
 

WAITSFIELD PLANNING COMMISSION 

SPECIAL MEETING 
AGENDA 

October 27th, 2020 at 7:00 p.m. 
 

 
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/84901139453?pwd=OG9jNXY3eGtvVTNtSldNVlhGREJF

UT09 

 

Meeting ID: 849 0113 9453 Password: 230295 

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. October 6, 2020 

 

5. STAFF REPORT (10 +/- min) 

 

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

min) 

a. Written report included in meeting packet, this time reserved for 

questions 

 

7. PLANNED HAMLET DEVELOPMENT DRAFT STANDARDS WORK 

SESSION (70 +/- min) 

a. Review the purpose/intent of PHDs 

b. Review PRD/PHD comparison table, including density renderings 

 

8. WORK PLAN (20 +/- min) 

a. Review list of active major projects and prioritize 

 

9. ADJOURNMENT 
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WAITSFIELD PLANNING COMMISSION 2 

DRAFT - Meeting Minutes 3 
Tuesday, October 6, 2020 4 

Held via Zoom Meetings (Video Call) 5 
 6 

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

MEMBERS PRESENT: Bob Cook, AnnMarie Harmon, Alice Peal, Steve Shea, and Brian 8 
Voigt 9 
MEMBERS ABSENT: None 10 
STAFF PRESENT:  Annie Decker-Dell’Isola 11 
OTHERS PRESENT: Jens Hilke (VT Fish & Wildlife), Phill Huffman, Kaziah Haviland-12 

Montgomery, Mac Rood, and Bobbi Rood 13 
 14 

2. REVISIONS TO AGENDA, IF ANY: None 15 
 16 

3. PUBLIC FORUM: None 17 
 18 

4. APPROVAL OF MINUTES:  19 
The Commission reviewed the September 15, 2020 meeting minutes.  Ms. Peal requested that a 20 
reference to the proposed Fayston tiny home development be added to Item #5 (update on the 21 
Waitsfield DRB meeting).  22 
 23 
Ms. Harmon asked if there was an update on the supposed wetland violation in Irasville (as 24 

mentioned at the last meeting).  Ms. Peal followed up with the state and heard back from 25 
Shannon Morrison (DEC Wetland Ecologist for Washington County).  Ms. Morrison confirmed 26 

that there had been an issue with the beaver pond behind the Big Picture years ago but there are 27 
no standing violations in Irasville, but given the presence of wetlands in Irasville any project 28 

moving forward will be reviewed for the cumulative impact on the function of these wetlands.  29 
Ms. Morrison recommends we continue to account for the wetlands in our future planning and 30 

anticipate that future development will require review for wetland impacts. 31 
 32 
Ms. Peal motioned to approve the minutes as amended.  Mr. Voigt seconded.  All in favor. 33 

 34 
5. STAFF REPORT:  35 

Ms. Decker-Dell’Isola updated the Planning Commission on virtual events planned for the fall 36 

and winter, including a speaker series to be hosted by the Housing Coalition and MRVPD, to 37 
take place on Wednesday evenings from September 30th – October 28th.  Ms. Decker-Dell’Isola 38 
also requested that the Planning commission continue to provide updates on property owner 39 

permissions related to the wetland grant. 40 
 41 
Ms. Decker-Dell’Isola inquired about whether the meeting on 11/3 should be cancelled as this 42 
is election night.  The Planning Commission agreed that the meeting should not be held and 43 

that the only November meeting would be held on 11/17. 44 
 45 

6. OTHER BUSINESS AND BOARD/COMMITTEE MEETINGS 46 

See Staff Report for written updates from commissioners. 47 
 48 
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7. ACT 171 WORK SESSION 49 
 50 

Jens Hilke, with the Vermont Fish and Wildlife Community Wildlife Program, provided 51 
information on the Act 171 updates to the Town Plan specifically related to data and mapping. 52 
Mr. Hilke explained that the Waitsfield Town Plan was adopted in late 2017, just before the 53 
Act 171 requirements became a requirement for Town Plans.  Mr. Hilke explained that Act 54 
171 requires that towns now identify and plan for forest blocks and habitat connectors within 55 

their boundaries.  He has been using the current Waitsfield Town Plan as a good example of 56 
language related to forest blocks for years, however the plan does not map these features. Mr. 57 
Hilke explained that Waitsfield is in a fortunate position where we have both state and local 58 
data available to us to assist in the Act 171 forest blocks/habitat connector mapping efforts. 59 

 60 
Mr. Hilke introduced the group to the BioFinder Map, hosted by the state and used as the 61 

source information for the Vermont Conservation Design project.  Mr. Hilke explained that 62 
this data was developed and prioritized at a state-wide scale and emphasized that while this 63 

information is relevant and important to consider, the data we have at the local level is certain 64 
better and more finely identifies the town’s natural resources.  Mr. Hilke explained that the 65 
state level map is organized to prioritizes ecological function at a statewide scale to assist with 66 

planning.  The goal is not necessarily to limit development, but to ensure that development 67 
happens in a way that is planned.  On BioFinder, dark green identifies the highest priority 68 

areas.  The BioFinder Map emphasizes that the Northfield Range and the Mad River are two 69 
anchoring features of the Town of Waitsfield.  There is also a small portion of the large, high 70 
priority “Camels Hump” forest block located in the northwest corner of town.  Mr. Hilke 71 

explained that the tributaries of the Mad River help to link all these areas together, which are 72 

important because east/west movement across this landscape is difficult to achieve.  73 

