digital data set and use 
that to reach out to affect property owners 

In progress ____ 

1a) Gather Mapping; meet with 
the Planning commission 

The consultant will meet with the Planning 
Commission to go over the project goals and 
action items 

June 2nd meeting 7 

1b) Remote Assessment with 
LiDAR and soils data 

The consultant will re-map wetlands in the 
study area using the most recent ortho imagery 
and other digital datasets. 

June-July 2020 10 

1c) Prepare Maps for Field Work The consultant will prepare the maps for field 
work that will happen in the Spring of 2020 

June – July 2020 (no field work map 
received but list of parcels sent on 
July 17, 2020) 

3 

1d) Coordinate with study area 
property owners 

The Planning Commission and Town Staff will 
work with property owners who have a 
wetland identified from the remote assessment 
to coordinate spring field work on their land 

List received on July 17, 2020 and PC 
to review on August 4th 

10 

2) Field Work & Final Map Overall project task 2 will include a more 
detailed field inventory and final report 

 ___ 

2a) Field Work for Preliminary 
Wetland mapping/classification 

The consultant will provide a more detailed 
field inventory of wetlands within the study 
area. This consists of an ecological and 
functional wetland assessment as well as 
refining the boundaries for wetland map 

 24 

2b) Refine and prepare maps The consultant will prepare draft maps and 
meet with the Planning Commission upon 
completion of field work 

 20 

2c) Meet with Planning 
Commission to Review Final Maps 

The consultant will meet with the Planning 
Commission to provide a finalized report that 
will consist of summary of the methods used 
and a description of the wetlands 

The report will include a map and 
digital dataset 

8 

 



2012 Town Plan includes rural hamlet 
development as a goal to encourage 
higher density development, clustered 

in specific areas
Oct 22, 2012

PC work session with 
MRPVD to review 

draft and prepare for 
hearing

Feb 19, 2019

PC recommends 
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Table 2.02 
Village Residential District (VR) 

A. Purpose:  The purpose of the Village Residential District is to maintain and enhance the residential
and historic character of Waitsfield Village outside of the commercial core, as described in the Waitsfield
Town Plan, and to allow for additional residential, public, institutional, and very limited commercial uses
in a manner that supports the historic settlement pattern of the Village and maintains the Village’s ability
to function as a livable community.

B. Permitted Uses:

1. Accessory Dwelling no larger
than 800 sq. ft. or 30% of the
floor area of the principal
dwelling, whichever is greater

2. Accessory Structure/Use (to a
permitted use)

3. Agriculture
4. Home Occupation
5. Home Child Care
6. Single-family Dwelling
7. Multi- family Dwelling

(Maximum Two Dwelling 
Units) 

C. Conditional Uses:

1. Accessory Dwelling larger than
800 sq. ft. or 30% of the gross
floor area of the principal
dwelling, whichever is greater

2. Accessory Structure/Use (to a
conditional use)

3. Adaptive Reuse of Historic
Barns

4. Bed & Breakfast
5. Child Care Facility
6. Community Center
7. Crisis Shelter
8. Home Business
10. Mixed Use
11. Multi-family Dwelling
12. Place of Worship
13. Public Facility
14. Recreation Facility
15. School
16. Special Event
17. Accessory Dwelling unit for
Multi-Family Dwelling (Two-
Dwelling Units) 

D. Conditional Uses - Route
100 Corridor: In addition to the
conditional uses listed in
subsection C., the following
conditional uses are allowed, but
only within 200 feet from the
edge of the Vermont Route 100
right-of-way:

1. Artist Studio
2. Cultural Facility
3. Gallery
4. Medical Center
5. Office (in accordance with

subsection F. below)
6. Private Club
7. Retail (in accordance with

subsection F. below)

