
 

 

 

 

 

WAITSFIELD DEVELOPMENT REVIEW BOARD 
MEETING AGENDA 

 

Tuesday, September 13th, 2022 @ 7:00pm 

Meeting to be held in-person and via Zoom 
 

PUBLIC ACCESS TO THIS MEETING WILL BE AVAILABLE BOTH IN-PERSON 

AT THE TOWN OFFICES OR REMOTE VIA ZOOM.  TO PARTICIPATE 

REMOTELY, PLEASE USE THE FOLLOWING LINK: 

 

https://us02web.zoom.us/j/9190265312      
Meeting ID: 919 026 5312 

 

Or call: 1 929 205 6099 

 
 

1.  CALL TO ORDER 

 

2.  REVISIONS TO AGENDA, IF ANY 

 

3.  PUBLIC FORUM 

 
4.  Application #4076-CU by Sebastian Von Trapp and Molly Semler at 571 Palmer 
Hill Road, Waitsfield VT.  Applicants propose construction of a second curb on the 
property to serve an accessory dwelling unit.  Pursuant to Section 3.02 (C) (1) of the 
Zoning Bylaws, conditional use approval is required for an additional access to a 
single parcel.  The property is identified as #04006.100, located in the Agricultural-
Residential District.   
 
Application #Sub22-11 (Sketch Plan/Final Plan Approval) by Jeff and Stephanie 
Parker at 805 Rolston Road, Waitsfield VT.  Applicants propose to subdivide an 
existing 117.81-acre lot into two lots of 79.1-acres and 38.71-acres.  Applicants 
propose to defer all development of the 38.71-acre lot.  The applicants request that 
Sketch and Final Plan Review occur at the same hearing and has, therefore, waived 
their right to written determination prior to Preliminary and Final Plan Review.  
The property is identified as #31007.000, located in the Agricultural-Residential 
District.   
 
6. APPROVAL OF MINUTES – July 26, 2022 

 

7. OTHER BUSINESS 

 
8. ADJOURNMENT  

 
9.  DELIBERATIONS  

 

 

Development 

Review Board 

Members 

Duncan Brines 

John Donaldson, 

Chair 

Gib Geiger 

Steve McKenzie, 

Vice-Chair 

Rudy Polwin 

James Tabor 

Jonathan Ursprung 

 

Planning & Zoning 

Administrator/ 

E911 Coordinator 

J.B. Weir 

 

Town 

Administrator 

Annie Decker-

Dell’Isola 

 

Town Clerk 

Jennifer Peterson 

 

Treasurer 

Vacant 

 

Waitsfield Town 

Office 

4144 Main Street 

Waitsfield, VT  

05673 

(802) 496-2218 

www.waitsfieldvt.us 

 

 

Documents related to the above item(s) are 

available for review in the Town Office, on the 

town website, and via email.   Reasonable 

accommodations shall be provided upon request to 

ensure that the meeting is accessible to all 

individuals regardless of disability.  Please 

contact the Planning & Zoning Office and at 496-

2218 x4 for more information. 

 

https://us02web.zoom.us/j/9190265312


 
 

DEVELOPMENT REVIEW BOARD 
STAFF REPORT by J.B. Weir for July 26, 2022 Meeting  

 

Application #:  4076-CU   
Land Owner: Sebastian Von Trapp & Molly Semler 
Property Address: 571 Palmer Hill Road 
Parcel Number: 04006.100 in the Irasville Village District 
Meeting Dates: September 13, 2022 
Proposal/Type:        Seeking approval for a second curb cut on a single 

parcel to serve an accessory dwelling unit.   

 
 
A. GUIDING ORDINANCE and POLICY PROVISIONS 

 

1. Town of Waitsfield Zoning Bylaws, as adopted March 2, 1971 and amended through 

September 26, 2016:  

 

a. Table 2.07  Agricultural-Residential District 

b. Section 3.02 Access Management 

c. Section 5.03 Conditional Use Review 

 

2. Waitsfield Town Plan, as adopted on December 18, 2017. 

 
 
B.  MATERIALS SUBMITTED 

 

1. On July 25, 2022, the applicant submitted a conditional use application #4076-CU, 

responses to General and Specific Use Standards, two site plans, and a copy of Section 

3.02 (C) (1) of the Zoning Bylaws.   

