WAITSFIELD PLANNING COMMISSION
AGENDA
October 5, 2021 at 7:00 p.m.

Planning Commission
Kevin Anderson
Robert Cook
AnnMarie Harmon, Chair
Alice Peal, Vice Chair
Steve Shea
Brian Voigt

THE PLANNING COMMISSION WILL BE HOLDING A HYBRID MEETING.
THE PUBLIC MAY ATTEND IN PERSON AT WAITSFIELD TOWN HALL
OR REMOTE VIA ZOOM WITH TELEPHONE AND/OR VIDEO ACCESS.
THOSE PARTICIPATING MAY SPEAK DURING THE DESIGNATED
PERIODS.
To join the meeting remotely, use this link:
https://us02web.zoom.us/j/82523940217?pwd=RFg5OFc3U0xabnJnbnFQZ1NiODBHQT09
Meeting ID: 825 2394 0217 Password: 057511

Or call: 1 929 205 6099

Planning & Zoning
Administrator
J. B. Weir

Town Administrator
Annie Decker-Dell’Isola

Town Clerk
Jennifer Peterson

1.

CALL TO ORDER / ROLL CALL

2.

REVISIONS TO AGENDA, IF ANY (5 +/- min)

3.

PUBLIC FORUM (5 +/- min)

4.

APPROVAL OF MINUTES: (10 +/- min)
a.
September 21, 2021

5.

TOWN PLAN HOUSING CHAPTER 4 (30 +/- min) AnnMarie

6.

ACT 171 TOWN FOREST PLAN (15 +/- min) Brian Voigt

7.

TOWN PLAN AMENDMENT PROCESS (15 +/- min) JB

8.

WASTEWATER STUDY DISCUSSION (30 +/- min)

9.

OTHER BUSINESS AND BOARD/ COMMITTEE MEETINGS (15 +/- min)

10.

ADJOURNMENT

Town Treasurer
Vacant

Waitsfield Town Office
4144 Main Street
Waitsfield, VT 05673
(802) 496-2218
www.waitsfieldvt.us
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WAITSFIELD PLANNING COMMISSION
Meeting Minutes
Tuesday, September 21, 2021
1. CALL TO ORDER / ROLL CALL: 7:01PM.
a. MEMBERS PRESENT: AnnMarie Harmon, Bob Cook, Kevin Anderson, Alice
Peal, Brian Voigt, Steve Shea
b. MEMBERS ABSENT: none
c. STAFF PRESENT: J.B. Weir.
d. OTHERS PRESENT: None
2. REVISIONS TO AGENDA, IF ANY (5 +/- min) None.
3. PUBLIC FORUM (5 +/- min) None.