E. Dimensional Standards (unless otherwise specified by use type):

Minimum Lot Size:          ½ acre 
Maximum Lot Coverage: 50% 
Maximum Building Coverage: 25% (no single building footprint may exceed 4,000 square feet) 
Maximum Building Height: 3 stories, maximum of 40 feet 
Minimum Building Height: 1 ½ stories above grade (excluding accessory structure not  

greater than 600 square feet) 
Minimum Pitches of Principal  
Roofs of Buildings: No less than 6 inches over 12 inches (excluding roofs covering an 

accessory structure less than 500 square feet, open porches, and 
entryways)  

Minimum Setbacks: 
Front yard:   45 feet from the road centerline 

PC Recommended Approval Draft (9/17/19)



 

 
Waitsfield Zoning Bylaws         Page | 13 

Table 2.04 
Adaptive Redevelopment Overlay District 

 

A. Purpose.  The purpose of this district is to allow for the adaptive redevelopment of former 
commercial lodging establishments along Route 100 in a manner that promotes and exemplifies 
principles of sustainable development and design, while also maintaining the rural and scenic 
character of the Route 100 corridor by allowing for specified uses not otherwise allowed in the 
Agricultural-Residential District. : 

 
B.   Applicability. 
Former commercial lodging establishments in the Adaptive Redevelopment Overlay District may 
obtain approval under these standards only for properties which:  
 
(1) were established prior to January 1, 1980, and  
(2) have frontage on Route 100, and   
(3)    meet minimum PUD area under Subsection D. 
 
Development within this district is intended to sustain and enhance resource-based uses of the land 
including farming, forestry, and local value-added production; to promote the conservation and 
efficient use of energy, water, and renewable resources; to reduce and limit waste; to demonstrate 
techniques of sustainable site and building design; and to promote community outreach and 
awareness of the techniques of sustainable development and design.  

 
 
B. Permitted (Accessory) Uses − Accessory 

uses may be allowed only in association 
with a principal use as identified in an 
approved PUD master plan (see Subsection 
E.4). 

 
1. Accessory Housing  (Employee, Student) 
2. Accessory Structure  
3. Agriculture 
4. Artist Studio  
5. Child Care Facility 
6. Community Center 
7. Cultural Facility 
8. Forestry  
9. Gallery (limited to works produced on-

site) 
10. Office 
11. Recreation Facility 
12. Restaurant  
13. Small-Scale Processing 
14. Special Event 
15. Warehouse (limited to temporary storage 

of goods used, produced on-site) 
 

C. Conditional (Principal) Uses − Principal 
uses must be identified in an approved PUD 
master plan (see Subsection E.4). 

 
1. Hotel  
2. Mixed Use (uses allowed in district) 
3. Multi-family Dwelling 
4. Value-Added Production  
5. School 

 

 
 

Table 2.04 (continued) 
Adaptive Redevelopment Overlay District 
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D. Dimensional Standards (unless otherwise specified by use type): 
 

Minimum PUD Area:   15 acres, in one or more contiguous parcels  
Minimum Road Frontage − Route 100: 450 feet  
Minimum Setbacks (see also subsection E(5)): 

Front− Route 100:   225 feet from road centerline 
 Side:      100 feet 
 Rear:      100 feet 
 River or Stream:   In accordance with Section 3.12    
Minimum Open Space:   70% of total PUD area 
Maximum Building Height: 40 feet (see Section 3.06 for exemptions) 
 

E.   Additional District Standards: 
 
 
1. Master Plan.  All development within this district must occur within a Planned Unit Development, in 

conformance with a master plan approved by the Development Review Board that establishes:   
 

a. the location, extent and use of open space, to include the protection of natural and cultural 
resources within the project area, in accordance with Sections 3.3 and 3.9 of the Waitsfield 
Subdivision Regulations;  

b. the type and location of existing and proposed principal and accessory use(s) of the property, 
including  the location of development envelopes (or individual building footprints) 
designated in accordance with Section 3.3 of the Waitsfield Subdivision Regulations; 

c. the amount, type, density and location of housing associated with principal use(s) of the 
property, including student or employee housing; 

d. the overall intensity (level) of use of on-site facilities at maximum design capacity at build-
out, to include total occupants, employees, student enrollment, building capacity, etc.; 

e. the location of internal and connecting access roads, parking areas, walkways, and paths;  
f. the location and type of on-site renewable energy, water, wastewater, and waste management 

systems;  
g. projected trip generation rates from the site at build-out; and 
h. a development schedule, including a proposed schedule for any phased development. 