 

2. On September 8, 2022, the PZA included an ANR Natural Resource Atlas map of the 

subject parcel in the file. 

 

3. On September 9, 2022, the PZA included comments from the road foreman on the 

proposed curb cut. 

 

C.  PROPOSED FINDINGS OF FACT 

 

http://www.waitsfieldvt.us/wp-content/uploads/2020/10/ADOPTED-ZONING-BYLAWS-9.28.20.pdf
http://www.waitsfieldvt.us/wp-content/uploads/2017/12/Adopted-Town-Plan-2017-2025.pdf


 

1. The property is located at 571 Palmer Hill Road and the principal use is as a single-

family residence. The parcel consists of 5.6-acres and is identified as #040061.100 in the 

Agricultural-Residential District.   

 

2. The existing single-family residence – approved via permit #3955, issued September 17, 

2020 – is served by a single curb cut off Palmer Hill Road. 

 

3. Pursuant to permit #4038, issued March 11, 2020, applicants were approved for a 330 sq. 

ft. detached accessory dwelling unit intended for farm employees. 

 

4. Applicants now request a second curb cut for the parcel to serve the detached accessory 

dwelling unit. 

 

5. Pursuant to Section 3.02 (C) (1), “With the exception of accesses (curb-cuts) used solely 

for agricultural or forestry purposes, no lot in existence as of the effective date of these 

regulations may be served by more than one curb cut.” 

 

6. However,  “The Development Review Board may, as a conditional use approved 

pursuant to Section 5.03, approve additional accesses in the event that: a) the additional 

access is necessary to ensure vehicular and pedestrian safety; or b) the strict compliance 

with this standard would, due to the presence of one or more physical features (e.g., 

rivers and streams, steep slopes, wetlands), result in a less desirable site layout and design 

than would be possible with the allowance of an additional access; or c) a traffic 

management plan is developed and implemented which will improve vehicular and 

pedestrian safety and result in a traffic circulation and parking arrangement within the 

site that better achieves the standards set forth under Section 5.03 than would be possible 

with a single access; or d) the parcel(s) is occupied by multiple uses (e.g., shopping 

centers, PUDs) and the additional access would result in better traffic circulation and 

safety than a single access.”  (Section 3.02 (C) (1) (a) – (d)).     

 

7. Applicant requests consideration under Section 3.02 (C) (1) (b) due to the presence of an 

intermittent stream that bisects the location between the single-family home and the 

detached accessory dwelling unit.  The proposed curb cut is located on the edge of 

existing agricultural land.   

 

8. Applicant submits that he intends to screen the parking area from view via planted 

vegetation. 

 

9. Palmer Hill Road is designated as a scenic road in its entirety.  Pursuant to Section 3.10 

(B), development may be limited or restricted to ensure that: (1) road improvements 

necessitated by the development do not result in the loss of physical features within the 



 

road right-of-way that contribute to the road’s scenic status, such as stone walls, street 

trees or the roads surface materials and width; and/or (2) the development is located to 

avoid adverse impact on scenic views from the road, especially with regard to the 

placement of structures within the foreground or background of such views (as opposed 

to the middle-ground), or the conspicuous placement of development in open meadows or 

steep slopes and ridgelines where they will be visible from multiple vantages.  The PZA 

stresses that any Board approval be conditioned upon the applicant removing all 

remaining materials located at the ADU staging area and that the area be restored to its 

previous natural state. 

 

10. Natural Resource mapping of the subject parcel depicts numerous areas of significant 

habitat blocks and deer wintering areas.  These resources, however, are mapped outside 

of the existing accessory unit as well as the proposed curb cut and driveway. 

 

11. The road foreman has visited the site at request of the PZA and has found the proposed 

curb cut adequate for approval purposes.  An official curb cut application will be filed 

depending on Board approval.   

 

12. A site visit will be conducted at the project site at 6:15 p.m. on Tuesday September 13, 

2022. 

