
 

WAITSFIELD PLANNING COMMISSION 
AGENDA 

March 2nd, 2021 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/89518348015?pwd=L2Iyam81eFRtL3hpam5PNWl5QWIw

QT09 

 

Meeting ID: 895 1834 8015 Password: 433459 

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. *WORK SESSION WITH CONSERVATION COMMISSION: TOWN 

PLAN ACT 171 UPDATE (90 +/- min) 

a. Route 100 wildlife crossings review 

b. Additional mapping debrief 

c. Transition into policy discussion 

 

*A quorum of the Conservation Commission may be present at the meeting. This item 

is intended to serve as a work session and no action will be taken by the Conservation 

Commission at this meeting.  Allowed pursuant to 1 V.S.A. § 310(3)(D) 

 

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

a. February 2, 2021 

b. February 16, 2021 

 

6. STAFF REPORT (10 +/- min) 

 

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

min) 

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

questions 

 

8. ADJOURNMENT 
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Waitsfield Planning and Zoning Administrators Report 
March 2, 2021 
 
4.*WORK SESSION WITH CONSERVATION COMMISSION: TOWN PLAN FOREST 
BLOCK/HABITAT CONNECTOR MAPPING (ACT 171)  
 
On February 2, 2021, the PC and CC met and the Act 171 Mapping Subcommittee (Jens Hilke, 
Brian Voigt, Phil Huffman, and Annie Decker-Dell’Isola) presented a draft map of forest blocks 
and habitat connectors in Waitsfield.  The subcommittee outlined the methodology used in the 
mapping process and the group reviewed initial questions with the map.  The lack of identified 
Route 100 crossing was a primary concern of the group.  The methodology used to develop other 
recommended crossings did not pick up on areas with appropriate lengths or widths of cover to 
facilitate crossing Route 100.  The group asked the subcommittee to review Route 100 and 
identify areas where they see opportunities for crossing and bring those back to this meeting 
(3/2/21) for further discussion.  The subcommittee will present their findings for further 
discussion at this work session.  Any additional debrief from the 2/2/21 meeting or resulting data 
can also be addressed. 
 
As the group approaches a final mapping product, it would be useful to begin discussing 
appropriate policy updates to the Town Plan.  Jamey Fidel’s August 2020 memo is attached 
(Exhibit 4a) which outlines his initial assessment of the Town Plan (memo pg. 3) and proposes 
some potential updates to the Goals, Policies, & Tasks sections of both the Natural Resource 
Chapter (Chapter 11) and Land Use Chapter (Chapter 12) of the Town Plan. Appendix B of the 
Act 171 Guidance Manual also includes some examples of town policy updates related to Act 
171.    
 
The group can consider identifying an Act 171 Policy Subcommittee that can prepare draft 
language based on the conversation at this work session as well as Act 171 guiding documents. 
 
Useful Links: 

1. 2/2/21 Work Session Recording 
2. 2/2/21 Presentation Slides (PDF) 
3. Act 171 Guidance Manual: Appendix B 
4. Town Plan: 

a. Chapter 11 (Natural Resources) 
i. Goals, Policies, & Tasks 

b. Chapter 12 (Land Use) 
i. Goals, Policies, & Tasks 

c. Appendix B Map 6 (Natural Resources) 
d. Appendix B Map 11 (Future Land Use) 

 
Exhibits: 
4a. Jamey Fidel Memo (8/2020) 
 
 
 
 
 

https://drive.google.com/file/d/1pUgYPH1juHmLUSoPxtQVRE24ZlBEuNyA/view?usp=sharing
http://www.waitsfieldvt.us/wp-content/uploads/2021/02/2021-2.2-PC-Mtg-Act-171-Mapping-Sub-Presentation.pdf
http://54.172.27.91/naturalresources/Forest/Act171/Act171Guidance.pdf#page=35
http://www.waitsfieldvt.us/wp-content/uploads/2017/12/Adopted-Town-Plan-2017-2025.pdf#page=140
http://www.waitsfieldvt.us/wp-content/uploads/2017/12/Adopted-Town-Plan-2017-2025.pdf#page=164
http://www.waitsfieldvt.us/wp-content/uploads/2017/12/Adopted-Town-Plan-2017-2025.pdf#page=173
http://www.waitsfieldvt.us/wp-content/uploads/2017/12/Adopted-Town-Plan-2017-2025.pdf#page=190
http://www.waitsfieldvt.us/wp-content/uploads/2017/12/Adopted-Town-Plan-2017-2025.pdf#page=208
http://www.waitsfieldvt.us/wp-content/uploads/2017/12/Adopted-Town-Plan-2017-2025.pdf#page=213
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6. STAFF REPORT 
A. MRV Projects & Events 

 
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. Wetland Mapping 

Michael with Arrowood Engineering will have the final wetland map prepared for the 
Planning Commission early March and a presentation of the final deliverable is scheduled 
with the PC on March 16th, 2021. 