 
2. Development Review Process.  The master plan for adaptive redevelopment shall be reviewed 

concurrently by the Development Review Board as a Planned Unit Development (PUD) under 
Section 5.04 of these regulations and as a major subdivision under the Waitsfield Subdivision 
Regulations.  In addition to applicable planning and design standards under Section 5.04 and Article 3 
of the Waitsfield Subdivision Regulations, the master plan for adaptive redevelopment shall also meet 
all applicable requirements of this overlay district.  Where the standards of development differ, the 
more restrictive shall apply. 

 
a. Conditional use review, as required for principal uses within this district, may occur 

concurrently with final subdivision review and approval. 
 

 
 

Table 2.04 (continued) 
Adaptive Redevelopment Overlay District 
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3. Uses.  Only those uses specified for this overlay district under Subsections B and C may be allowed 
within the planned unit development.   Accessory structures and uses within this district must directly 
relate to and support the principal use(s) identified in the master plan.  Accordingly: 

 
a. Housing allowed within this overlay district is limited to (i) the conversion of an existing 

lodging facility to multifamily housing as part of a Planned Unit Development; and (ii) 
employee or student housing that is accessory to and retained in common ownership with the 
principal use(s) of the property.  Accessory housing may include single or multi-family 
housing units, group housing (e.g., dormitories), seasonal housing (e.g., camps) or caretaker 
apartments. 

 
b. The Development Review Board may, under the conditions of master plan approval, allow 

for administrative approval of minor changes to the master plan, including modifications to 
structures and parking areas within designated development envelopes, and the administrative 
approval of one or more accessory uses listed above which do not alter the conditions of 
master plan approval.  

  
c. Accessory uses not identified in the master plan, or as otherwise specified under the 

conditions of master plan approval, may be allowed subject to conditional use review under 
Section 5.03 and the requirements of this district. 

 
d. Amended master plan and PUD approval shall be required for new principal uses not 

identified in the approved master plan. 
 

4. Setbacks.  Setback requirements under Subsection D apply to all structures within the PUD, and 
designated development envelopes.  However: 

 
a. The DRB may reduce PUD setback requirements under Subsection D by no more than 50% 

(one-half the required distance) for a structure within the PUD if the DRB determines that the 
structure (i) has no undue adverse impacts on district character and (ii) otherwise meets the 
requirements of Subsections E(6) and E(8). 

 
b. Transit stops, including bus shelters, are exempt from district setback requirements, but shall 

not be located within the travel lanes of Route 100. 
 
5. District Character.  In accordance with Section 3.2 of the Waitsfield Subdivision Regulations, PUDs 

within this district shall be designed to reinforce the district’s rural character and historic working 
landscape, characterized by wooded hillsides and hilltops, open fields, and a visual and functional 
relationship of structures to the surrounding landscape.  Accordingly: 

 
a. Particular consideration shall be given to locating development envelopes and new structures 

off of agricultural land or at the periphery of agricultural land and, where possible, taking 
advantage of existing slopes and vegetation to provide a backdrop and screening for the 
project.  

b. Development envelopes located within view of Route 100 and other scenic roads should be 
located to avoid prominent placement within the foreground or background of the viewshed; 
new development should be placed in the middle ground of the view to the extent practical. 

c. Along Route 100 and other scenic roads buildings shall be blended into, and be visually 
compatible with, the surrounding area through the use of landscaping and topographical  
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Table 2.07 
Agricultural- Residential District (AR) 

 

A. Purpose.  The purpose of the Agricultural-Residential District is to provide for low density 
residential development; to permit the continuance and expansion of agricultural operations; to encourage 
clustered housing units to preserve open space; to preserve the significant scenic resources of this district, 
including scenic roads, historic structures, and open spaces; and to protect natural resources. 