4. APPROVAL OF MINUTES OF SEPTEMBER 7, 2021 (15 +/- min)
a. Mr. Voigt moved to approve the minutes of September 7. Ms. Peal seconded. All
in favor.
5. WASTEWATER STUDY PROPOSAL (45 +/- min) Alice Peal
a. The draft of the wastewater feasibility study proposal was shared. Last Monday,
the Wastewater subcommittee met to discuss the proposal with a focus on why the
Planning Commission is seeking this updated study. The draft proposal includes
five main bullet points. Mr. Anderson recommended combining the second and
third bullet points for clarity. Mr. Shea questioned whether the proposal should
even include examining the possibility of a centralized system in the village due
to the lack of developable land. Discussion was had as to what land to the north
of the village, if any, would be suitable for development. Much of the land to the
north of the village is in the floodplain. Eventually, the town gravel pit could be
developed. Mr. Voigt believes the study should focus on decentralized options, as
these could open up some land in the villages for development. One positive
outcome of updating the centralized option would be reaching a final
determination as to its feasibility. In addition, there will be existing
individualized systems that may fail in the coming years. Mr. Cook agreed that,
at the very least, including an updated feasibility study on a centralized option
could effectually rule out that option from future consideration. The second
bulleted goal was revised to read: “Evaluate centralized and decentralized
wastewater options for the present and future needs of the Town as identified in
the area below.” Mr. Voigt believes that water quality should be included in the
fifth bulleted goal to be protected and improved defined wetlands and critical
habitats. Mr. Anderson believes the fourth bulleted goal should be strengthened
to stress that the study could be an essential component of the Planning
Commission’s work on both the Irasville and Village Town Plans. Mr. Anderson
wondered whether, as part of the scope of work, the study could evaluate the
success of the decentralized program. This could add value to the past studies.
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Mr. Cook agreed that one expectation could be an unbiased review of the
decentralized program and whether those that took part in the program are happy
with how it has gone. Mr. Anderson also wondered whether another expectation
of the study should concern how critical is the infusion of public money worth in
this situation. And are the upgrades achieving public benefits? Mr. Cook asked
about the life expectancy of the gravel pit. Mr. Voigt noted that it originally was
given a life span of 20 years, so there would be another decade of viability
remaining. Given the capacity limits for Munn Field, as identified by the 2004
Phelps report, Mr. Cook believes the study should include centralized options to
the north of the village should that system be put in place and capacity needs to be
increased at a future time. Members agreed to leave the focus study areas as
agreed upon – Waitsfield Village, Irasville Village and lands to the north of the
Village as far as the Town gravel pit, and Irasville and lands to the south of
Irasville to the Town-owned Munn property. Peter Lazorchak had emailed the
PZA a rough estimate of the cost of an updated study. PZA Weir had sent Mr.
Lazorchak a rough draft of the proposal, including a scope of work. Mr.
Lazorchak used the goals of the proposal, and assumed an initial meeting with the
Planning Commission, a presentation of findings, test pits if needed, and an
updated feasibility report. His initial review called for about 160 hours between
he and Amy Macrellis, and 16 hours of GIS technician work. The initial estimate
is approximately $25, 000. PZA Weir will draft this section for the Selectboard
proposal. Mr. Cook stressed that the proposal should align with the key elements
of ARPA funding availability. PZA Weir is meeting with the program manager
for the Village Wastewater Solutions Initiative on Thursday and will make sure
the proposal aligns with the key elements of ARPA funding.
6. TOWN PLAN HOUSING CHAPTER (30 +/- min) AnnMarie Harmon
a. Members had reviewed the draft and provided feedback within the document.
Table 4.2 still needs to be updated, as the missing dataset was linked to the
document and is not able to be located. Mr. Voigt offered that he may be able
help, as he has a guest lecturer from the U.S. Census speaking to his students next
month and perhaps the Table 4.2 dataset could be used as an example. Discussion
was had as to the revisions to the tiny homes section which Ms. Harmon had
rewritten. Ms. Harmon included in the revision language that the International
Residential Code “does not require that the tiny house be placed on a foundation.”
Mr. Voigt preferred the existing paragraph. Mr. Shea asked whether a positive
statement should be made as to tiny homes and whether they must be on a
permanent foundation. Ms. Harmon will revise the section and remove the
sentence pertaining to the IRC. Mr. Anderson noted that the new “goals” seem to
read more like policies. Members agreed. New goals 4.F-2 – 4.F-6 should be
moved over to the policies section in 4.G. The existing goal 4.F-1 can be split
into three different goals. Mr. Cook asked about policy 4.G-11 and what “zoningbased Housing Priority Areas” were. This language originated from the 2017
MRV Housing Study. Members will review pages 40-41 of the study to get a
clearer idea of what this means before a decision is made on whether to keep it in
the policy section.
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7. ACT 171 TOWN FOREST PLAN (15 +/- min) Brian Voigt
a. Mr. Voigt presented his updated draft of the Town Forest Plan for chapter 11.
i. 11.C – is it still true that the “town lies within a Class II attainment or
clean air region as defined by Vermont’s Air Quality Implementation
Plan”?
ii. Discussion was had as to the second to last sentence in 11.D, which reads
“Land above an elevation of 1,500 feet and the steep hillsides and
prominent knolls rising from the valley floor have been identified through
computer-based visual sensitivity analysis and community visual
assessments as being especially vulnerable.” Members were not sure
where this language came from. Mr. Voigt believes this is addressed
elsewhere.
iii. 11.E needs to be revised with regard to access to Mad River swimming
holes (Neill farm access no longer allowed, Couples Club the only deeded
access?)
iv. 11.I – sentence pertaining to the VSWI map update should be revised to
reflect mapping work this past year
v. The most recent Expanded Community Report from Flood Ready has been
added into the chapter
vi. 11.I – is the Town working with UVM to conduct a stormwater
management master plan for the Town? Members were unsure. Mr.
Voigt will clarify.
vii. Task 11.M-21 (Housing & Act 171 mapping) needs updating
viii. Mr. Voigt still needs to update the Village Center Boundary Map
ix. Members reviewed different illustrations which could be used to better
depict placement of building envelopes which minimize forest
fragmentation. Mr. Voigt will continue to look for a better illustration.
Members did agree upon a new clustered development illustration per Mr.
Voigt’s suggestion.
8. OTHER BUSINESS AND BOARD/ COMMITTEE MEETINGS (15 +/- min)
a. PZA Weir had forwarded members the email concerning the RISK MAP
Discovery process for the Winooski River Watershed. The email contains a
municipal questionnaire as a first step in community input regarding RISK
mapping, assessment, and planning. This would be the first time in which FEMA
has attempted to update the flood mapping for the watershed containing the Mad
River. Discussion was had as to what data could be provided as opposed to
anecdotal observations. PZA Weir will reach out to State Floodplain Manager
Ned Swanberg to see if he has any hard data pertaining to areas that could use
remapping. Ms. Peal and PZA Weir will work on the questionnaire which is do
October 1.
b. Mr. Cook noted that the Future Land Use Map 15 needs to be updated, especially
considering the possibility of a 2022 wastewater options study, more recent
wildlife corridor mapping, and updated wetlands studies.
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c. Mr. Anderson noted that the constraint mapping done by Ashley Andrews at
CVRPC needs to be revised as there were some considerations that were missed.
Mr. Anderson hopes to have the final maps by next meeting.
9. ADJOURNMENT
a. Mr. Cook moved to adjourn at 9:14 p.m. Ms. Peal seconded. All in favor.

Respectfully submitted,
J.B. Weir, Planning & Zoning Administrator

4. H ous ing
4.A

Overview

Housing is one of life’s necessities, yet safe, affordable housing and the American dream of
home ownership are increasingly beyond the reach of many Vermonters, including many
local residents. Pride of ownership improves neighborhoods and community morale.
Waitsfield has long recognized the need for a variety of housing alternatives to support a
socially and economically diverse community.

The Mad River Valley Housing Demand & Market Analysis, completed by Doug Kennedy
Advisors (and referred to as the Kennedy Report), was completed in 2019 through a
partnership between Waitsfield, Warren, Fayston, and the Mad River Valley Planning
District. The goal of the project was to “assess the market and demand for housing in the
Mad River Valley region.”
They found that The report states that 49% of Waitsfield households are in the 45-64 year
old age range, the highest in the MRV and slightly higher than the state average. The two
household groups expected to grow the most in the next five years are the 65+ years (most
significant) and 25-34 year aged households. Additionally, The MRV labor force decreased
from 2010-2019, believed to reflect the “aging-out” of the workforce. Also cited were the
effects of Short Term Rentals (ie. AirBnb, Vemo) on the available long term rentals,
unaffordable long term rentals, few subsidized housing units and high home prices for first
time home owners.
Recommendations in the Kennedy report were are: a workforce rental housing project, a
senior rental housing development and an affordable housing project for new buyers. It was
recommended that these projects should be located within a village or close to a core village
area.
The 1991 report, A Future for Affordable Housing in the Mad River Valley, documented a
variety of housing issues, including the need for more affordable, elderly and employeeassisted housing. Housing has been an issue in Waitsfield for decades, with the first cited
housing report conducted in 1991. The Mad River Valley Planning District published the
“Mad River Valley Housing Study 2017,” which documents successes but also the fact that,
despite all efforts, housing remains unaffordable for many Valley residents and employees of
Valley businesses. This study involved community outreach and data analysis as part of the
planning process and identifies trends in the market and the gap between what people can
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afford and current housing costs in the Valley. It also includes a number of key
recommendations, which the Town should reference in its future planning efforts.