 
C. Housing Updates 

The Housing Subcommittee is proposing a “clean up and update” of the existing zoning 
bylaws and subdivision regulations as a first step toward addressing housing tasks identified 
in the Town Plan.  Specifically, the subcommittee will work on updating the existing 
definition of “affordable housing” found in the zoning bylaws to better match the housing 
needs of the valley as identified in the Kennedy Report.  The PRD standards will be updated 
and clarified to ensure that it is clear that utility infrastructure can be shared and to resolve 
questions that have come up in the application of these standards over the past year (i.e. are 
ADUs allowed in PRDs, how are they counted toward density, etc.).  This update will also 
aim to provide a definition of “tiny house” both as principal dwellings (located on a 
permanent foundation) and as temporary structures.  The updates should help provide clearer 
direction to developers and property owners as to what housing options are currently 
available and provide a clear path toward additional updates to the zone map and subdivision 
regulations for higher density development as a next step. The Committee will bring a 
proposed list of updates to the March 16th, 2021 PC meeting. 

 
 
7. OTHER BUSINESS AND BOARD/COMMITTEE MEETINGS 

https://mrvpd.org/mrv-community-indicators-project/
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To: Waitsfield Planning Commission 

From: Jamey Fidel, General Counsel and Forest and Wildlife Program Director, 

Vermont Natural Resources Council 

Date: August 28, 2020 

Re: Review of Town Plan for Act 171 Implementation 

Thank you for the opportunity to review the Waitsfield Town Plan (hereinafter Plan) with the 

goal of offering recommendations for Act 171 implementation.  

Act 171 was signed into law in June of 2016. The law requires municipal and regional plans 

adopted after January 1, 2018 to identify those areas that are important or require special 

consideration as forest blocks and habitat connectors, and to plan for land development in those 

areas to minimize forest fragmentation and promote the health, viability, and ecological function 

of forests.  

The following Act 171 statutory guidelines are important to consider: 

24 V.S.A. §4302 – Planning Goals: 

Vermont’s planning goal of maintaining and improving natural resources now specifically calls 

for management to maintain and improve forest blocks and habitat connectors.  

Relevant language: 

(6) To maintain and improve the quality of air, water, wildlife, forests, and other land resources.

…. 

(C) Vermont's forestlands should be managed so as to maintain and improve forest blocks and

habitat connectors.   

24 V.S.A. §4382 - The Plan for a Municipality: 

For municipalities that choose to plan, 24 V.S.A. §4382 requires that the plan include 12 

elements, many related to natural resources. As part of this planning, municipal plans adopted 

after January 1, 2018 must now include a map that identifies forest blocks and habitat 

connectors.   

Relevant language: 

(2) A land use plan, which shall consist of a map and statement of present and prospective land

uses, that:

Exhibit 4a
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(A) Indicates those areas proposed for forests, recreation, agriculture (using the agricultural lands 

identification process established in 6 V.S.A. §8), residence, commerce, industry, public, and 

semi-public uses, and open spaces, areas reserved for flood plain, and areas identified by the 

State, the regional planning commission, or the municipality that require special consideration 

for aquifer protection; for wetland protection; for the maintenance of forest blocks, wildlife 

habitat, and habitat connectors; or for other conservation purposes. 

…. 

(D) Indicates those areas that are important as forest blocks and habitat connectors and plans for 

land development in those areas to minimize forest fragmentation and promote the health, 

viability, and ecological function of forests. A plan may include specific policies to encourage 

the active management of those areas for wildlife habitat, water quality, timber production, 

recreation, or other values or functions identified by the municipality. 

 

24 V.S.A §4303 - New Act 171 Definitions: 

 

(34) "Forest block" means a contiguous area of forest in any stage of succession and not 

currently developed for nonforest use. A forest block may include recreational trails, wetlands, or 

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

under subsection 4413(d) of this title. 

 

(35) "Forest fragmentation" means the division or conversion of a forest block by land 

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

4413(d) of this title. 

 

(36) "Habitat connector" means land or water, or both, that links patches of wildlife habitat 

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

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

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

issued pursuant to this chapter, a municipality or regional planning commission may use the 

phrase "wildlife corridor" in lieu of "habitat connector.” 

 

(37) "Recreational trail" means a corridor that is not paved and that is used for hiking, walking, 

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

other similar recreational activity. 

 

Guidance Documents for Implementing Act 171: 

 

Several documents serve as helpful resources to implement Act 171. An Act 171 guidance 

document was developed by the Agency of Natural Resources, which follows the principles of 

the Agency of Commerce and Community Development’s Planning Manual. 