 
B.  Permitted Uses 
 
1. Accessory Dwelling no larger than 800 sq. 

ft. or 30% of the gross floor area of the 
principal dwelling, whichever is greater 

2. Accessory Structure/Use (to a permitted use) 
3. Agriculture  
4. Forestry 
5. Home Child Care  
6. Home Occupation 
7.      Primitive Camp (see subsection E. below) 
8. Single-family Dwelling 
9.      Multi- family Dwelling (Maximum Two 

Dwelling Units) 
 
 

C. Conditional Uses: 
 
1. Accessory Dwelling larger than 800 sq. ft or 

30% of the gross floor area of the principal 
dwelling, whichever is greater 

2. Accessory Structure/Use (to a conditional 
use) 

3. Adaptive Reuse of Historic Barns 
4.      Adaptive Reuse of Farmsteads 
5. Bed & Breakfast 
6. Cemetery 
7. Child Care Facility 
8. Commercial Water Extraction 
9. Cultural Facility 
10. Extraction of Earth Resources 
11. Home Business 
12. Mobile Home Park 
13. Multi-family Dwelling (for 3 dwelling units 

or greater, must be part of an approved PRD) 
14. Public Facility 
15. Recreation Facility/Outdoor 
16. Small-scale processing of farm and forest 

products 
17. Special Events 
18.   Telecommunications Facility 
19.   Accessory Dwelling unit for Multi-Family    
Dwelling (Two-Dwelling Units)  
 

 
D. Dimensional Standards (unless otherwise specified by use type): 
 

 Minimum Lot Size:    1 acre  
  Bed & Breakfast   0.33 acre/unit  
 Minimum Road Frontage  
  Scenic roads    200 feet 
  All other roads    90 feet  
 Minimum Setbacks: 

 Front Yard (from road centerline)   75 feet 
 Side Yard     25 feet 

 Rear Yard    25 feet 
 River or Stream    In accordance with section 3.12. 

 Maximum Building Coverage:   N/A 
Maximum Building Height:   35 feet 
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Section 3.06 Height Requirements 
 
A. Except for the following structures, which are specifically exempt from the height provisions of 

these regulations, no structure shall exceed district height requirements unless such structure 
meets the standards set forth in subsections B and C, below. 

 
 1. Agricultural structures, including barns and silos, in accordance with the Act [§4413(d)]; 
 2. Church steeples, spires and belfries; 
 

3. Appurtenances to a public or residential use, including antennas, satellite dishes less than 
3 feet in diameter, flag poles, chimneys, cupolas, and weather vanes, which are less than 
50 feet in height from the average finished grade at ground level to the highest point of 
the appurtenance. 

 
B. The Development Review Board may, as a conditional use subject to conditional use review 

under Section 5.03, approve a building height in excess of the standards for the district in which it 
is located for the following uses: 

 
1. Structures associated with an industrial use or public utility in which the additional height 

is necessary to its operation or function.  Such structures include, but are not limited to, 
industrial cranes or silos, air navigational aids, high voltage transmission lines or 
telecommunications facilities (in accordance with Section 4.12). 

 
2. Accessory structures associated with the production of renewable energy which are less 

than 50 feet in height from the average finished grade at ground level to the highest point 
of the structure, such as wind generators with blades less than 20 feet in diameter and 
roof-top solar collectors. 

 
C. In approving building heights in excess of the district standards, the Development Review Board 

shall find that the proposed structure meets the standards set forth in Section 5.04, in addition to 
the following: 

 
 1. the structure shall not constitute a hazard to public safety, or to adjoining properties; 
 

2. the portion of the structure above the district height requirement shall remain unoccupied 
except for normal maintenance, unless occupancy is expressly approved by the 
Development Review Board; 

 
3. front, side and rear yard setbacks are sufficient to protect adjoining properties and rights-

of-way in the event of structural collapse; and 
 
 4. the structure is not to be used for advertising purposes. 
 
