
WAITSFIELD PLANNING COMMISSION 
June 2nd, 2020 at 7:00 p.m. 

Waitsfield Town Office, 4144 Main Street 

AGENDA 

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/88956076558?pwd=eTdVTUlaN09ramNXWE02TnZQS

WdkUT09 

Meeting ID: 889 5607 6558  Password: 702507 

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. May 19, 2020

5. STAFF REPORT (10 +/- min)

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

min)

7. WETLAND ANALYSIS REVIEW WITH ARROWWOOD (30 +/- min)

a. Michael Lew-Smith (Arrowwood Engineering) to join via zoom

b. Discuss the tasks and proposed timeline associated with the Irasville 
Wetland Mapping/Analysis

8. HOUSING ANALYSIS & DISCUSSION (30 +/- min)

a. Review tasks & policies from Chapter 4 of Town Plan

b. Timeline for housing discussions in summer 2020

c. Questions about Kennedy Report

9. DRAFT ENERGY PLAN (30 +/- min)

a. Review goals, policies, and tasks in final draft

10. ADJOURNMENT

Planning Commission 

Robert Cook 

Jordan Gonda, Vice Chair 

AnnMarie Harmon, Chair 

Alice Peal 

Steve Shea 

Brian Voigt 

Planning & Zoning 

Administrator 

Annie Decker-Dell’Isola 

Town Administrator 

Trevor Lashua 

Town Clerk 

Jennifer Peterson 

Town Treasurer 

Sandy Gallup 

Waitsfield Town Office 

4144 Main Street 

Waitsfield, VT  05673 

(802) 496-2218

www.waitsfieldvt.us

https://www.google.com/url?q=https://us02web.zoom.us/j/88956076558?pwd%3DeTdVTUlaN09ramNXWE02TnZQSWdkUT09&sa=D&usd=2&usg=AOvVaw0U9epXsyf-JGJVaeQaqLNl
https://www.google.com/url?q=https://us02web.zoom.us/j/88956076558?pwd%3DeTdVTUlaN09ramNXWE02TnZQSWdkUT09&sa=D&usd=2&usg=AOvVaw0U9epXsyf-JGJVaeQaqLNl


 

 

 

PENDING ITEMS (Future Meetings): 

• Irasville History Presentation & Discussion (7/7/20) 

• Green Mountain Power – Irasville Substation proposed updates 

• Well Shields 

 

 

https://greenmountainpower.com/wp-content/uploads/2019/03/IRP-Transmission-and-Distribution-Projects.pdf#page=20
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WAITSFIELD PLANNING COMMISSION 2 

DRAFT Meeting Minutes 3 
Tuesday, May 19, 2020 4 

Held via Zoom Meetings (Video Call) 5 
 6 

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

MEMBERS PRESENT: Robert Cook, AnnMarie Harmon, Alice Peal, Steve Shea, and Brian Voigt 8 
MEMBERS ABSENT: Jordan Gonda 9 
STAFF PRESENT:  Annie Decker-Dell’Isola 10 
OTHERS PRESENT: Chris Badger, Waitsfield Energy Coordinator 11 

 12 

2. REVISIONS TO AGENDA, IF ANY: 13 
 14 

3. PUBLIC FORUM: None 15 
 16 

4. APPROVAL OF MINUTES 17 
a. May 5, 2020: Ms. Peal requested that the minutes clarify that the Hitching Post has 18 

temporarily shut down the program in response to Covid-19.  Mr. Voigt motioned to 19 
approve the minutes with the proposed clarification.  Mr. Shea seconded. All in favor. 20 
 21 

5. STAFF REPORT:  22 
Ms. Decker-Dell’Isola is planning on brining a housing analysis to the next Planning 23 
Commission meeting, outlining the identified Housing related tasks and policies from 24 

Chapter 4 of the Town Plan and providing information on the status of each task and 25 
steps forward to completing each.  26 

 27 
Arrowwood Engineering will be attending the June 2nd Planning Commission meeting 28 

to review the Wetland Analysis tasks and timelines. 29 
 30 

6. COMMISSION APPOINTMENTS 31 

 32 
The Commission discussed who would be interested in serving in the identified roles.  Ms. 33 
Decker-Dell’Isola confirmed that she spoke with Ms. Gonda and that she is still interested in 34 
serving in the Vice Chair role. 35 

a. Mr. Shea nominated AnnMarie Harmon to serve as Chair of the Planning Commission.  36 

Ms. Harmon accepted the nomination.  Ms. Peal motioned to appoint Ms. Harmon as 37 
Chair.  Mr. Shea seconded.  All in favor. 38 

b. Ms. Peal motioned to appoint Jordan Gonda as Vice-Chair of the Planning 39 
Commission.  Mr. Voigt seconded.  All in favor. 40 

c. Both Ms. Harmon and Mr. Voigt expressed interest in serving on the Mad River Valley 41 
Planning District Steering Committee.  Ms. Harmon happily stepped aside to let Mr. 42 
Voigt serve if the Commission supported the decision.  Mr. Shea motioned to 43 

recommend that the Selectboard appoint Mr. Voigt to the MRVPD Steering 44 
Committee. Ms. Peal seconded.  All in favor. 45 
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d. Ms. Peal expressed interest in serving on Ridge to River, representing the Waitsfield 1 
Planning Commission.  Mr. Voigt motioned to appoint Ms. Peal to Ridge to River.  2 

Mr. Shea seconded.  All in favor. 3 
 4 

7. OTHER BUSINESS / BOARD AND COMMITTEE MEETING UPDATES 5 
 6 
Mr. Cook informed the commission that the Housing Coalition had been trying to track down 7 

the water systems plans for the Town of Waitsfield.  Staff confirmed that no one had reached 8 
out to Town staff to locate the plans, and that the town has copies of those plans on hand if 9 
requested.  Mr. Cook also updated the commission on the work of the Conservation 10 
Commission.  At their last meeting, the primary discussion was related to planning for Scrag 11 

Mountain.  A more formal plan is needed for the management of the land.  Mr. Cook 12 
explained that more detail is to come, and that maple sugaring will likely be a component of 13 

the plan.  14 
 15 

8. DRAFT ENERGY PLAN – WORK SESSION 16 
 17 
Chris Badger, the Waitsfield Energy Coordinator, was present and helped the commission 18 

walk through the plan based on comments and updates he had provided in March.  The 19 
commission held a work session to work through the proposed updates, including clarifying 20 

data points and sources, and updating content to accurately represent updates from the past 21 
few years.  One of the questions that came up was whether to retain the Energy Committee, as 22 
referenced in the plan.  The commission has asked that staff bring this question to the 23 

Selectboard before the draft is finalized. 24 

 25 

9. ADJOURNMENT- Ms. Harmon motioned to adjourn the meeting at 8:59 P.M. Mr. Voigt 26 
seconded, and all were in favor.  27 
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Waitsfield Planning and Zoning Administrators Report 

June 2, 2020 

 

7. WETLAND ANALYSIS REIVEW WITH ARROWWOOD 

 

On May 4th the Waitsfield Selectboard approved the contract with Arrrowwood Engineering to 

complete the work outlined in the 2020 Municipal Planning Grant Award.  The contract outlines 

key project tasks/action items, which are taken directly from the grant award.  The two primary 

tasks are assessing the wetlands in the project area remotely and then completing the field work / 

preparing the maps.  The attached document (Exhibit A) provides detail on each of the tasks.  

Step 1a is for the consultant to meet with the Planning Commission and review the project goals 

and action items (tasks).  A brief project summary is provided below which should help provide 

context during the discussion.  The Planning Commission and consultant should review each 

task, outline a basic timeline for each and address any questions or concerns.   

 

Project Area: Based on the 2019 application, the area to be assessed is the entire Waitsfield 

Water Service Area. This are includes the Irasville Village Zoning District and Village Business 

District. It also includes most of the Village Residential District and 3 parcels that are part of the 

Agricultural- Residential District. A map is attached (Exhibit B). 

 

Project Goal: To understand the natural resource constraints of future development in both 

Irasville and Waitsfield. If this area is identified as important for future growth, it is essential to 

understand the physical limitations which will inform potential infrastructure planning. 

 

Project Context: The Planning Commission articulated a three-phase approach to planning in 

Waitsfield’s two village areas when preparing this grant application.  The first phase is to update 

data sets from previous studies so that future planning is based on accurate data (this project falls 

within this “Phase 1” category). The second phase is to work with the community to articulate 

the historic visions and plans for the two village areas.  This process should culminate in a 

cohesive, clear plan for the two village areas at this point in time.  The third phase is to 

implement the recommendations from both phases, including amending local bylaws as 

necessary. 

 

Key dates from the state include an August 31, 2020 mid-project progress report, May 31, 2021 

project completion (all funds spent), and a final report with all documentation due June 30, 2021.   

 

Staff recommends that the Planning Commission establish a date for a follow-up from the 

consultant. 

 

8.  HOUSING ANALYSIS & DISCUSSION 

 

Staff has been working on an analysis of Chapter 4 (Housing) of the Town Plan to determine 

progress that has been made on the identified tasks to date (Exhibit C).  The PZA plans to 

present this analysis to the Selectboard at their meeting on June 8th and would like the Planning 

Commission to provide input and feedback on the list attached.  This exercise is an effort to 

provide context for the housing planning work that the Planning Commission will be taking on in 
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the coming years.  The analysis also provides an opportunity to review the Kennedy Housing 

Report and its associated recommendations within the context of our current plan.  The PZA 

hopes that framing the conversation in this way will help identify priority projects over the 

coming months and years. 

 

A ”white paper” (Exhibit D) summary of the Kennedy Housing Report is also attached.  Staff 

hopes to schedule a presentation with the MRPVD to review the report.  For now, staff requests 

that the PC review the summary and let staff know of any questions they have about the data, 

findings, or recommendations. 

