
 

WAITSFIELD PLANNING COMMISSION 
AGENDA 

March 16th, 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/83864312208?pwd=d0N1Q1JYRDBid25wdTFhSzdjL2xP

QT09 
 

Meeting ID: 838 6431 2208 Password: 154881 
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. March 2, 2021 

 
5. MPG20 WETLANDS REPORT & MAPS REVIEW (60 +/- min) 

a. Arrowwood Engineering to present final report & wetland maps 
b. PC and Arrowwood to discuss final results 
c. PC identify next steps 

 
6. ZONING BYLAW UPDATES: HOUSING (30 +/- min) 

a. Housing Subcommittee to present proposed list of zoning bylaw 
updates related to housing and recommended phasing plan for future 
updates 

 
7. STAFF REPORT (10 +/- min) 

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

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

questions 
 

9. ADJOURNMENT 
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WAITSFIELD PLANNING COMMISSION 2 

DRAFT - Meeting Minutes 3 
Tuesday, March 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), Jamey Fidel (VNRC), Bruno 12 
Grimaldi, Phil Huffman, Ted Joslin, and Curt Lindberg (Waitsfield Conservation 13 
Commission) 14 

 15 
2. REVISIONS TO AGENDA, IF ANY:  16 

None 17 
 18 

3. PUBLIC FORUM:  19 
None 20 
 21 

4. *WORK SESSION WITH CONSERVATION COMMISSION: TOWN PLAN FOREST 22 
BLOCK/HABITAT CONNECTOR MAPPING 23 
*A quorum of the Conservation Commission may be present at the meeting.  This item is intended to 24 
serve as a work session and no action will be taken by the Conservation Commission at this meeting.  25 
Allowed pursuant to 1 V.S.A. § 310(3)(D) 26 
 27 
Mr. Hilke explained that at the work session held on February 2, 2021, the Planning 28 
Commission (PC) and Conservation Commission (CC) requested that the mapping 29 
subcommittee meet again to specifically discuss appropriate locations for potential habitat 30 
connectors along Route 100.   Mr. Hilke shared a PowerPoint presentation outlining several 31 
potential crossing locations.  A video recording (start at 12 minutes) and PDF of the 32 
PowerPoint presentation slides are available of this presentation. 33 
 34 
Mr. Hilke explained that he reviewed both over the road and under the road crossings along 35 
the Route 100 corridor through Waitsfield.  The analysis of over the road crossings required 36 
determining which coverage threshold would yield results.  The original model developed by 37 
the subcommittee looked for areas on either side of Town roads that had 80% forest or 38 
wetland cover.  Lowering the threshold to 70% cover yielded some useful results on Route 39 
100.  Under the road crossings would be in areas where existing bridges or culverts provide 40 
opportunities for wildlife to pass under Route 100 and for some species these are more 41 
important than any other type of crossing.  The Vermont Agency of Transportation (VTrans) 42 
will not replace infrastructure just for wildlife, but standards for these features since Hurricane 43 
Irene have enhanced, requiring them to be much larger than they used to be which provide 44 
many benefits for wildlife.  The best bridges and culverts for wildlife crossing provide some 45 
type of bench and are not just wall to wall water.  It can be useful to identify structures that are 46 
in good locations but just need to be updated and communicate with VTrans, especially as 47 
they near the end of their useful life (although this could take decades). 48 
 49 

https://drive.google.com/file/d/1X_CLxR45a7UM5HgEI9KrYBVbVu_5KXsT/view?usp=sharing
http://www.waitsfieldvt.us/wp-content/uploads/2021/03/Crossing-Opportunities-on-Rt-100-in-Waitsfield-2-8-2021.pdf
http://www.waitsfieldvt.us/wp-content/uploads/2021/03/Crossing-Opportunities-on-Rt-100-in-Waitsfield-2-8-2021.pdf
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Mr. Hilke explained that the best approach is to focus on areas that have good site and 50 
landscape characteristics.  Mr. Hilke and the PC reviewed 13 different areas along the Route 51 
100 corridor, as described in further detail in the linked video and PDF presentations.  The 52 
primary takeaways include: 53 

• There are currently no good locations for habitat connectors / wildlife crossing north 54 
of Waitsfield village.  The forest cover analysis did not show any areas appropriate for 55 
over the road crossings, and there are no under the road crossing locations that 56 
currently provide the quality of habitat needed to support wildlife movement across 57 
the landscape.  58 

• South of Irasville, there are a number of potential over the road and under the road 59 
habitat connector / crossing locations including: 60 
• The existing bridge just north of Eagles Road (over Mill Brook) as well as potential 61 

over the road crossings starting at the bridge and heading south to about the Lareau 62 
Park parking lot. 63 

• The existing bridge at Lareau Farm and over the road potential to the south, 64 
facilitated by improvements to the habitat on the land owned by the Town on the 65 
west side of the road (it should be noted that this bridge sees a good deal of 66 
recreation use from the swim hole) 67 

• Additional over the road crossings were identified around the intersection of 68 
Kingsbury Road, Rolston Road, Butternut Hill Road, and a small block near the 69 
town line.  These areas all feature good cover on either side of the road. 70 