 
Section 3.07 Lot & Yard Requirements 

 
A. Only a single principal use or structure may be located on a single lot, unless permitted within the 

specific district as a mixed use; or otherwise approved by the Development Review Board as part 
of a PUD or PRD in accordance with Section 5.04; or involving the adaptive reuse of an historic 
barn in accordance with Section 4.02, the adaptive reuse of a farmstead in accordance with 
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Section 4.03, or the adaptive reuse of a former commercial lodging establishment in accordance 
with Table 2.04; or agricultural and forestry uses.  

 
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 that are separate structures 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 or 
planned hamlet 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. 
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ARTICLE IV.  SPECIFIC USE STANDARDS 
 
Section 4.01 Accessory Dwelling Units 
 
A. A dwelling unit may be allowed as an accessory to a principal use, subject to the following 

provisions, which also are intended to meet requirements for accessory dwelling units as set forth 
in the Act [§4412(1)(E)]. 

 
B. One attached or detached dwelling unit which is accessory to a single-family dwelling, does not 

exceed 800 square feet in floor area or 30% of the gross floor area of the principal dwelling, 
whichever is greater, and meets other applicable requirements under Subsection (D), may be 
allowed as a permitted use in designated zoning districts with a zoning permit issued by the 
Administrative Officer in accordance with Section 6.01. 

 
C. The following types of accessory dwellings may be allowed as conditional uses in designated 

zoning districts, subject to conditional use review under Section 5.03 and the provisions of this 
Section: 

 
1. One attached or detached dwelling unit, which is accessory to a single-family dwelling, 

with a floor area in excess of 800 square feet or 30% of the gross floor area of the 
principal dwelling, whichever is larger. 

 
2. One caretaker’s apartment or dwelling unit which is accessory to a nonresidential use. 
 
3. One attached or detached dwelling unit, which is accessory to a Multi- Family Dwelling 

(Maximum Two Dwelling Units). 
 
D. All accessory dwellings shall: 
 

1. meet setback requirements for the district in which they are located; for nonconforming 
structures, the degree of noncompliance shall not be increased by the addition of an 
accessory apartment or dwelling; 

 
2. have adequate potable water and wastewater systems in accordance with applicable 

municipal and state regulations; and 
 
3. have adequate off-street parking for the residents of the principal and accessory dwellings 

in accordance with Section 3.09. 
 
E.    A zoning permit issued for an accessory dwelling shall only authorize the development of a use 

that is accessory to the principal use of the property and as such shall be retained in common 
ownership.  Such a dwelling, together with the appurtenant land, may be subdivided and/or 
converted for conveyance or use as a principal use only if it is found to meet all current municipal 
regulations applying to a single (or two) family dwelling, including all density and dimensional 
requirements for the district in which it is located.  All applicable municipal permits and 
approvals shall be required prior to the subdivision, conversion, or conveyance as a principal 
dwelling. 

 
Section 4.02 Adaptive Reuse of Historic Barns  
 
A. Purpose.  To encourage the viability, reuse, restoration, and rehabilitation of historic barns (as 

defined in Section 7.02) which are no longer associated with an agricultural use, by allowing for 
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j.  An ANR project review sheet or equivalent that identifies required state permits 
and approvals, as described in Section 6.07(A)(1). 

 
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, and 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, and 
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. 
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ii. The scale and massing of buildings, including height, width, street 
frontage, roof type and facade openings, shall be compatible and 
harmonious with traditional Vermont villages.  

 
c. In the Agricultural-Residential and Adaptive Redevelopment Overlay 

Districts particular consideration shall be given to locating structures off of 
agricultural land or at the periphery of agricultural land, and where possible, 
taking advantage of existing slopes and vegetation to provide a backdrop and 
screening for the project. 

 
d. Along Route 100 and other scenic roads, as identified in Section 3.10, 

particular consideration shall be given to the compatibility of the proposed 
development with existing and approved structures and uses, and the scenic 
characteristics of the road.  Buildings shall be blended into, and visually 
compatible with, the surrounding area by appropriate landscaping and the use of 
topographic features, or may be required to be screened from view.  Parking and 
loading areas should be located behind buildings or otherwise screened from the 
road.  Conditions may be imposed as appropriate with regard to development 
siting (building footprints and/or envelopes), density, setbacks, scale, height, 
bulk, massing, materials, and screening to ensure compatibility with uses and 
structures adjoining or within the vicinity of the project. 