4.B

Current Housing Situation

In 2001, the Mad River Valley was beginning to see the effects of escalating house values.
prices continued to rise through 2006 and remain high still today. One of the primary
factors driving this sharp increase in prices is the fact that housing development is not
keeping pace with population growth and the rate of household formation and new
households. Housing prices have also been pushed upward by the in-migration of new yearround and vacation home buyers from outside of The Valley who have the financial
resources to outbid would-be buyers dependent on local wages, which are generally lower
than regional and national norms.
Between 2000 and 2010, Waitsfield’s year-round population increased by 60 people (around
6 people per year), and the number of households increased by 4 per year. As shown in
Table 4-1 below, population growth was very strong in the 90s, but has stabilized in the last
several years. Population projections prepared by the Vermont Agency of Commerce and
Community Development, and compiled in the 2016 Mad River Valley Planning District
Annual Report, indicate that growth is expected to remain stable, in the 3-5% range.
Following national and statewide trends, the average household size in The Valley has
continued to decline over the years, due to an aging population and changing household
composition. Waitsfield continues to have the lowest average household size in The Valley.
Table 4-1: Population
Year

Waitsfield

% Change

Washington
County

% Change

Vermont

% Change

2000
2010
2020

1,659
1,719
1,844

17%
4%
7%

58,039
59,534
59,809

13%
3%
1%

608,802
625,741
643,077

14%
3%
3%

Source: US Census Bureau, American Community Survey, VT Housing Data, Census of Population & Housing, Summary File 1
Table P1

Table 4-2: Total Housing Units and Number of Households in Waitsfield
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Housing Projections. Comparing projections prepared for Waitsfield using Census data (see

Table 4-3), the Town’s year-round housing stock could grow as much as 17 dwellings per
year between 2010-2040, using high end estimates, to as little as 2 units per year, using low
end estimates. The 2016 Central Vermont Regional Housing Distribution Plan calls for
Waitsfield to plan for the construction of 312 additional year-round homes between 2000
and 2020. However, between 2000 and 2015, 133 permits for single-family homes were
issued in town, and only 35 since 2010, indicating a decreasing trend.
Policies promoting increased residential development in Irasville Village, the Village
Business District, the Village Residential District, and residential hamlets, particularly if
supported through new infrastructure, could dramatically alter both the rate and pattern of
local housing development.
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Table 4-3: Housing Unit Projections in Waitsfield

# Housing Units Projected

Source: U.S. Census Bureau - Census of Population & Housing
Summary File 1 Tables H1 and H4
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4.C

Year
2020

2030

2040

Average Growth Rate

1068

1128

1191

Linear Regression

1098

1098

1076

Exponential Growth

1151

1395

1512

Overall Average

1106

1207

1260

Housing Characteristics

At the start of the 2000s, the shortage of year-round housing was spurring spurred both the
construction of new homes and the conversion of seasonal units to year-round homes.
During the 1990s, around 60 percent of the new homes built in Waitsfield were single-family
detached units and 40 percent were attached or multi-family units. The Census also showed
a decrease in the number of seasonal and vacant homes in town.
Single-family detached homes currently comprise more than two-thirds of the Town’s
housing stock, but Waitsfield does have a relatively higher percentage of attached or multifamily units than the surrounding area. Such units have been developed over the years
through new construction, including mixed-use development, the adaptive reuse of historic
structures such as the old high school, and the conversion of older single-family homes into
multi-family units.
Local permit data indicates that most of the housing built in Waitsfield since 2010 has been
single-family detached homes. Waitsfield’s 2016 Grand List included 681 residential
properties, an increase of 24 from 2009. There were 13 fewer seasonal and vacation homes
on the 2016 Grand List than in 2009.
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Table 4-4: Age of Housing Stock