 71 
Mr. Anderson asked about the balance between human use and wildlife under bridges that see 72 
a lot of recreational pressure.  Mr. Hilke explained that it is likely some uses create a greater 73 
pressure, such as those that impact dawn or dusk hours when wildlife is more likely to move.  74 
The PC asked how other communities have been able to protect identified lands as habitat 75 
connectors or wildlife crossings and if a regulatory buffer is a good approach.  Mr. Hilke 76 
explained that other communities have had success protecting these connectors with buffers 77 
that have heighted restrictions. 78 
 79 
The PC and CC discussed next steps and plan to bring an update to the Selectboard once a 80 
more final map of blocks and connectors is ready and draft language for the Town Plan update 81 
is finalized.   The group also discussed the timing of public hearings and community input 82 
related to the map.  Mr. Hilke reminded the group that the community values project that took 83 
place in the Mad River Valley in 2008 is also still relevant and useful and a lot of the values 84 
that came out of that project were related to protecting wildlife habitat and forest blocks. The 85 
PC and CC tasked the Act 171 Subcommittee to proceed with finalizing the maps that will go 86 
into the Town Plan as well as drafting proposed language for updating Chapter 11 and 12 87 
(goals, policies, tasks, etc.).  The group will meet again on April 6th to review this draft. 88 

 89 
 90 
 91 

https://mrvpd.org/community-values/
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 92 
5. APPROVAL OF MINUTES:  93 

The PC reviewed the February 2nd and February 16th draft minutes.  There were no concerns 94 
with the final version of the February 2nd minutes (which had been adopted on February 16th).  95 
Mr. Voigt motioned to approve the February 16th minutes. Ms. Peal seconded.  All in 96 
favor. 97 

 98 
6. STAFF REPORT:  99 

Ms. Decker-Dell’Isola provided updates on the work of the Housing Subcommittee and the 100 
status of the Wetland Grant maps from Arrowood.  The PC will plan on receiving an update 101 
from the Housing Subcommittee and Arrowwood Engineering at the March 16th meeting.  102 
 103 

7. OTHER BUSINESS AND BOARD/COMMITTEE MEETINGS 104 
See Staff Report for written updates from commissioners. 105 

 106 
8. ADJOURNMENT- Mr. Voigt motioned to adjourn the meeting at 9:06 pm.  Ms. Peal 107 

seconded.  All in favor.  108 
 109 
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Waitsfield Planning and Zoning Administrators Report 
March 16th, 2021 
 
 
5.  MPG20 WETLANDS REPORT & MAPS REVIEW 

Arrowwood Engineering has delivered the finalized wetland map and report, compiled using 
information from site visits completed in the summer/fall of 2020.  An interactive map of the 
data has been compiled and is available here: 
 
https://aevt.maps.arcgis.com/apps/webappviewer/index.html?id=07a154c9e5b84e66a42e9be
f078a5686 
 

       A Wetland Report and PDF of the map are also attached as exhibits to this report. 
 

Recommendations: Review the materials provided by Arrowwood and use this time to ask 
the consultant any questions you have about the data or methods. Consider the best 
approach for sharing this information with property owners who participated and the 
Selectboard.  Begin to outline next steps for master planning in Irasville. 

 
6. ZONING BYLAW UPDATES: HOUSING  
 The Housing Committee (HC) has been meeting regularly to consider the best approach to 

addressing the Housing related goals outlined in the Town Plan.  The following is a proposed 
plan for moving forward with housing in the coming year. 

 
Phase I: Zoning Bylaws Updates (Housing) 
Update the zoning bylaws to clarify and edit sections and definitions that currently provide 
barriers to housing options.  As a guiding Housing Policy, the Town Plan supports 
“encouraging a variety of housing types” to meet the needs of all residents.  The Town Plan 
also includes as a Housing Task the need to define and allow for tiny homes as a viable 
residential development option.  The HC also recommends updates to the current definition 
of affordable in the bylaws, and clarifications to PRDs.  A table is attached outlining the list 
of proposed edits that the Housing Committee would like the PC to discuss and consider as 
part of this first phase.  These updates can be combined with other updates to the Zoning 
Bylaws that should be made (clarifications and edits) as reviewed preliminary at a recent 
meeting.   
 
Phase II: Development Updates 
Once the bylaws edits from Phase I are adopted, the next step would be to address the Town 
Plan tasks of (1) identifying specific areas where higher density development might be most 
appropriate (and providing density bonuses in these areas for rural hamlet or tiny home type 
development) and (2) promoting infill in Waitsfield Village and Irasville.   

 
Recommendation: Review and discuss the proposed list of zoning bylaw amendments.  No 
action needs to be taken at this meeting.  
 
 
 

 

https://aevt.maps.arcgis.com/apps/webappviewer/index.html?id=07a154c9e5b84e66a42e9bef078a5686
https://aevt.maps.arcgis.com/apps/webappviewer/index.html?id=07a154c9e5b84e66a42e9bef078a5686
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7. STAFF REPORT 
 
A. Selectboard Update 
      The PZA is planning on bringing a “quarterly” report to the Selectboard, tentatively 

scheduled for the first meeting in April (4/12).  This will be an opportunity to discuss our 
work plan with the new Board and share the new wetland data.  Staff will bring a draft report 
to the April 6th meeting for review before it is sent to the Board. 