 

13. A public hearing will be held on Tuesday, September 13th, 2022.  Notice was sent to The 

Valley Reporter on August 16, 2022 and it appeared in the August 18, 2022 issue of The 

Valley Reporter.  Abutting property owners were sent notice on August 16, 2022. 

 

























From: Josh Rogers
To: pza@gmavt.net
Subject: Re: Proposed second curb cut for Von Trapp ADU 571 Palmer Hill Rd.
Date: Friday, September 9, 2022 8:22:16 AM

Hey there was no issues with putting that curb cut there I gave him my verbal
recommendations he should be good to go!

Sent from my iPhone

On Sep 8, 2022, at 9:58 PM, pza@gmavt.net wrote:


Hey Josh.  I know we talked about this proposed cut for the ADU and you took a trip up
there, finding no issues.  Can you confirm this for me?  Sebastian’s hearing is next week
and a general OK from you would be great to include the Meeting Packet.
 
Thanks,
 
J.B Weir
 
Planning & Zoning Administrator
E911 Coordinator
(802) 496-2218 ext. 4
Hours: M-F 9:00 – 4:30
 

mailto:foreman@gmavt.net
mailto:pza@gmavt.net
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From: Kelly von Trapp
To: Chris Damiani
Subject: von Trapp curb cut
Date: Tuesday, September 13, 2022 3:31:32 PM

Martin and I allow Sebastian von Trapp and Molly Semler to make a curb cut on
our property on Palmer Hill adjacent to their property at 571 Palmer Hill.
 Kelly von Trapp

mailto:kellyvt@vontrappfarmstead.com
mailto:pza@gmavt.net


   
State of Vermont   Agency of Natural Resources 
Department of Environmental Conservation                          Drinking Water and Groundwater Protection Division 
  

WASTEWATER SYSTEM AND POTABLE WATER SUPPLY PERMIT 
 

LAWS/REGULATIONS INVOLVED 
10 V.S.A. Chapter 64, Potable Water Supply and Wastewater System Permit 

Wastewater System and Potable Water Supply Rules, Effective April 12, 2019 
 

 
Regional Offices – Montpelier/Essex Jct./Rutland/Springfield/St. Johnsbury 

 

Permittee(s): Martin & Kelly von Trapp 
251 Common Road  
Waitsfield VT 05673 

Permit Number: 
 

WW-5-8082 
 

This permit affects the following properties in Waitsfield, Vermont: 
Lot Parcel SPAN Acres Book(s)/Page(s)# 

04006.000 
Existing  

04006.00 675-214-11036 132.10 Book:65 Page(s):434-435 

1 Proposed 
  

128.80 
 

2 Proposed  
  

3.30 
 

 
This application, consisting of subdividing an 132.1 acre into lot 1 of 128.80-acres with an existing 3-bedroom single family 
residence and lot 2 of 3.30-acres for construction of a 4-bedroom single family residence,  located at 251 Common Road and on  
Palmer Hill Road in Waitsfield, Vermont, is hereby approved under the requirements of the regulations named above subject to 
the following conditions. Any person aggrieved by this permit may appeal to the Environmental Court within 30 days of the date 
of issuance of this permit in accordance with 10 V.S.A. Chapter 220 and the Vermont Rules of Environmental Court Proceedings. 
 
1. GENERAL 

1.1 The permittee is responsible to record this permit in the Waitsfield Land Records within thirty days of issuance of this permit 
and prior to the conveyance of any lot subject to the jurisdiction of this permit. 

1.2 The permittee is responsible to record the design and installation certifications and other documents that are required to be 
filed under these Rules or under a permit condition in the Waitsfield Land Records. 

1.3 Each assign or successor in interest shall be shown a copy of the Wastewater System and Potable Water Supply Permit and 
the stamped plan(s) prior to the conveyance of a lot. 

1.4 By acceptance of this permit, the permittee agrees to allow representatives of the State of Vermont access to the property 
covered by the permit, at reasonable times, for the purpose of ascertaining compliance with the Vermont environmental and 
health statutes and regulations, and permit conditions. 