 

The PZA proposes the following calendar for addressing housing related projects in the coming 

month: 

 

Meeting Task 

June 2nd:  Planning Commission Initial Housing Tasks Analysis conversation 

and wetland analysis meeting with 

Arrowwood 

June 8th:  Selectboard Review Housing Tasks Analysis 

June 22nd:  Selectboard (joint mtg w/ PC) Presentation on Kennedy Housing Analysis 

invite MRVPD to join staff and present the 

report as it relates to Waitsfield and the MRV.   

July 6th: Selectboard  Consider PHD standards as proposed 

July 7th:  Planning Commission Irasville History presentation by MRVPD and 

staff, as requested by the PC previously 

 

Staff recommends that the Planning Commission express support for the proposed calendar, 

which will be forwarded to the Selectboard for their review. The commission can also identify 

any other immediate housing related items that should be scheduled. 

 

9. DRAFT ENERGY PLAN 

 

At their 5/19 meeting, the Planning Commission reviewed the proposed updates to the energy 

chapter of the Town Plan along with Chris Badger, the Energy Coordinator.  The only sections 

remaining to be reviewed are the Goals, Policies, and Tasks (pg. 27-32). 

 

The commission also requested that staff bring the question about whether to retain the Energy 

Committee to the Selectboard.  This will be presented to the Selectboard at their June 8th 

meeting, along with an update on the status of this project. 

 

The PZA will prepare a schedule for amending the Town Plan (to update this chapter) as the 

final draft is finalized with the Planning Commission. 

 

 



MPG20 – Waitsfield Village / Irasville Master Planning 
Wetland Mapping Task List 

Last Updated: 5/29/20 

Task Description Progress To Date / Notes Hours 

1) Remote Wetland Assessment Overall project task 1 will be a combination of 
work by the consultant and town to put 
together an up to date digital data set and use 
that to reach out to affect property owners 

In progress ____ 

1a) Gather Mapping; meet with 
the Planning commission 

The consultant will meet with the Planning 
Commission to go over the project goals and 
action items 

June 2nd meeting 7 

1b) Remote Assessment with 
LiDAR and soils data 

The consultant will re-map wetlands in the 
study area using the most recent ortho imagery 
and other digital datasets. 

10 

1c) Prepare Maps for Field Work The consultant will prepare the maps for field 
work that will happen in the Spring of 2020 

3 

1d) Coordinate with study area 
property owners 

The Planning Commission and Town Staff will 
work with property owners who have a 
wetland identified from the remote assessment 
to coordinate spring field work on their land 

Prepare for property owner 
questions/concerns that may 
arise.  What happens if a 
potential wetland is found? What 
is the benefit to the public? 

10 

2) Field Work & Final Map Overall project task 2 will include a more 
detailed field inventory and final report 

___ 

2a) Field Work for Preliminary 
Wetland mapping/classification 

The consultant will provide a more detailed 
field inventory of wetlands within the study 
area. This consists of an ecological and 
functional wetland assessment as well as 
refining the boundaries for wetland map 

24 

2b) Refine and prepare maps The consultant will prepare draft maps and 
meet with the Planning Commission upon 
completion of field work 

20 

2c) Meet with Planning 
Commission to Review Final Maps 

The consultant will meet with the Planning 
Commission to provide a finalized report that 
will consist of summary of the methods used 
and a description of the wetlands 

The report will include a map and 
digital dataset 

8 

EXHIBIT A
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Waitsfield Town Plan Analysis 
Chapter 4: Housing 

 
Purpose:  Review the tasks outlined in Chapter 4 of the Town Plan and summarize action taken to date, outline current plans toward 

achieving the tasks, and identify opportunities for future projects and appropriate project partners.  This exercise should assist the 

Planning Commission, Selectboard, and Town staff in identifying project priorities in context and provide a path toward achieving the goals 

and tasks outlined in the Town Plan. 

Background: Each chapter of the Town Plan includes goals, policies, and tasks specific to the theme of that chapter.  Overall, the plan 

should be “relied upon as the basis for making decisions.”   

▪ Goals express broad, long-range community aspirations relative to one or more categories of topics. They should be 

considered aspirational statements for the community.  

▪ Policies are statements of the town’s intent, or position, with regard to specific issues or topics. In certain settings, such as 

during Act 250 proceedings and local zoning and subdivision reviews, policy statements shall serve as the basis for 

determining a project’s conformance with the plan. While other sections of the plan, including goal statements, provide 

useful context for understanding policies, the policies alone serve as the final statement regarding the town’s position.  

▪ Tasks are specific actions to be taken by an identified entity to support one or more policies and achieve the community’s 

long term goals.  

This analysis primarily focuses on tasks, as these are the articulated action items that the town is working toward to achieve stated goals.  A list 

of the policies has been provided (pg. 5-7), as each task supports specific policies, and the policies serve as a useful reminder of the town’s 

stated position on these topics. It should also be noted that there are other housing-related tasks that may not be articulated in this chapter but 

are still supported by the policies of the chapter.  There are many groups working toward housing goals in the Mad River Valley.  It is appropriate 

for the Planning Commission and Selectboard to continue to articulate other tasks worth pursuing and identify opportunities to continue 

working with partners where goals and policies align.  

  

EXHIBIT C
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CHPATER 4 GOAL: To ensure the availability of safe, livable, and affordable housing that satisfies the diverse needs of the Waitsfield community, manages 

growth, encourages energy efficiency, and is compatible with the character of the community. 

 

*Indicates tasks that are also identified as Priority Tasks in Chapter 13, Implementation 

Tasks are specific actions to be taken that support the policies and help achieve the long term goal.    

Tasks (4.H) Progress Completed to Date Current Plans Opportunities & Future Projects 
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] 

▪ In September 2019 the 
Planning Commission 
applied for, and was 
awarded, a Municipal 
Planning Grant to map the 
wetlands in Irasville 
 

▪ Work with Arrowwood 
Engineering to map the 
wetlands in Irasville and 
Waitsfield Village 

▪ Collect and analyze data about 
the physical conditions, and 
potential limitations, of 
development in Irasville. 

▪ The 2020 Kennedy Report supports housing related 
development in the Irasville / Waitsfield Village areas 

▪ Work with the MRPVD to summarize the history of 
Master Planning in Irasville 

▪ The Planning Commission has outlined a three phase 
approach to Master Planning in Irasville.  Phase 1 is to 
collect data on the physical conditions of the land 
(wetland mapping).  Phase 2 is to use the data to 
develop a Master Plan, utilizing both past projects and 
current data/analysis as a guide.  Phase 3 would be 
implementation of this plan. 

▪ In 2018 a graduate student with Johns Hopkins 
University completed a Masters Thesis in GIS, spatially 
analyzing existing conditions/development limitations in 
Irasville.  The PC could review this report and determine 
if that data would be useful moving forward 

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]   

▪ The Planning Commission 
spent 2019 drafting 
standards for rural hamlet 
developments.  A  map 
developed in 2017, 
analyzing appropriate sites 
for hamlet developed 
(based on slope, elevation, 
protected lands, wetlands, 
and flood hazards) was 

▪ The Selectboard will need to 
make a final decision related 
to the PHD standards as 
drafted.   

 



Waitsfield Planning Commission 
June 2, 2020 Meeting 

3 
 

reviewed as part of this 
project 

3. *Implement the regulatory 
recommendations identified in the 
2017 Mad River Valley Housing Study, 
including:         [Planning Commission] 

   

3a. *Further reducing zoning density 
in the Village Residential (VR) and 
Irasville Village (IV) Districts from ½ 
and 1 acre respectively to ¼ in both 
districts. 
 

  ▪ Think about the timing of these changes.  Should this wait 
until an updated Master Plan has been finalized for these 
areas, or could this be phased with some lot size reduction 
in the short term, and more after the Master Plan 

3b. *Reducing setbacks in Irasville 
where increased density and 
additional housing is desired. 

  ▪ Timing should also be considered, but there is potential for 
phasing here as well, especially where most uses already 
require conditional use review in Irasville 

3c. *Implementing performance 
standards for minimum lot size based 
on access to municipal/shared water 
or wastewater systems. 

  ▪ Think about the timing of these changes.  Should this wait 
until an updated Master Plan has been finalized for these 
areas, or could this be phased with some lot size reduction 
in the short term, and more after the Master Plan 

3d. *Reviewing the need to 
accommodate tiny homes into the 
zoning bylaws. 

▪ The PHD standards started as 
an effort to address tiny 
home development, but have 
evolved and there is still a 
need to address tiny homes 
throughout all of town  

 ▪ An analysis should be completed to determine what are 
the current hurdles to tiny home development in 
Waitsfield.   

▪ Definitions might just need to be updated to make it clear 
how a tiny home would be classified (often they’re just 
classified as modular structures) and confirm whether they 
would be required to be placed on a permanent 
foundation 
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▪ Determine if it is worth coordainting with the state to 
determine what the wastewater hurdles might be for tiny 
home use 

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] 

 ▪ The Kennedy Housing Report 
found a decrease in 200+ 
housing units in the MRV from 
2000-2010.  The best guess as 
to why there was such a 
decrease in housing stock over 
such a short period, is the 
turnover of these units from 
residential to 
“accommodation” 

▪ Before any regulation is considered, a tracking mechanism 
is recommended 

▪ Any regulation decisions should be based on data 
▪ It is also important to note that “regulation” does not 

always been limiting or not allowing, but communities 
across the country are still grappling with appropriate 
standards for these units 

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) or in conjunction with a 
future Growth Center designation for 
Irasville. [Planning Commission, 
Selectboard] 

  ▪ Continue to incorporate this into the Master Planning 
conversation for these areas 

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

  ▪ A definition of “substandard” is needed 
▪ The Kennedy  Housing Analysis has a definition of 

deficient housing that could also be used as a basis 
▪ Consider how best to support this task and at what 

capacity the town can currently be involved in this.  Is 
there potentially a partner that could help support this 
task? 