 

Planning: A Key Step Towards Protecting Forest and Wildlife Resources: Act 171 Guidance 

By Vermont Agency of Natural Resources. Available at: 

https://anr.vermont.gov/sites/anr/files/co/planning/documents/guidance/Act171Guidance.pdf 

 

Agency of Commerce and Community Development (ACCD) Planning Manual. Available at: 

Exhibit 4a

https://anr.vermont.gov/sites/anr/files/co/planning/documents/guidance/Act171Guidance.pdf


 3 

https://accd.vermont.gov/community-development/town-future/municipal-planning-manual 

 

The following figure offers a road map for planning for Act 171. Please refer to the Act 171 

Guidance document above for greater detail.  

 

 
 

Assessment of the Waitsfield Town Plan:  

 

Waitsfield already has conducted assessments that relate to forest block and connectivity area 

features. These features were identified in the 2007 Natural Heritage Element Inventory and 

Assessment for Waitsfield and Fayston prepared by Arrowood Environmental (referenced on 

page 11-20 of the Plan), and through the work of the Forests, Wildlife, Communities (FWC) 

Project (referenced on pages 11-22 and 11-23).  

 

As recognized in the Plan, the FWC Project worked with the VT Fish & Wildlife Department 

and various FWC Project partners to develop maps utilizing identified resources and a 

community visioning process to prioritized natural resources to assist municipal and watershed 

level planning. For example, the 2011 Tiered Ecological Priorities Map, developed as a planning 

tool for municipal governments in the Mad River Valley, identifies areas that ecologists have 

deemed important for conservation. In addition to these two resources, the Agency of Natural 

Resources’ BioFinder online mapping tool can be used to address Act 171 assessment and 

mapping requirements, and the Fish and Wildlife Department’s Community Wildlife Program 

can assist with Act 171 assessment and mapping. 

 

Waitsfield’s Town Plan currently includes elements that relate to planning for forest blocks and 

habitat connectors. For example, the Forest Resources and Wildlife Habitat Sections of Chapter 

Exhibit 4a
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11 discuss the concepts of forest and habitat fragmentation, and features such as contiguous 

habitat units, core habitat, wildlife travel corridors, forestry soils, and areas that are important as 

undeveloped parcels of managed timber lands (such as the Forest Reserve District), and 

municipal and state forests. An important next step for the Planning Commission is to clearly 

articulate and prioritize which of these features may qualify as “forest blocks and habitat 

connectors,” and to identify where there may be gaps.  We could outline a process to do this 

at the upcoming meeting.   

 

Once the Planning Commission identifies important forest block and connectors, and cleans up 

any overlapping terminology, the Planning Commission should update the narrative in the Plan 

on forest blocks and connectors, and identify these features on the Plan’s natural resource maps, 

and the future land use map. 

 

The final step for the Planning Commission is to plan for land development in identified forest 

blocks and habitat connectors to minimize forest fragmentation and promote the health, viability, 

and ecological function of forests. This can be done by having a robust discussion about the 

vision for minimizing forest fragmentation in identified blocks and habitat connectors and 

articulating clear goals, policies, and action steps or tasks. Many goals, policies, and tasks in 

the Plan already seem to be on point (with potential underlined modifications below), but the 

Planning Commission should decide if anything is missing, or should be modified:  

 

Natural Resource Goals  

 

11.K-1 The responsible stewardship and sustainable use of Waitsfield’s natural resources in a 

manner that protects and enhances the town’s and the broader Mad River Valley’s environmental 

well-being for the benefit of future generations.  

 

11.K-2 The conservation of natural features that contribute to Waitsfield’s and the Mad River 

Valley’s ecological health and biological diversity.  

 

Natural Resource Policies  

 

11.L-1 Identify and protect important natural resources, including prime agricultural soils, forest 

resources (soils, products, habitat, forest blocks), significant wildlife habitat including habitat 

connectors, floodplains, river corridors, water resources and other features described in this plan.  

 

11.L-2 Accomplish the protection of identified natural resources through measures and programs 

that support, where appropriate, the sustainable use of those resources, including management of 

productive forests and forest blocks, agricultural use of productive soils, commercial and non-

commercial recreational use of land and water, and the generation of renewable energy in 

appropriate locations.  

 

11.L-3 Support the continuation and expansion of the state current use program (“Use Value 

Appraisal”) to tax farm and forest properties at their productive value rather than their 

development potential. Encourage the participation of Waitsfield property owners in that 

program.  
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11.L-4 Collaborate with and support the efforts of local, regional and statewide conservation 

organizations to protect open space in Waitsfield through voluntary programs (e.g., purchase or 

donation of fee title or development rights). Priorities for open space protection include:  

 

11.L-4.a Productive agricultural land and working farms;  

11.L-4.b Primary agricultural soils, including those not presently in production, unless such soils 

are located on parcels identified as appropriate areas for future development ;  

11.L-4.c High elevation land (above 1,500 feet) in the Northfield Mountain Range;  

11.L-4.d Significant wildlife habitat, habitat connectors, and travel corridors (as defined in this 

chapter);  

11.L-4.e Trail corridors, river accesses and areas for dispersed recreation (e.g., hunting, hiking, 

biking and other non-motorized activities);  

11.L-4.f Riparian lands, river corridors and floodplain;  

11.L-4.g Identified scenic viewsheds; and  

11.L-4.h Undeveloped parcels adjacent to existing conserved lands, and 

11.L-4.i Forest blocks.  