Year

Waitsfield

Prior to 1959
1960-1979
1980s
1990s
2000-Present
Total

266
415
162
93
103
1039

As Percent of Available
Units in Waitsfield

As Percent of Available
Units in the Mad River
Valley

26%
40%
16%
9%
10%

12%
49%
21%
10%
8%

Source: U.S. Bureau of the Census – American Community Survey

The number of mobile homes, generally considered a relatively affordable housing
alternative, decreased during the 1990s, and in 2000 they accounted for slightly less than
five percent of the Town’s housing stock. This was a relatively high percentage for the Mad
River Valley, but is less than that for the county or state. There were 81 mobile homes listed
in the 2016 Grand List.
There has been recent interest in utilizing tiny houses as a way to add affordable housing
stock to Waitsfield. Tiny houses have a smaller environmental footprint and do not require
the same amount of maintenance as a large home. One of the biggest challenges to
increasing the supply of affordable tiny houses is acceptance into the International Code
Council Building Code, set to happen in 2018, and how they are treated relative to local
zoning bylaws and state wastewater regulations. Access to shared water and wastewater
systems might also be necessary to achieve a significant improvement in cost savings when
compared to normal, small accessory dwellings.
Since the early 2000’s, Waitsfield has been interested in taking advantage of the tiny house
movement as a way of providing affordable housing. Tiny house villages, with the parking on
one side and a community building for laundry and storage, have been popping up all
around the country. Concerns regarding following the building code are in the past as the
International Residential Code has adopted a reasonable section covering the construction
of tiny houses in Appendix Q. Tiny houses can play an important role in minimizing the
environmental impacts of housing while providing safe and healthy homes at affordable
prices. When built on a permanent foundation with hook-up to water and septic they can
contribute to an affordable housing solution. Tiny houses can be a part of a subdivision,
hamlet or as a stand alone accessible dwelling unit. The primary controversy is whether or
not to permit tiny houses that remain on trailers. The IRC does not require that the tiny
house be placed on a foundation.
Tiny houses may be impractical for first-time buyers such as a couple who wishes to start a
family. With a 1,000 square foot footprint, “modest houses” can also be an affordable option.
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The key to affordability when developing affordable housing is the ability to share water and
wastewater systems, solar and perhaps even heating systems (i.e. Cobb Hill Eco-Village, VT).
Another key to affordability is utilizing prefab and modular structures. Small and efficient
single-family houses, clustered in a way to share utilities should aim to attract younger
households in the 120-140% Area Median Income (AMI) bracket. The development could be
clustered to accommodate 5 to 20 structures and ideally located close to a core village area
so that they are walkable and connected reasonably to the existing infrastructure network.
Accessory Dwelling Units (ADU) are defined by the Vermont Planning Act (24 V.S.A 4412)
as an efficiency or one-bedroom apartment structure located on an owner-occupied existing
single- family dwelling lot. ADUs can help address the acute need for housing and rental
units. The Waitsfield Zoning Bylaws allow for ADUs and adhere to the state specifications
for minimum and maximum sizes. In 2020, the Mad River Valley Housing Coalition created
a grant program for homeowners to renovate existing structures or build new structures as
ADUs.

4.D

Housing Affordability

Income and Housing Costs. In the early 2000’s, housing costs escalated while household

income only grew slightly, widening the housing affordability gap. However, recent Census
data shows a slight reversal, supported primarily by an increase in median household
income, which between 2006 and 2016, grew by eleven percent, while home sale prices
fluctuated significantly with market trends in a similar 10-year period. The comparison
between the 2006 sale price1 and the 2016 sale price actually shows a decrease, down by
15%, but still remains 32% higher than state averages, and 44% higher than the county
average.
Income levels in Waitsfield have historically been, and continue to be, higher than county
and state averages. The median reported value of an owner-occupied home in 2000 at
$157,800 was the highest in the Mad River Valley and 42% above the state median, at that
time. Current data shows that the median value of owner-occupied homes has increased
considerably to $341,500, and still remains the highest in the Valley. The table below shows
the comparison of median household income to median value of owner-occupied housing
unit price to median gross rent (adjusted for inflation), and the widening affordability gap.
Table 4-5: Housing Affordability in Waitsfield (adjusted for inflation)

Median Household Income
1

2000
(adjusted for
2013 dollars)

2009-2013

% Change

$61,657

$70,139

14%

Adjusted to 2016 dollars
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Median Value of Owner-occupied Housing Units
Median Gross Rent

$213,476

$341,500

60%

$771

$888

15%

Source: US Census Bureau, American Community Survey, VT Housing Data

2

The trend of higher income levels, but even higher housing values continues. According to
data from the Vermont Department of Taxes, the median family adjusted gross income in
Waitsfield in 2013 was 20% higher than the state median. The median sale price of a
primary residence in Waitsfield in 2015 was 39% higher than the median price statewide.
Renters have experienced significant challenges in the housing market over the past decade.
The 2006 housing study3 found that one-bedroom apartments were renting for $450 to
$800 per month, while two-bedroom apartments and condos were asking $725 to $1,000
per month. The 2017 housing study, in comparison, found that studios are renting for $650,
one-bedroom apartments are now renting for $1,155, while two- and three-bedroom
apartments are $1,000 and $1,224, respectively. In addition, the number of units available
for rent remains limited. The study concluded that the “biggest change has been the
significant decrease in the percentage of units available for under $500-749, as well as the
corresponding increase in units for rent over $1,000.”
Affordability. A common definition of “affordability” assumes that a household should not pay

more than 30 percent of its gross income on housing costs. Home ownership is often not a
viable option for many households at or below reported incomes and wage levels, even under
current subsidized home ownership programs. Census data confirms that the percentage of
households in town paying more than 30 percent of their gross income on housing is high.
31.7% of local homeowners and 30.5% of renters are paying more than 30 percent of their
household income on housing; 10% of homeowners and 11.8% of renters are paying more
than 50 percent of their household income. A person living in Waitsfield would need fulltime employment earning $46,200 per year, or $22.21 per hour, to be able to afford a onebedroom apartment. The Vermont minimum wage is less than half that rate at $10 per hour,
further demonstrating the gap in affordability.