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] 

  ▪ The 2015 code can be found here  
▪ Consider the town’s role in accomplishing this task 
▪ This could start as an information campaign, where 

resources are readily available on the town website/at 
town hall 

https://www.healthvermont.gov/sites/default/files/REG_Rental_Housing_Code.pdf
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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] 

  ▪ Work with VLT / Housing Coalition / VHCB to understand 
projects that have used this model successfully and steps 
that can be taken to run a spatial analysis (?) of 
appropriate areas/properties 

▪ Identify other partners that could help support this task 
or could take the lead with the town’s support 

9. *Develop a definition of “tiny house” 
and identify designated areas for 
higher density tiny house 
development. [Planning Commission] 

S                      See task #2 and #3d    

 

 

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. 

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.   

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

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

7. Allow the conversion of single-family to multi-family dwellings, including rental units, in designated village districts, given adequate infrastructure and the character 
of historic structures is maintained or enhanced.   

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.   

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). 

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

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. 

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

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

14. Encourage hamlet-type development in the Agricultural-Residential district with shared wastewater systems, including the areas identified in the 2005 Burnt Rock 
Hamlet Zoning Study.   

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

16. Encourage partnerships with non-profit housing agencies to provide assistance with financing affordable housing projects, as feasible. 
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17. Collaborate with the Mad River Valley Planning District and surrounding communities to monitor growth trends and potential impacts, and to meet housing goals. 

18. Investigate and support development of wastewater resources in town centers. 

19. Promote accessory dwellings as an option for affordable housing. 

 





4144 Main Street, Waitsfield, Vermont 05673  

 

 

TOWN OF WAITSFIELD 

MEMORANDUM 
 

TO:       Members of the Waitsfield Selectboard & Planning Commission 

FROM:     Annie Decker-Dell’Isola, Planning & Zoning Administrator  

DATE:      May 29, 2020 

RE: Summary and Analysis of “Mad River Valley Housing Demand & Market Analysis” 

(Doug Kennedy Advisors, March 2020) 
 

 

I. EXECUTIVE SUMMARY 
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 develop quantitative data on housing needs and market demand in the Mad River 

Valley (MRV) so that community leaders could begin to consider effective policy updates and 

development priorities to address housing. The authors project that MRV communities will see 

slow growth but with a major demographic shift. They project significant growth in households 

aged 65+ as well as growth in households aged 25-34 years old.  The authors found a significant 

decrease in the number of available long-term rental units, possibly due to the increase in short 

term rental units. Employers believe that the workforce is being significantly impacted by the lack 

of affordable rental units and single-family residences for first time homebuyers. They found that 

younger and middle-aged households with low incomes have a high propensity to move and would 

benefit the most from a rental housing project. Ultimately, the report recommends three specific 

housing projects that would have the most impact, including workforce rental housing, senior rental 

housing, and a home ownership project oriented at first time home buyers. 

II. ANALYSIS OF KENNEDY REPORT BY SECTION 

A. INTRODUCTION 
The report summarizes Doug Kennedy Advisors work to “asses the market and demand for housing 

in the Mad River Valley region.”  The work analyzed housing needs as well as the connection 

between housing demand and market supply and ultimately identified three projects that would be 

most useful and feasible in the MRV. Quantitative and qualitative data analysis were both part of 

the project, as outlined in the sections below. For the purpose of the Kennedy Report, “Mad River 

Valley,” refers specifically to the three town (Waitsfield, Fayston, and Warren) area. It is important 

to note that the report is based on data and conditions at the time the project was prepared.  It is 

noted in the Introduction that, “in the event that there are significant changes in a number of 

factors, including; macro-economic conditions, local/regional economic conditions, interest rates, 

local/regional competition, changes in the project program, or other factors affecting the housing 

market, it is likely that the findings contained in the report will change.”  

 

B. THE MARKET: DEMAND, SUPPLY, & MARKET DYNAMICS 
Commuting patterns into and out of the valley were a key component in determining the MRV 

residential market. The authors determined that of working MRV residents, 50% commute out of 

the valley for work and at least 30% of the MRV workforce commutes from outside of the valley 

for work. In looking at communities with the highest percentage of commuters, it was determined 

EXHIBIT D
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that the primary market area for the MRV are the three towns (Waitsfield, Fayston, and Warren) 

and that the secondary market area includes Duxbury, Moretown, Waterbury, and Granville. 

 

The authors rely on “household change” as the best indicator for housing market data. Household 

change represents increase or decreases of households based on age range.  They found that 49% of 

Waitsfield households are in the 45-64 year 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. 

 

The authors also looked at household age by income to assess housing markets. They determined 

that with the growth of the 65+ age group and the 25-34 age group, the most significant increase in 

income group will be households with an average income of $100,000+ (assuming that a housing 

project addressing young households in lower income groups is not developed). 

 

Additional quantitative analysis of housing supply completed by the authors found the following: 

• From 2000-2010 there was a decrease of 200+ housing units in the MRV. There is no 

explanation in the data as to why housing stock decreased so much over this time, but it is 

suspected that it could be a result of those units turning over to “accommodation” (short 

term rental) units. 

• 52% of all housing units in the MRV are seasonal units, although in Waitsfield only 19% 

of the total housing stock is seasonal. Warren has the highest at 66% of total housing units 

used as seasonal. 

• There has also been a decrease in the percentage of housing units used as long-term 

rentals in the MRV, and an increase in the percentage of housing stock used as seasonal.  

• 26% of Waitsfield renters pay more than 35% of their income toward rent. 

• 70% of MRV households include only one or two people but most occupy housing units 

with three or more bedrooms. 

• There are relatively few subsidized housing units in the MRV (70% located in 

Waitsfield). Waitlists for the two Waitsfield subsidized/affordable housing projects range 

from 42-50 households. 

• Long term rental vacancy is very low in the MRV, with only 13 available LTR’s at the 

time the authors searched 

• In October 2019, 523 short term rental units were available in the MRV. 

• The number of market sales in the MRV is relatively on trend with the rest of the state 

• In May 2019, there were 141 housing units available for sale (18% in Waitsfield). Half 

were single family residences and half were condos throughout the MRV. The median 

home included 3 bedrooms, 2,215sqft, and was listed $192/sqft ($439,845 median listing 

price). 

• 35% of listings in May 2019 in the MRV were less than $300,000 

 

C. COMMUNITY INPUT: QUALITATIVE ASSESSMENT 
A survey was made available in July 2019 and was completed by 57 MRV employers and 21 other 

interested parties. Employers who responded provide jobs for over 1,800 MRV employees.  A 

majority of employers anticipated that as of July 2019, their employee base would increase and 

62% stated that they currently had unfilled positions.  Most employers believe that the lack of 

housing has a significant effect on their ability to fill vacant positions. Specifically, they almost 

overwhelmingly agree that there is a shortage of rental housing in the MRV and that home 

ownership pricing is too high for most MRV employees. Additionally, the surveys demonstrated 

support for housing tied to transportation (specifically bus) routes and within existing water/sewer 

infrastructure. Reponses also expressed support for expanding utility infrastructure within 
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Waitsfield Village and Irasville. 

 

D. HOUSING NEED & MARKET-BASED FEASIBILITY 
The authors worked to create a needs analysis. Household age and household income data were 

analyzed to determine decision making behavior such as propensity to move, frequency of moves, 

and housing preferences per group. They determined that the propensity for a household to move 

declines with increased age and increased income and that renters also have a high propensity to 

move. While the number of older households will continue to increase, the propensity of these 

households to move does not grow at the same rate. 

 

Area Median Income (AMI) is a commonly used income value that helps understand the economic 

situation in communities. AMI is calculated annually by HUD by looking at all household incomes 

within a certain geographic area (in this case, Washington County), and then identifying the middle 

number of all incomes. This middle number becomes the “area median income.”   Income limits by 

household can then be defined as a certain percentage of the AMI, and vary by the number of 

people in the household. For the case of this study, an average of 1.94 people per rental unit is used. 

The income limits are as follows for Washington County average rental households: 

 

Percent of AMI Household Income Limit 

30% $18,853 

50% $31,421 

60% $37,705 

80% $50,274 

100% $62,842 

120% $75,410 

  

 

The authors defined housing need as those households living in either deficient housing (not 

adequate plumbing/kitchen facilities or not enough bedrooms) or those households that pay greater 

than 35% of their household income on housing.  Over half off all households paying greater than 

24% of their household income on housing are within the 50% AMI or less range. They determined 

that there are currently 365 households with a housing need, spread relatively evenly across age 

groups, with an additional 85 households to be added over the next three years.  There is also a 

higher moving rate among households that have unmet needs and that a significant portion of these 

movers would benefit from some form of housing assistance, specifically for younger/middle aged 

households with lower incomes. 

 

The authors then looked at the actual demand for different housing types, both for renters and 

potential homeowners, based on the needs assessment, current market, and propensity to move 

factors.  They determined that there is a high demand for rental housing for young/middle aged 

households within the 60% - 80% AMI.  There is also a need for subsidized rentals (to 

accommodate households with 30% AMI or lower), however these types of projects tend to fill up 

quickly, reach full occupancy, and turn over less frequently. Households within the 120% to 140% 

AMI can likely afford market rents and are the most likely to transition into first-time homeowners. 

An affordable home value for these households would be somewhere between $325,000 to 

$455,000, although this range may still exceed affordability for some within this bracket. 

 

E. RECOMMENDATIONS 
The authors recommend three different housing projects based on their analysis and have ranked 

them based on need and feasibility. The most pressing housing realities in the MRV are the need 

for workforce housing, housing for an aging population, and providing opportunities for young 
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households to “grow roots” in the Mad River Valley. A number of factors still need to align for a 

housing project to be feasible, including availability of property at a reasonable price, compliance 

with state and local regulations, and availability of necessary infrastructure.   