1.5 This permit does not relieve the landowner from obtaining all other approvals and permits other State Agencies or 
Departments, or local officials prior to construction. 

 

2. CONSTRUCTION  

2.1 Construction shall be completed as shown on the plans and/or documents prepared by Todd Hill, with the stamped plans 
listed as follows: 

Title Sheet # Plan Date Revision 
Lot 2: Site Plan  09/16/2019  

Site Plan & Wastewater Details  09/16/2019 10/14/2019 

2.2 Construction of wastewater systems or potable water supplies, or buildings or structures (as defined by the Wastewater System 
and Potable Water Supply Rules), or campgrounds, not depicted on the stamped plans, or identified in this permit, are not 
allowed without prior approval by the Drinking Water and Groundwater Protection Division. 



Wastewater System and Potable Water Supply Permit  
WW-5-8082   Page 2 of 2 
 
2.3 No buildings, roads, water pipes, sewer services, earthwork, re-grading, excavation, or other construction that might interfere 

with the operation of a wastewater system or a potable water supply are allowed on or near the site-specific wastewater 
system, wastewater replacement area, or potable water supply depicted on the stamped plans. Adherence to all isolation 
distances that are set forth in the Wastewater System and Potable Water Supply Rules is required. 

3. INSPECTIONS 

3.1 No permit issued by the Secretary shall be valid for a substantially completed potable water supply and wastewater system 
until the Secretary receives a signed and dated certification from a qualified Vermont Licensed Designer (or where allowed, 
the installer) that states: “I hereby certify that, in the exercise of my reasonable professional judgment, the installation-related 
information submitted is true and correct and the potable water supply and wastewater system were installed in accordance 
with the permitted design and all permit conditions, were inspected, were properly tested, and have successfully met those 
performance tests” or which satisfies the requirements of §1-311 of the referenced rules. 

4. DESIGN FLOW 

4.1 Lot use and design flows (gpd) shall correspond to the following.  

Lot Building Building Use / Design Flow Basis Water Wastewater 
1 Existing  3-Bedroom Single Family Residence  420 420 
2 Proposed 4-Bedroom Single Family Residence 490 490 

5. WASTEWATER SYSTEM 

5.1 A designer shall flag, prior to construction or site work on lot 2 : 

a. The perimeter of the approved leachfield, and the flags maintained until commencement of construction of the 
component. 

5.2 Should the wastewater system fail and not qualify as a minor repair or for an exemption, the landowner shall engage a 
qualified Licensed Designer to evaluate the cause of the failure and submit an application to the Drinking Water and 
Groundwater Protection Division prior to correcting the failure. 

5.3 This permit does not relieve the permittee of the obligations of Title 10, Chapter 48, Subchapter 4, for the protection of 
groundwater. 

6. POTABLE WATER SUPPLY 

6.1 Prior to construction or site work on lot 2 , a designer shall flag the center of the proposed potable water source and the owner 
shall maintain the flag until commencement of construction of the source.  

6.2 Prior to the use of the potable water supply, the permittee shall test the water for Arsenic, Escherichia coli (E. coli), Fluoride, 
Lead, Manganese, Nitrate as N, Nitrite as N, Total Coliform Bacteria, Uranium, Adjusted Gross Alpha Particle Activity, 
Chloride, Sodium, Iron, Odor and pH. All water quality tests shall be conducted at a laboratory certified by the Vermont 
Department of Health (a list of which can be found on the VDH website).  Results of the water tests shall be submitted to the 
Vermont Department of Health prior to use.  

6.3 Should the potable water supply fail and not qualify as s minor repair or for an exemption, the landowner shall engage a 
qualified Licensed Designer to evaluate the cause of the failure and submit an application to the Drinking Water and 
Groundwater Protection Division prior to correcting the failure. 