 74 
Mr. Hilke then reviewed the available local data, including the 2008/2009 Arrowwood Natural 75 

Resource Inventory completed for Waitsfield and Fayston.  A map of contiguous habitat units 76 
resulted from this work which are essentially the same as the forest blocks identified on 77 
BioFinder, just more accurate and better defined.  Mr. Hilke emphasized that the data and 78 

outputs that resulted from this project are still relevant and actionable.  79 
 80 

Mr. Hilke explained that while the data we have available for forest blocks is extremely useful 81 
and still relevant, data on habitat connectors is less robust.  Habitat connectors are a bit more 82 
complex and the science has advanced significantly since 2007/2008.  A good place to start 83 

includes surface water/riparian areas and forested roads.  Mr. Hilke explained that BioFinder 84 

includes some data that might provide a good start, however he recommends that however 85 
these connectors are mapped, it would be useful to include a task in the Town Plan that 86 
identifies the need to supplement the mapping of these areas with new fieldwork. 87 
 88 
Mr. Hilke explained that he can continue to assist the town as the Planning Commission 89 
decides how to approach this data.  Ms. Decker-Dell’Isola inquired about the history of the 90 
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2008 Community Values project. Mr. Hilke explained that the map and data resulting from 91 
this project are extremely useful and provide a good history for where the community values 92 

lie, however he would be hesitant to rely on this information solely at this time as it is a bit 93 
outdated.  He explained that some communities do rely on their Planning Commissions / 94 
Conservation Commission to have a pulse on the values of the community and provide input 95 
on how community values related to natural resources should be included in the Act 171 96 
updates. 97 

 98 
Mr. Huffman was present and explained that he believes Folsom Brook is a significant feature 99 
in Waitsfield that should be protected as a habitat connector.  Mr. Hilke explained that it will 100 
be up to the town to decide how forest blocks and habitat connectors are managed – which can 101 

include everything from regulatory protection to non-regulatory actions.  Mr. Huffman 102 
explained that he believes the available LiDAR data from UVM will assist in mapping for 103 

habitat connectors and that ideally these areas will be mapped using a combination of GIS 104 
modeling and fieldwork.  He would also like to consider how connections are made at our 105 

borders, not just within the boundaries of town.  Mr. Hilke explained that culverts can also 106 
provide useful habitat connectors / crossing points. 107 
 108 

Mr. Cook explained that he believes the most useful way to tackle the first step of this project, 109 
consisting of mapping of habitat connectors and identifying priority forest blocks, might be 110 

best handled by a subcommittee.  Mr. Cook suggested that Brian Voigt, Phill Huffman, Jens 111 
Hilke, and Annie Decker-Dell’Isola meet as a subgroup to begin tackling the mapping 112 
components of the project.  The PC supported this approach.  113 

 114 

8. PLANNED HAMLET DEVELOPMENT DRAFT STANDARDS WORK SESSION 115 

The Planning Commission did not get to this item until after 9pm.  The group decided that the 116 
next meeting should be focused primarily on the draft PHD standards conversation.   117 

 118 
9. ADJOURNMENT- Mr. Voigt motioned to adjourn the meeting at 9:10 pm.  Ms. Peal 119 

seconded.  All in favor.  120 

 121 
 122 

 123 
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Waitsfield Planning and Zoning Administrators Report 

October 20, 2020 

 

5. STAFF REPORT 
A. MRV Projects & Events 

 

a. The Housing Coalition and MRVPD are hosting a speaker series on affordable housing 

on Wednesday at 6:30pm from October 7th – October 28th.  You can register via the link 

here (https://us02web.zoom.us/webinar/register/WN_YG0h8FKbSv-suVbzZIMAjg).  As 

a reminder, everyone who is interested in attending any of the events is encouraged to 

register, even if you cannot attend them all.   

 

 

b. 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. AARP Vermont is holding a virtual Placemaking Workshop from 10/29 – 10/30 from 

10am-12pm both days.  “This workshop is designed to provide those new to placemaking 

with ideas and tools to get started…tips and tools will be discussed to implement 

placemaking projects…you will also hear from VT communities who’ve successfully led 

pop-up demonstration projects.”  For more detail and to register. 

 

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

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

found 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 Irasville and 

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

standards 

 

 

 

 

 

https://us02web.zoom.us/webinar/register/WN_YG0h8FKbSv-suVbzZIMAjg
https://mrvpd.org/mrv-community-indicators-project/
https://aarp.cvent.com/events/aarp-vt-placemaking-workshop-10-29-10-30/event-summary-230e76848d8d456cb5a42b08619f2c6e.aspx
https://anr.vermont.gov/content/trainings
https://vtconservation.com/conservation_summit/
https://vtconservation.com/conservation_summit/
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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D. Wetland Mapping 

 

Michael completed field work on two parcels on October 6, 2020 and there are three 

additional parcels that have granted permission that have not yet been visited (the Baird and 

Scharges parcels).  Michael is waiting for updates on any other property owner permissions 

before scheduling his final round of field work.  There are five parcels remaining for which 

we have not heard back (both Flemer parcels, “4976 Main Street,” Parker, and TD Bank).  