 

The authors found that the best location for housing projects is in the Waitsfield Village and 

Irasville areas. They also found that Warren Village could be a suitable location elsewhere in the 

MRV.  They emphasized that there is a demonstrated public fiscal benefit to locating high density 

housing within existing village areas.  The authors additionally found, based on a statewide 

analysis, that housing projects should contain at least 25 units for them to make financial sense. 

 

They recommend the following three projects, in order of priority: 

1. A workforce rental housing project that targets households within the 50-100% AMI range, 

with 35 total units. 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. The project should be located within or directly adjacent to a village center. 

2. A senior rental housing development, including 20-25 units and accommodating very low-

income households (15-80% of the AMI), with at least half being deeply subsidized units 

where the tenant pays no more than 30% of their income toward housing costs. The 

development should be located within or directly adjacent to a village center. 

3. A housing project including small and efficient single-family structures, meant to provide 

affordable home ownership opportunities, especially for first time buyers. These would aim to 

attract younger households in the 120-140% AMI bracket. The development should be 

clustered and accommodate 15 to 20 total structures, with an anticipated annual sale rate of 

about 4 or 5 units. These would not have to be located within a village but should be located 

close enough to a core village area so that they are walkable and connected reasonably to an 

existing infrastructure network. 
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9. Energy 

9.A Overview 
Historically most of Waitsfield’s energy needs were met locally—forests were felled for fuel, the Mad 

River was dammed for hydropower, and the annual harvest relied on the physical labors of man and 

beast. Twentieth century modernization, in the form of the electric light bulb and the internal 

combustion engine, transformed local energy consumption. Rural electrification connected the Town to 

an expanding power grid, and an ever-growing reliance on fossil fuels for home heating and cooling, 

electricity, and transportation linked the Town to the global energy market. 

International events, disruptions in oil supplies, and the rising costs of gasoline and heating oil are harsh 

reminders that such heavy reliance on these finite energy sources is not sustainable. Local businesses 

and residents of limited means are especially vulnerable to market conditions and fuel shortages. The 

cost of energy derived from fossil fuels has and will continue to increase as we move toward and pass 

peak production of oil and gas reserves. In addition, foreign fuel sources are unstable, and subject to 

huge price swings and supply shortages beyond our control. 

Recognition of the threat of climate change has increased in the last ten years. Current patterns of 

energy consumption are widely understood to produce emissions that contribute to global warming. As 

a result, there is heightened interest nationally and statewide in the development of solar, wind and 

other low-emission, renewable energy resources and more fuel efficient and alternative fuel vehicles. 

Motor vehicles are the state’s largest source of toxic and carcinogenic air pollutants. Based on annual 

per capita vehicle miles traveled, the average vehicle emits around a half ton of pollution each year. 

Vehicle emissions, even at low levels, pose a threat to local health, contribute to acid rain, and can cause 

widespread damage to crops and forests. Over the past decade, an increasing number of electric and 

flexible fuel vehicles have come on the market as viable alternatives to the traditional combustion 

engine. 

Reliable, affordable, and sustainable sources of energy are vital to Waitsfield’s economy, social 

wellbeing, and future development. At presentHistorically, factors influencing energy cost and 

availability are were largely beyond the control of the local community. The Town’s energy future is 

inextricably linked with energy policies and economic forces at the state, federal, and international 

levels. Waitsfield, however, can influence the community’s energy outlook by taking steps to: 

- Promote energy conservation and increased energy efficiency, e.g., through building energy 

audits, weatherization and equipment replacement; 

- Encourage or require lot layouts and building siting, design and construction techniques that 

maximize access to onsite renewable energy resources and incorporate emerging 

technologiesbuildings that meet or exceed state energy code requirements; 

- Diversify our local renewable energy portfolio beyond wood, to include appropriately sited solar 

and assess community wind and, hydro, and wind power developmentpotential; and 

- Provide safe and convenient alternatives to automobile travel for local tripsEncourage adoption 

of electric vehicles, accessible public charging stations and public transit. 

Further, an enhanced energy plan that presents an analysis and targets, pathways, and preferred sites 

for renewable energy development can help guide the transition to a renewable energy future. 
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Municipalities that choose to take a proactive approach in planning for this energy transition  are eligible 

to receive an affirmative determination of energy compliance from the Public Utility Commission (if no 

regional plan has been approved), or their Regional Planning Commission. The Central Vermont Regional 

Planning Commission received an affirmative determination of energy compliance for their regional 

enhanced energy plan in August of 2018, and it is the intent of the Town for this chapter to conform 

with that plan. By receiving this determination locally, Waitsfield will receive “substantial deference” 

rather than the baseline “due consideration” before the Public Utility Commission during Section 248 

energy generation siting cases.  Waitsfield is eager to establish community standards so that it may 

achieve the State energy goals while establishing protections of important scenic qualities of the Town 

that residents seek to protect. 

The Town of Waitsfield has chosen to pursue meeting the State’s goals set out in the 2016 

Comprehensive Energy Plan as a means to address these issues withwith the impact of fossil fuel 

production and consumption. Through solar energy alone, Waitsfield could meet the goals, but not 

without rigorous planning and effort on the part of the entire Town. 

It is important to note that the data provided in this plan was compiled by the Central Vermont Regional 

Planning Commission. This data comes from sources such as the American Community Survey (ACS), the 

Department of Labor (DOL), Department of Public Service (PSD), Efficiency Vermont (EVT), Energy 

Information Administration (EIA), and the Vermont Agency of Transportation (VTrans). Targets were 

then developed using this data and the State’s comprehensive energy plan goals using the Long-range 

Energy Alternatives Planning (LEAP) approach. The accuracy of this data varies and should only be 

utilized as a starting point for planning pathways and target for Waitsfield. 

9.B Energy Supply and Demand 
Overall energy demand continues to increase despite rising energy costs, and increased energy 

efficiencies resulting from technological improvements. This is largely due to the amount of driving we 

do (transportation fuel consumption) and an increase in the electronic appliances, equipment and 

gadgets we use (electricity use).  

Statewide energy consumption is tracked by the Vermont Department of Public Service (PSD) and 

Efficiency Vermont.  The department updated the state’s comprehensive energy plan, “The Vermont 

Comprehensive Energy Plan”, which was adopted on December 15, 2011, and updated in 2016. Local 

energy consumption is tracked annually to a limited extent by the Mad River Valley Planning District. It 

set the following goals for the State regarding renewable energy and greenhouse gas emission 

reductions: 

• Reduce total energy consumption per capita by 15% by 2025, and by more than one-third by 

2050, 

• Meet 25% of the remaining energy need from renewable sources by 2025, 40% by 2035, and 

90% by 2050, 

• By 2025, have 10% renewable transportation, 30% renewable buildings, and 67% renewable 

electric power, 

• 40% reduction in greenhouse gases below 1990 levels by 2030, 

• 80% to 90% reduction in greenhouse gases below 1990 levels by 2050. 
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The PSD explains that market-based policies, information and access policies, strategic investment and 

improvements in codes and standards will be key to achieving these ambitious goals. In order to gain 

substantial deference in the section 248 proceedings regarding siting of energy generation facilities, 

Waitsfield intends to incorporate these goals into the planning process and take steps to achieve them. 

Electricity. Green Mountain Power Corporation (GMP), a subsidiary of the Québec energy company Gaz 

Métro, is the second largest electric utility in the state and the primary supplier of electricity to the 

Town. In 2019, GMP’s ownership changed from public company Valener to 100% ownership by 

Canadian Investment Holding company Noverco. One of Noverco’s primary owners is Enbridge, a 

multinational pipeline company who now owns 38.89% of GMP because of this deal. GMP serves all of 

Waitsfield except for a small area along North Fayston Road, Center Fayston Road, and Airport Road, 

which is supplied by Washington Electric Coop. 

GMP acquires energy from a variety of traditional and renewable sources, including HydroQuebec and 
the Vermont Yankee nuclear facility (60.6%) and Nuclear Power purchased from ISO-New England 
(27.9%). Vermont finalized negotiations with HydroQuebec in 2010 for a power purchase agreement 
that will provide nearly one-third of the state’s energy needs through 2038. . This agreement will ensure 
a future supply of relatively low-emission electricity to the state, at prices that are competitive with 
those in neighboring states.  As this plan is being written, the future of Vermont Yankee is less 
certain. Initially scheduled to close in 2012, Vermont Yankee recently received a federal license renewal 
to extend its operations through 2032. Entergy Corporation, the plant’s current owner, is challenging the 
state’s legal authority to require plant closure in 2012. 
 
GMP is actively pursuing alternative sources of electricity to offset anticipated lost power generation 
from the eventual closure of Vermont Yankee, and to strengthen its renewable energy portfolio, as 
outlined in its 2007 Integrated Resource Plan (IRP).GMP has since signed an agreement to purchase 
power from the Seabrook nuclear plant in New Hampshire and is actively developing other sources, 
including in-state renewables. GMP recently made an offer to purchase Central Vermont Public Service 
(CVPS), the state’s largest utility, subject to Vermont Public Utility Commission (PUC) approval.  
 
While GMP bought nuclear power from Vermont Yankeepurchased electricity generated by Vermont 
Yankee’s nuclear power plant for many years, Entergy announced in 2013 that the plant would be 
closing in 2014. In 2019, the plant was sold to Northstar, a New York-based cleanup company that will 
be decommissioning the plant through an accelerated process. GMP has sought out offsets for this loss, 
mainly focusing on purchasing nuclear power from Seabrook, NH through ISO-NE, as well as developing 
in-state renewables. In 2019, GMP announced a goal to be 100% carbon-free by 2025, and 100% 
renewable by 2030.  
 