Emily Boedecker, Commissioner 
Department of Environmental Conservation 

  
By ________________________________  Dated October 14, 2019  

Carl Fuller, PE 
Regional Engineer 
Montpelier Regional Office 
Drinking Water and Groundwater Protection Division 
 

cc:          Todd Hill   
Waitsfield Planning Commission 

   



 

 
DEVELOPMENT REVIEW BOARD 

STAFF REPORT by J.B. Weir for September 13, 2022 meeting  

 

Application #:  SUB22-11    

Landowner:             Jeff & Stephanie Parker 

Property Address: 805 Rolston Road 

Parcel Number: #31007.000            

Meeting Dates: Sketch Plan Review on September 13, 2022 

Proposal/Type:          Sketch Plan review for a subdivision of an existing 117.81-

acre parcel into two lots of 79.1-acres and 38.71-acres.  The 

parcel is identified as #31007.000 located in the Agricultural-

Residential District.  Applicants propose to defer all 

development of the 38.71-acre lot.  The applicants request 
that Sketch, Preliminary, and Final Plan Review occur at 
the same hearing and has, therefore, waived their right 
to written determination prior to Preliminary and Final 
Plan Review 

 

A. GUIDING ORDINANCE and POLICY PROVISIONS: 

 

1. Waitsfield Subdivision Regulations, amended on January 21, 2008. 

 

2. Waitsfield Zoning Bylaws, as adopted March 2, 1971 and amended through September 

28, 2020 

 

3. Waitsfield Town Plan, as adopted on December 18, 2017 

a. Agricultural-Residential District (12-6) 

 

B.  MATERIALS SUBMITTED: 

 

1. On August 15, 2022, applicant submitted subdivision application (#Sub22-11), written 

waiver request and a subdivision plat titled “Subdivision Plat of Lands Owned by Jeffrey 

Resch Parker & Stephanie Lynne Parker – 805 Rolston Road.” 

 

2. On September 7, 2022, the PZA included an ANR Natural Resources map of the subject 

parcel in the file. 

 

C. PROJECT SUMMARY: 

 

The property is located 805 Rolston Road and consists of 117.81-acres.  Applicants propose a 2-

lot subdivision of the existing 117.81-acre parcel.  Lot 1 is proposed as 79.1-acres and includes 

the existing single-family residence.  Lot 2 is proposed as 38.71-acres and will be retained by the 

applicants.  Per applicants’ submittal, any and all development on the proposed Lot 2 is deferred.  

No new development is proposed.   

 



 

 

D. SKETCH PLAN REVIEW 

 

Subdivisions are subject to review under Article 3 of the Subdivision Regulations.  A 

preliminary analysis of applicable subdivision regulations is provided below. 

 

Section 2.2 (C) (1): The Board needs to classify the application as one for a minor or major 

subdivision.  Applicant proposes a 2-lot subdivision which would qualify as a minor subdivision 

under Section 2.1.  As no new driveways or roads are proposed at this time, the threshold limits 

of length for new driveways/roads triggering major subdivision review are not applicable. 

 

In addition, the Board may classify the project as a major subdivision, regardless of the number 

of lots proposed, in the event that the proposed subdivision poses a significant threat of an undue 

adverse impact to natural or cultural resources identified in the Town Plan or through site 

investigation.  Per the ANR Biofinder map for the property, numerous natural resources are 

identified as being present on the subject parcel, including high priority natural communities, 

wetlands and wildlife crossings.  However, as no new development is being proposed at this 

time, no potential effect on these resources can be analyzed.   

 

Based upon the materials as submitted with no new development proposed, it would be the 

recommendation of the PZA that the Board deem this application one for a minor subdivision.  

 

Section 2.2 (C) (2):  The applicant has submitted a written request to combine Sketch Plan, 

Preliminary Plan and Final Plan Review into a single hearing, thereby waiving his right to 

written determination prior to Preliminary and/or Final Plan Review.  PZA: The Board should 

decide upon this request after applicant’s presentation and, if approved, move into Preliminary 

Plan Review.  Approval of the application pursuant to Preliminary Plan Review should be 

conditioned upon the applicant’s testimony that there will be no new development without 

separate application and accompanying review by the Board.  Per the applicant’s submission, 

applicant “understand[s] any future proposed development of Lot 2 will require board review.” 