We are approaching the end of the appropriate fieldwork season for wetland analysis so 

please get any last updates to the PZA as soon as possible.  An updated property owner list 

has been attached (5a). 

 

E. Act 171 Update 

 

On October 14th, the Act 171 mapping “subcommittee” met to discuss how to handle the 

mapping of habitat connectors and forest blocks.  An approach for modeling appropriate 

habitat connectors was decided and work will take place over the next month.  The 

subcommittee will meet again on November 18th to review the mapping work completed to 

date and determine next steps.  Phil Huffman will provide an update to the Conservation 

Commission at their meeting on October 19th and ensure that they also support this approach.  

Once draft maps of priority forest blocks and habitat connectors are prepared by the 

subcommittee, they will be shared with the Planning Commission and Conservation 

Commission for discussion. 

 

F. Legislative Updates 

 

This strange legislative session has culminated in the passage of a few planning related bills 

that the PC should have on their radar moving forward.  The Vermont Planning Association 

Legislative Liaison has sent out a preliminary email summarizing the basics of the new laws, 

but additional resources are expected to be put out by the DHCH in the coming weeks.  There 

are several questions outstanding related to these updates, but information will continue to be 

provided as made available.  The VPA email is attached (5b) and VLCT also put out 

information summarizing these actions.  A basic summary of the changes includes: 

 

1. S.237 (Act 179) - Housing Bill which was signed on October 12.  The new law impacts 

ADUs, small lot development, multi-unit development, and short-term rentals.  Changes 

related to the minimum size of ADUs (900sqft or 30% of the GFA of the principal dwelling, 

whichever is greater) came into full effect on October 12th and supersede the current zoning 

(this should be updated in the zoning bylaws eventually).  The law allows for towns to now 

define and regulate short term rentals (STRs) separately from long term residential units. The 

PZA recommends that this is a larger discussion that the Planning Commission should have 

with the Selectboard as part of a suite of zoning bylaw amendments in Spring 2021.  

MRPVD will be working on a review of current STR processes in other towns throughout 

Vermont and work with the PZAs to determine an appropriate proposed first step. 

 

2. S.54 (Act 164) – Cannabis Tax & Regulation became law on October 7th without the 

Governor’s signature.  This law does not become fully effective until 2022 but there are some 

steps that may take place before that time.  There is a good deal of information expected to 

https://www.vlct.org/sites/default/files/supplementary%20wrapup.pdf
https://www.vlct.org/sites/default/files/supplementary%20wrapup.pdf
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come from the state related to this law but essentially includes retail sales of marijuana as an 

“opt-in,” which means that municipalities must have a vote allowing the community to 

decide whether retail sales be allowed in the community or not.  Cultivation, testing, 

warehousing, and distribution of marijuana are NOT opt-in meaning that municipalities must 

allow for these uses somehwere in town, although they are not considered agriculture so they 

will be regulated using local zoning. 

 

 

 

 

6. OTHER BUSINESS AND BOARD/COMMITTEE MEETINGS 

At their meeting on September 15th, the Planning Commission requested that written summaries 

be sent to the PZA for this agenda item and compiled in the staff report in order to keep meeting 

focused primarily on the agenda items at hand.  The reports/updates received as of 10/16/20 

have been included in this report: 

 

VT Fish & Wildlife NR1 (Vermont’s Ecology & Environment) Course (via Alice Peal): 

Annie and I are attending NR1 Vermont’s Ecology and Environment course with Jens Hilke and 

Andy Wood of VT Fish and Wildlife. The course focuses on the issues and tools to support 

planning, growth, and the impacts on ecosystems.  The first night focused on Vermont’s history 

of a resource driven economy, forest fragmentation, sprawl, wetlands, population trends, clean 

water, and climate change. Here are links to recommenced planning tools, especially the 

Vermont Planning Atlas. 

https://maps.vermont.gov/ACCD/Html5Viewer/index.html?viewer=PlanningAtlas 

https://geodata.vermont.gov/datasets/ce064009b40846ed9813c2bed739c8db 

 

Housing Coalition Speaker Series (Home in the Valley) (via Alice Peal): 

Valuable for current info on affordable housing trends and how projects are located and funded. 

Last week the presentation was by Ellen Pelletier the Exec. Director of Downstreet. She 

described Downstreet’s current programs. In the Valley they are planning a rehab and update to 

their Meadow Woods property. For projects they are focused on 30 units. They would be 

interested in the PHD Zoning. The talks have been helpful in defining affordable housing 

(subsidized) vs. moderate priced housing. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://maps.vermont.gov/ACCD/Html5Viewer/index.html?viewer=PlanningAtlas
https://geodata.vermont.gov/datasets/ce064009b40846ed9813c2bed739c8db
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7. PLANNED HAMLET DEVELOPMENT DRAFT STANDARDS WORK SESSION 

 

A. Overview of Current Subdivision Regulations & PHD Comparison 

A useful starting point in reviewing the draft Planned Hamlet Development standards may be to 

consider how subdivisions are currently reviewed in the Zoning Bylaws and Subdivision 

Regulations, and to consider what these options currently allow.  Currently, there are three 

options for subdivision in the Town of Waitsfield, (1) regular subdivision based on the density of 

the underlying zone district, (2) Planned Residential Development that allows for density 

increases and more flexibility in lot size/setbacks in exchange for 60% open space preservation 

and more town oversight in project design and (3) Planned Unit Developments which function 

similar to PRDs but are intended for more flexible mixed-use development in commercial zones.  