The primary transmission line serving the Mad River Valley is a 34.5 kV line that enters Waitsfield from 

Northfield, in the vicinity of the Northfield Gap Road. Power is distributed locally through a substation in 

Irasville (#39) that serves nearly three thousand meters. The local system was last upgraded in the 1980s 

and has some remaining reserve capacity. The Green Mountain Power 2018 Integrated Resource Plan 

proposes on upgrade to the Irasville Substation in 2021.—no major transmission or distribution system 

improvements are planned over the next five years. 

GMP does plan tohas replaced existing electric meters with digital wireless “smart meters” through its 

smart grid program, GMPConnects. When GMPConnects is up and running it will uses fiber optic cable 
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and digital technology to relay information back and forth between individual customers, Green 

Mountain Power, and electric grid components – including information about equipment performance, 

electric demand and use. GMP has alsocontinues to expand installed three public charging stations for 

electric vehicles in Vermont (the closest in Montpelier) under a pilot program, “GMPEV”, to promote 

statewide electric vehicle (EV) infrastructure. 

Information is available to communities on station siting and permitting considerations and suggested 

performance criteria. A local initiative, entitled MRVEV, is exploring the possibility of creating an all-

electric vehicle car share in the Mad River Valley. 

Total electricity demand in Waitsfield varied between 16,000 and 16,500 megawatt hours (MWh) 

annually from 2004 and 2008 was estimated at 14,967 MWh in 2018. Waitsfield accounts for 25% of the 

Mad River Valley’s electricity consumption, and 18% of the county total. Local demand is evenly divided 

between residential and commercial uses.  Average household consumption in 2008 was 7,003 kWh—

down 3% from 2004, in part due to reported efficiency savings. The Town’s peak electric load occurs 

during the winter months, indicating that a number and many of buildings still rely, at least partially, on 

electricity for heating (2009 Mad River Valley Energy Study, Vermont Renewable Energy Atlas). 

Electricity remains the most expensive costly form of space heating, with propane now running a close 

second (VT Fuel Price Report, May November 20161). However, with technological improvements in the 

usage of New cold-climate heat pumps, offer a electricity may be viable alternative as an efficient and 

cost-effective home-heating method beyond inefficient electric resistance, propane and oil-based 

heating systems. See Table 9-11 for Waitsfield’s targets for thermal fuel-switching. 

Table 9-1 provides an overview of residential and commercial electricity use in Waitsfield in 20181.  

Table 9-1 
2018 Current Electricity Use 

Use Sector Current Electricity Use 

Residential (Efficiency Vermont) (kWh) 7,196,462 

Commercial and Industrial (kWh) 7,771,363 

Total (kWh) 14,967,825 

 

Fuel. In 2008 tThe Mad River Valley Planning District recently compared 2008 electricity and 

transportation energy consumption for each town by calculating the equivalent in MWh of fuel 

consumed. Waitsfield’s transportation fuel consumption equaled 35,040 MWh—more than twice its 

electrical consumption (2010 MRVPD Annual Report). This underscores the fact that our collective 

reliance on motor vehicles, and our individual driving habits, are in large part responsible for much of 

our energy consumption and associated environmental impacts. 

Vermont has no petroleum infrastructure, and relies on external sources for transportation and most 

home-heating fuel supplies. Three local Several oil and gas distributorsfuel dealers supply Waitsfield 

 
1  This data was provided in a regularly updated report from Efficiency Vermont. This data differs from the 2016 
data provided by the Central Vermont Regional Planning Commission. In reviewing Efficiency Vermont’s data from 
2016-2018, there may have been an error in previously reported data for commercial usage. The Waitsfield 
Planning Commission is confident that Efficiency Vermont’s 2018 data is accurate and serve as the basis for 
establishing town goals . 
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residences and businesses with oil, propane and kerosene. More recently certain fuel dealers and local 

businesses are selling bulk and bag wood pellets for pellet boilers and stoves.  Unregulated fossil. Ffuel 

prices -notably propane and oil- continue to fluctuate, based on international supply and demand, but 

have trended lower since increased oil and gas generation in the United States.   The energy burden for 

Waitsfield households is 7.9% of median household income ($78,264) according to a 2019 Energy 

Burden report by Efficiency Vermont.2  However, that burden can increase significantly for lower income 

households in the community.but have increased dramatically over the past year – especially for regular 

unleaded gasoline (36%) and heating fuel oil (35%)—while the federal government has proposed cutting 

home heating assistance for low income households (LIHEAP) by 50% in FY12. 

Table 9-2 presents housing data and heating information from data collected by the American 

Community Survey (ACS)3 

Table 9-24 
Current Municipal Residential Heating Use 

Fuel Source 
Municipal % of 

Households 

Municipal Square 

Footage Heated 

Municipal BTU (in 

Billions) 

Propane and Natural Gas 49.2% 605,100 36.3 

Electricity 6.9% 53,700 3.22 

Fuel Oil 23.7% 269,000 16.14 

Coal 0.0% 0 0.00 

Wood 20.0% 260,300 15.62 

Total 100% 1,188,100 71.29 

 
 

Census data also provide limited information on the types of fuel used by town residents for home 

heating (Table 9-3). The data suggest a major shift during the 1990s from the use of wood as a primary 

heating source to the use of gas (bottled, tank or LP). By 2000, more than 50% of occupied housing units 

in town were heated with gas. Census estimates through 2009 suggest that this is still the case—half of 

Waitsfield’s occupied households heat with gas, while most others (30%) use fuel oil. Only 10% of local 

households now use wood as their primary heating source. The shift to gas for space heating over the 

past two decades reflects a statewide trend tied to new home construction, which is incorporating 

cleaner, more energy efficient fuels and heating systems. Many homes built in the 1960s and 1970s 

relied on inefficient electric heat, a practice that is generally no longer allowed under state energy 

standards for residential construction. These standards apply to all new homes and additions over 500 

square feet. 

 
2 https://www.efficiencyvermont.com/news-blog/whitepapers/vermont-energy-burden 
3 This data has a relatively high margin of error, meaning that the total number of housing units may not directly 
align with other figures in this plan. However, for planning purposes, Waitsfield can understand a general 
distribution of heating sources and plan for a shift. 
4 Source: ACS 2011-2015 5-Year Estimates, table B25040. 

Field Code Changed

https://www.efficiencyvermont.com/news-blog/whitepapers/vermont-energy-burden
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Table 9-35 
Waitsfield Home Heating Fuel 1990-2015 

 1990 2000 2010 2015 Estimate 

Gas 144 25% 373 51% 402 50% 380 48% 

Electricity 89 16% 86 12% 43 5% 49 6% 

Fuel Oil/ Kerosene 176 31% 198 27% 251 32% 166 21% 

Coal 0 0% 0 0% 0 0% 0 0% 

Wood 161 28% 77 10% 93 12% 184 23% 

Solar 0 0% 0 0% 0 0% 0 0% 

 

Although it remains an important supplemental source of heat for many Waitsfield households, the use 

of wood tends to fluctuate in relation to the price of oil and gas, and local availability. A 2009 survey 

conducted by the Community Biomass Project, which included Waitsfield households, indicates that the 

use of wood may be increasing in relation to rising gas and fuel oil prices – 72% of survey respondents 

reported using cordwood during the 2008-09 winter season, averaging 4.3 cords per household.  New 

wood stoves and furnaces, if properly installed and maintained, provide effective and efficient home 

heating. Table 2 states that in 2015, about 20% of residents heated most of their home with wood. 

Outdoor wood furnaces are also gaining in popularity and, like woodstoves, are now regulated for air 

quality. 

The economic, social and environmental consequences of such heavy reliance on fossil fuels have 

prompted state efforts to diversify Vermont’s energy portfolio to include in the mix more efficient 

natural gas systems, cogeneration systems that produce electricity and heat, and greater reliance on 

renewable energy sources including wood, wind and solar power. 

Table 9-46 
2015 Current Commercial Heating Use 

 Commercial 
Establishments in 
Municipality (VT DOL) 

Estimated Thermal 
Energy BTUs per 
Commercial 
Establishment (in 
Millions) (VDPS) 

Estimated Thermal 
Energy BTUs by 
Commercial 
Establishments in 
Municipality (in 
Millions) 

Municipal Commercial 
Energy Use 

223 652 145,396 

Available data indicate that over the past two decades Waitsfield households have increased the 

number of vehicles they own and the number of per capita miles they drive (Table 9-5). The US Bureau 

of Transportation Statistics reports that the number of registered vehicles in Vermont rose by 610% 

while the total miles driven of highway travel by Vermonters increased 16.60.5% from 1998 to 

 
5 Source: US Census, Table H1 (2010 from American Community Survey, table B25040, and 2015 from 2011-2015 

American Community Survey 5-Year Estimates, B25040) 

6 This table uses data available from the Vermont Department of Labor (VT DOL) and the Vermont Department of 

Public Service (DPS) to estimate current municipal commercial establishment energy use in the municipality.  
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20072008-2018. Light trucks (pick-ups, vans and sport utility vehicles), with lower fuel efficiency than 

most automobiles, now comprise a larger percentage of vehicles on the road. This suggests that our 

aggregate fuel efficiency is decreasing, leading to increased transport fuel consumption and fuel 

emissions. 

Table 9-5 represents households with vehicles, delineated by number of vehicles, and combines 

Decennial Census data with American Community Survey estimates. From Table 9-5, between 1990 

2000 and 2015, there was an increasea decrease in households that owned 2 vehicles (41% in 1990 to( 

43% in 2015) and no estimated change for households that own 3 or more vehicles. Surprisingly, the 

number of households that do not own a vehicle increased from 2% in 1990 4% in 2000 to 6% in 2015.  