 
B. CVRPC Roundtable 
The CVRPC is hosting a roundtable on Cannabis legislation: 
 

Planning Commissioners + Municipal Officials Roundtable 
March 31, 2021 |6:00 to 7:30 pm 

Topic: Cannabis is Coming 
Session will include a review Act 164 Legislation and discussion on how municipalities can be 

partners in supporting healthy communities and preventing substance abuse. 
  

Remote Participation via GoToMeetings. Via computer, tablet or 
smartphone:  https://global.gotomeeting.com/join/734320605 
Via Phone: 1 (408) 650-3123 Access Code: 734-320-605 

New to GoToMeeting? Get the app now and be ready when your first meeting starts: 
https://global.gotomeeting.com/install/734320605 

 
 
8. OTHER BUSINESS AND BOARD/COMMITTEE MEETINGS 
See attached summary of 2/23/21 Small Development Seminar from AnnMarie Harmon 

http://r20.rs6.net/tn.jsp?f=001NYgnTaLOKNUr-ARSyRQ-rEgKqh7tBKvNBIAT1wre05UNUpFyATzdhvSQpm-XglAb9iCqpeVAH7GsF42vj_9XQDiLlbzx_pBW5RXknMeaQFABB2xYRpsuasM_2Itd3cg3wKMYv2RQCwi5UVovPt_G1yFXuJWBLr3kRfEq5yFNDlPsQRBu9NxYGQ==&c=TGKM-KScz-PNRq3Xxl2m-QukXb0LlrX270mLo4c-FAQV4CJQt7nciQ==&ch=6xHaXJOAtVEl5iAoFd1-TKlW0A1hIP9s8B3ck_53ULYRJGsBljXiiA==
http://r20.rs6.net/tn.jsp?f=001NYgnTaLOKNUr-ARSyRQ-rEgKqh7tBKvNBIAT1wre05UNUpFyATzdhvSQpm-XglAbjSH999t4JZYuygHzMwzVTej-Exzy6dfX_442cwr4MtGoPlQ3-tbjKDD_JTri_Mh-gz7YOthzrvBnnW--k8iRVrTlVO9Vn9e-2KJgVRSNkORVLSP6CO2PMg==&c=TGKM-KScz-PNRq3Xxl2m-QukXb0LlrX270mLo4c-FAQV4CJQt7nciQ==&ch=6xHaXJOAtVEl5iAoFd1-TKlW0A1hIP9s8B3ck_53ULYRJGsBljXiiA==


 

 

 

 

 

 

    Irasville Wetland Mapping Update 

 

 

 

 

 

 

Final Report Submitted to the Waitsfield Planning Commission 

 

 

March 3, 2021 

 

 

 

 

    



Irasville Wetland Mapping Update  1 

 

 

  

 

1. Introduction 

Arrowwood Environmental (AE) was retained by the Town of Waitsfield Planning Commission 

(PC) to update the wetland mapping within the vicinity of Irasville.  The goal of the project was to 

provide town planners with an up-to-date map of wetlands in Irasville to use in town planning 

efforts. This summary report outlines the methods and findings of that effort.  An ArcGIS 

compatible shapefile accompanies this report and contains the updated map along with attribute 

information about each wetland.  Appendix 1 contains an explanation of the attribute information 

that is provided for each wetland in the shapefile.  Appendix 2 contains a map of the Study Area 

with the updated wetland locations and provisional wetland classification designations. Summary 

data including size, natural community type, functions and values score, and S-rank for each 

wetland is also included on the map in Appendix 2. 

 

2. Methods 

Mapping the wetlands in the Irasville vicinity consisted of compiling existing data, remotely 

mapping wetlands, conducting field visits to a sub-set of wetlands and refining the map based on 

field visits.  Wetland boundaries are provided on a natural community basis, such that a single 

wetland may consist of several parts. The Study Area for this project was defined by the PC and 

is shown in Figure 1.   

Data Compilation / Remote Mapping  

Existing data on wetlands within the Study Area was obtained from both the PC and the Vermont 

Wetlands Office.  The following existing delineation data was compiled and reviewed:  

• Phelps Engineering/VHB Water Service Line Extension Project, 2012 

• Aegis Renewable Energy Mad River Community Solar Farm, 2015 

In all cases, this existing data was in the form of physical maps presented in reports or other 

documents.  No digital delineation data (CAD files or shapefiles) were available.  In some 
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instances, this data was manually drawn to update the wetland map with new wetlands. In other 

circumstances, it was advisory in confirming or updating wetland boundaries on the map.  

In addition to reviewing existing delineation data, updated remote wetland mapping was 

conducted.  The most recent ortho-imagery was examined to determine current wetland status and 

map updated boundaries. In many cases, historical imagery was consulted to determine historical 

land-use and changes over time.  Recent elevation models from LiDAR such as hillshade and 

digital elevation models were also used to refine wetland boundaries, where appropriate. 

Wetland Field Visits 

AE worked closely with the PC to target high priority wetlands for field visits.  Multiple parcels 

were identified and the PC conducted outreach to landowners to obtain permission for a field visit.  