 

Per Section 2.2 (C) (3), the Board should determine whether to include recommendations for 

proposed changes in subsequent submissions, including any requests for additional studies or 

supporting documentation, which, in the Development Review Board’s judgment, would be 

necessary for the proposed subdivision to comply with applicable subdivision review standards 

under Article 3, the goals, objectives and policies of the Waitsfield Town Plan, and with other 

municipal regulations currently in effect.   

 

As proposed, the project satisfies the dimensional standards of Table 2.07 (D) for the 

Agricultural-Residential district.  The minimum lot size requirement of 1-acre is met as the 

proposed lots of 79.1-acres and 38.71-acres exceed that minimum.  No building envelopes or 

accesses thereto are proposed on Lot 2 as the subdivision does not entail development at this 

time.  Both proposed lots satisfy the road frontage requirement of 90 feet for the Agricultural-

Residential District.   

 

The only permit on file for this property is #4074, issued 8/15/2022 for a temporary (1 year) 

storage container.     

 

http://waitsfieldvt.us/wp-content/uploads/2015/12/waitsfield_subdivision_regulations_03-04-08.pdf#page=15


 

ATTACHMENTS: 

 

A. #Sub22-11 Subdivision/Sketch Plan Application  

B. “Subdivision Plat of Lands Owned by Jeffrey Resch Parker & Stephanie Lynne Parker – 

805 Rolston Road.” 

C. Written request via email to combine Sketch Plan, Preliminary Plan and Final Plan 

Review into a single hearing 

D. ANR BioFinder Map 
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July 26, 2022 

Town of Waitsfield 
DEVELOPMENT REVIEW BOARD 

DRAFT Meeting Minutes 
July 26, 2022 

 

1.  CALL TO ORDER: The meeting was called to order at 7:00 pm, and was held in person at the 
Waitsfield Town Offices and online via Zoom. 
     DRB Members Present: Duncan Brines, Steve McKenzie (Chair), Rudy Polwin, Jim Tabor, 
Jonathan Ursprung. 
     Staff:  Planning & Zoning Administrator JB Weir 
     Others:  Robert Connolly, James Connolly, Emma Hanson, Alice Peal, and Simon Smith 
 
2.  REVISIONS TO AGENDA, IF ANY 
No revisions were made. 
 
3.  PUBLIC FORUM 
Nobody was present for the public forum portion of the meeting. 
 
4.  Application #4066-CU by Tir Na Nog Edibles, LLC at 114 Mad River Green, Waitsfield VT. 
Applicant proposes use of a former restaurant space for a light industry of production of THC 
edibles from distillate extracted off-premises. The property is identified as #99152.000, 
located in the Irasville Village District. 
 
Robert Connolly explained the plans for the edible production business, which will involve some 
water-based extraction but nothing using solvents, and will initially be focused on gummies.  
The following points were made by the applicant, including some made in response to 
questions from DRB members and Ms. Peal: 

• Hours of operation are planned to be 7-4 or 8-4 on weekdays 

• Generally, only regular kitchen equipment will be used, with some specialty equipment 
such as that to form the product 

• Distribution will be mostly through one wholesaler, with it likely that only one pick-up 
will take place in an average week 

• Delivery of supplies will likely be once a week 

• State cannabis regulations are able to be met in the space as it is currently configured 

• There are no plans to incorporate a retail operation at the site 

• No external signage is requested 

• Windows will be curtained for both security and cooling purposes; the external 
appearance of the building will not change  

 
MOTION:  Mr. Tabor moved to close the hearing for Application #4066-CU.  Mr. Brines provided 
the second.  All voted in favor. 
 
5.  APPROVAL OF MINUTES 
The minutes of June 27, 2022 were approved. 
 
6.  OTHER BUSINESS  



Waitsfield DRB Minutes                                                                                                                             Page  2 
July 26, 2022 

Mr. Weir reviewed the upcoming hearing schedule, noting that applications related to the new 
recreation hub will likely start being submitted soon, but currently there are no pending 
hearings. 
 
7. ADJOURNMENT  
The public portion of the meeting was adjourned at 7:19 pm to move into deliberations.  
 
8. DELIBERATIONS 
 
Respectfully submitted,  
Carol Chamberlin, Recording Secretary 
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