 

  Table 9-57 
Waitsfield Households by Number of Vehicles 

 1990 2000 2010 2015 Estimate8 

0 Vehicles  2% 30 4% 39 5% 44 6% 

1 Vehicle  38% 245 33% 287 36% 250 33% 

2 Vehicles  41% 349 48% 360 45% 339 43% 

3+ Vehicles  19% 110 15% 110 14% 153 19% 

 

As of 2015, there were 1,387 total vehicles registered to addresses in Waitsfield (Table 9-6). Using 

statewide averages, these vehicles travelled a total of 17,337,500 miles and the cost of gasoline to fuel 

these miles totaled $2,153,206.00. This means that residents who own vehicles are paying $1,552.42 per 

vehicle annually in gasoline costs alone. AAA estimates that beyond the price of fuel, cars cost well over 

$8,000.00 per year to own and maintain. A major way residents that Waitsfield could save money is in 

cutting down usage of their vehicles. 

 

 

 

 

 

 

 

 
7 Source: US Census (2000 from US Census, 2010 from American Community Survey, table DP04, and 2015 from 

2011-2015 American Community Survey 5-Year Estimates, table DP04444 

8  The “2015 Estimates” column comes from the American Community Survey data, which has a high margin of 
error, and caution should be used when planning with this data in mind. 
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Table 9-69 
Current Transportation Energy Use 

Transportation Data  Municipal Data 

Total # of Vehicles (ACS 2011-2015, DP04) 1,387 

Average Miles per Vehicle per Year (Vtrans) 12,500 

Total Miles Traveled per Year 17,337,500 

Average Gallons Used per Vehicle per Year (VTrans) 576 

Total Gallons Use per Year 932,124 

Transportation BTUs (Billion) 112 

Average Cost per Gallon of Gasoline (RPC) 2.31 

Gasoline Cost per Year $2,153,206.00 

 

Table 9-7 shows that the overwhelming majority of employed town residents (71%) commute to work 

alone – and that the number of single drivers has increased steadily since 1980, while the number of 

local carpoolers has declined. The average estimated commute time for Waitsfield workers is now 

around 21 minutes (American Community Survey, 2005-09). There are few alternatives available; public 

transit serving the Mad River Valley runs only during winter months. Travel between home and work 

accounts for a significant portion of local transportation energy consumption—a characteristic of most 

rural communities in the United States. Given rising fuels prices, this also suggests that transportation 

costs represent a significant and increasing burden to many local households. 

Table 9-710 
Mode of Travel to Work for Waitsfield Residents  

 1990 2000 2010 2015 Estimate 

Work At Home 107 13% 100 10% 107 11% 160 15% 

Drove Alone 577 71% 723 74% 769 76% 746 71% 

Carpool 90 11% 104 11% 65 6% 86 8% 

Transit 8 1% 0 0% 17 2% 0 0% 

Walk 27 3% 40 4% 37 4% 44 4% 

Other 3 0% 10 1% 12 1% 8 1% 

 

9.C Energy Efficiency & Conservation 
Energy conservation, by reducing energy consumption, increases available energy supplies. The state’s 

energy conservation efforts in recent years have very successfully focused on demand side management 

to increase energy efficiency and reduce overall energy demand. 

Efficiency Vermont, the state’s energy efficiency utility, offers a number of programs and financial 

incentives for local government, businesses and residents to increase energy efficiencies and reduce 

energy costs. The state has also enacted energy efficiencybuilding energy standards for commercial and 

 
9 This table uses data from the American Community Survey (ACS) and Vermont Agency of Transportation (VTrans) 

to calculate current transportation energy use and energy costs. 

10 Source: US Census (2010 from American Community Survey and 2011-2015 American Community Survey 5-Year 

Estimates) 
Formatted: Normal
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residential new construction that are administered through the Vermont Department of Public Service. 

However, it is important to note that the Town of Waitsfield is responsible for requiring builders to 

complete a certification of compliance with the state building energy standards. 

The need for energy efficiency and conservation is also recognized locally. Widespread participation by 

local residents in the 2009 Vermont Community Energy Mobilization pilot project helped bring energy 

efficiency improvements and direct savings to almost seventy Mad River Valley homes. The all-volunteer 

project brought together dozens of local volunteers and was supported by free products, training and 

other resources provided by Efficiency Vermont. 

Waitsfield has an Energy Coordinator and historically has had an Energy Committee, appointed in 2007, 

who have contributed significantly to local energy efficiency, renewable energy and electrification of 

transportation and conservation efforts. With the support of the Select Board, town staff and other 

parties, the Energy Committee Coordinator is responsible for supporting the addressing assessment of 

energy efficiency needs opportunities in municipal buildings. Comprehensive energy audits of the Joslin 

Memorial Library, the General Wait House, and the Waitsfield/Fayston Fire Station led to energy-saving 

improvements at all three buildings. Re-insulation of the library attic, primarily funded by a Vermont 

Community Climate Change Grant, greatly diminished heat loss in that building. Energy Efficiency & 

Conservation Block Grants in excess of $60,000, secured in 2010 through the American Recovery and 

Reinvestment Act, funded energy retrofit projects at the Town garage, fire station, and General Wait 

House. 

The Town, in 2011, voted to establish its own energy reserve fund, with an initial allocation of $5000, for 

future municipal energy efficiency and renewable energy projects. Prior to this, energy retrofits included 

in the capital budget were funded through annual operating funds. 

9.D Renewable Energy 
The potential for renewable energy resources in Waitsfield include woody biomass, wind, solar and 

hydropower. As a result of rising fuel prices, new technologies, and the ability of utility customers to sell 

excess power back to the grid via net metering, renewable energy systems have become more 

economically viable. Federal and state subsidies, including tariffs and tax credits, allow renewable 

energy projects to better compete with heavily subsidized fossil fuel and nuclear energy development. 

Table 9-8 shows the current generation from renewable sources in Waitsfield. Table 9-8 excludes 

information on biomass and other renewable generation sources. Central Vermont Regional Planning 

Commission did not provide municipalities this information when distributing the data used in this plan. 

In 2016, there were no electricity-generating biomass facilities in Waitsfield. Biomass primarily has been 

used as space heating and therefore is not included in this table. Other generation may include sources 

such as geothermal, however these sources were difficult to estimate and were excluded from the table. 

Below find a description of each of the renewable fuels. 

 

 

Commented [WP1]: At their 5/19 PC meeting, it was 
requested that the Selectboard weigh in on the Energy 
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Selectboard on 6/8. 



 

 
12 

DRAFT – PC 6/2/20 Review 

Table 9-811 
2018 Current Renewable Generation 

Renewable Type MW MWh 

Solar 1.486 1,796 

Wind 0.00 0.00 

Hydro 0.00 0.00 

Total Existing Generation 1.486 1,796 

Biomass. For much of Waitsfield’s history, wood was the principal local source of household heat. 

Although only 10% of local households currently use wood as their primary heating source, it remains a 

relatively low cost alternative to fuel oil and natural gas. There is increased interest statewide in using 

woody biomass – including wood chips and pellets made from low grade wood and sawmill waste – for 

heating, electricity, and combined heat and power applications. There is currently one woodchip/pellet 

supplier in town. 

Waitsfield also has a large amount of forested land which, under effective management, could provide a 

sustainable source of energy in the future. The Biomass Energy Resource Center has estimated the net 

available low grade (NALG) wood supply that can be sustainably harvested for each town in Vermont, 

using a model developed with the Department of Forests Parks and Recreation and the Vermont Center 

for Geographic Information. Under this model Waitsfield’s “woodshed” was mapped at 7,325 acres, 

which could generate up to 18,000 green tons of low grade wood annually, with moderate harvesting on 

public land and little harvesting on private parcels less than 50 acres. This yield could potentially 

generate 126,000 BTU of thermal heat or 9,000 MWh of electricity annually. A harvest of this size would 

translate into approximately 12,000 cords of wood assuming an average density of 3000 pounds (1.5 

tons) per cord.” 

The Community Biomass Project, a three-year research project of the University of Vermont, Vermont 

Family Forests, and the Northern Forest Alliance, conducted a more detailed analysis of potential woody 

biomass production in five Mad River Valley towns, including Waitsfield. According to project studies, 

the Town’s total reported annual harvest of cordwood from 2005 through 2008 was 861 cords – an 

average of 215 cords (or 517 green tons) annually—representing 10% or less of annual low-grade wood 

production. Related modeling more conservatively estimated that the five Mad River Valley towns could 

sustainably generate between 23,000 and 50,000 green tons of low quality wood per year (2009 

Community Biomass Project wood harvest and assessment reports). 

Extensive harvesting, if not properly managed, can lead to environmental degradation and decreased 

forest health through nutrient loss, increased storm water runoff and soil erosion, stream 

sedimentation, water pollution, habitat loss, and the reduction in quality of the Mad River Valley’s 

scenic viewshed. Woodlot management, and adherence to accepted state management practices for 

logging operations, reduce the adverse impacts of harvesting, and can enhance the capacity of local 

forests to meet a variety of community and landowner objectives. 

 
11 Table shows existing renewable generation in the municipality, in MW and MWh, based on information available 

from the Vermont Department of Public Service. See more online at the Vermont Community Energy Dashboard. 

 

https://www.vtenergydashboard.org/
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Recent study findings assess the Mad River Valley’s woody biomass resource—i.e., firewood, chips, and 

pellet material—as distinct from timber saw logs. The data gathered will help the Town and 

communities throughout the region better manage this resource should the demand for local woody 

biomass increase. Several Washington County schools, including Harwood Union High School, have 

transitioned to wood (chip or pellet) heating systems under Vermont’s “Fuels for Schools” program. 

Automated wood-fired systems are proving to be an affordable heating alternative to conventional 

systems in such settings. 

Other potential, but more limited, sources of biomass energy include waste vegetable oil from local 

restaurants, grass and oil seed production. It is estimated that the 2,000 acres of agricultural soil in town 

best suited for canola, soybean and sunflower oil production could yield more than 100,000 gallons of 

oil annually (Vermont Renewable Energy Atlas). 

Hydropower. The Mad River and its tributaries once supplied water power for Waitsfield’s earliest 

industries. Today these industries are gone, and while a hydro facility still exists downstream in 

Moretown, none currently operate in town. 

There may be potential in the Town for small scale “micro-hydro” development that supplies individual 

users, but the Mad River lacks the deep gorges and falls that are necessary to support larger, 

commercial operations. Also, while hydropower is often cited as a clean energy source, the 

environmental impacts of dam construction, operation and management—including the effects of 

changing water levels on river flow, stream habitat, water quality, and adjoining riparian areas—are not 

as benign as once thought and are given greater consideration in state and federal dam licensing 

proceedings. 

Solar. The contribution of solar energy to Waitsfield’s total energy supply is growing. More structures 

are being sited, oriented and designed to incorporate passive solar construction techniques for space 

heating and natural lighting. Passive solar building design and solar thermal heating systems can 

significantly increase energy efficiencies and reduce costs. Until recently, the upfront costs of solar 

photovoltaic (PV) systems were generally too costly for the average homeowner, but emerging 

technologies, rapidly declining prices and state, federal and utility incentives have made grid connected 

net-metered PV systems more affordable. 

As of July 2011 October 2019, the PUC had issued certificates of public good for 21 89 net-metered solar 

PV installations in Waitsfield, ranging in capacity from 2.5 to 142 kW, with a total reported generating 

capacity of 392 1486 kW. This includes a certificate issued in 2010 (CPG NM-1133) for athe 72.28102 kW 

municipal system that was to be installed at the Town garage property on Tremblay Road in 2015 as a 

group net-metered system, but did not go forward for a number of reasons, including changes to 

proposed power purchase agreements. The Energy Committee, who worked diligently on this project, 

continues to support a municipal renewable energy installation that will help offset energy costs. 

Providing renewable energy credits to the Town of Waitsfield and Waitsfield Elementary School 

buildings. 

Technological advances, including the incorporation of photovoltaic components in roofing and siding 

materials, may make solar power an even more viable source of electricity in the near future. An initial 

GIS analysis done for the Vermont Renewable Energy Atlas identified 968 building sites in Waitsfield that 
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are potentially suitable for roof-mounted solar arrays and 687 acres that may be suitable for ground-

mount solar (Vermont Renewable Energy Access). 

The siting of some existing solar installations, particularly along Route 100 (the federally designated Mad 

River Byway) has raised concerns about the impacts that such facilities can have on the Town’s scenic, 

historic, and agricultural resources. As a result, the Planning Commission has developed community 

siting standards, for consideration by the municipality and the PUC, that are intended to avoid and 

mitigate potential impacts of facility development, while promoting new installations in appropriate 

locations. 

Wind Power. Wind power, like hydro and solar power, is a low-emission energy source that is not 

depleted with use. Several years ago, the Vermont Department of Public Service conducted a statewide 

wind resource assessment, including the mapping of Vermont’s most favorable wind resource areas. The 

optimum sites for large, commercial wind are high elevation areas with steady, moderate to high winds 

(14.5+ mph), in proximity to access roads and transmission lines. The report states that the two 

potential sites for wind development are in the Northfield Range near the transmission line and, based 

on wind speeds, in the Green Mountain Range to the west. 

As a result of recent improvements in turbine technology and federal subsidies designed to offset 

purchase and installation costs, wind power is now receiving a significant amount of attention both 

locally and statewide for utility (commercial) and smaller-scale (up to 500 kW) net-metered electrical 

generation. Large, commercial wind power has received greater attention in Waitsfield as a result of a 

preliminary proposal by a private wind developer exploring the viability of installing a series of wind 

turbines along the Northfield Ridge. 

Waitsfield residents have expressed significant concerns regarding wind power’s potential visual, health, 

environmental, and economic impacts. Wind development at the size, scale, and extent of the 

conceptual proposal for the Northfield Range highlight these concerns that the character of the Town 

would change dramatically with the installation of industrial wind turbines along the Town’s ridgelines. 

In response to these concerns, the Planning Commission has developed the Waitsfield Community 

Standards (see 9.G) for siting renewable energy projects. These standards are for municipal and PUC 

consideration and specifically exclude wind and solar facility development at elevations over 1700 feet 

(the Forest Reserve District), consistent with long-established policies to limit all new development in 

high elevation areas. 

9.E Energy Programs & Initiatives 
Efficiency Vermont. Created by the PUC in 1999, Efficiency Vermont is the first statewide energy 

efficiency utility in the nation. Energy conservation programs are financed by the state’s electric utilities 

through an energy efficiency charge that is passed on to ratepayers. 

Current programs available to Waitsfield residents and businesses include: 

- Efficient Products—eEnergy efficient product information and discount coupons. 

- Vermont Energy Star ® Homes Program—technical assistance and rebates to homebuilders and 

buyers who build energy efficient homes. 

- Commercial Energy Opportunities—Ttechnical and financial assistance to commercial and 

industrial businesses to improve the efficiency of existing and new facilities. 
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- Dairy Farm Program—technical Technical assistance, financial incentives and low-interest 

financing for energy efficient farm equipment. 

- Residential Energy Efficiency Program (REEP)—Ttechnical and financial assistance to developers, 

owners and managers of low-income multi-family housing to reduce energy costs. 

- Income-Eligible Services—Ttechnical and financial assistance to low-income Vermonters who 

are participating in the state’s weatherization program to make additional electricity-saving 

improvements. 

- Emerging Market Initiatives Program—Iidentifies, evaluates and tests innovative energy 

efficiency technologies and practices to promote their use. 

Table 9-912 
Residential and Commercial Efficiency and Weatherization Targets 

 2025 2035 2050 

Residential – Increased Efficiency and 
Conservation (% of municipal households to be 
weatherized) 

20% 42% 92% 

Commercial - Increased Efficiency and 
Conservation (% of commercial establishments 
to be weatherized) 

22% 33% 61% 

 

Energy Assistance Programs. Rising energy costs are a particular burden for individuals, households and 

homeowners with limited or fixed incomes. A number of energy assistance programs are available to 

income-eligible households; most are administered through the Central Vermont Community Action 

Council in partnership with state and federal agencies and area utilities. These include, but may not be 

limited to: 

- Fuel and utility assistance programs—to help pay for seasonal and emergency heating fuel 

supplies and electrical service. Heating programs rely heavily on federal Low Income Home 

Energy Assistance Program (LIHEAP) appropriations. Emergency funds are also available through 

state-funded general assistance programs. 

- WARMTH program—a statewide program that raises emergency funds through individual 

donations to assist households through direct payments to fuel suppliers and electric utilities. 

- Weatherization assistance programs—available to owners or renters (with landlord 

participation) including free energy audits, free lighting and appliance upgrades, and renovation 

services. These programs are funded through federal weatherization programs, the state’s 

weatherization trust fund, and utility assistance programs. Federal funding for both fuel 

assistance programs and the community action agencies that administer these programs is at 

risk under current federal budget proposals. State and local government may be called on in the 

 
12 This table displays targets for thermal efficiency for structures based on a methodology developed by DPS using 

data available from the regional Long-range Energy Alternatives Planning (LEAP) analysis and ACS. The data in this 

table represents the percentage of municipal households and commercial buildings that will need to be weatherized 

by the target years, and is cumulative. For example, the 92% figure for residential in 2050 means that by 2050, 92% 

of all residences should be weatherized.  

 



 

 
16 

DRAFT – PC 6/2/20 Review 

very near future to fill funding gaps, or to find other innovative ways to address the energy 

needs of local households. Capstone Community Action recently established an outreach office 

in the Mad River Valley to support local needs for weatherization.  

- The Mad River Valley Community Fund – Fuel Emergency Fund – a local organization to support 

neighbor to neighbor assistance with short term emergency funding needs including for heating 

costs.  

Table 9-10 presents targets for Waitsfield regarding improvements in electricity efficiency and 

conservation across all three (transportation, thermal, and electrical) sectors. These percentages reflect 

overall electrical efficiency in Waitsfield, regardless of structures. For example, by 2035, Waitsfield’s 

electrical systems should be 7.3% more efficient. This will allow for the increased MWh consumed 

(through increased electrification of heat and transportation). 

Table 9-1013 
Electric Efficiency Targets 

 2025 2035 2050 

Increase Efficiency and Conservation 1.5% 7.3% 15.2% 

Table 9-11 presents targets for thermal fuel switching in Waitsfield. Two primary options exist for the 

purposes of this plan: new efficient wood heat systems and cold-climate heat pumps. In the data 

provided by the State and Central Vermont Regional Planning Commission, cold-climate heat pumps will 

be more utilized in 2050 due to their electrical use (ideally be utilizing  90% renewable energy from the 

grid). However, efficient wood heat systems may be more economically viable for some populations, 

and be more reliable at times. The Town of Waitsfield supports both of these thermal fuel-switching 

options. 

Table 9-1114 
Thermal Fuel-Switching Targets 

 2025 2035 2050 

New Heat Pumps (in units) 76 201 375 

New Efficient Wood Heat Systems (in 
units) 

10 16 57 

 

Transportation. Limited transportation alternatives exist that allow Waitsfield residents to become less 

dependent on motor vehicles to get around. Since most of the Town’s energy use is related to 

transportation fuel consumption, every effort should be made locally to promote ride sharing, 

alternative modes of transportation, and less auto-oriented patterns of development. There has been 

 
13 Data in this table displays a target for increased electricity efficiency and conservation during the target years. 

These targets were developed using regional LEAP analysis. No baseline data is available for this target. 

Percentages in this table are cumulative. 

 
14 This table provides a target for new heat pump systems and new efficient wood heat systems for residential and 

commercial structures in the municipality for each target year. This target was calculated using data from LEAP and 

ACS. Baseline data provided by Efficiency Vermont. This data is cumulative. For example, by 2025, there should be 

76 total heat pumps. By 2035, there should be 201 total heat pumps, an increase of 125 from 2025 
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considerable effort in the Mad River Valley to provide alternatives to the automobile for local trips, 

including extensions of the Mad River Path network, sidewalk projects along Route 100, the 

incorporation of bike lanes in planned road upgrades, and participation in the Safe Routes to Schools 

program. A local rideshare and volunteer driver program, and the development a centrally located park-

and-ride facility that also serves as a transit stop, could help provide rides and facilitate carpooling for 

destinations within and beyond The Valley. Go Vermont, administered through the Vermont Agency of 

Transportation, provides state and local information on car-pooling, ride sharing, van-pooling, and 

special public transportation needs, as described in more detail in Chapter 8 (Transportation). 

Table 9-12 presents the goals for transportation fuel-switching from gasoline and diesel vehicles to 

electric and biodiesel vehicles. It is important to note that the LEAP projection assumes Waitsfield will 

have 2,267 vehicles in 2050 – an increase of 880 vehicles from 2015 estimates.  These outcomes are 

predicated on the availability of additional electricity that has been obtained in an environmentally 

friendly manner. 

Table 9-1215 
Transportation Fuel-Switching Targets 

 2025 2035 2050 

Electric Vehicles 119 823 1,643 

Biodiesel Vehicles 208 385 624 

 

Land Use & Development Patterns. Compact, mixed-use development, as envisioned for Irasville, can 

reduce reliance on the automobile, vehicle miles traveled, and inherent system energy costs—including 

energy costs associated with maintaining roads and related infrastructure. Targeting economic and 

residential growth within areas intended for more concentrated development allows people to walk to 

their destinations, and makes public transit services between growth centers more economically 

feasible. 

At the site level, a south facing building orientation and landscaping can effectively reduce energy 

demand. Clustering, and other energy efficient development patterns can be encouraged and/or 

required through local zoning and subdivision regulations. 

Buildings & Equipment. In addition to energy codes for new residential, commercial and public buildings, 

there are a number of other programs offered by the state to promote municipal energy efficiency and 

the use of renewable energy resources, such as the School Energy Management Program and programs 

that support the conversion of school heating systems to wood-burning systems. 

Municipal energy savings can continue to be realized through regular energy audits of municipal 

buildings and the use of “life cycle costing” practices that incorporate long-term energy savings in the 

fiscal analysis of facility construction and equipment purchases. Such costing methods often 

demonstrate that long-term energy savings more than offset the higher initial purchase or construction 

 
15 This tables displays a target for switching from fossil fuel based vehicles (gasoline and diesel) to electric and 

biodiesel vehicles. This target is calculated by using LEAP and ACS data. This data is cumulative. 
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cost of energy-efficient equipment and building improvements. The Town’s new energy reserve fund 

will help cover the cost, and leverage other funds, for planned improvement projects. 

Residential and commercial development that exceeds minimum state requirements can also be 

encouraged though incentives offered under local zoning and subdivision regulations and local energy 

assistance programs. 

Renewable Energy.  In addition to the rapid adoption of residential and business solar PV systems, 

Waitsfield’s town solar array and another communityWaitsfield residents approved a motion in 2010 to 

solicit bids for a solar installation designed to meet the electricity requirements of town-owned 

properties. The Town was not able to take advantage of this opportunity but, with the support of town 

voters and the Town’s Energy Committee, will continue to pursue the installation of one or more 

municipal renewable energy systems to help offset municipal energy costs. The Town’s energy reserve 

fund can also be used for this purpose. 

Recent discussions about alternative energy have also generated initial support for a community-

based,Owned, group net-metered “solar orchards” as one way tohave significantly increased the Town’s 

capacity for local energy generation while addressing the visual impacts that typically accompany both 

large-scale and distributed power generation projects. The intent of the community-based system is to 

is to identify one or more parcels of land that could serve as primary locations for the bulk of solar 

power development in the community. This would offer landowners within environmentally sensitive 

areas, along scenic corridors, or with parcels that are too small or without access to enough sunlight, a 

chance to develop solar power resources while minimizing impacts on natural resources, neighboring 

property owners, or the community at large. 

Green Mountain Power (GMP) additionally has a goal of reaching 100% carbon-free resources by 2025 

and 100% renewable energy by 2030.  The town should work with GMP to determine how best to 

facilitate reaching their goal. 

Identifying additional appropriate locations poses significant challenges that will necessarily requires 

community engagement and a long-term vision that is compatible with the type and location of 

development called for in the Town Plan. 

As part of the enhanced energy planning process, the Central Vermont Regional Planning Commission 

provided Waitsfield with maps and data regarding the potential renewable energy generation in 

Waitsfield. Tables 9-13 and 9-14 provide an overview of the renewable energy use across the sectors of 

electricity, heating, and transportation. These targets seek to achieve the State’s 2050 goal (i.e., 90% 

renewable), and present benchmarks at 2025 and 2035. This data suggests that by 2025, significant 

progress could be made on renewable heating use, but most of the progress regarding renewable 

transportation may take place between 2035 and 2050. 
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Table 9-1316 
Renewable Electricity Use Targets 

 2019 2025 2035 2050 

Renewable Energy Use – Electricity (MWh) 1,796 2,765 4,425 11,063 

 

Table 9-1417 
Renewable Energy Use in Transportation and Heating Sectors Targets 

 2025 2035 2050 

Renewable Energy Use - Transportation 9.6% 31.3% 90.2% 

Renewable Energy Use - Heating 55.5% 68.0% 91.3% 

 

The attached maps provide context for the data found in Table 9-15. These maps and data show the 

overall potential for renewable energy generation in Waitsfield. When reviewing this data, one must 

remember that the State goal is 11,063 MWh by 2050 (see Table 15). Rooftop solar would satisfy 20% of 

this goal, and only 3% of all potential ground-mounted solar could (beyond the generation of 1,796 

MWh in 2018) to satisfy this goal. Thoughtfully-sited solar, on rooftops and on-ground, would allow the 

Town to meet the State’s goal. 

 

Using Department of Public Service figures, 11,063 MWh of energy translates to 9.021 MW of installed 

capacity. Solar siting guidelines dictate 8 acres per installed MW, but DPS guidance suggests planning for 

60 acres per installed MW considering that not all private landowners will want solar on their land. 

Using the 8 acres guideline, Waitsfield would need at least 72 acres to be available for solar production. 

Considering Waitsfield’s land area of 17,216 acres, 72 acres of solar would require 0.42% of land. 

 

 

 

 

 

 

 

 

 

 

 

 
16 This data displays targets for MWh generation coming from renewable sources within the municipality during 

each target year. This data was developed using information from the regional planning commission and DPS. This 

data is the same as the data in Table 9-16. 2019 baseline data provided by the Vermont Community Energy 

Dashboard. 
17 This data displays targets for the percentage of transportation energy use and thermal energy use coming from 

renewable sources during each target year. This data was developed using the LEAP analysis. Baseline data is not 

available. 

 

https://www.vtenergydashboard.org/
https://www.vtenergydashboard.org/
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Table 9-1518 
 Potential Renewable Energy Generation 

Renewable Type MW MWh 

Rooftop Solar 1.87 2,292 

Ground-mounted Solar 286.57 351,451 

Wind 769.00 2,357,754 

Hydro 0.00 0 

Biomass and Methane 0.00 0 

Other 0.00 0 

Total Renewable Generation Potential 1,057.44 2,711,497 

 

Table 9-1619 
Renewable Energy Generation Targets 

 2019 2025 2035 2050 

Total Renewable Generation Target (in MWh) 1,796 2,765 4,425 11,063 

 

Property Assessed Clean Energy (PACE) Program. In 2011, Waitsfield residents authorized the Town to 

establish a Property Assessed Clean Energy program that will provide low-cost loans to local 

homeowners for efficiency improvements and renewable energy system installations, to be repaid over 

time through an annual assessment on the property tax bill. 

Waitsfield residents reaffirmed this authorization with a subsequent vote at Town Meeting. As enacted 

by the state, this program is expected to get underway in 2012, to be administered by the Town in 

association with Efficiency Vermont (operated by the Vermont Energy Investment Corporation). 

9.F Facility Siting & Development 
Energy generation and transmission systems that are linked to the electrical grid are preempted from 

local land use regulation. They are instead regulated by the PUC under 30 V.S.A. Section 248 (Section 

248 review). These include net metered distributed energy installations, as well more commercial, 

utility-scale generation, transmission and distribution facilities. The PUC must consider project 

conformance with municipal and regional plans prior to issuing a Certificate of Public Good. 

 

When conducting a review of net-metering energy generation projects under 500 kW, the State may 

choose to designate the project as a “preferred site” pending municipal feedback. A preferred site is a 

site either identified by the municipality in a plan or recognized by the municipality’s governing body. If 

a site is designated as preferred, the project is eligible for certain rate adjustors that may make 

 
18 Renewable generation potential is based on mapping completed by the regional planning commission that is 

based on the Municipal Determination Standards and associated guidance documents developed by DPS. The 

renewable generation potential is expressed in MW and MWh by the type of renewable resource (solar, wind, 

hydro, etc.). 
19 Renewable generation targets for municipalities were developed by the regional planning commission.  2019 

baseline data provided by the Vermont Community Energy Dashboard. 

 

https://www.vtenergydashboard.org/
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investment more attractive. Further, any site that is net-metering and above 150 kW in capacity must be 

built on a preferred site. The following sites are designated as “preferred” by the State: 

• Parking lots (including gravel, by Waitsfield Planning Commission recommendation) 

• Gravel Pits 

• