
 

WAITSFIELD PLANNING COMMISSION 
September 15th, 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/88290446748?pwd=eVV0M2pYM3pyT25OYWVIQnIvZXUzUT09 
 

Meeting ID: 882 9044 6748 Password: 947461 

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. September 1, 2020 

 

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

min) 

 

6. STAFF REPORT (10 +/- min) 

 

7. VICE CHAIR APPOINTMENT (5 +/- min) 

 

8. REVIEW FINAL DRAFT OF ZONING BYLAW AMENDMENT (15 +/- 

min) 

a. Review draft of bylaw amendments for 9/28 Selectboard Hearing 

b. Review final Planning Commission report 

 

9. WETLAND MAPPING IRASVILLE & WAITSFIELD VILLAGE (15 +/- 

min) 

a. Review spreadsheet and make any needed updates based on property 

owner contact 

b. Timeline update 

 

10. PLANNED HAMLET DEVELOPMENT DRAFT STANDARDS WORK 

SESSION (60 +/- min) 

a. Initial discussion on outstanding questions 

b. Process for moving forward 

 

11. ADJOURNMENT 
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Waitsfield, VT  05673 
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PENDING ITEMS: 

 

• Act 171 Data Review 

(10/6) 

• Town Plan Readoption 

(Winter 2021) 

• PHD Draft Standards 

(Winter 2020/21) 

• Irasville History 

Presentation & 

Discussion by MRVPD 

& staff (TBD) 

• Green Mountain Power 

– Irasville Substation 

proposed updates 

(TBD) 

 

 

https://www.google.com/url?q=https://us02web.zoom.us/j/88290446748?pwd%3DeVV0M2pYM3pyT25OYWVIQnIvZXUzUT09&sa=D&source=calendar&usd=2&usg=AOvVaw2zow-kTtvLVgtuMUrnco5d
https://greenmountainpower.com/wp-content/uploads/2019/03/IRP-Transmission-and-Distribution-Projects.pdf#page=20
https://greenmountainpower.com/wp-content/uploads/2019/03/IRP-Transmission-and-Distribution-Projects.pdf#page=20
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WAITSFIELD PLANNING COMMISSION 2 

DRAFT - Meeting Minutes 3 
Tuesday, September 1, 2020 4 

Held via Zoom Meetings (Video Call) 5 
 6 

1. CALL TO ORDER:  7:06 pm. 7 

MEMBERS PRESENT: AnnMarie Harmon, Alice Peal, Steve Shea, Brian Voigt, and Bob Cook 8 
MEMBERS ABSENT: None 9 
STAFF PRESENT:  Annie Decker-Dell’Isola 10 
OTHERS PRESENT: Jamey Fidel (VNRC), Curt Lindberg, Phill Huffman, Bruno Grimaldi, Tony 11 

Italiano (MRVTV) 12 

 13 
Ms. Harmon introduced the Planning Commission and informed those in attendance that the meeting 14 

was being broadcast live on MRVT. 15 
 16 

2. REVISIONS TO AGENDA, IF ANY: None 17 
 18 

3. PUBLIC FORUM: None 19 
 20 

4. ACT 171 WORK SESSION WITH WAITSFIELD CONSERVATION COMMISSION 21 
Jamey Fidel with Vermont Natural Resource Counsel introduced himself to the group.  Mr. Fidel 22 
is also Waitsfield resident who has served on local planning boards and explained that he 23 
understands the importance and process of planning at the local level.  Mr. Fidel addressed the 24 

importance of considering how patterns of development effect the functions of the land.  Mr. Fidel 25 
provided the group with an overview of Act 171. 26 

 27 
Mr. Fidel explained that VNRC has been studying the impacts of “parcelization” on the Vermont 28 

landscape for over a decade. Vermont is losing over 14,000 acres of forest land a year as per a 29 
2019 USDA Forest Service report. Mr. Fidel noted that development itself is not necessarily bad, 30 

but that the pattern and form of development matters.  The loss of woodland parcels sized 50 acres 31 
or greater is outpacing the loss of large parcels in general across the state. The new Act 171 32 
requirements relate to the management, maintenance, and improvement of forest blocks and 33 

habitat connectors and specifically require that town and regional plans must (1) indicate areas 34 
that are important or require special consideration as forest blocks and habitat connectors and (2) 35 
plan for land development in these areas that minimize forest fragmentation and promote the 36 

health, viability, an ecological function of forests.  Mr. Fidel also confirmed that municipal bylaws 37 
in Vermont may not regulate actual forestry operations. 38 
 39 

The group reviewed the specific language added to 24 V.S.A. §4382 related to requirements of 40 
municipal plans as well as the new definition added to 24 V.S.A. §4303 including forest block, 41 
forest fragmentation, habitat connector, and recreational trail.  Mr. Fidel informed the group about 42 
the Act 171 implementation guidelines prepared by ANR. 43 