2
3

http://www.housingdata.org/profile/resultsMain.php?town=023080
Mad River Valley Housing Study (June 2006) - Central Vermont Community Land Trust
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4.E

Special Needs Housing

The 2020 Kennedy Report states, “there are relatively few subsidized housing units in the
MRV (70% are located in Waitsfield).” In 2021, there were waitlists for the 2 of the 3
Waitsfield subsidized projects of usually 42-50 applicants.
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Some of Tthe The existing subsidized affordable housing options in Waitsfield include are:
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Evergreen Place. This 18-unit apartment building offers subsidized rentals for senior housing
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and is owned and operated by Downstreet Housing & Community Development.
Verd-Mont. The 29-unit Verd-Mont Mobile Home Park is owned and managed by Downstreet

Housing & Community Development. Occasionally there are rentals available.
Mad River Meadows. The 24-unit Mad River Meadows, located in Irasville, is the Town’s only

fully subsidized housing project. It has 10 one-bedroom, 8 two-bedroom and 6 threebedroom units. Two of the units are handicap-accessible and 12 are designated for elderly
residents.
Seasonal employee housing issues, associated largely with ski area employment may affects
the local rental market. Sugarbush and Mad River Glen have both endeavored to provide
housing for their seasonal employees but relatively low average wages in the recreation
industry and limited availability of affordable housing creates an on-going challenge for
employers and employees..
While independent and assisted living housing is now available locally for elderly residents
with lower incomes, there are no state licensed residential care facilities in town that provide
personal care, limited medical care and 24-hour supervision. The nearest facilities of this
type are located in Northfield, Montpelier and Waterbury.
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Efforts to address affordable housing in The Valley remain are ongoing. The Mad River
Valley Housing Coalition, a 501 (c) (3) non-profit corporation formed under the auspices of
the Planning District, has been actively focused on affordable housing issues in the Mad
River Valley. Accessory dwellings are an option to increase affordable housing choices in
Waitsfield. In fall 2009 this group the Housing Coalition developed Open a New Door: A
Guide to Creating & Renting Accessory Apartments in the Mad River Valley. This resource
guide provides comprehensive information to assist homeowners who may be considering
creating an accessory apartment to rent. This group launched a program in February 2012
called the Affordable Land Initiative to help provide very low-cost land for affordable
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housing. Thanks to a land donation from Sugarbush, one project was completed in 2013. In
2019 Sugarbush purchased existing property for the development of employee housing.
There has been an on-going effort to increase the availability and support for residential
development in Irasville and Waitsfield Village but development has been limited by the
availability of suitable properties due to the lack of water and wastewater resources in these
areas. 48% of respondents to the 2009 town survey by the Planning Commission indicated
that they were supportive of municipal wastewater in Irasville and Waitsfield Village but
only 14% would support municipal taxes or fees to subsidize affordable housing. This
translated into the rejection of the creation of a municipal wastewater system that would
have allowed for denser populations within Irasville and more options for affordable
housing. Instead, the Town has utilized a funding mechanism to encourage shared septic
systems among homeowners, and has established the Waitsfield Community Wastewater
Loan Program. This voluntary program for local property owners provides 20-year fixed-rate
low-interest loans for shared wastewater projects that meet specific Town criteria.
The Mad River Valley 2017 Housing Study outlined a wide range of initiatives that can be
considered by towns in The Valley in order to increase the availability of lower cost housing.
The recommendations ranged from Planning & Infrastructure, to Regulatory, and to
Development.

4.F. Goals
To ensure the availability of safe, livable, and affordable housing that satisfies the
diverse needs of the Waitsfield community.
4.F-2 To manage growth, encourage energy efficiency, and ensure it is compatible with the
character of the community.
4.F-3 To ensure compliance with Act 171 by maintaining designated forest blocks and
habitat corridors.
4.F-1

4.G.

Policies

4.G-1

Encourage a variety of housing types to meet the needs of a diversity of social and
economic groups, particularly for Waitsfield residents of low and moderate income,
individuals and families employed by local businesses, and local residents with
special needs, including elders.

4.G-2

Plan for and accommodate Waitsfield’s fair share of regional housing growth,
including affordable housing development. Work with non-profit partners and
stakeholders to locate, finance, and construct new affordable housing.
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Commented [8]: Like the sentiment but I'd consider
generalizing to, "and is compatible with the character of
the community and the land use and natural resource
goals and policies of this plan."

4.G-3

Retain the Town’s existing subsidized housing in perpetuity as affordable units.
Support the development or redevelopment of new low-cost housing including
subsidized units and other low-market housing, such as accessory dwellings, to
meet the needs of all residents.

4.G-4

Allow siting of manufactured (modular) housing in locations similar to those used
for conventional single-family dwellings.

4.G-5

Encourage upper story accessory dwellings rental apartments in the Village
Business and Irasville Village Districts, and require encourage upper story rental
apartments or accessory dwellings in retail and office spaces in the Village
Residential District.

4.G-6

Accommodate higher densities of residential development, including multi-family
dwellings and infill development, in designated village centers and rural hamlets
through the Town’s land use regulations.
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4.G-8

Include a variety of housing types within planned unit developments. Density
bonuses will be provided to encourage the provision of affordable units within
these developments.

4.G-9

Allow siting of tiny houses in locations similar to those used for conventional
single-family dwellings. Accommodate higher densities of tiny house development
in designated areas through the Town’s land use regulations (Zoning Bylaws).

4.G-10

Consider and support, as appropriate, the housing development opportunities
identified as for prioritiesy parcels in the 2017 Mad River Valley Housing Study.

Formatted: Strikethrough

4.G-11

Continue to encourage Waitsfield Village and Irasville Village as zoning-based
Housing Priority Areas, as described in the 2017 Mad River Valley Housing Study.

Formatted: Highlight

4.G-12

Encourage and support adaptive reuse of appropriate structures for housing,
including, where feasible, the rehabilitation of older rental stock for workforce
housing.

4.G-13

Encourage property owners to invest in and rehabilitate their older rental units for
workforce housing.