 

11.L-5 Pursue land conservation projects in accordance with the overall policies of this plan, 

including, but not necessarily limited to, those related to land use, housing and economic 

development.  

 

11.L-6 Support the efforts of the Mad River Valley Planning District, Mad River Valley Rural 

Resource Commission and other organizations to implement and update the Mad River Valley 

Rural Resource Protection Plan.  

 

11.L-7 Explore the benefits of expanding of the Green Mountain National Forest proclamation 

boundary to encompass land located east of Route 100 which would allow the Town to obtain 

and/or facilitate federal technical and conservation assistance and Forest Service funds.  

 

11.L-9 Prohibit land development and removal of forest cover on slopes of 25% or greater.  

 

11.L-10 Enact, incentivize and support measures to preserve primary agricultural soils for 

continued and future agricultural use and prevent the fragmentation and development of these 

resources through the town’s land use regulations.  

 

11.L-13 Design all land subdivision above an elevation of 1,500 feet carefully to minimize or 

mitigate adverse impacts to significant wildlife habitat including habitat connector areas, 

productive forest land and forest blocks, scenic viewsheds, shallow soils and headwater streams. 

Appropriate methods to avoid or mitigate such impacts include clustering development on the 

least sensitive portion of the site and retaining the bulk of the subdivided parcel(s) as open space.  

 

11.L-14 Prohibit land development, including the construction of roads and extension of utilities, 

above an elevation of 1,700 feet, with the exception of activities related to non-commercial 

recreation, forest management and low-impact seasonal camps.  
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11.L-15 Design land subdivision and land development to avoid undue adverse impacts to 

significant wildlife habitat, and habitat connectors, and wildlife travel corridors, including those 

in the 2007 Natural Heritage Inventory, and contiguous habitat units forest blocks located outside 

of designated growth areas, including village and industrial districts and appropriate areas for 

residential hamlets. An adverse impact to significant wildlife habitat is any consequence of 

development that would demonstrably reduce the ecological function of habitat on a particular 

parcel. An adverse impact to contiguous habitat units (or core habitat a forest block is one that 

would result in a demonstrable reduction in the ecological function of the area, or the type of 

impact that, along with other impacts in the area, would lead to a cumulative reduction in the 

ecological function of the habitat in the contiguous habitat unit forest block, or would interfere 

with the ability of landowners to manage forestland within the forest block and maintain 

eligibility within the Use Value Appraisal Ccurrent Use) Program, if applicable. 

 

11.L-16 Design local incentives to encourage the conservation of large, unfragmented landscapes 

and forest blocks.  

 

11.L-27 Promote sustainable forest management to ensure the maintenance of water quality, the 

enhancement of wildlife habitat and the avoidance of adverse impacts on scenic resources, 

including upland areas in the Northfield Mountain range. (See Acceptable Management Practices 

for Maintaining Water Quality on Logging Jobs in Vermont).  

 

11.L-28 Continue to evaluate development proposals against the policies of this plan during local 

and state regulatory processes to ensure that such proposals are in conformance with the plan.  

 

11.L-29 Manage town-owned conservation properties (Scrag, Wu Ledges, Austin, Tardy) for a 

responsible, sustainable mix of public values in accordance with management plans prepared by 

the Conservation Commission with appropriate public input.  

 

11.L-30 Collaborate with other Mad River Valley towns and appropriate public and private 

organizations to further the sound stewardship across municipal boundaries of shared natural 

assets including the Mad River, mountain ridgelines, forest blocks, wildlife and habitat and 

habitat connectors.  

 

11.L-39 River corridors, flood plains, wetlands, and upland forest areas that attenuate and 

moderate flooding and erosion shall be protected and, where appropriate, restored.  

 

11.L-52 Continue to protect natural and beneficial functions for mitigating flood hazards.  

 

11.L-55 Support the goals of the Forests, Wildlife, & Communities Project, utilizing the Tiered 

Ecological Priorities Map for conservation planning and development review proceedings. 

Reference the Ecological Conservation Focus Area Map when focusing on technical assistance 

or ascertaining cost-efficient utilization of the town’s conservation resources. (Add other maps 

based on discussion with Planning Commission?)  
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Add - Enact, incentivize and support measures to maintain intact forest blocks and habitat 

connectors to prevent or discourage the fragmentation of these resources through the town’s land 

use regulations.  