 44 
Step one in the implementation process is recommended as a “community assessment” of local 45 
natural resources, transitioning into a process articulating the community’s natural resource 46 

values.  Mr. Fidel informed the group that Waitsfield is in a particularly good position as a lot of 47 
data and research has already been completed specific to the natural resources of the Mad River 48 
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Valley and Waitsfield.  In 2007 a Natural Heritage Inventory of the three Mad River Valley towns 49 
was completed by Arrowwood Engineering using funds from an ACCD Municipal Planning 50 

Grant.  Additionally, the Forest, Wildlife, and Communities project brought the three towns 51 
together with partners from the state and non-profit level to determine how to use the data from 52 
the inventory to make meaningful planning efforts.  The result is the “Tiered Ecological Priorities” 53 
map which ranks that collected data based on conservation goals and development threats.  The 54 
areas shown can be considered “essential forest blocks.”  Mr. Fidel explained that a major 55 

takeaway from this project was to see the areas that the public valued for recreation, forest 56 
protection, and watershed protection were the same areas identified as being ecologically 57 
important during the inventory.   58 
 59 

As the Planning Commission takes on the Act 171 updates, Mr. Fidel recommends contacting Jens 60 
Hilke to assist with the identification of useful data to inform updated maps showing forest blocks 61 

and habitat connectors.  Mr. Hilke should be able to assist the commission by identifying the data 62 
that already exists at the state and local level.  Mr. Fidel recommends an update to the Natural 63 

Resource Map and Future Land Use Map of the Town Plan. 64 
 65 
Once maps are prepared and forest blocks / habitat connector areas identified, the Natural 66 

Resource Chapter (and any other applicable chapter) should be updated with language explaining 67 
why the forest block areas have been identified and will require developing goals, policies, and 68 

tasks related to their protection.  Mr. Fidel explained that each community should select the 69 
guiding policies that best fit their community values and there is no “one size fits all” for 70 
appropriate goals, policies, and tasks.  There are regulatory and non-regulatory options for 71 

protecting these areas. 72 

 73 

Mr. Fidel recommended that an appropriate next step would be to re-orient ourselves with the 74 
available data related to priority natural resources and forest blocks including contacting Jens 75 

Hilke to assist with compiling available data.  After the data is analyzed for priority areas, updated 76 
maps should be created (the Natural Resource Map and Future Land Use Map), then updates 77 
should be made throughout the Town Plan, but especially the Natural Resource Chapter, 78 

describing these areas, why they should be protected (what are the community’s values), and 79 
update goals, policies, and tasks accordingly.  Mr. Fidel specifically recommended that the 80 

Planning Commission review the current Ag-Res District and look at areas where fragmentation 81 
should be avoided and policies that will reduce further fragmentation.  In looking at case studies 82 
related to zoning regulations for 22 towns, it was determined that the greatest amount of 83 

fragmentation is happening in “default districts” like the Waitsfield Agricultural-Residential 84 

District.   85 
 86 
The Planning Commission discussed some preliminary policy updates that could be included in 87 
the Town Plan.  Mr. Fidel advised that a new zoning district is likely not necessary but updated 88 
language in zoning and subdivision bylaws that encourages a smart development pattern in these 89 
areas would certainly be appropriate.  The group discussed the impacts of the Act 171 updates on 90 
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the Housing and Energy Chapters of the Town Plan.  Mr. Fidel explained that the Act should be 91 
considered throughout all chapters as the Act is focused on all development, not just one specific 92 

type. 93 
 94 
Mr. Lindberg asked how the data available related to the Vermont Conservation Design Priorities.  95 
Mr. Fidel explained that a lot of the initial inventory mapping and Forests, Communities, and 96 
Wildlife project work that took place in the Mad River Valley likely informed the VT 97 

Conservation Design project as both projects attempt to look at the overall distribution of 98 
ecological features and prioritize/rank these areas.  Mr. Voigt expressed some concern with the 99 
efficacy of Act 171 and allowing forest protection across the state to be overseen by municipal 100 
governments. Mr. Fidel explained that the legislature did not intend for this planning to happen in 101 

a vacuum, which is why ANR was directed to prepare the implementation manual and why 102 
regional planning commissions are also required to be involved in the planning and review of 103 

these updates.  The Conservation Commission was grateful to be involved in the Act 171 104 
discussion and hopes to remain involved.  They would also like to continue their involvement in 105 

the draft PHD standards development and review. 106 
 107 
Mr. Cook explained his concern with keeping track of the number of different data sources and 108 

studies related to conservation planning and local data on ecological communities and community 109 
values.  Ms. Harmon and Ms. Decker-Dell’Isola will begin to compile a list of data sources in an 110 

effort to keep these materials in one organized place. 111 
 112 
 113 

5. APPROVAL OF MINUTES 114 

a. August 18, 2020: The Commission identified one clarification on page 2, removing 115 

the term “affordable” from a proposed housing project until further details are 116 
determined.  Mr. Cook motioned to approve as amended.  Ms. Peal seconded. All in 117 

favor. 118 
 119 

6. STAFF REPORT:  120 

Decker-Dell’Isola updated the Planning Commission on two new virtual events coming up 121 
including the Vermont League of Cities and Towns Virtual Town Fair on 9/28 – 10/2 and the 122 