4.G-14

Encourage hamlet-type development in the Agricultural-Residential district with
shared wastewater systems while maintaining forest blocks and habitat corridors in

4-10
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Formatted: Highlight
Formatted: Highlight

Formatted: Highlight

compliance with Act 171. including the areas identified in the 2005 Burnt Rock
Hamlet Zoning Study.
4.G-20 Encourage growth that conserves forest blocks and habitat connectors as specified by
Act 171 through adherence to smart growth principles and the strategic development of

Formatted: Highlight
Formatted: Highlight
Formatted: Highlight

hamlets or the creation of development overlays.
4.G-21 Encourage growth that strategically conserves and maintains a reasonable amount of
agricultural land to appropriately acknowledge the agrarian history of Waitsfield and allow
for future agricultural use.
4.G-15

Commented [9]: Not sure these are crucial given the
overarching housing goal in this chapter and the
complementary goals and policies in other plan
chapters.

Encourage development that is compatible with historic context, existing
architecture, and community character.

Formatted: Highlight

4.G-16

Encourage partnerships with non-profit housing agencies to provide assistance
with financing affordable housing projects, as feasible.

4.G-17

Collaborate with the Mad River Valley Planning District and surrounding
communities to monitor growth trends and potential impacts, and to meet housing
goals.

4.G-18

Investigate and support development of wastewater resources in town centers and
potential growth centers.

4.G-19

Promote accessory dwellings as an option for affordable housing.

4.G-22

To encourage workforce rental housing projects that target households within the
50-100% Area Median Income (AMI) range. One third of units should serve 60%
and lower AMI households (eligible for Low Income Housing Tax Credits) and the
other two thirds should be available at normal market rates.

4.G-23

To encourage seasonal workforce rental housing projects. Work with the employers
who generate seasonal business to coordinate efforts.

4.G-24

To encourage senior rental housing projects, including units that can accommodate
very low income households. At least half of any development of senior housing
projects should have rents no more than 30% of their income toward housing costs.

4.G-25

To encourage affordable, small (modest?) and energy efficient single-family
structures, especially for first-time homebuyers spending no more than 30% of
their income on housing costs.
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Commented [10]: General comment: many of these
new proposed goals seem more like policies to
me. I.e., they nest underneath the broad statement in
4.F-1. Should they be moved to policies, and if so,
might they be redundant of some policies already
listed?
Commented [11]: Why one third? Does this respond
to a Kennedy Report recommendation? If yes, we
should consider documenting in 4.D as support for the
policy.

4.G-26

To encourage clustered housing developments located within or close to a village
core area so that they are walkable and connected reasonably to an existing
infrastructure network.

4.H

Tasks

4.H-1

Update the master plan for Irasville, including decentralized wastewater systems,
to accommodate higher densities of residential and mixed-use development, that
includes housing, in appropriate locations within Irasville. [Selectboard, Planning
Commission]

4.H-2

Conduct an inventory of development capacity within the Agricultural-Residential
District to determine appropriate sites for areas able to support rural hamlets.
[Planning Commission, Conservation Commission]

4.H-3

Implement the regulatory recommendations identified in the 2017 Mad River
Valley Housing Study, including:
▪ Further reducing increasing zoning density in the Village Residential (VR) and
Irasville Village (IV) Districts from ½ and 1 acre respectively to ¼ in both
districts.
▪ Reducing setbacks in Irasville where increased density and additional housing
is desired.
▪ Implementing performance standards for minimum lot size based on access to
municipal/shared water or wastewater systems.
▪ Reviewing the need to accommodate tiny homes, modular homes, and
manufactured homes into the zoning bylaws.
[Planning Commission]

4.H-4

Consider regulating short-term rentals to make them allowable, as well as
offsetting the effect of short-term rentals on the local housing market. [Selectboard,
Planning Commission, and Mad River Valley Planning District]

4.H-5

Apply for a Neighborhood Development Area designation from the Agency of
Commerce and Community Development if minimum lot sizes are reduced in
Waitsfield Village (existing Village Center designation). Consider a future
expanding the existing Growth Center designation around Irasville. [Planning
Commission, Selectboard]
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Commented [12]: "Clustered," to me, means part
housing and part open space on one tract. Not sure
what value it adds here. Consider, "Encourage housing
developments within or close to a village core area so
they are..."

Commented [13]: Inventory of town owned land
suitable for development?

Commented [14]: Icrease or reduce?

4.H-6

Identify and maintain an inventory of substandard rental housing and seek
opportunities (financial or otherwise) for improvement. [Selectboard, Town
Administrator, Planning Commission]

4.H-7

Enforce the Vermont Department of Health minimum health and safety standards
as they apply to rental residential units. [Selectboard, Town Administrator, Town
Health Officer]

4.H-8

Identify opportunities for Dual Purpose Projects (as identified in the 2017 Housing
Study), particularly conservation projects that set aside acreage for development in
the future or convey acreage for affordable housing. [Planning Commission,
Conservation Commission]

4.H-9

Develop a definition of “tiny house” and identify designated areas for higher
density tiny house development, tiny homes as ADU’s, and the use of tiny homes on
a temporary basis. Accommodate tiny homes in Bylaws. [Planning Commission]