 

Natural Resource Tasks  

 

11.M-1 Enact, through zoning and/or subdivision regulations, measures to preserve primary 

agricultural soils for continued and future agricultural use, and measures to maintain the integrity 

of forest blocks for continued natural resource functions, and which should include minimizing 

the fragmentation and development of these resources. [Planning Commission]  

 

11.M-2 Form a committee, to include willing landowners, to develop a multi-property 

management and conservation plan for lands in the Forest Reserve District. [Conservation 

Commission, Planning Commission, Tree Warden]  

 

11.M-6 Integrate fish and wildlife inventory data and information into strategies that encourage 

the preservation of these resources and wildlife corridors or habitat connectors in the area. 

[Conservation Commission, Planning Commission]  

 

11.M-7 Participate in the review and revision of the Camel’s Hump State Forest (Dana Hill 

Forest) management plan to ensure that wildlife habitat, recreation opportunities and aesthetic 

resources are protected and enhanced. [Selectboard, Town Administrator, Conservation 

Commission]  

 

11.M-8 Coordinate with land conservation organizations to ensure that conservation projects in 

Waitsfield are consistent with the goals and policies of this plan. [Selectboard, Town 

Administrator, Planning Commission, Conservation Commission, Mad River Watershed 

Conservation Partnership*]  

 

11.M-9 Maintain a reserve fund to support local land conservation efforts, with annual 

allocations included in the capital budget and program. [Selectboard, Town Administrator]  

 

11.M-10 Explore ways to educate landowners, especially new arrivals to the community, about 

techniques for good land stewardship and natural resource conservation. [Planning Commission, 

area real estate brokers*]  

 

Land Use Goals 

 

12.D-1 To maintain and enhance our town’s historic character, compact settlement pattern, 

natural resources, aesthetic beauty, open spaces and strong sense of community while providing 

appropriate locations for residential, commercial and light industrial development. 

 

Land Use Policies 

 

12.E-14 Promote the preservation of important natural resources, open space, scenic views, 

forest blocks and habitat connectors, and agricultural land in Waitsfield, specifically in the 
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Agricultural Residential and Forest Reserve Districts. Prevent the fragmentation of significant 

open lands and critical resources, and avoid or minimize the fragmentation of forest blocks and 

habitat connectors. 

 

Land Use Tasks   

 

Add: Ensure subdivision/ zoning regulations adequately address the fragmentation of forest 

blocks and habitat connectors. 

 

As a final step, we recommend updating sections of the Land Use Chapter, especially those that 

relate to the Forest Reserve District and the Agricultural-Residential District to ensure that there 

are policies to reduce the fragmentation of forest blocks and habitat connectors in both districts. 

While the Forest Reserve District already does this to a certain degree (with perhaps the need to 

update some terms, etc.), the Agricultural-Residential District is where more growth is occurring, 

and there should be policies to minimize the fragmentation of forest blocks and habitat 

connectors in this district (to the degree these features are identified in this district).   

 

Here are some suggested additions to the existing policies in the Plan: 

 

The following policies apply to the FR district:  

 

• Land use and development shall be limited to forestry, outdoor recreation, small seasonal 

camps, and year-round residential dwellings.  

• No residential development is permitted above 1,700 feet or on steep slopes (15% or 

more).  

• Roads and utilities shall not extend at or above elevations of 1,700 feet except to provide 

seasonal access to camps, forestry operations and for recreation.  

• Development shall be carefully controlled to avoid adverse visual impacts, degradation of 

water quality, and the large-scale fragmentation of wildlife habitat, habitat connectors, 

and productive identified forest blocks.  

• All development, buildings and structures (including roads and utilities) in the FR must 

be sited in a manner that maximizes or preserves the site’s most productive or potentially 

productive land, minimizes fragmentation of critical resources, including forest blocks 

and habitat connectors, and maintains as much contiguous open space as possible.  

• All development shall be minimally visible from offsite locations and not adversely affect 

important scenic vantage points, roads and viewsheds.  

• When land is subdivided, provision should be made to ensure access for future forest 

management and to avoid potential conflicts between land uses;  

• Residential development shall occur at low densities (maximum of one unit per 25 acres), 

although house lots should remain small with the balance of the land being held in larger 

parcels, to avoid the fragmentation of forest land. PUDs are an appropriate means for 

clustering development in this manner.  

• Promote sustainable forest management to ensure the maintenance of water quality, the 

enhancement of wildlife habitat and the avoidance of adverse impacts on scenic 

resources, including upland areas in the Northfield Mountain range. (See “Acceptable 

Management Practices for Maintaining Water Quality on Logging Jobs in Vermont”).  
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• Maintain, to the greatest extent practical, public access to recreational opportunities. 

 

The following policies apply to the AR district:  

 

• Continued support and protection of working farm and forest land and by avoiding the 

fragmentation and development of land containing significant areas of primary 

agricultural soils, and avoiding or minimizing the fragmentation of identified forest 

blocks and habitat connectors.  

• Limit land uses to agriculture, forestry, residences, land based uses (e.g., recreation, 

extraction) and very limited commercial or public facilities that are compatible with the 

rural, residential character of the district or support primary residential or agricultural 

uses.  