VT Fish and Wildlife Community Wildlife Program Fall education series.  Ms. Decker-123 
Dell’Isola also informed the Planning Commission that Jordan Gonda has officially stepped 124 
down form her role on the PC in order to take care of her family.  Staff updated the Planning 125 

Commission on the Selectboard’s action regarding the proposed zoning bylaw amendments at 126 

their August 24th, 2020 meeting.  They proceed as recommended by the Planning Commission, 127 
moving forward to adopt the ADU, duplex, and ag soil updates after one more public hearing 128 
on September 28th and holding back on the PHD draft standards so that the Planning 129 
Commission can continue working on them. Finally, staff let the Planning Commission know 130 
that the DRB had recommended that a recent applicant, Neck of the Woods, touch base with 131 
the Planning Commission about a potential update to the zoning bylaws to include “community 132 
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center” as a conditional use in the Agricultural Residential District.  The Planning Commission 133 
explained that they would likely not be pursuing this type of change to the zoning bylaws in the 134 

near future based on the other projects that have been prioritized.  The updates might be 135 
included in a greater suite of zoning bylaw amendments, updates, and clarifications in the next 136 
year or so. 137 
 138 

7. OTHER BUSINESS AND BOARD/COMMITTEE MEETINGS 139 

There were no major updates from any member of the Planning Commission on other Boards 140 
or Committee meetings at this time  141 
 142 

8. WETLAND MAPPING IRASVILLE & WAITSFIELD VILLAGE 143 

The Planning Commission reviewed the parcel map and list again.  Mr. Shea provided an 144 
update on the Skatium parcel, explaining that they are required to update their wetland permit 145 

from ANR this year (required to update every 5 years) so that parcel should be taken off the 146 
list.  Mr. Voigt wanted to confirm that the Planning Commission would be able to access the 147 

data from that new assessment, Mr. Shea confirmed that he will follow up.  There were 148 
questions about who had agreed to contact which property owners.  Staff will send out a 149 
spreadsheet to the Planning Commission identifying who will contact which property owners 150 

and status updates to date for each parcel regarding permission to access for fieldwork. 151 
 152 

9. ADJOURNMENT- Mr. Cook motioned to adjourn the meeting at 9:15 pm.  Ms. Peal 153 
seconded.  All in favor.  154 

 155 

 156 

 157 
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Waitsfield Planning and Zoning Administrators Report 

September 15, 2020 

 

5. STAFF REPORT 
A. MRV Projects 

 

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. Trainings/Webinars 

 

a. The Association of Vermont Conservation Commissions is hosting their 2020 Virtual 

Summit on Wednesdays at noon on various dates through November.  More detail can be 

found here. 

 

b. The Vermont League of Cities and Towns will be holding their Virtual Town Fair from 

Monday, September 28th through Friday, October 2nd.  Details and registration 

information can be found here. 

 

c. On September 29, 2020 Jens Hilke with Vermont Fish and Wildlife will present to the 

Three Town Conservation Commission about the history of the Forest, Communities, and 

Wildlife project.  More detail about how to access the meeting will be shared with the 

Planning Commission as it is made available. 

 

d. 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/ 

 

e. The Vermont Fish & Wildlife Community Wildlife Program has announced the schedule 

for their Fall education series of webinars and trainings.  You can find detail about the 

different sessions and how to register here. 

 

 
C. Resources 

 

a. The Agency of Commerce and Community Development has published their 

neighborhood zoning guide, “Enabling Better Places: A Zoning Guide of Vermont 

Neighborhoods.”  This guide will be especially useful as we plan for Irsaville and 

Waitsfield Village, however some ideas may also be useful when considered PHD 

standards 

 

 

 

 

https://mrvpd.org/mrv-community-indicators-project/
https://vtconservation.com/conservation_summit/
https://vtconservation.com/conservation_summit/
https://www.vlct.org/event/town-fair
https://vtwalkbikesummit.com/
https://anr.vermont.gov/content/trainings
https://accd.vermont.gov/sites/accdnew/files/documents/CD/CPR/CPR-Z4GN-Guide-Final-web.pdf
https://accd.vermont.gov/sites/accdnew/files/documents/CD/CPR/CPR-Z4GN-Guide-Final-web.pdf
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8. REVIEW FINAL DRAFT OF ZONING BYLAW AMENDMENT 

At the Selectboard’s 8/24/20 meeting the Board proceeded with the draft zoning bylaw 

amendments as recommended by the Planning Commission on 8/18, including a motion to 

re-notice a hearing to consider just the duplex, ADU, and ag-soil amendments and a motion 

to extend the deadline for adoption of these amendments as allowed under Act 92 (An act 

relating to government operations in response to the COVID-19 outbreak). A public hearing 

is scheduled for September 28th, 2020 with the Selectboard.  A component of any zoning 

bylaw update requires the submittal of a report by the Planning Commission summarizing the 

proposed amendments and their compliance with the Town Plan.  A report had been prepared 

in 2019 and has been updated to reflect the revised amendment (attached). A detailed project 

calendar is as follows: 