 
3. Traffic and Pedestrian Circulation.  A coordinated, safe and efficient system for 

vehicular and pedestrian circulation shall be provided on and off-site in accordance with 
all applicable municipal and state standards. A traffic and/or pedestrian circulation study 
may be required.  

 
a. Particular consideration shall be given to the number and location of accesses or 

curb cuts, visibility at intersections, to traffic flow and control, to pedestrian 
convenience and safety, and to access in case of emergency.  

 
b. For development located along Route 100 in the Irasville Village, Adaptive 

Redevelopment Overlay, Limited Business and Industrial Districts, particular 
consideration shall be given to limiting access onto Route 100 in accordance with 
Section 3.2.  Within the Industrial District, access to Route 100 from the site is 
only permitted from town highways. 

 
c. Conditions may be imposed as appropriate with regard to intersections, 

pedestrian paths and crossings, and the number, location and size of accesses, 
including the reduction, consolidation or elimination of noncomplying curbcuts, 
the limiting of access to side or secondary roads, and/or provisions for shared 
access with adjoining parcels or uses on the same parcel, in accordance with 
Section 3.02.  

 
4. Parking, Transit & Service Areas.  Off-street parking and service areas will be 

provided in accordance with the requirements of Section 3.09.  A parking assessment 
may be required. 

 
a. Particular consideration shall be given to the effect of noise, glare, odors, on 

adjoining properties; the adequacy of proposed landscaping, screening, and 
stormwater management, and provisions for service areas, refuse and snow 
removal.  
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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;  
 

6. provide for the development of existing lots which, because of physical, topographical, or 
geological conditions, could otherwise be developed;  

 
7. provide for affordable housing; and/or 
 
8. allow for the development of modest houses in PHDs. 

 
B. Coordination with Subdivision Review.  An application for 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 
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discretion review the application under this section concurrently with conditional use 
review under section 5.03.  

 
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/PHD 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. PHDs shall be limited to 
residential uses.   

 
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. For PRDs and PUDs,the total allowable number of dwelling units 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 
 
7. For PHDs, the total allowable number of dwelling units shall equal the number which could 
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be permitted, in the Development Review Board’s judgment, if the land were subdivided into 
lots in conformance with Section 5.04 (F) of these regulations. Land that is characterized by 
any of the characteristics in 5.04 (F)(3) of this section shall not be included in the calculation 
of the number of total dwelling units. The Development Review Board may otherwise reduce 
the allowed overall total number of dwelling units if other physical features limit the sites 
ability to support development. 

 
8. In granting density increases for PRDs, PUDs, or PHDs, 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. 

 
9. 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. 

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

unless specifically modified by the Development Review Board. 
 
11. 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. 

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

regulations. 
 
13. 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. 

 
14. 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.  
For PHDs, a minimum of 50% of the total project site shall be set aside as open space.  
   

15. 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 particular consideration shall be given to locating structures off of agricultural land or at 
the periphery of agricultural land and outside forestry corridors and significant forestry 
habitat. 
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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.  

 
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 
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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  

1. A PHD shall include only single-family dwelling units and within the Agricultural-
Residential Zoning District.  The dwelling units shall be densely clustered with either a 
visual relationship to one another, the adjacent road, a common green, or park. 
 

2. 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 4 dwelling units and a maximum number of dwelling units set at 20.The 
minimum project area for a PHD shall be 5 acres. 
 