Only properties that received landowner permission were visited as part of this inventory.  

Throughout the Study Area, public roads and trails were visited to make observations about 

wetlands that could be viewed without entering the property. While this assessment was less 

detailed than the actual site visits, valuable information on wetland status and boundaries was 

obtained using these public access surveys.  The map in Figure 1 shows which properties were 

visited.   

Figure 1  Study Area and Parcels Visited 
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Field visits were conducted by Michael Lew-Smith over multiple days during the summer and fall 

of 2020.  The purpose of the site visit was to 1) refine wetland boundaries based on site conditions; 

and 2) obtain more detailed information on the ecology and function of the wetland.  Boundary 

refinements were recorded with mapping-grade GPS in the field.  This GPS data was then used to 

update and finalize the digital wetland map.  Information on land use, vegetation, hydrology and 

wetland function were also collected using digital data forms.  This data was incorporated into the 

attribute table for each wetland.  

The wetland boundaries presented on the updated wetland map are provisional and intended to be 

used for planning purposes only.  Formal wetland delineations were not conducted as part of this 

project.  A formal wetland delineation provides the most accurate wetland boundary and is based 

on extensive in field review of the wetland resource.  Formal wetland delineations are conducted 

using the delineation methodology prescribed in the Vermont Wetland Rules, which is enumerated 

in the U.S. Army Corps of Engineers Wetland Delineation Manual (1987), and the Regional 

Supplement to the Corps of Engineers Wetland Delineation Manual: Northcentral and Northeast 

Region (Version 2.0) (2012). Formally delineated wetland boundaries can change over time and 

are therefore only valid for a period of five years.  Formal delineations are labor intensive and 

were outside the scope of this current inventory.   

Wetland classifications presented on the updated wetland map are provisional and based upon the 

following criteria for Class II designation: 

• All wetlands identified on the Vermont Significant Wetlands Inventory (VSWI) maps 

• All wetlands contiguous to wetlands on the VSWI Maps 

• All wetlands greater than 0.5 acres in area 

• All wetlands adjacent to streams 

 Class III wetlands are those that are not Class II wetlands. There are no Class I wetlands within 

the project area. Discussion of wetland classification as relates to regulatory jurisdiction is 

included in the State and Federal Regulatory Summary section below. 
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Functions and Values Assessment 

A functions and values assessment was conducted for each of the wetlands mapped in this 

inventory. There are eleven functions and values categories that were evaluated: 

• Water Storage for Flood Water and Storm Runoff 

• Surface and Ground Water Protection 

• Fish Habitat 

• Wildlife Habitat 

• Exemplary Wetland Natural Community 

• Rare, Threatened, and Endangered Species Habitat 

• Education and Research in Natural Sciences 

• Recreational Value and Economic Benefits 

• Open Space and Aesthetics 

• Erosion Control through Binding and Stabilizing the Soil 

• Size 

Wetlands were ranked as Low, Medium or High for each function or value and a point value 

assigned to each ranking (High=5, Medium=3, Low=1, None=0).   The points were added for an 

overall score (“FVScore”). The scores for wetlands in this inventory ranged from 1 to 32, out of a 

possible 55 points. The scores provide a mechanism to compare the importance of each wetland 

in the Study Area for its overall functional significance on the landscape. 

3. Results 

An updated wetland map was created consisting of 50 wetland polygons comprising 36 acres 

within the Study Area. This included 9 different wetland types such as Shallow Emergent Marshes, 

Alder Swamps, Cattail Marsh, Woodland Seeps and wetlands in managed fields.  Many of the 

wetlands in the central Study Area consist of “old fields” which have historically been ditched or 

otherwise impacted by surrounding development.  Wetland boundaries can be difficult to 

determine in these areas, especially where the soils are somewhat poorly drained and the vegetation 

and hydrology have been disturbed.  In many cases, margins of these wetlands slowly grade into 

upland conditions and are difficult to determine without conducting a formal wetland delineation.   
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Wetland Summaries 

Brief summaries of wetlands that were viewed from public access points or received a site visit 

are included below.  These summaries are intended to supplement the information that is 

incorporated into the attribute information provided for each wetland in the shapefile. They include 

information on wetland vegetation, wetland condition, wetland function and general information 

on wetland boundary mapping.  The wetland identification numbers correspond to the unique ID 

numbers shown on the map in the Appendix and included in the wetland shapefile attribute table. 

Wetland #5 

This 2.44 acre Old Field wetland is 

dominated by a mixture of reed canary 

grass, goldenrod and other mixed forbs.  

Historically, it has been extensively 

ditched in the wettest part of the wetland, 

the northern and north eastern corners.  