 

 

Zoning Bylaw Amendment Calendar (September 2020) 
Date Task Notes 

9/15/20 

Planning Commission Meeting: Updated 

draft of changes and Planning Commission 

report reviewed 

 

9/18/20 
Recommended changes filed with Clerk and 

Planning Commission 

Copy of updated draft amendments with updated PC 

report 

9/25/20 

Updated Planning Commission report 

provided and draft amendments to 

Selectboard 

To be included in SB meeting packet along with 

copy of the hearing notice 

9/28/20 Public Hearing held with Selectboard  

10/19/20 Effective 21 days after adoption If adopted at 9/28 hearing 

 

The updated report as well as the updated draft of the zoning bylaw amendments and tracking 

spreadsheet are all attached. 

 

B. Recommendation 

The PC should request any changes to the Zoning Bylaw Report and make a motion to forward 

to the Selectboard for their 9/28/20 hearing. 

 

C. Attachments 

8.a: Planning Commission Reporting Form for Municipal Bylaw Amendments 

8.b: Zoning Bylaw Amendments Tracker 

8.c: Zoning Bylaw Amendments for 9/28/20 Public Hearing 
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9. WETLAND MAPPING IRASVILLE & WAITSFIELD VILLAGE  

 

A. Project Status 

At the August 4th, 18th and September 1st Planning Commission meetings, the PC reviewed the 

map of proposed wetland fieldwork parcels.  The list was divided among the commission to 

make initial contact with the identified property owners to see if they would be willing to grant 

permission for the wetland field work.  A spreadsheet is attached that outlines the status of 

property owner contact for each parcel. 

 

B. Recommendation 

The PC should provide an update on property owner contact.  Additionally, the PC should 

consider if the parcel list should be revised in any way. 

 

C. Attachments 

9.a: Property owner spreadsheet with notes 

9.b: Property owner parcel map 

 

10. PLANNED HAMLET DEVELOPMETN DRAFT STANDARDS WORK SESSION 

As recommended by the Planning Commission, the Selectboard has not taken any action on the 

draft PHD standards included in the original zoning bylaw amendment.  The Selectboard, 

Planning Commission, and staff have identified a number of questions that should be addressed 

before the draft is finalized and recommend for any future adoption.  

 

The Planning Commission should use the list of questions as a starting point for addressing how 

to proceed with the draft PHD standards.   A logical starting point may be to review what is 

already allowed under the PRD standards and determine what is missing that should be 

addressed in the PHD standards.  Mac Rood has agreed to allow the Planning Commission to use 

his proposed PRD project site as a case study for applying the draft PHD standards. 

 

General Questions: 

1. What was the original definition / intent of “rural hamlets” that the PC used when starting 

this project?  Does the draft accomplish that goal? 

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

3. How does the calculation of density in PHDs differ from density calculations in regular 

subdivisions as well as PRDs / PUDs? 

a. 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) 

b. Is minimum lot size the best way to establish density?  The PRD standards allow 

the DRB to establish an appropriate lot size within a PRD as needed to efficiently 

cluster development and avoid developing on natural resource areas. 

4. Were common “community” facilities ever a component of the plan (such as shared 

laundry services, etc?) 

5. 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 
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Specific Standards Questions: 

1. Are ADUs allowed in PHDs? 

2. How are setbacks established within the PHD? Can this be more clearly stated? 

3. 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? 

4. 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? 

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

6. 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? 

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

5.04.C.15) 

 

Kaziah Haviland-Montgomery submitted public comments on 8/17/20 related to the draft PHD 

standards.  The comments are attached and have been rearranged to reflect the list of questions in 

this report. 

 

B. Recommendation 

The PC should review this list of questions, identify any others, and outline a plan and potential 

timeline for working through the remaining PHD questions.  Staff can prepare a comparison of 

the PRD vs PHD standards for the 10/6 PC meeting. 

 

C. Attachments 

10.a: Public Comments from Kaziah Haviland-Montgomery (8/17/20) 

10.b: Draft PHD standards as recommended for 9/24/19 SB Meeting 

 



Planning Commission Reporting Form 

for Municipal Bylaw Amendments 

Town of Waitsfield 

This report is in accordance with 24 V.S.A. §4441 (c) which states: 

“When considering an amendment to a bylaw, the planning commission shall prepare and approve 

a written report on the proposal. A single report may be prepared so as to satisfy the requirements 

of this subsection concerning bylaw amendments and subsection 4384(c) of this title concerning 

plan amendments.…. The report shall provide(:) 

(A) brief explanation of the proposed bylaw, amendment, or repeal and ….include 

a statement of purpose as required for notice under section §4444 of this title, 

The Planning Commission proposes updates to the Zoning Bylaws to allow maximum two-

unit multi-family dwellings as a permitted use within the Agricultural- Residential Zoning 

District and Village Residential Zoning District. As part of this update, the Planning 

Commission is proposing to allow up to one accessory dwelling unit per two-unit multi-family 

dwelling in the Agricultural- Residential Zoning District and Village Residential Zoning 

Districts.  The purpose of the changes are to provide a more diverse suite of housing options 

within existing residential districts. 