3. PHDs shall only be located within the Waitsfield Agricultural- Residential Zoning District 
and no more than 50% of the PHD project area may be comprised of only the following 
characteristics: 

i. Greater than 25% slope 
ii. Above an elevation of  1,700 feet above mean sea level 

iii. Protected Lands: As indicated in the Vermont Protected Lands Database 
http://geodata.vermont.gov/datasets/vt-protected-lands-database as of the date of 
the application 

iv. Wetlands as indicated in the VSWI Wetland Class Layer VCGI 
v. FEMA Flood Hazard Area (http://geodata.vermont.gov/datasets/VTANR::flood-

hazard-areas-only-fema-digitized-data) as of the date of the application 
 

4.  The minimum lot size within a PHD may be decreased to a quarter acre for dwelling units 
except that the minimum lot size may be reduced to 8,000 square feet for modest houses. 

5.  Dwelling units located within the PHD shall be on a permanent foundation or slab. Any unit 
transferred into a PHD shall be required to remove wheels/ axels in order to tie down to the 
required permanent foundation.  

6. 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. 

7. For PHDs a minimum of 50% of the total project area shall be set aside for open space. An 
underground sewage treatment facility, serving the PHD can be included as part of the parcels 
open space calculation   

8. For parcels with modest houses, all primary and accessory structures shall have a building 
coverage not to exceed 25% of the lot. 
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ARTICLE VII.  DEFINITIONS 
 
 

Section 7.01   Terms & Usage  
          
A. Except where specifically defined herein or in the Act, or unless otherwise clearly required by the 

context, all words, phrases and terms in these regulations shall have their usual, customary 
meanings. 

 
B. In the interpretation of words and terms used, defined, or further described herein, the following 

shall apply: 
 

1. the particular controls the general; 
2. the present tense includes the future tense; 
3. the word "shall" is mandatory; the  word "may" is permissive; the term “generally shall” 

indicates that it is mandatory unless the Development Review Board or other applicable 
body deems otherwise in accordance with these regulations; 

4.  the word “structure” includes “building;” and 
5. the word “lot” includes “parcel.” 

 
C.    For the purposes of flood hazard area management and regulation within the Flood Hazard Area 

Overlay District, National Flood Insurance Program definitions contained in 44 CFR Section 59.1 
are hereby adopted by reference and shall be used to interpret and enforce these regulations.  
Common federal and state program definitions are provided under Subsection 7.03. 

 
D.   Any interpretation of words, phrases or terms by the Administrative Officer may be appealed to 

the Development Review Board under Section 6.04. In such cases, the Board shall base its 
decision upon the following definitions, state statute, and the need for reasonable and effective 
implementation of these regulations.  The Board shall publish and update from time to time such 
written interpretation, to ensure consistent and uniform application of the provisions of these 
regulations. 

 
 
Section 7.02 General Definitions 
 
ACCEPTED MANAGEMENT PRACTICES (AMPs): Accepted practices for silviculture (forestry) as 
currently defined by the Commissioner of the Vermont Department or Forests, Parks and Recreation. 
 
ACCESSORY AGRICULTURAL USE:  Customary on-farm accessory use that is directly related and 
subordinate to the agricultural practices.  Such activities need not be subordinate to the agricultural 
operation in terms of revenue, but shall be subordinate in terms of overall land use (e.g. land area, 
structures utilized).  Includes corn maze, petting zoo, farm tours, classes, scientific research, trails for 
non-motorized recreation, composting, u-pick operations, and product tasting. Retail is included if greater 
than 50% of sales are attributable to on-farm production (e.g. selling baked foods at a farm stand, brick 
oven pizzas). 
 
ACCESSORY DWELLING: A separate, complete housekeeping unit that is contained within or attached 
to a single-family dwelling, Multi- Family Dwelling (Maximum Two Dwelling Units), or within an 
accessory building, in which the title is inseparable from the primary dwelling.  An accessory dwelling 
may be a mobile home only with the approval of the Development Review Board pursuant to Section 
5.03.  Only one accessory apartment may be created within or attached to a single-family structure, Multi- 
Family Dwelling (Maximum Two Dwelling Units) structure,  or in an accessory structure. (See Specific 
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LOFT:  An area not to exceed one third of the area of the floor level below it, and open to that lower 
floor. 
 