These ditches are evident on ortho photos 

and are filled with wetland vegetation like 

cattails.  The soil extracted from the 

ditches was piled along the ditches, 

creating some upland inclusions along the ditch perimeter.   Numerous other minor upland 

inclusions also appear to be evident in this wetland.  This historic disturbance has caused a decrease 

in the overall functions and values of this wetland.  The boundaries of Wetland #5 were drawn 

based on remote review of imagery and viewing from public access points.  An outdated partial 

delineation from Phelps Engineering from 2012 draws the southeastern boundary of the wetland 

further to the north than was determined for this project.  
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Wetland #4 

This 3.33 acre Old Field wetland consists 

primarily of old field and disturbed Alder 

Swamp. It was historically ditched in the 

north and as a result of past landuse 

practices received a lower functions and 

values score of 17. The boundaries of this 

wetland were mapped primarily from 

remote inventory, review of recent 

delineation data, and refined as visible from 

public access points.  The northeastern portion of the wetland (on the Brothers property) received 

a field visit.  The wetland in this area is on the wetter end of the spectrum experiencing periodic 

flooding from beaver activity to the north. The vegetation in this area includes scattered alder 

shrubs and the soils are gleyed. The field had recently been mowed at the time of the site visit and 

appears to be at least periodically cut to keep open.   

The southeastern corner of this wetland also received a site visit (TD Bank property).  The wetland 

boundary in this location appears to have recently been formally delineated with wetland 

delineation flagging still present. Data for this delineation was not available for this project. 

Manual drawing of the delineated boundary was conducted in this portion of the TD Bank property 

and where visible on the adjacent property.   
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Wetland #6 

This Alder Swamp is one of the most 

extensive and high functioning wetlands 

in the Study Area receiving a functions 

and values score of 32. Much of this 

wetland is naturally vegetated; it is 

dominated by alder shrubs interspersed 

with areas of open water from recent 

beaver activity.  It is important for flood 

water control, water quality, wildlife 

habitat, and erosion control.  In addition, 

because of the Mad River Path boardwalk, it is also important for recreation and aesthetics.  

Portions of this wetland appear to have been impacted by fill from surrounding development and 

most boundaries are topographically defined, either from natural topography or from wetland fill.   

Wetlands #2, #38 and #39 

Wetland #2 is a 2.06 acre Alder Swamp 

which is dominated by scattered alder and 

willow shrubs intermixed with open 

herbaceous vegetation dominated by reed 

canary grass.  Wetlands #38 and #39 are 

contiguous to this wetland with different 

vegetation types.  Wetland #38 is a 0.47 acre 

Shallow Emergent Marsh comprised of a 

dense monoculture of reed canary grass and 

Wetland #39 is characterized as a 0.19 acre 

Cattail Marsh. Both of these areas appear to have been significantly impacted by surrounding 

(developed) landuse and thus receive lower functions and values scores of 10.  The southern 

boundary of these wetlands are defined by the edges of development.   
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Wetland #42 

This 1.01 acre Shallow Emergent Marsh wetland 

consists of a dense near monoculture of reed canary 

grass.  The boundaries of this wetland were mapped 

from remote inventory and as viewed from public 

access points.  The boundary is topographically defined 

on the western and southern sides by development and 

ditching.  This wetland area exhibits low wetland 

functioning. The wetland functions and values score of 

11 is related to the nearby stream to the east.  

Wetland #40 

This 0.24 acre roadside Old Field wetland is located to the south of the larger Alder Swamp 

(Wetland #6).  It is slightly sloping and drains to the north.  It is dominated by mixed forbs, reed 

canary grass and goldenrod. The boundaries of this wetland were mapped from the site visit.  It 

received a low function and value score of 8.  It likely receives some runoff from Route 100 and 

provides some buffering from this runoff and the adjacent surface water.   

Wetland #30 

This 1 acre Agricultural Wetland exists in a 

mowed hay field along Route 100.  The 

boundaries of this wetland were mapped from 

remote review and refined from viewing from 

public access points.  The mapping for this 

wetland is based largely on the presence of 

hydrophytic vegetation that was visible from the 

sidewalk.  This area appears to be marginally 

wet and received a low functions and values 

score of 3. A formal wetland delineation is recommended for wetland status confirmation.  
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Wetlands #32-35 

This 2.4 acre wetland complex consists of a 

sloping Woodland Seep upgradient of an 

Alder Swamp and two diverse Shallow 

Emergent Marshes.  This is a floristically 

diverse wetland which offers valuable 

wildlife habitat, water quality function, 

erosion control and some flood water 

attenuation.  The wetland boundaries were 

mapped primarily from the field visit.  

 

Wetlands #26-28, #36 and #43  

This cluster of wetlands includes two Alder 

Swamps, two Old Field wetlands, and an 

abandoned pond.  The wetland boundaries 

were mapped primarily from the field visit. 

Hydrologically, the wettest part of this 

wetland system is the old pond and 

surrounding Alder Swamp ( Wetland #27).  

These wetlands together offer a wide variety 

of functions and values including flood 

water attenuation, water quality and wildlife 

habitat.  The abandoned pond likely provides breeding habitat for a wide variety of amphibians.   

Portions of  the old field wetland #43 are only marginally wet and received a low functions and 

values score of 6. A formal wetland delineation is recommended for wetland status confirmation 

of this wetland area. 
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Wetland #37 

This 0.1 acre Old Field wetland consists of a narrow band of hydrophytic vegetation at the base of 

a slope.  The boundaries of this area were mapped from remote review and as visible from a public 

access point.  The wetland appears to be only marginally wet as viewed from the road. Due to the 

history of disturbance in this area, a formal wetland delineation is recommended for wetland status 

confirmation.  