WAITSFIELD TOWN PLAN

4. Housing

4-13

Town Plan Adoption
•

•

•

•

•

Planning Commission Hearing
o 30 days after the Town Plan Mailing
o 15 days after the Hearing Notice
o Major changes at the PC level do not trigger another PC hearing as they send it
along to the SB.
o Procedural Tips for Hearings
Planning Commission Mailing: 30-day physical notice is required (certified mail) to
surrounding municipal planning commissions, the regional planning commission and
interested groups who request the notice in writing. The packet must include the
following materials and a template is available at the end of the adoption. An electronic
copy of the packet must also be emailed to the Department of Housing and Community
Development.
o town plan text
o full set of maps
o Town Planning Commission report on the Plan
o hearing notice with chapter headings and a solicitation for comments.
Hearing Notice: a 15-day notice must be published in the local newspaper for the
planning commission hearing and placed in three physical locations around the
community. After the hearing, the PC formally sends the plan to the selectboard. The
notice must include:
o date, time, place
o purpose of the hearing
o summary of the Town Plan with a statement of purpose, geographic areas affected
o table of contents of Plan
o description of the place within the municipality where the full text and/or maps
may be examined
o On notices, you can only count the day it is printed or the hearing date, but not
both in your 15-day calculation.
Selectboard Hearing:
o If a community has a population of 2,500 people or more, the
selectboard must hold two public hearings. Anything less than 2,500 only one
hearing must be held (at a minimum).
o No less than 30 nor more than 120 days after the planning commission hearing
may the selectboard hold their first public hearing with a required 15-day notice
in the newspaper and posted physically around the community.
o Once the selectboard has their hearings, they have up to one year from the date of
final planning commission hearing to adopt the town plan by selectboard vote or
at a town meeting.
o Major changes at the SB level do trigger another SB hearing.
o It does not have to be sent back to the PC for another hearing. Just a copy needs
to be sent back to the PC for their comments.
Hearing Notice: The notice requirements are the same as the planning commission
hearing notice. There is no mailing at the SB level.

•

•
•

Adoption: Adopted plans are effective on the date of adoption and must be sent to the
regional planning commission and the Department of Housing and Community
Development to be recorded.
Adoption versus Amendment: Treat all amended, adopted, or readopted processes as
the same.
Regional Approval and Confirmation (optional, but recommended): If a municipality
wishes its plan or plan amendment to be eligible for approval under the provisions of
§4350 of this title, it shall request approval. The request for approval may be before or
after the adoption of the plan by the municipality, at the option of the municipality. Any
such requests should be in writing and accompanied by a copy of the adopted or draft
plan (by mail or electronically to CVRPC). The CVRPC Board of Directors holds the
final decision on Town Plan approvals and confirmations. When requested, the regional
planning commission shall review the municipal plan to determine if the document is
consistent with the State’s planning goals, the Regional Plan and the approved plans of
other municipalities in the region. The RPC will carry out and conduct all related and
necessary reviews, hearings, and processes.

From Alice to Planning Commission - 10/5/2021

Regional Transportation Advisory Committee (CVRPC)
The intersection of Routes 100 and 17 including Bragg Hill Rd was one of 14
priority projects selected by VTRANS . This is now short listed for for study and further
development.
Description of project:
“Improve automotive and pedestrian safety while addressing documented stormwater runoff
problems at the intersection of VT100 and VT17.” At the meeting David Bogen from Calais
introduced a motion to include bicycle safety (knowing that Rte 17 is one of the most used
Routes for cyclists) in the description. Motion passed.
VTRANS will use existing storm water study.
Also selected was a paving project for Rte 100 Waitsfield to Moretown.

FEMA Winooski Watershed Mapping Project

From: Diana Rodriguez, CFMCompass Project Manager
CDM Smith, a member of Compass PTS JV

Federal Emergency Management Agency’s (FEMA’s) upcoming Risk Mapping, Assessment, and
Planning (Risk MAP) Discovery process for the Winooski River Watershed. This effort is for all the
communities within this Vermont watershed, which includes all or portions of your community.
Risk MAP is a FEMA program that helps communities identify, assess, and reduce their flood risk.
By combining quality engineering with updated flood hazard data, FEMA provides accurate and
easy-to-use information to enhance local mitigation plans, improve community outreach, and
increase local awareness to flood hazards.
The Discovery process commences at the beginning of a Risk MAP project and assists in identifying
the scope of the watershed study. Through the Discovery process, we will work with your
community to collect data and information that will provide a more holistic picture of where
vulnerabilities exist, the current flood hazards within your watershed, and opportunities to facilitate
mitigation planning to help your community take further actions to reduce flood risk across the
watershed. A Discovery meeting with local stakeholders will also be held as part of this process.
Although FEMA has not scheduled Discovery meetings yet, it is anticipated that these meetings will
occur virtually in October 2021.
Discovery Meeting is scheduled, JB and Alice attending.
Copy of survey completed by Alice included in Packet.

FEMA Watershed Discovery Questionnaire
This version of the questionnaire is for community government officials.
This questionnaire covers the following topics pertaining to the upcoming Federal Emergency
Management Agency’s (FEMA’s) Risk Mapping, Assessment, and Planning (Risk MAP) study. Each
section will likely take a few minutes to complete if you have detailed information.
• Desired Study Areas
• Existing Data Studies
• Funding
• Levees
• GIS Data
If you do not have time to complete this questionnaire or if you do not know enough about any of these
topics, please let us know, as this is also important information.
If you choose to fill out a hardcopy of this form, please send the completed questionnaire to Diana
Rodriguez, the Project Manager with Compass, a contractor to FEMA for this study, at:

Diana Rodriguez
Compass Project Manager
c/o CDM Smith
125 South Wacker Drive, Suite 700
Chicago, IL 60606
(312) 780-7710
You may also upload the questionnaire, along with supporting data, to FEMA’s Floodmaps File eXchange
(FFX) https://www.floodmaps.fema.gov/ffx/. Registering for a login account with user ID is free. We will
follow up with you to arrange to obtain any further relevant data that you have if indicated on the
completed questionnaire.
Thank you!

Your Information
Date:

Circle one:

9/29/2021

Mr.

Your name:

Your title:

Ms.