LOT:  Land having not less than the minimum area, width, and depth required in the district in which 
such land is situated and having frontage on a street or other means of access, as may be determined by 
the governing unit with jurisdiction, to be adequate as a condition of a permit. 
 
LOT AREA:  Total area within the property line, excluding any part thereof lying within the boundaries 
of a public road. 
 
LOT COVERAGE: The total ground area covered by all structures, parking areas, walkways, driveways, 
and other impervious surfaces. 
 
LOT FRONTAGE:  Distance measured across the width of the lot along the edge of a streetline. 
 
MAJOR SUBDIVISION:  See Waitsfield Subdivision Regulations. 
 
MANUFACTURING:  Any process whereby the nature, size, or shape of articles or raw materials are 
changed, or articles are assembled and/or packaged. Processing of produce where raised shall not be 
considered "manufacturing." 
 
MEDICAL CENTER: A building or portion of a building containing offices and facilities for providing 
medical, dental and/or psychiatric services for outpatients only. 
 
MIXED USE BUILDING:  A structure containing two or more use types which are otherwise allowed as 
permitted or conditional uses within the district in which the structure is located. (See Specific Use 
Standards Section 4.08.) 
 
MOBILE HOME:  A manufactured dwelling unit which is designed for long term and continuous 
residential occupancy; is designed to be moved on wheels as a whole or in sections; on arrival at the site, 
is complete and ready for occupancy except for incidental unpacking, assembly, connections to utilities 
and placing on support or permanent foundation or installation as a unit in a prepared structure; and 
utilizes the same water supply and waste disposal as immovable housing. (See also MANUFACTURED 
HOME as defined for purposes of flood hazard area regulation under Section 7.03.) 
 
MOBILE HOME LOT:  A site or portion of a parcel of land within a mobile home park that is set aside 
for and designated for occupancy by one single-family mobile home.  
 
MOBILE HOME PARK:  A parcel of land under single or common ownership or control which contains 
or is designed, laid out or adopted to accommodate three or more mobile homes.  (See Specific Use 
Standards Section 4.09. See also MANUFACTURED HOME PARK as defined for purposes of flood 
hazard area regulation under Section 7.03.) 
 
MODEST HOUSE: A dwelling unit 1,000 sq. ft or less of floor area excluding lofts and basements no 
larger than the building footprint, attached to a permanent foundation. 
 
MULTI-FAMILY DWELLING:  See DWELLING, MULTI-FAMILY. 
 
MUNICIPAL FACILITY:  A building or other facility owned, leased, held, used, and/or controlled 
exclusively for public purposes by the Town of Waitsfield.  
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PLANNED HAMLET DEVELOPMENT (PHD): A compact development of residential uses 
characterized by homes densely clustered, with either a visual relationship to one another, the adjacent 
road, a common green, or park, and 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 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. 
 
PRIVATE ROAD: Any road or street serving four or more lots, and associated right-of-way, which is not 
publicly owned and maintained.  The word “road” shall mean the entire right-of-way (see also 
DRIVEWAY).  
 
PRINCIPAL BUILDING: A building in which the principal use of a parcel is conducted, as differentiated 
from an accessory building or structure (see Section 3.07). 
 
PRINCIPAL USE: The primary or predominant use of a lot or parcel as differentiated from an accessory 
use (see Section 3.07). 
 
PUBLIC FACILITY:  A building or other facility owned, leased, held, used, and/or controlled 
exclusively for public purposes by a municipal or state government. Such facilities include municipal 
buildings, garages, and water and wastewater facilities. Post offices and schools are specifically excluded 
from this definition. (See Specific Use Standards Section 4.11.) 
 
PUBLIC ROAD: A road or street which is constructed within the boundaries of an officially deeded and 
accepted public right-of-way. The word “road” shall mean the entire right-of-way. 
 
PUBLIC SCHOOL: A facility that provides a curriculum of elementary and/or secondary academic 
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