Wetlands #9-11  

This series of wetlands consist of large 

two Alder Swamps (Wetlands #10 and 

#11) and a Shallow Emergent Marsh 

along a stream (Wetland #9). The 

boundaries of these wetlands were 

mapped primarily from the field visit. 

Wetland #11 had been previously 

delineated as part of a solar project. The 

boundaries of this delineation were 

refined based on the 2020 field review and resulted in a larger area of mapped wetland.  This group 

of wetlands are significant for water quality, wildlife habitat, erosion control and flood storage.    

State Wetland Maps 

The Vermont Wetlands Program maintains a publicly available “wetland advisory layer”.  The 

advisory layer is an informational layer of wetland locations which have not been formally 

assessed.  This data layer includes provisional wetland maps from town wide mapping projects as 

well as wetland mapping under review by the Wetlands Program. Updates to the advisory layer 

occur quarterly on the ANR Atlas.  AE has been in contact with the Vermont Wetland Program to 

correct the existing advisory map for the study area and replace the existing layer with the updated 

wetland mapping data for this project. 
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State and Federal Wetland Regulations Summary 

It is the stated policy of the State of Vermont to identify and protect significant wetlands and the 

functions and values which they serve. The Vermont Wetland Rules (“Rules”) provide the 

authority to accomplish this policy and are administered by the Vermont Wetlands Program.  The 

Rules establish a classification system (Class I, Class II and Class III) for wetlands to define 

jurisdiction under the Rules. Class I and Class II wetlands are considered significant and regulated 

under the Rules whereas Class III are not considered significant and are not regulated under the 

Rules. Class I wetlands are exceptional or irreplaceable in their contribution to Vermont’s natural 

heritage and are identified within Appendix A of the Rules. Class I wetlands merit the highest level 

of protection for the wetland and are therefore afforded a minimum 100’ buffer. There are no Class 

I wetlands in the Study Area. 

Class II wetlands include those wetlands shown on the Vermont Significant Wetland Inventory 

Maps, that are contiguous to wetlands shown on the Vermont Significant Wetland Inventory Maps, 

or that are presumed to be Class II per the Rules. Class II wetlands are afforded a minimum 50’ 

buffer.  Class III wetlands are not protected or regulated under the Rules. There are both Class II 

and Class III wetlands within the Study Area. The Vermont Wetlands Program has the final 

authority over wetland classification.  In some cases, a site visit by Wetlands Program staff is 

required to determine the classification of a particular wetland.  For this reason, the classification 

status for wetlands included in this inventory are provisional and require final confirmation from 

the Vermont Wetlands Program. 

Any activity within a Class I or Class II wetland or buffer zone which is not exempt or considered 

an “allowed use” under the Rules requires a permit. Project proponents are encouraged to contact 

the Vermont Wetlands Program staff with project specific questions such as formal wetland 

classification determinations.  

The United States Army Corps of Engineers (USACE) regulates the discharge of dredged or fill 

material into waters of the U.S. (including Class I, II and III wetlands) under Section 404 of the 

Clean Water Act.  While the USACE can regulate all wetlands, regardless of Class, they do not 

regulate wetland buffers.  Permits are required from the USACE for regulated activities within 



Irasville Wetland Mapping Update  12 

 

 

  

 

wetlands and the New England District of the USACE issues General Permits within the State of 

Vermont. The purpose of the General Permit is to provide protection to the aquatic environment 

and the public interest while effectively authorizing activities that have no more than minimal 

individual and cumulative adverse environmental effects. Activities that are not eligible for the 

General Permits may require an Individual Permit to evaluate the impacts on the wetland. Project 

proponents are encouraged to contact the USACE with questions. 
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Wetland Attribute Table Information 

 

 

 

 



 

 

Field Name Meaning Responses Description 

FID 
Feature 

Identification 
Integer 

Feature identification number, assigned by 

ArcGIS software 

UniqueID 
Unique 

Identification 
Integer Unique identification number 

Source Source of data AE2021 Maps created by Arrowwood Environmental 

MapNotes Mapping Notes General Text 
Notes on the method of mapping, which may 

reflect the accuracy of the  

Acres Acres Integer The size of the community in acres 

Type Landcover Type General Text Indicates general landcover type 

LCLU 
Landcover / 

Landuse 
General Text 

Indicates specific landcover / landuse 

classification 

DomVeg 
Dominant 

vegetation 
General Text 

List of dominant vegetation as noted from site 

visit or viewing from public access 

NATCOM 
Natural 

Community 
General Text 

Lists the primary natural community present 

on the site 

COMMENTS Comments General Text 
Comments on the ecology, vegetation or 

mapping of the community 

CONFIDENCE Confidence Low/Moderate/High/Confirmed 

Indicates the confidence that a wetland exists 

at the site based on the remote inventory.  

Sites that were field verified receive a 

“Confirmed”. 

FIELDVISIT Field Visit 
Yes/No/Partial/Viewed-Public 

Access/ 

Indicates whether the site received a field 

visit. “Partial” indicates that a portion of the 

wetland was visited.  “Viewed-Public Access” 

indicates that the site was only viewed from 

off-property.  