Alice Peal

Planning Commissioner, Vice Chair

Your department:

__ Interim

Town Planning Commission

Community:

Waitsfield

Your phone number:

802 595 3491 cell
802 496 5235 home
Include area code, extension

Your email address:

Your mailing address:

__ Acting

Vermont

County: Washington

atpeal@gmavt.net

Home Office
Include building name and department name if applicable
741 Spring Hill Road
Waitsfield, Vermont 05673
P.O. Box 903 (mailing)
City, State, ZIP

How would you prefer to be contacted in the future, especially for further data collection? Rank each
option from most preferred (1) to least preferred (3).
Letter

3

(1-3)

Email

1

(1-3)

Telephone

2

(1-3)

Desired Study Areas
If you have more than one desired study area, please copy/paste this page before filling it in and
insert the completed duplicate pages.
Enter information for areas in your community with known flooding or mapping problems. Please include
all possible information for each area. If there are no such areas in your community, please check the box
below and leave the rest of the page blank.
__ No desired study areas
__ Not familiar with any issues with maps

>>

Name of flooding source:

MAD RIVER

e.g., Bond Brook
Extents needing update:

Waitsfield
e.g., From State Street to Washington Avenue”
From Warren town line north to Moretown town line

Approximate river miles:

Level of study requested:
Check one

36

miles

__ Remove Special Flood Hazard Area (SFHA)
_x_ Zone AE (floodway)
__ Redelineation

__ Zone A
__ Zone AE (no floodway)

__ Other:
Reason for update:

Check all that apply

__ Clustered Letters of Map Amendments (LOMAs)

__ Transportation-related projects in floodplain

_x_ 100-year flooding outside mapped SFHA

__ Other changes made in floodplain

__ National Flood Insurance Program (NFIP) claims and/or repetitive losses outside mapped SFHA
_x_ Area of rapid growth or recent development
_x_ Other:
Changes to flow of river based on previous flood events, changes to river banks with
stone and rip rap, observations of flooding in areas not mapped, and water levels not reaching flood stage
in some mapped areas

Existing Data Studies
Are you aware of any existing data studies by the community, developers, Department of Transportation
(DOT), or others in the study area that could be used in a Flood Insurance Study update?
_x_ Yes

__ No

If yes, please provide information, including brief details, dates, extents, and contact information so that
the data can be obtained for Discovery.
Storm Water studies conducted by Friends of the Mad River - Corrie Miller, Executive Director, 4061
Main Street Waitsfield VT 05673 P.O. Box 255
info@friendsofthemadriver.org
VTRANS transportation emergency mapping program for municipalities in development
https://vtrans.vermont.gov/planning/transportation-resilience
Studies/mapping conducted by Central Vermont Regional Planning Commission - Flood Resilience
Planning, GIS Mapping
Clare Rock, Senior Planner rock@cvregion.com
Ashley Andrews, Planner andrews@cvregion.com

Are there any recent hydrologic and hydraulic studies, land development, or infrastructure projects in the
watershed that could affect flood risk?
Possible Studies by University of Vermont Graduate Students for Friends of the Mad River
Corrie Miller Friends of the Mad River corrie@friendsofthemadriver.org

Funding
Does the community have funding or data that can be leveraged to contribute to a new study?
__ Yes

__ No

If yes, please provide details.

_x_ I don’t know

Levees
Are there levees in your community that provide protection from the 100-year flood on flooding sources
in the study area?

__ Yes

_x_ No

__ I don’t know

If yes, please provide, for each levee, the flooding source protected against, the general location of the
levee, and the owner and point of contact for the levee.

If yes, do these levees meet FEMA 65.10 requirements?
__ Yes

__ No

__ I don’t know

If they do meet the requirements, do you have the documentation to support recertification?
__ Yes

__ No

__ I don’t know

GIS Data
Any extra geospatial data that your community can provide, especially building footprints and occupancy,
essential facilities, and historic flooding information, may significantly improve the flood risk datasets
that may be provided in a Risk MAP project.
Does your community have any of the following types of spatial data that are other than or better than the
data available from the state GIS depot(http://geodata.vermont.gov/)? Check one box for each row.
Yes – better
than state GIS

Yes – worse
than or same as
state GIS

No

I don’t
know

Topography – LiDAR

X

Topography – Other

X

Orthophotography

X

Transportation

X

Political boundaries

X

Hydrography

X

Land use

X

Parcels

X

Building footprints

X

Building occupancy

X

Essential facilities

X

Dams, levees, hydraulic structures

X

Historic flooding inundation
Wetlands or environmentally sensitive areas

X
X

Other

If “Other” was selected as better than state GIS, please describe below.

For each dataset selected as better than state GIS above, please provide general information about the
data, including ground date, accuracy/scale, and general coverage area.

If there are planned updates or acquisitions for any of the above datasets, please provide general
information, including projected date, accuracy/scale, and general coverage area.

Add any other information that you would like us to know about GIS data in your community.

Compliance and Training
Compass contacted the Floodplain Administrator (FPA) in most watershed communities prior to sending
this questionnaire. To make sure we have all the pertinent contact information accurately, please confirm
the name, best mailing address, phone number, and email information as well as the department and title
of the FPA.

Comments or Questions
Add any other comments or questions that you have about any aspect of Risk MAP projects, the
Discovery process, or flood risk in general.
Most interested in the accuracy of the flood risk along the Mad River after the significant flood from
Hurricane Irene in 2011. Are there areas where the river path has changed due to flooding events
requiring a remapping of the flood zone and flood corridor. The affects that occur with significant rain
fall. Any changes in river patterns after the river banks were strengthened with rock and rip rap after the
2011 flooding.

Do you expect that any other official in your community may have anything to add about the topics in this
questionnaire?
__ No, I am the best source

_x_ Yes, other(s) may know more

__ I don’t know

If yes, please specify the official(s) below (name, department, and title) who may be able to contribute
more information. Please also feel free to share the link to the online questionnaire with them directly, if
they have not already received it.
Friends of the Mad River, Corrie Miller Executive Director
corrie@friendsofthemadriver.org
Josh Schwartz, Executive Driector, Mad River Valley Planning District, joshua@mrvpd.org

This concludes the survey. Thank you!