All subdivisions require review based on Article 2 (process) and Article 3 (design) of the 

Waitsfield Subdivision Regulations.  PRDs & PUDs additionally require review under Section 

5.04 of the Waitsfield Zoning Bylaws. 

 

 

Staff recommends that the PC consider the following questions as a starting point: 

1. What was the original intent of the Planned Hamlet Development standards?   

2. Do the current regulations limit the types of development intended as PHDs? 

3. How does the current PHD draft compare to what is already allowed under PRDs? 

4. What is the appropriate timeline for pursuing these updates given the current Town Plan re-

adoption process? 

 

A comparison chart has been provided comparing the current PRD standards to the proposed 

PHD standards.  Notes and questions have been called out on the table for further discussion.  

For the density section of the table, renderings have been provided by Kaziah Haviland-

Montgomery to assist in the discussion. 

 

B. Attachments 

7.a: PRD vs PHD comparison chart 

7.b: Density renderings to accompany comparison chart 

7.c: Draft PHD standards as recommended for 9/24/19 SB Meeting 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

http://waitsfieldvt.us/wp-content/uploads/2015/12/waitsfield_subdivision_regulations_03-04-08.pdf#page=5
http://waitsfieldvt.us/wp-content/uploads/2015/12/waitsfield_subdivision_regulations_03-04-08.pdf#page=15
http://www.waitsfieldvt.us/wp-content/uploads/2016/07/Waitsfield_Zoning_Bylaw_FINAL_ADOPTED_2016.pdf#page=79
http://www.waitsfieldvt.us/wp-content/uploads/2016/07/Waitsfield_Zoning_Bylaw_FINAL_ADOPTED_2016.pdf#page=79
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8. WORK PLAN 

The Planning Commission has several big projects in progress and on the horizon.  It seems like 

an appropriate time to identify these projects and prioritize/develop an initial work plan for 

tackling them in the coming months. Staff has identified each project along with a proposed 

order below. 

 

 

1 Act 171 Update to Town Plan First step (mapping) is in progress.  Once the 

subcommittee provides an updated map, and the 

PC/CC review the draft map together, the second 

step will be determining what regulatory/non-

regulatory policies and tasks will be identified 

for the appropriate management of these areas.  

2 Enhanced Energy Update to Town 

Plan 

These updates are almost entirely complete.  The 

chapter should be reviewed again to ensure it is 

in line with the forest blocks/habitat connectors 

maps and policies. 

3 Town Plan Re-Adoption Once Projects #1 and 2 are complete, this 

process can begin including public hearings with 

the Planning Commission & Selectboard 

4 Irasville Wetland Study Results 

Review 

Arrowwood Environmental should prepare final 

wetland maps for the Irasville/Waitsfield Village 

Area in Jan/Feb of 2021.  The PC should review 

the final deliverable and determine if the work is 

complete before the end of the grant term (May 

2021). 

5 PHD Standards The PHD draft should account of the Town Plan 

updates addressing forest block and habitat 

connector protections.   

6 Additional Zoning Bylaws 

Amendments 

These should be guided by the most recent 

legislative updates as well as topics that have 

come up over the past few months that staff has 

been tracking (temporary ADUs, updates to the 

sign standards, definition of story, etc.).  Short 

term rentals should be a part of this discussion. 

7 Irasville Master Planning This project will incorporate the updated 

wetland maps and include a review of the history 

of planning in Irasville. 

8 2021 Work Plan (continue) Continue to add to this work plan using tasks 

identified in the Town Plan as well as 

community needs as necessary 

 

B. Recommendation 

The Planning Commission should decide if they would like to put some basic timelines onto this 

workplan and decide when they are ready to share the plan with the Selectboard.  Staff 

recommends that this plan get updated quarterly and get in the habit of sharing with the 

Selectboard at a regular interval to ensure coordination on projects at appropriate times. 



Parcel ID Acreage / Description Owner How to Contact Notes

1 TBD 99046200 58.83A Ben Flemer TBD Steve has contacted, waiting for call back.

2 TBD 99046030 4.75 A; Barns Flemer & Compere TBD Steve has contacted, waiting for call back.

3 Yes 99129000 38.59 A
C3 ENERGY CAPITAL 

LLC

No need to contact before accessing, access via 
Big Pic parking lot (Chris's email is 

clamonia@c3energycapital.com if we need to 
contact him)

Michael visited 10/6

4 TBD 99128000 2.6A; DWL
4976 MAIN STREET 

LLC
TBD

Steve has contaced, Bobby Roberts is the contact and he will discuss with 
the family.  They are trying to sell this parcel.