VSWI 

Vermont 

Significant 

Wetlands Inventory 

Yes/No 
Indicates if the wetland overlaps a wetland on 

the VSWI map  

FLOODWATER Floodwater Low/Moderate/High/None 
Indicates if the site functions for floodwater 

retention 

WTRQUALITY Water Quality Low/Moderate/High/None Indicates if the site functions for water quality 

FISHERIES Fisheries Low/Moderate/High/None Indicates if the site functions for fisheries 

WILDLIFE Wildlife Low/Moderate/High/None 
Indicates if the site functions for wildlife 

habitat 

EXEMPLARYN

C 
Vegetation Low/Moderate/High/None 

Indicates if the site functions for significant 

vegetation 

RTE 

Rare, Threatened 

or Endangered 

Species 

Low/Moderate/High/None 

Indicates if the site functions for RTE species.  

Either known occurrences or possible 

occurrences based on habitat. 

AESTHETICS Aesthetics Low/Moderate/High/None Indicates if the site functions for aesthetics 

EROSIONCTL Erosion Low/Moderate/High/None 
Indicates if the site functions for erosion 

control 

REC-ECON 
Recreation- 

Economics 
Low/Moderate/High/None 

Indicates if the site functions for recreation or 

economics 

EDUC-RES 
Education - 

Research 
Low/Moderate/High/None 

Indicates if the site functions for education or 

research 

FVSIZE Complex Size Low/Moderate/High Size score for wetland and associated complex 

FXNVALSUM 
Function and value 

summary  
Integer 

Overall function score.  Calculated as a sum 

of all Function/Value scores using the 

following matrix: N=0, L=1, M=3, H=5.   

WetAcres Wetland Acres Integer 
Size of the overall wetland (wetland can be 

composed of multiple natural communities) 

State_Rank State Rank S1/S2/S3/S4/S5/NR   

The state rarity rank of the natural 

community.  S1 is rare, S5 is common.  NR 

indicates sites that are not ranked 

PrelClass Preliminary Class Integer 
Preliminary wetland class based on 

presumptions in the Vermont Wetland Rules. 
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Proposed Housing Related Zoning Bylaw Amendments
Meeting: Planning Commission 3/16/21

Topic Edit Proposed Section Notes

Accessory Dwelling Units Update all to 900sqft minimum as required by 2020 
legislative update

Article II: all applicable zone districts edit as required by legislative update

Multi-Family Dwellings Clarify how many units can be allowed in one structure (is 
this determined by underlying density?)

Article II: CU in Village Bus, Village Res, 
Irasville, ARO, Limited Business, Ag-Res (up 

to 3)
is this a way to help address "missing middle" housing?

Determine if a PRD should be required for a four-plex and 
above in the Ag-Res District

Tiny Homes
update the definition of "mobile home" to clarify that "tiny 

homes" are included in this definition, so long as all building, 
fire, and other state code requirements are met

Article VII (Definitions)

We currently do not have standards regarding the size of a SFD 
and tiny homes should be treated as any other pre-fabricated 

dwelling when utilized as a permanet dwelling unit on a lot 
(principal or accessory dwelling)

Temporary Dwellings

Clarify how and when temporary dwellings are allowed on a 
site in conjunction with an existing SFD (and maybe an 

existing ADU).  How long, who permits, wastewater/water 
requirements (state?), how many are allowed onsite, how 

many times a year, etc.

Article II - consider which zone districts and 
Article IV-  consider specific use standards

Section 4.13 currently allows the PZA to issue a temporary 
structure permit for uses "incidental to the principal use" for up to 

90 days.  Does this include a temporary dwelling unit?

Clarify primitive camp standards - or develop new 
"temporary dwelling standards"

Article II - currently primitive camps are 
permitted in the Ag-Res and CU in Forest 

Reserve (see here for language about 
wastewater alternatives)

Are these only allowed on lots that are not already developed?  
Could similar language be used to develop "temporary dwelling" 

standards that allow for yurts/RVs/tiny homes on a lot with a 
SFD/ADU, would this be another accessory use to SFD? timing set 

by state WW exemption?

Permanent Dwellings

would include the principal and accessory dwelling unit, on a 
permanent foundation (and/or permanent installation) to 

remain onsite (mobile home def calls this affixed), must 
comply with all zoning, building, fire, etc. requirements

Article VII (Definitions) and maybe Article IV 
(specific use standards)

useful to have this definition to distinguish between temporary 
and permanent, and also establish standards for what a 

permanent dwelling means

Affordability
update the definition of affordability to best match the 

current need for affordable housing and clarify ways that the 
DRB can ensure the affordability requirement is met

Article VII (Definitions) and maybe Article IV 
(specific use standards) and Section 

5.04(C)(6)

There have been questions about the best way to ensure that the 
affordability condition is met, espeically in scenarios where the 
PRD applicant may not be the affrodable housing development 

(scenarios where affordable lots are sold for development)

PRD Updates clarify that utilities can be shared Section 5.04 (PRDs)
These are questions that have come up in applying the current 

PRD standards
clarify that density is based on the max. allowed principal 

dwelling unit # in the underlying zoning

clarify how ADUs should be accounted for in a PRD (allowed 
but count toward density?)



how to apply density standards to multi-family dwellings



Notes from the Small Development Seminar given on 
2/23/2021 

This seminar was sponsored by the Vermont Natural Resources Council, the Brattleboro 
Development Credit Corporation, the Vermont Agency of Commerce and Community 
Development, and the Vermont Association of Planning and Development Agencies.