• Prevent the conversion of farmland by encouraging residential development in 

appropriate locations or areas established for development e.g. building envelopes (see 

illustration that follows).  

• Ensure through subdivision regulations that new development does not adversely impact 

sensitive natural areas, that adequate sewage disposal and water supplies exist, that new 

roads and utilities are coordinated with improvements on neighboring properties, and that 

farm and forest land remains available for production.  

• Consider decreasing density minimums within the district. Dimensional requirements 

should be developed in the zoning regulations that specify minimum density in 

coordination with maximum lot size, and/or require clustered or conservation 

subdivisions, to ensure residential development does not result in fragmentation of 

critical resources (is this defined? If not, decide whether to add forest blocks/habitat 

connectors as part of this consideration) and maintains an overall low-density 

development pattern in the AR district. The illustrations above show how a building 

envelope can be used to allow for a house site while preserving the agricultural use of an 

open meadow.  

• Promote clustered housing or residential hamlets with higher densities in appropriate 

areas, such as the areas identified in the 2005 Burnt Rock Hamlet Zoning Study.  

• Discourage moderate density residential development in inappropriate areas, which 

include: - Productive farmland, especially along the Mad River/Route 100 corridor and 

the Common and East Warren Roads; - Areas with steep slopes and extensive deer yards; 

and - Higher elevation ridges and knolls which rise above the Mad River and are highly 

visible from Route 100. (Consider adding forest blocks/habitat connectors). 

• Ensure that commercial activities, including home-based businesses, are compatible with 

residential neighborhoods in rural settings. These may include small lodges and inns and 

certain recreation 
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 1 
WAITSFIELD PLANNING COMMISSION 2 

DRAFT - Meeting Minutes 3 
Tuesday, February 2, 2021 4 

Held via Zoom Meetings (Video Call) 5 
 6 

1. CALL TO ORDER:  7:00 pm. 7 
MEMBERS PRESENT: Kevin Anderson, Bob Cook, AnnMarie Harmon, Alice Peal, Steve 8 
Shea, and Brian Voigt 9 
MEMBERS ABSENT: None 10 
STAFF PRESENT:  Annie Decker-Dell’Isola 11 
OTHERS PRESENT: Jens Hilke (VT Fish & Wildlife), Bruce Grimaldi, Phil Huffman, Ted 12 
Joslin, Leo Laferriere, and Curt Lindberg (Waitsfield Conservation Commission) 13 

 14 
2. REVISIONS TO AGENDA, IF ANY:  15 

None 16 
 17 

3. PUBLIC FORUM:  18 
None 19 
 20 

4. *WORK SESSION WITH CONSERVATION COMMISSION: TOWN PLAN FOREST 21 
BLOCK/HABITAT CONNECTOR MAPPING 22 
*A quorum of the Conservation Commission may be present at the meeting.  This item is intended to 23 
serve as a work session and no action will be taken by the Conservation Commission at this meeting.  24 
Allowed pursuant to 1 V.S.A. § 310(3)(D) 25 
 26 
The Act 171 mapping subcommittee provided an update on the progress of the habitat block 27 
and wildlife connector mapping project.  A PowerPoint presentation describing the project 28 
history, purpose of Act 171 updates and associated mapping, and specific methodology of the 29 
Waitsfield mapping project was presented by Mr. Hilke and Ms. Decker-Dell’Isola.  A video 30 
recording (start at 26 minutes) and PDF of the PowerPoint presentation slides are available 31 
of this presentation. 32 
 33 
Mr. Huffman expressed his appreciation of the level of collaboration between the 34 
Conservation Commission and Planning Commission    35 
 36 
Mr. Hilke explained that the proposed forest blocks take the VT Conservation Design 37 
(statewide priority) data and combine it with the core forest areas identified in the Natural 38 
Heritage Inventory completed by Arrowood Environmental in 2007.  Mr. Hilke reminded the 39 
group that when discussing habitat connectors, this does not exclusively mean wildlife road 40 
crossings.  “Connecting lands” are also identified as steppingstone blocks between forest 41 
blocks. Mr. Hilke looked at these “connecting lands” and enhanced them based on statewide 42 
high-resolution Vermont land cover data.  Riparian areas, many of which are already protected 43 
with floodplain and fluvial erosion protection overlays, also serve as important connecting 44 
lands. Potential wildlife crossings were mapped using a methodology developed by the 45 
subcommittee which used the same high-resolution land cover data as well as wetlands data to 46 
create a GIS model testing different combinations of road segments and buffer distances (with 47 
certain percentages of cover) to identify appropriate road crossing.  The team settled on a 48 
model that utilized 200ft road segment and identified segments that had 85% forest/wetland 49 
cover in a buffer 75m from the road on either side of the road. 50 
 51 

https://drive.google.com/file/d/1pUgYPH1juHmLUSoPxtQVRE24ZlBEuNyA/view?usp=sharing
https://drive.google.com/file/d/1pUgYPH1juHmLUSoPxtQVRE24ZlBEuNyA/view?usp=sharing
http://www.waitsfieldvt.us/wp-content/uploads/2021/02/2021-2.2-PC-Mtg-Act-171-Mapping-Sub-Presentation.pdf
https://vcgi.vermont.gov/data-release/statewide-high-resolution-vermont-land-cover-data-now-available
https://vcgi.vermont.gov/data-release/statewide-high-resolution-vermont-land-cover-data-now-available
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Mr. Hilke concluded his presentation explaining that the Town Plan can make different 52 
recommendations and set different policy goals for core forest blocks and habitat connectors.  53 
Mr. Hilke believes that edges of core forest blocks may be more flexible while protecting 54 
connecting lands, especially internal “steppingstone” blocks may be of highest priority as 55 
these are areas that will likely face the most development pressure and are the hardest to get 56 
back once lost which further limits wildlife movement.   57 
 58 
Mr. Joslin asked why farm fields had not been included in the wildlife crossing analysis as he 59 
has seen deer cross field to field across roads many times. Mr. Hilke explained that while deer 60 
might cross road using fields, almost no other species utilize fields for crossings. Mr. Lindberg 61 
asked how we might field check and verify these crossings and Mr. Hilke explained that 62 
Warren might be a good town to look to as they have completed a number of studies on 63 
wildlife crossings with the help of outside consultants.  64 
 65 
Mr. Anderson asked what areas might need wildlife crossings that this model did not pick up.  66 
Mr. Hilke explained that that was a great question to ask as its important to note that just 67 
because this model did not pick out a crossing does not mean that an important one does not 68 
exist or shouldn’t exist. Mr. Huffman and Ms. Decker-Dell’Isola agreed that they were 69 
surprised to find no crossings along Route 100 were identified by the model and believe that 70 
identifying these crossing locations is a very important component of this discussion.  The 71 
group agreed that the Route 100 corridor should be a priority area for identifying appropriate 72 
wildlife crossings.  Mr. Lindberg also explained that he believes it is important to ensure there 73 
is adequate connection between the Northfield and Mansfield forest blocks and this will 74 
require coordination with other towns to see how they are addressing connections in this area. 75 
The group had additional questions about specific areas on the tree canopy data layer as well.  76 
The mapping subcommittee will meet again to look at Route 100 and the tree canopy layer in 77 
more detail.  A follow-up work session was scheduled for March 2nd. 78 

 79 
 80 

5. APPROVAL OF MINUTES:  81 
Ms. Harmon asked for an update on the timeline once the Town Plan is updated for Enhanced 82 
Energy Planning and Act 171 compliance.  Ms. Decker-Dell’Isola informed the group that 83 
CVRPC confirmed that the re-adoption clock does re-start once the plan is updated, however 84 
we might choose not to wait that long. Mr. Voigt motioned to adopt the minutes as 85 
amended.  Ms. Peal seconded.  All in favor. 86 

 87 
6. STAFF REPORT:  88 

Ms. Decker-Dell’Isola provided updates on the work of the Housing Subcommittee and the 89 
status of the Wetland Grant maps from Arrowood.  The PC will plan on receiving an update 90 
from the Housing Subcommittee and Arrowwood Engineering at the March 16th meeting. The 91 
February 16th meeting will be scheduled for an update on the Enhanced Energy Plan that Ms. 92 
Decker-Dell’Isola and Mr. Anderson have been working on.  Ms. Decker-Dell’Isola also 93 
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updated the group on the status of Pedestrian Safety planning and coordination with VTrans to 94 
address immediate safety projects that can be completed on Route 100.  Town and MRPVD 95 
staff will serve as liaisons between VTrans and the various community stakeholder groups to 96 
determine how to accomplish these projects. 97 
 98 

7. OTHER BUSINESS AND BOARD/COMMITTEE MEETINGS 99 
See Staff Report for written updates from commissioners. 100 

 101 
8. ADJOURNMENT- Mr. Voigt motioned to adjourn the meeting at 9:03 pm.  Ms. Peal 102 

seconded.  All in favor.  103 
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WAITSFIELD PLANNING COMMISSION 2 

DRAFT - Meeting Minutes 3 
Tuesday, February 16, 2021 4 

Held via Zoom Meetings (Video Call) 5 
 6 

1. CALL TO ORDER:  7:00 pm. 7 

MEMBERS PRESENT: Kevin Anderson, Bob Cook, AnnMarie Harmon, Alice Peal, and 8 
Brian Voigt 9 
MEMBERS ABSENT: Steve Shea 10 
STAFF PRESENT:  Annie Decker-Dell’Isola 11 
OTHERS PRESENT: None 12 

 13 
2. REVISIONS TO AGENDA, IF ANY:  14 

None 15 
 16 

3. PUBLIC FORUM:  17 
None 18 

 19 
4. APPROVAL OF MINUTES: 20 

The PC reviewed the February 2nd minutes and requested clarifications in the naming of data sources 21 
discussed as part of Act 171 mapping.  The group also discussed the best way to capture the 22 
presentation that was made.  The PC requested that a link to the meeting recording and presentation 23 
slides PDF be included in the minutes for future reference and requested that language related to the 24 
presentation be edited.  The PC requested that the updates be made, and an updated draft be brought to 25 
the March 2nd meeting for review before adoption. 26 

 27 

5. STAFF REPORT:  28 

Ms. Decker-Dell’Isola provided updates on the work of the Housing Subcommittee and the 29 
status of the Wetland Grant maps from Arrowood.  The PC will plan on receiving an update 30 

from the Housing Subcommittee and Arrowwood Engineering at the March 16th meeting. Ms. 31 
Decker-Dell’Isola also presented a preliminary list of additional updates and clarifications that 32 
could be made to the zoning bylaws.  The PC agreed that it would be good practice to get in the 33 

habitat of regularly reviewing needed updates to the Zoning Bylaws and Subdivision 34 
Regulations.  Ms. Harmon explained that she believes the updates to the Town Plan should take 35 

priority and that this project can be addressed once that is wrapped up.  Mr. Voigt also 36 
explained that the Planning Commission will review this preliminary list again once the Town 37 
Plan is wrapped up but that the commission reserves the right to prioritize the potential updates 38 
when the time comes. 39 

 40 
6. OTHER BUSINESS AND BOARD/COMMITTEE MEETINGS 41 

See Staff Report for written updates from commissioners. 42 

 43 
7. ACT 171 MAPPING WORK SESSION DEBRIEF 44 

The PC discussed the Act 171 mapping work session held with the Conservation Commission 45 
on February 2nd.  Data from the meeting had been sent to the PC after the meeting.  Mr. 46 
Anderson explained that he was struck by the number of crossings that did not connect to 47 
forest blocks and explained he would like to see the PC prioritize those connections moving 48 
forward.  He would also be curious to see how the data looks with the Forest Reserve District 49 

and the protected lands layer overlayed.  He explained that he believes there are interesting 50 
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conversations to be had moving forward about how to prioritize these different natural 51 
resource features (including forest blocks, prime ag soils, wildlife crossings, etc.).  52 

 53 
Ms. Peal explained that she would like to address the orientation of open space in policies 54 
moving forward.  She explained that orienting open space thoughtfully with forest blocks and 55 
habitat connectors is a strategic way to ensure these lands stay protected.  Ms. Harmon 56 
appreciated that the presentation from the subcommittee discussed how wildlife crossings and 57 

habitat connectors are not just road crossings but also include floodplain and riparian areas as 58 
well as internal “connecting lands” that help wildlife move across the landscape.   The PC 59 
discussed overall concerns with Act 171 and the responsibility placed on the town to identify 60 
and map areas of importance to wildlife.  The PC agreed that the mapping of habitat 61 

connectors, specifically wildlife crossings, has been helpful but acknowledged that there is 62 
likely still research that needs to be completed into the scientific accuracy of wildlife using 63 

these identified crossing.  Mr. Anderson explained that he does believe the data compiled has 64 
value and will be useful for guiding development thoughtfully in the short term and 65 

highlighting areas that deserve further study and attention in the long term.  Ms. Peal agreed 66 
that it is useful to identify and protect what we can with the resources we have now and then 67 
highlight areas where we might need more research for continued planning and protection. 68 

 69 
8. TOWN PLAN ENERGY CHAPTER WORK SESSION 70 

The PC reviewed the updated draft of the Energy Chapter (Chapter 9) as prepared by Mr. 71 
Anderson and Ms. Decker-Dell’Isola.  The updated draft was meant to address the questions 72 
identified by the PC on January 5th, 2021.  The PC specifically reviewed Section 9.F which 73 

establishes more clearly where the known and possible constraints specific to Waitsfield are 74 

(used to map and analyze available energy resources and ensure targets can be met) as well as 75 

preferred sites and unsuitable areas.  The PC recommended that scenic roads be added to 76 
possible constraints and requested clarifying language for the term “prime agricultural soils”.  77 

The PC recommended that language be added for brownfields, landfills, and superfund sites 78 
under “preferred sites” to explain that there are not any known features of the sort in 79 
Waitsfield at this time.  A few other minor edits and clarifications were proposed. 80 

 81 
The Planning Commission is encouraged by the progress in the updated chapter and supports 82 

the direction that the updated draft is headed.  Data will be updated, and other minor 83 
amendments made, and an updated draft brought back to the Planning Commission for further 84 
review. 85 

 86 

9. ADJOURNMENT 87 
 Mr. Cook motioned to adjourn the meeting at 9:00 pm.  Ms. Peal seconded.  All in favor.  88 