5 TBD 99127 17.1 A; DWL, SHOP Parker TBD
AnnMarie has left voicemails w/ Bill & Julie, waiting for update 

(10/6/20 udpate)

6 Yes 99130.1 1.9 A
Andrew ("Tiger") 

Baird III

Should contact before accessing the parcel, 
Andrew III (Tiger)'s phone number is 802‐496‐

7197

7 Yes 99130000 9.1 A; DWL/APT
Andrew ("Andy") 

Baird, Jr.

Should contact before accessing the parcel, 
Andrew Jr (Andy's) phone number is 802‐496‐

2095

8 No 99146001 5.42 A; Rink Skatium Inc. N/A
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.

9 TBD 99142000 2 A; Bank
Howard Bank (TD 

Bank)
TBD

AnnMarie has emailed Chloe Cartularo (Finanical Services Rep @ TD 
Bank, Waitsfield).  She has forwarded the quesiton onto the manager 
who has forwarded to the regional operations manager.  Last update 

on 10/5/20.

10 Yes 38009000 10.31 A; DWL
Brian Shupe & 
Valerie Capels

Email Brian before accessing the site 
(bshupe@madriver.com). Brian would like to 
direct the consultant toward a few specific 

areas when site visit takes place

Michael visitsed 10/6

11 No 99162000 2.76 A BRAGG HILL #1 LLC N/A Ron has said no as per AnnMarie, 10/6

12 Yes 99183000 3.3A; DWL
Robert & Amy 

Scharges

Letter sent on 9/18, home number is 802‐496‐
9009, cell is 802‐793‐0456 email is 

rob@vermontcanoe.com

Wetland Mapping Project 2020/2021

See Parcel 
Map

Permission 
Granted

Parcel Details Fieldwork Status

5.a
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From: Vermont Planners Association on behalf of Alex Weinhagen
To: VPA@LIST.UVM.EDU
Subject: [VPA] VPA Legislative Update - grand finale - 10/15/20
Date: Thursday, October 15, 2020 4:23:06 PM

VPA Members,
The Legislature’s extended session closed on September 25, and Governor Scott finished up his
review of bills on October 12.  Law making in 2020 has finally come to a close!  Here’s what
happened on the three planning-related bills that made it to the Governor this fall.  Following that,
I’ve updated and revised information from my July 2, 2020 update on the outcome of other bills with
a planning nexus – so that you’ve got it all in one message.  The 2019-2020 biennium is over!  Any
bills that didn’t make it across the finish line are dead.  Resurrection is possible for some of them,
but they will have to be re-introduced and start over in the next session.

For additional perspective, and information on a host of other bills related to municipalities, check
out the legislative summaries done by the Vermont League of Cities and Towns (VLCT).  They
produced two summaries this session.  One in July after the Legislature recessed for the summer -
https://www.vlct.org/news/2020-legislative-wrap.  One in on October 9 after the Legislature
adjourned - https://www.vlct.org/news/2020-supplemental-legislative-wrap.

For more perspective on bills related to planning, check out the upcoming VT Department of
Housing and Community Development (DHCD) legislative summary -
https://accd.vermont.gov/community-development/resources-rules/planning.  This one is isn’t
ready yet, but will be posted in the coming weeks.  DHCD staff are highly involved in the legislative
action, and often report on bills with a planning connection that VPA didn’t focus on.  In other
words, I highly recommend checking out their summary when it becomes available.

The Big Three:

H.926 – Act 250 Reform – Vetoed by the Governor on October 5
The House-passed version of this bill was a comprehensive reform package.  The Senate stripped this
down to a tiny nub that only dealt with a temporary solution for trails jurisdiction and a new review
criteria to minimize forest fragmentation.  The House agreed to the Senate’s stripped down version,
but the Governor did not.  Looks like Act 250 reform will get a “do over” in the 2021 session.  All
legislative leaders say this will be a priority, but we won’t really know about that until after the
Legislature convenes in January.  Unclear if the comprehensive version of H.926 will be resurrected,
or if there will be a fresh start.

S.237 (Act 179) – Housing Bill – Signed by the Governor on October 12
As passed by the Senate, this bill had some very problematic provisions, including dictates on
minimum lot sizes for areas served by municipal water and sewer.  These provisions were stripped
out of the bill in the House.  The Senate agreed to the House version, as did the Governor.  The new
law (Act 179) took effect when the Governor signed it on October 12.  Here’s what the law
stipulates:

· Accessory dwelling unit allowances expanded.  Required provisions for municipal bylaws:
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Size expansion – must allow ADUs of at least 30% the size of the single-family dwelling or 900
square feet, whichever is greater.
Review options – must use same review that applies to single-family dwellings – i.e., no more
conditional use review in districts where single-family dwellings are a permitted use.
Short-term rental differentiation – can regulate short-term rentals distinctly from longer-term
residential rentals.

 
·        Existing small lot development expanded.  Currently, municipalities can prohibit development on

extremely small, existing lots that are less than one-eighth acre or have a lot width or depth
dimension less than 40 feet.  The bill modifies this provision so that it does not apply to small
lots that are served by and able to connect to municipal sewer and water service.

 
·        Conditional use character of the area standard limited for multiunit dwellings of four or less

units.  Such multiunit dwellings may reviewed as a conditional use, but may not be denied solely
due to an undue adverse effect on the character of the area.

 
·        Municipalities granted authority to regulate short-term rentals by means of an ordinance or

bylaw.  Definition of short-term rental includes, “… rented to the transient, traveling, or
vacationing public for a period of fewer than 30 consecutive days and for more than 14 days per
calendar year.”

 
·        Invalidates deed restrictions, covenants, or similar HOA-style restrictions created after January 1,

2021 that prohibit land development allowed under a municipality’s bylaws.  In other words, for
new developments, no more restrictions on accessory apartments, home occupations, and other
types of land development that a municipality’s zoning bylaws allow.  Such restrictions in existing
developments will remain unaffected.

 
·        Loan restructuring, forgiveness, and assistance from the Department of Environmental

Conservation for the Town of Brattleboro and the Tri-Park Cooperative mobile home park.  Also,
authorizes the State Treasurer to provide financing for mobile home park infrastructure projects.

 
Municipal planners and regulators should take notice of the first three items – e.g., accessory
dwelling units, existing small lot development, conditional use review for multiunit dwellings.  These
new State provisions take precedence over any contradictory provisions in municipal zoning bylaws. 
As of October 12 – i.e., no phase in period.  Undoubtedly, this will impact allowances for accessory
dwelling units (aka accessory apartments) in many municipalities.  Next time you update your
zoning, you’ll want to make sure it complies with these statutory provisions.  Until then, you’ll need
to go by the State statutory provisions.
 
S.54 (Act 164) – Cannabis Tax & Regulate – Became law on October 7 without the Governor’s
signature
Medical use of cannabis (aka marijuana) was legalized in Vermont in 2004.  Possession of one ounce
or less was decriminalized in 2013.  Recreational use of cannabis was legalized in Vermont in 2018. 
The circle is now complete with the legalization of production, testing, distribution, and retail sales. 
The Senate passed the bill in the 2019 session, and the House early in the 2020 session.  Ultimately,
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the House/Senate conference committee was able to hammer out a compromise that both
chambers approved.  The Governor saw the writing on the wall, and allowed the bill to become law
on October 7 without his signature.  The law does not become fully effective until 2022.  The new tax
and regulate system is still very much a work in progress, with responsibility for some details left to
the new Cannabis Control Board, which will be formed in 2021.  Some interesting facets (especially
for municipal planners):
 

Retail sales will only be allowed in communities that vote to opt-in.  No deadline for that, but even
so, prepare for some interesting community conversations, petitions, and votes in 2021 and early
2022!

 
Cultivation, testing, warehousing, and distribution are NOT subject to any municipal opt-in – i.e.,
they can happen whether you like it or not.

 
Municipalities cannot issue blanket prohibitions of cannabis establishments via ordinance or
zoning.  However, the bill empowers communities to create local cannabis control commissions,
and for such commissions to condition issuance of a local license on any zoning bylaw adopted
pursuant to 24 V.S.A, section 4414.

 
My reading is that municipalities can make cannabis establishments subject to conditional use
review/approval, and perhaps even craft new conditional use review standards pursuant to 24
VSA, section 4414(3)(B)(v).  Essentially, municipalities can use all of the tools in section 4414 –
e.g., zoning districts, conditional use review, performance standards, perhaps even overlay
districts.

 
Cannabis shall not be regulated as “farming”, and cultivated cannabis shall not be considered an
agricultural product or agricultural crop under relevant State laws.  It appears that municipalities
will have the power to regulate cannabis cultivation through zoning, unlike traditional agricultural
practices and agricultural structures.

 
Other legislation:
 
H.681 (Act 92) – Covid-19 Flexibility Government Operations – Signed by the Governor 3/30/20
A variety of accommodations for government operations during the covid-19 state of emergency –
elections, open meetings protocol, and water/wastewater system disconnection moratorium.

Open meeting law accommodations during the state of emergency:
Allows boards to meet electronically in lieu of a meeting at a physical location.
Requires that information be posted on how to access electronic meetings, with the same
access information included in the meeting agenda.
Requires that such electronic meetings be recorded, unless unusual circumstances make it
impossible.
Allows for meeting minutes to posted in 10 days instead of the usual 5 days – in the event of
staffing shortages.

Extension of deadlines:
State licenses, permits, programs, plans issued to municipalities and RPCs – extended by 90
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days after the end of the state of emergency.
Municipal licenses, permits, programs, plans – shall remain valid for 90 days after the end of
the state of emergency.
Municipalities also given the authority to extend or waive deadlines.

 
S.345 (Act 113) – Covid-19 Municipal Provisions – Signed by the Governor 6/15/20
More accommodations for municipalities during the covid-19 state of emergency – i.e., open
meeting posting, borrowing funds.

Allows municipalities to post meeting agendas and notices in two designated electronic locations
in lieu of the normal requirement for posting in two designated physical locations.
Requires that agendas and notices be posted in/near the municipal clerk’s office, and that a copy
of each agenda or notice be provided to the newspapers of general circulation for the
municipality.  **Not sure they understood that last provision that requires agendas and notices be
forwarded to newspapers, since that is rather onerous.

 
H.948 (Act 106) – Covid-19 Municipal Meetings – Signed by the Governor 6/15/20
Additional accommodations for municipalities during the covid-19 state of emergency.

Allows quasi-judicial proceedings to be conducted via electronic means without designating a
physical location.
Allows Boards of Civil Authority to forgo physical inspection of properties that are the subject of
an appeal (e.g., property valuation/assessment).

 
H.966 (Act 137) – Covid-19 Funding & Economic Relief – Signed by the Governor 7/2/20
One of the big covid-19 relief bills to spend a portion of the over $1.25 Billion the State received as
part of the federal CARES act.  For details and funding amounts, see the summary of the bill by
section.  Provides funding for:

Direct grants to businesses and individuals
Local government grants – for covid-19 reimbursable expenses (municipalities, RPCs, solid waste
districts)
Digitizing municipal land records
Housing assistance:

Legal and counseling services for those at risk of homelessness, and for landlord / tenant
assistance
VHCB for new housing facilities
VHFA for foreclosure protection to low- and moderate-income homeowners
VT State Housing Authority for rental assistance and eviction protection
DHCD for a re-housing recovery program to renovate properties that are vacant, blighted, or in
violation of housing laws for persons with COVID-related needs
Various programs for homelessness assistance (rental subsidies, motel vouchers, housing
navigation / case management, direct financial assistance, and incentives for landlords)

Broadband expansion and emergency services
 
S.301 (Act 125) – Telecom PUC Review Authority – Signed by the Governor 7/1/20
Extends the authority of the Public Utility Commission to review telecom facilities until July 1, 2023. 
This authority was supposed to sunset and revert back to municipalities several times.  Another in a
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long list of extensions to this sunset provision.
                                                                                                                                                                            
H.656 (Act 129) – Miscellaneous Agricultural Subjects (definition of “local”) – Signed by the
Governor 7/1/20
Only one small section with a planning nexus – sort of… agricultural planning, or if you like to eat
local.  Section 17 (pages 18-22) provides definitions of “local”, “local to Vermont”, “locally grown or
made in Vermont”, “raw agricultural product”, and more.
 
H.688 (Act 153) – Global Warming Solutions Act – Became law on 9/23/20 pursuant to an override
of the Governor’s veto
The much talked about law to require reductions in Vermont’s greenhouse gas emissions. 
Essentially putting some teeth into implementation of the State’s Comprehensive Energy Plan goals. 
The law creates a Vermont Climate Council, and requires the council to adopt a Climate Action Plan
by 12/1/2021 (to be updated every four years) that will set forth specific programs and strategies.  It
requires that the Vermont Agency of Natural Resources adopt rules by 12/1/2022 to implement the
plan.  Allows any person to take the State to court if the ANR rules aren’t adopted or if the rules are
insufficient to meet the required emission reductions in the plan.
 
H.611 (Act 156) – Older Vermonters Act – Signed by the Governor 10/5/20
I found this new law interesting, even though it isn’t directly related to the types of planning most
VPA members are engaged in.  It includes principles for a comprehensive and coordinated system of
services and supports for older Vermonters and addresses the role and duties of the Department of
Disabilities, Aging, and Independent Living (DAIL).  It requires DAIL to adopt a State Plan on Aging at
least once every four years.
 
H.967 (Act 161) – Family Child Care Homes – Signed by the Governor 10/5/20
A minor and temporary revision to allowances for the number of children at family child care
homes.  Until September 2021, such homes will be allowed to expand service for part-time, school-
age children from four hours per day to full day.
 
H.673 (Act 171) – Tree Wardens – Signed by the Governor 10/8/20
A bunch of positive changes to clarify the powers and responsibilities of Municipal Tree Wardens.
 
S.220 (Act 178) – Professional Regulation & State Energy Goal Education – Signed by the Governor
10/12/20
A variety of changes to the regulation of various professionals.  For our purposes, the interesting
part is in sections 33-37 of the new law, which requires certain that certain professionals obtain
continuing education (two hours) on the State’s energy goals.  Specified professions include: 
architects, landscape architects, pollution abatement facility operators, potable water supply and
wastewater system designers, professional engineers, property inspectors, real estate appraisers,
real estate brokers and salespersons, gas appliance installers, oil burning equipment installers,
limited oil burning equipment installers, boiler inspectors, electricians, and plumbers.
 
---------------------------------------------------
Alex Weinhagen
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Legislative Liaison, Vermont Planners Association
aweinhagen@hinesburg.org
www.vermontplanners.org
802-777-3995 (cell/text)
---------------------------------------------------

     Advancing the art and science of planning in Vermont
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Zoning Bylaws Section 5.04
Subdivision Regulations Article 2
Subdivision Regulations Article 3

Topic PRD (Section 5.04) PHD (as proposed) Notes

Zone District
Any zone district (PRD review in Ag-Res, Adaptive Redevelopment 

Overlay, Industrial District and Forest Reserve District require 
review as a Major Subdivision)

Only allowed in Ag-Res
Might consider developing a "PHD Overlay" that specifically 

identifies where PHDs are most appropriate

Project Area Based on the minimum lot size of the underlying Zone District
5 Acres and no more than 50% of the project area may include 

wetlands, elevation about 1700 ft, greater than 25% slope, 
protected lands, or FEMA flood hazard areas

Consider including the pending "forest block" areas to the 
natural features that should be considered in a PHD's project 

area.  Is it necessary to retain a minimum project size of 5 acres 
for PHDs?

Uses
Uses as allowed in the underlying zone district.  Multi-family 
dwellings not in AROD or adaptive reuse of barn capped at 

7,500sqft
Only single family dwellings allowed, densely clustered

In PHDs consider shared facilities that might be established 
(e.g., shared laundry, community rec facility, etc.?) do we want 
to make it clear that uses / structures accessory to residential 

uses are allowed?

Accessory Dwelling 
Units

Allowed as per the underlying zoning, not clear how density would 
be determined (if ADUs are counted toward density where they are 

allowed)

It is not clear that ADUs are allowed in PHD but it seems intentional 
that they have been left out.

Is the intent for PHDs to not allow accessory dwelling units?

Density

In the Ag-Res District, the total density is based upon the acreage of 
the pre-existing project area, regardless of the presence of 
wetlands and flood hazard areas (Sub Regs Article 3 Section 

3.2(A)(3). Zoning Bylaw Sec 5.04(C)(5)&(6) state that the maximum 
overall density shall be determined based on the max density of the 

underlying zone district, with bonuses available for clustered 
development (25% increase) and affordable housing (50%).  One 

question to consider is whether this would include ADUs.  

The draft PHD standards allow for the max density allowed in the 
underlying zoning, with a minimum of 4 units and max of 20.  

Additionally, density is determined based on the total project area 
NOT including wetland, floodplain, greater than 25% slope, 

protected lands, and lands above 1,700ft elevation.  Is density also 
intended to be set by the minimum lot size standards?  1/4 acre lots 
= a density of 4 units per acre (currently ag res allows 1 unit / acre).  
8,000 sqft lots for modest homes results in a density of 5.4 units / 
acre.  Is there a better way to allocate density bonuses in the PHD 

standards that more closely aligns with the PRD structure?

See Density Renderings (8.b). There are a number of questions 
remaining related to the application of density standards, both 

within existing PRD standards and the proposed PHD 
standards.  Where PRDs do not limit the size of lots, it should 
be considered whether PHDs need to establish a minimum lot 
size.  The density that the minimum lot sizes establish can be 

carried over (4 units / acre for or ~5 units/acre for modest 
homes).  Additionally, does the PC want to consider additional 

density incentives in PHDs for affordable housing? 

All PRDs/PUDs ( and PHDs as proposed) are reviewed based on:

Subdivision Review Process

PRD vs PHD Comparison

7.a

http://www.waitsfieldvt.us/wp-content/uploads/2016/07/Waitsfield_Zoning_Bylaw_FINAL_ADOPTED_2016.pdf#page=79�
http://waitsfieldvt.us/wp-content/uploads/2015/12/waitsfield_subdivision_regulations_03-04-08.pdf#page=5�
http://waitsfieldvt.us/wp-content/uploads/2015/12/waitsfield_subdivision_regulations_03-04-08.pdf#page=15�


Topic PRD (Section 5.04) PHD (as proposed) Notes

Open Space

60% minimum required.  Subdivision Regulations Article 3 Section 
3.9(B) identifies open space requirements.  Some language is 

included that sewage disposal areas should not be counted as open 
space unless reviewed and approved by the DRB given appropriate 
satisfaction that the intent of the open space standards have been 

met.  It is not clear that this would limit the development of a 
shared underground septic system.  May consider just amending 
this section to explicitly allow for shared septic in open space for 

any development?

50% minimum required, explicitly states that shared septic may be 
included in the open space area

Is there a reason that shared septic cannot already be utilized 
within a PRD, if approved by the DRB?  The standards can more 

clearly require that the PRD/PHD Master Plan show the area 
where the shared septic will be located to ensure that only 

compatible uses are proposed adjacent to the system and any 
necessary leech field.  Consider requiring 60% minimum open 

space for PHDs as currently required for PRDs.

Setbacks
Shall be maintained on the periphery of a PRD based on the 

underlying zoning but can be modified w/in the development by 
the DRB as appropriate

Shall be maintained on the periphery of a PHD based on the 
underlying zoning but can be modified w/in the development by 

the DRB as appropriate

Language can be added that directs applicants/the DRB directly 
to the standards in Article 3 of the Subdivision Regulations 

related to Scenic Resource protections (Article 3, Section 3.3(I).

Minimum Lot Size

The DRB can determine appropriate lot sizes based on the layout of 
the development, the purpose of the PRD is to allow for smaller lot 
sizes than the underlying zoning dictates, so long as open space is 

preserved

Established as a component of density determination based on 
house size (1/4 acre lots or 8,000sqft lots)

Is there a need to establish a minimum lot size for PHDs where 
it is not required for PRDs?

Building 
Requirements

As per the zoning
Explicitly state that building shall be placed on a permanent 

foundation

PRD vs PHD Comparison
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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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