This seminar was presented by Bernice Radle of the Incremental Development Alliance. You 
can see her profile here: https://www.incrementaldevelopment.org/leadership


The goal of the Incremental Development Alliance is to cultivate small developers to assist 
them in the process using a neighborhood based approach. They have an acronym: STEP


S:	 Small scale projects — tiny houses to 3 stories

T:	 Time enhanced — projects that withstand the test of time

E:	 Entrepreneurial — mixed use with small businesses for Main Street

P:	 Purposeful — Inclusive with the dog bowl outside, bike rack, place to rest . . .


*** KEY — They must be income producing projects while doing well by doing GOOD!


What’s missing? The missing middle! 


Fundraising platforms: Community Development Financial Institution


HOW TO THINK LIKE A SMALL DEVELOPER 

• Is it good for the neighborhood?

• Can I legally and feasibly do this?

• Is it financially viable?

• Do I have a team to prepare for success?

• Does it fit within what I do in “my flywheel”?

• What next?


KEYS FOR SUCCESS 

• The more diverse the project the more resilient. For example restore a store with a studio 
unit.


• Small projects pays more per acre - the value/acre in a small project is higher than a Costco!

• Avoid franchises that sends money outside of the State.

• Practice patience and persevere! Have celebrations along the way!


ZONING  GUIDELINES 

• Create a “Zoning Map Amendment” to permit mixed use if necessary.

• Remove minimum parking requirements if they get in the way of development.

• Remove roadblocks to small developers such as minimum lot size requirements.

• Recommended books:


• The Color of Law

• Strong Towns


• Make use of legal non-conforming uses

• Restore existing buildings


https://www.incrementaldevelopment.org/leadership


• Allow two ADUs for every property.

• Create a commercial use in front and a residential unit in the back


DO WHAT YOU ARE GOOD AT 

• All projects go through a despair phase - you are not alone.

• Be willing to ask for help!

• Give the community what it needs - wine? Chocolate? Pies? Cute walk up apartments?

• Insist that revenue matches costs. If you can’t get the rent don’t do the project.


USE THE MOST SIMPLE FINANCING THAT WORKS 

*** Need your financing prior to your project so you can make the deal with the opportunity 
arises! ***


1) Personal Debt - Best way to start

• Home Equity line of credit

• Cash from friends and family

• Best for fix-ups, ADUs, single family houses, duplexes, small pre-leased commercial


2)	 Residential Mortgages

• FHA 203k, FHA 203b, 

• VA 

• Local Bank Construction Loans

• Best for the Live/Work building

• 1-4 units apartment building on one lot on one mortgage

• Commercial with owner’s unit

• Main Street rehabs

• Mortgage reductions


3)	 Commercial Mortgages

• High risk

• SBA loans

• Local bank construction loans

• Local bank mini-perm - goes into permanent

• Small balance loans, Freddie Mae, etc.

• Best for 5+ units

• Big warehouse converted into a market place

• Multi-tenant commercial building

• Walk-up apartment building


BE CREATIVE WITH CODES 

• Know the thresholds for elevators and sprinklers (residential vs. commercial sprinklers)

• Be creative - keeping stoves electric can reduce requirements on a commercial kitchen

• Find the danger and create fire walls and doors instead of sprinklers 

• Spreading out the project in phases may decrease sprinkler requirement

• Know the ADA - it doesn’t require elevators in two story buildings

• Sprinklers required in 3 or more unit buildings

• Know your fire marshal


GREAT ADVICE 

• Don’t skimp on insurance!!!!

• Cash out and re-finance

• Do the first project in cash and then use the money from that project to do the next project




• Make certain that the project will generate money before you begin

• Plant bulbs around the property and the neighborhood

• Create events to draw people to your business or new/renovated building


PRO FORMAS — BUILDINGS FOR RENT VS BUILDINGS FOR SALE 

Operating expenses: insurance, taxes, trash, water, etc.

Do Good Budget: 2% for picnic tables, murals, grill, etc.

Vacancy Rate: this is for the banks to account for tenants moving out or when someone can’t 
pay. Generally have it between 5 and 10%. This could be a potential bonus if nothing goes 
wrong!


• bit.ly/incdevcalc — to calculate principles

• Debt service coverage ration — 1.25 at the very least — 1.33 is better for the banks


WHERE CAN I GET THE MONEY TO DO THIS? 

• Find an operating partner

• Bank (for the loan)

• Cash investor (puts in equity) 

• High-Net-Worth-Individual (HNWI)

• Landowner (puts in the property as equity)

• Tenant (Signs a lease, may count towards equity)

• Putting as much money up front as possible reduces the risk


THE TEAM 

*** It’s all about building a team! The stronger the team the lower the risk ***


Pay by the hour:

• Bookkeeper

• Leasing/marketing

• Attorney (Create an LLC for non residential mortgages)

• Handy person/contractor

• Architect/Code Consultant

• Real Estate Agent

http://bit.ly/incdevcalc
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