The Planning Commission additionally proposes updates to the Zoning Bylaws to clarify that 

agricultural lands and soils shall be prioritized in the Agricultural-Residential District during 

conditional use and subdivision review. 

(A)nd shall include findings regarding how the proposal:

1. Conforms with or furthers the goals and policies contained in the municipal plan, including the

effect of the proposal on the availability of safe and affordable housing:

The proposed revisions to the Waitsfield Zoning Bylaws allow for the development of new 

residential units, supporting a variety of housing types within existing residential districts by 

allowing for duplexes where previously only a principal dwelling with an accessory dweling 

was permitted.  Accessory dwellings may still be permitted in these scenarios, pending 

conditional use review by the DRB.  The update allows property owners more options for 

providing housing units while still requiring town overview before density is increased. The 

Planning Commission finds that the proposed amendments conform with the following 

policies of the Waitsfield Town Plan: 

4.G-1 Encourage a variety of housing types to meet the needs of a diversity of social and

economic groups, particularly for Waitsfield residents of low and moderate income, individuals

and families employed by local businesses, and local residents with special needs, including

elders.

4.G-6 Accommodate higher densities of residential development, including multi-family

dwellings and infill development, in designated village centers and rural hamlets through the

Town’s land use regulations.

8.a



4.G-7 Allow the conversion of single-family to multi-family dwellings, including rental units, in

designated village districts, given adequate infrastructure and the character of historic structures

is maintained or enhanced.

4.G-19 Promote accessory dwellings as an option for affordable housing.

2. Is compatible with the proposed future land uses and densities of the municipal plan:

Allowing two-unit multi-family dwellings to be a permitted use as well as a conditional 

accessory dwelling unit, allows for greater flexibility of housing types in the community. The 

update to the Agricultural-Residential District and Village Residential District allows for 

more creativity in housing development without impacting the density currently permitted.  

The potential to add an ADU for a two-unit multi-unit building requires DRB review which 

would allow for a slight increase in current density pending town oversight, including 

ensuring that the additional unit meets the character of the applicable district and is sited 

appropriately. 

3. Carries out, as applicable, any specific proposals for any planned community facilities.”

The proposed Bylaw amendment does not require any new community facilities. 

8.a



Proposed Zoning Bylaw Amendments
Meeting: Selectboard Public Hearing 9/28/2020
Bylaws Draft:  Selectboard Amended Draft (8/24/20 Meeting)

Edit # Section Page # Edit Proposed

Article II: Zoning Districts

1 Sec. 2.03: Table 2.02.B pg. 8 Include two‐unit multi‐family dwelling as a permitted use in the Village Residential District

2 Sec. 2.03: Table 2.02.C pg. 8 Include ADUs for two‐unit dwellings as a conditional use in the Village Residential District

3 Sec 2.03: Table 2.04.E.5 pg. 15
Make it clear that within the Adaptative Redevelopment Overlay (which applies only to land in the Ag‐Res 

District) that project design should consider the location of agricultural lands and keeping new development 
to the periphery of these areas

4 Sec 2.03: Table 2.07.B pg. 21 Include two‐unit multi‐family dwelling as a permitted use in the Agricultural‐Residential

5 Sec. 2.03: Table 2.07.C pg. 21 Include ADUs for two‐unit dwellings as a conditional use in the Ag‐Res District

Article III: General Regulations

6 Sec. 3.07.B.3 pg. 36
Add clarifying language in the "principal use" standards for the Ag‐Res district that two separate principal 
dwelling units are not allowed on one parcel, however a duplex would be allowed and an ADU could be 

allowed (subject to the applicable standards) 
Article IV: Specific Use Standards

7 Sec 4.01 pg. 47
Clarify under the ADU standards that a duplex can have up to one detached or attached ADU (for the entire 

structure, not per unit), to be reviewed as a conditional use
Article V: Development Review

8 Sec 5.03.D. pg. 65
Clarify that conditional use review for projects in the Ag‐Res district will include consideration for placing 

structures off of agricultural land / on the periphery of agricultural land

9 Sec 5.04.B pg. 75 Clarify that PRD/PUD review will take place by the DRB when a complete application is received

Article VII: Definitions

10 Sec 7.02 pg. 95 Update the definition for accessory dwelling to include an ADU associated with a duplex

11 Sec 7.02 pg. 100
Update the definition of "Farmstead" to clarify that a farmstead includes the buildings related to the farm 

(including the assocaited residence) as well as the agricultural land of the farm itself

8.b
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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. One Accessory Dwelling unit 

for Two Dwelling-Unit Multi-

Family Dwelling 

 
 

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 
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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.   One Accessory Dwelling unit for Two 

Dwelling-Unit Multi-Family Dwelling 
 

 

 

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 

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 or PRDs 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 Two Dwelling Unit 

Multi- Family Dwelling 

 

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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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. 
C. The application shall not be considered complete until all required forms, information and 

associated fees have been submitted.  The Development Review Board may waive one or more 

application requirements upon determination that the information is unnecessary for the 

comprehensive review of the application.  Such waiver shall be made at the time the application 

is accepted and deemed complete. 

 

Section 5.03 Conditional Use Review 

 

A. Applicability.  No zoning permit shall be issued by the Administrative Officer for any use or 

structure which requires conditional use approval until the Development Review Board grants 

such approval in accordance with the Act [§4414(3)], and the following standards and 

procedures.  

 

B. Review Process.  Upon determination that the application as submitted is complete, the 

Development Review Board shall schedule a public hearing, warned in accordance with Section 

6.07.  The Board shall act to approve, approve with conditions, or disapprove an application for 

conditional use review within 45 days of the date of the final public hearing; and shall issue a 

written decision.  The written decision shall include a statement of the factual bases on which the 

Board made its conclusions, a statement of those conclusions, any conditions, and shall specify 

the period of time within which the decision may be appealed to the Environmental Court. Failure 

to act within the 45 day period shall be deemed approval.  Any decision issued by the 

Development Review Board may authorize that certain subsequent changes or amendments to an 

approved project may be allowed subject to administrative review by the Administrative Officer, 

rather than Board review, in accordance with Section 6.07(F). 

 

C. General Standards.  Conditional use approval shall be granted by the Development Review 

Board upon finding that the proposed development will not result in an undue adverse impact on 

any of the following: 

 

1. The capacity of existing or planned community services or facilities.  The Board shall 

consider the demand for community services and facilities resulting from the proposed 

development in relation to the available or planned capacity of such services and 

facilities. Available capacity may be determined in part through consultation with other 

municipal and/or state officials having jurisdiction over affected services and facilities.  

Conditions may be imposed as appropriate to ensure that the demand for community 

facilities or services does not exceed existing or anticipated available capacity. 

 

2. The character of the area affected.  The Board shall consider the location, scale, type, 

density and intensity of use associated with the proposed development in relation to the 

character of the area likely to be affected. The character of the area shall be determined 

by the Board based on the Waitsfield Town Plan, applicable zoning district purposes and 

standards, and submitted materials and testimony.  Conditions may be imposed as 

appropriate to ensure project compatibility with the character of the area affected. 

 

3. Traffic on roads and highways in the vicinity.  The Board shall consider the potential 

impact of projected traffic resulting from the proposed development in relation to the 

condition, capacity, safety, and function of roads and associated infrastructure (e.g., 

bridges, culverts) potentially affected the proposed development.   
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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 (PRD/PUD) Review 

 

A. Purpose.  In accordance with the Act [§4417], the following two categories of Planned Unit 

Developments are established under these regulations: Planned Residential Developments 

(PRDs) and Planned Unit Developments (PUDs).   PRDs and PUDs 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 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; and/or 

 

7. provide for affordable housing. 

 

B. Coordination with Subdivision Review.  An application for PRD or PUD shall be reviewed by 

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

 

1. PRD/PUD review shall occur concurrently with subdivision review, the procedures for 

which are set forth in the subdivision regulations.   

 

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

5.02. 

 

3. PRD/PUD 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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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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Commissioner of Agriculture, Food and Markets, as exempt from these regulations. Dwellings are 

specifically excluded from this definition.  (See ACCEPTED AGRICULTURAL PRACTICES.)           

 

FARMSTEAD:  A farm and its adjacent service areas, farm structures, and accessory structures, 

including a dwelling. Visual characterization is typified by the appearance of a principal structure and a 

mix of agricultural buildings (e.g. barns, outbuildings) located within a compact area surrounded by 

agricultural land.  This term includes historic farm properties and vacant agricultural properties which are 

adjacent to a parcel with a dwelling if the two parcels are held in common ownership. 

 

FINISHED GRADE:  Completed surface of grounds, lawns, walks, paved areas, and roads which have 

been brought to grades as shown in associated plans after site clearing, filling, or excavating work is 

performed. 

 

FLOOR AREA:  The sum of the gross square foot area of all the floors of a building.  All dimensions 

shall be measured between interior faces of walls.  

  

FORESTRY:  The growing and harvesting of trees or timber under proper forest management for 

purposes other than their fruit. For the purposes of these regulations, the term “Forestry” shall also 

include the temporary use of processing equipment such as chippers and portable sawmills, which are 

used in association with harvesting operations for a period not exceeding one year, and are removed from 

the site once harvesting operations are complete. This definition specifically excludes permanent 

sawmills, lumber yards and other similar facilities used for the processing, manufacturing and/or storage 

of wood and wood products.  (See also SMALL SCALE PROCESSING.) 

 

FRONT FACADE:  The wall of a building that most directly faces and parallels a road and/or contains 

the main entry. 

 

FUNERAL ESTABLISHMENT: A place of business devoted to the care and preparation for burial, 

disposal, or transportation of dead human bodies, including the selling of funeral services or merchandise. 

 

GALLERY: An establishment engaged in the display and sale of art and craft work, excluding cultural 

facilities (See ARTIST STUDIO, CULTURAL FACILITY). 

 

GAS STATION:  Any building, land area or other premises or portion thereof used or intended to be used 

for the retail dispensing or sales of vehicular fuels; which may include as an accessory use the sale or 

installation of lubricants, tires, batteries, and similar accessories. 

 

GROUP HOME:  A state licensed residential care home serving not more than 6 persons who are 

developmentally disabled or handicapped.  For the purposes of these regulations, a group home shall 

constitute a single-family dwelling. 

 

HALF STORY: A habitable portion of a building with a ceiling a minimum of 7½ feet high above the 

floor, and a total floor area of at least 40% of the total area of the floor directly beneath.  

 

HEADWATER STREAM: Any permanent or intermittent stream channel located above an elevation of 

1,500 feet mean sea level. 

 

HISTORIC BARN:  Any barn structure within the Town of Waitsfield that has been certified in writing 

by the Vermont Division for Historic Preservation, or the Mad River Valley Rural Resource Commission 

(certified local government) to meet the following conditions: (1) the barn shall be more than 50 years 

old; and (2) the barn is deemed a significant structure as a part of the town's historic fabric and a 

reflection of the town's rural and agricultural heritage. 
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Parcel ID
Acreage / 
Description

Owner Permission Received Notes

1 99046200 58.83A Ben Flemer Steve to contact.

2 99130000 9.1 A; DWL/APT Andrew Baird, Jr.
Permission granted from both Andrew Jr. and Tiger.  Phone 
numbers have been received for both property owners.

Confirm if the parcel map should be updated to include both 
Baird parcels

3 99162000 2.76 A
BRAGG HILL #1 

LLC
AnnMarie to contact.

4 99183000 3.3A; DWL
Robert & Amy 

Scharges
AnnMarie to contact.

5 99129000 38.59 A
C3 ENERGY 
CAPITAL LLC

Permission received, no need to contact property owner 
beforehand, access is from Big Picture parking lot via the 3 acre 

ANR easement

Chris also provided detail on (1) ANR wetland permit (2015‐208) 
issued on 11/3/2015, (2) 2015 Boundary Map prepared by Trudell 
Consulting Engineers,  (3) 9/2015 Vegetation Management Plan 

from Aeis Renewable Energy, and (4) two 2015 Existing Conditions 
Maps for Community Solar Project

6 38009000 10.31 A; DWL
Brian Shupe & 
Valerie Capels

Permission received, contact Brian before Arrowwood visits the 
property (someone at Arrowwood should email Brian directly)

Brian would like to direct the consultant toward a few specific 
areas when site visit takes place

7 99128000 2.6A; DWL
4976 MAIN 
STREET LLC

Steve to contact.

8 99046030 4.75 A; Barns
Flemer & 
Compere

Steve to contact.

9 99146001 5.42 A; Rink Skatium Inc.

They are required to update their own wetland permit in 
September 2020 so they will handle their own analysis.  Steve to 
follow up and request access to updated wetland permit analysis 

and info.

10 99142000 2 A; Bank
Howard Bank (TD 

Bank)
AnnMarie to contact.

Parcel Details

Wetland Mapping Project 2020/2021

Fieldwork Status
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Kaziah Haviland-Montgomery Public Comments 
Received 8/17/20 
Re-Arranged by Staff for 9/15/20 PC Meeting 

Public Comments – Outstanding Questions Related to PHDs 

A. Comments Correspond with 9/15/20 PC Staff Report

General Questions: 

2. Explain the difference between a PHD and a PRD?
At this point, there seems to be a slight difference in lot size, number of units and land use requirements. 
I know more distinctions have been discussed (communal facilities) but that seems to have gotten lost 
within all the work and different versions of this that were created. It might be worth quickly revisiting 
the original vision to ensure everything in that vision is included in this final draft.  

3(a). 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) 
The current bylaws read that a PHD could have a very nice level of density OR if the DRB decides, the PHD 
might be forced to have a very low density. I’m sure there is a reason that “in the Development Review 
Board’s judgment” is included, but it takes away from the power/clarity of the bylaws and hands the 
decision on density to the DRB, no? I could be mis-reading this.   

5(a). 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 
Is there some sort of density or building coverage bonus that could be added for the preservation of 
wildlife corridors? This could help lump subdivided parcels together and prevent fragmentation. Perhaps 
something similar could be considered for being located closer to economic centers and transportation 
hubs? Locating closer to existing development would limit parcelization. Has the town or the 
Conservation Commission used a mechanism like this before?  

Specific Standards Questions: 
1. Are ADUs allowed in PHDs?
I don’t see a clear provision that either prohibits or allows ADUs. I suppose 5.04(F)(1) prohibits them: “A 
PHD shall include only single-family dwelling units.” I think ADUs should be allowed either as an 
affordability or conservation bonus, or, just plain allowed. On an 8000-sf lot, you could comfortably fit a 
1,500sf home and a 500sf ADU while staying within the allowable Building Coverage. In an aging 
community, ADUs are the easiest answer for allowing individuals to age in place while getting assistance 
with property maintenance and providing income. With a 1% vacancy rate in the Valley, we are in 
desperate need of year-round rentals. ADUs are a great tool to provide more long-term rentals 
(assuming there is some future regulation of short-term rentals in the MRV).  

2. How are setbacks established within the PHD? Can this be more clearly stated?
The side and back setbacks are all workable, the but if 75’ front setback applies to each sub-plot, vs the 
entire plot of land, it will be difficult to locate the houses on the sites. I am not sure what the setback 
applies to. It could be helpful to have more clarity on what I can do with each individual sub-lot. If 
lessening the setbacks causes concern about scenic roads, perhaps including a separate scenic road 
setback would help?  
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3. 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? 
Could you include a scenic road setback? 

 
4. Is there a way to address these units being used only as second homes or short term 
rentals? Is this a concern? 

- Creating a bonus based on the inclusion of a percentage of affordable housing would ensure that 
if the bonus were used, the required affordable homes would house year-round residents.  

- Creating a “set aside” where a minimum number of units have to be affordable would ensure 
year-round residents.  

Ex., if there are 4 units with a 25% set aside, you would have a minimum of one, year-round, 
affordable home. In my experience, set asides usually kick in at a higher number of units. For 
example, you might mandate a “minimum 25% set aside for affordable units when PHD contains 
over 8 units.” This makes it more financially feasible for a developer.  
a. Could a density bonus be considered for affordable housing? 
The current by-laws allow a lot of discretion to the DRB regarding density. This makes it hard to add 
a density bonus. Perhaps some other type of bonus such as a Building Coverage Bonus in conjunction 
with the allowance of a Duplex or ADU could work?  

 
 

B. Additional Comments / Thoughts on the Draft Standards: 
 
The existing Bylaws draft sets up the opportunity for a housing developer to create affordable, densely 
clustered units that conserve the existing land, however, they do not necessarily promote that scenario.  
Within the current version, I believe it would be possible for a developer to come in and build modest, 
high-end second homes – ex. a ski village, clearing land for septic and views. This is at odds with what I 
believe your intention to be. For the purpose of clear communication, I have based my assumptions on 
the idea that your main intention is to: 
 
1) Allow for smaller lots and shared septic, potentially reducing the cost of developing/purchasing the 
land; thus, promoting opportunity for affordable housing. 
2) Conserve forest, meadow and farmland; thus, prevent parcelization and habitat fragmentation.  
 
How do we promote the above within the Bylaws: 
There are a number of inclusionary housing tools that can be used to put restrictions on development 
such as “affordable housing set-asides” (mandating that a percentage of units or square footage area of 
each development must be set aside to be rented or sold at affordable prices). At this point, it might be 
better to concentrate on how we can encourage the development of affordable housing vs. restricting 
developers. While I think the “set aside” conversation is an important one, if you are trying to get these 
passed next week, including something restrictive vs. promotional might set off a whole other wormhole 
of new conversation. However, if you think affordability is the main goal for everyone, using set asides 
could be a great answer. 
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Bonuses (who doesn’t love a bonus?): 
Density Bonus or Building Coverage Bonus – This provides an increase in allowed dwelling units per acre 
(DU/A) in exchange for the provision of affordable housing. This generally means that more housing 
units can be built on any given site. In the current by-laws, the PUD and PRD have a Density Bonus in 
section 5(C)(6)(b) allowing for a density increase of “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”  
It would be great to include something like this for PHDs. The way the PHD bylaws are currently written 
allow for a good level of density and number of units (at the discretion of the DRB). It will be hard to 
create more density without cutting into the preserved land or making the lots smaller (both of which 
will probably raise concerns).  
 
Current Density Requirement:  
The proposed PHD draft currently states: 
 
“PHDs, 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 
Section 5.04 (F) of these regulations.  
 
5.04(F)(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. 5.05(F)(3) provides types of land that cannot be in excess of 50% of lot.” 
 
I’m not sure a density bonus would work with the already generous allowance. However, a Building 
Coverage bonus in hand with the allowance of an ADU or a Duplex might work. The Building Coverage is 
currently set at 25% meaning on an 8,000-sf lot you could have a 2,000-sf house. If you allow ADUs and 
increase BC to 35% (in accordance with x% of affordable housing) you could have a 2,000 sf home and 
an 800sf ADU, doubling the number of homes.  
 
A bonus of the bonus (for us): any rented or owned affordable housing unit has to be lived in year-
round. This will ensure that at least a percentage of the units developed will be year-round inhabitants.  
 
It will be important for someone to review the environmental impact of these decisions. It would be 
good to know whether allowing two units on one lot or several SF homes on their own smaller lots is 
likely to create more problems.   
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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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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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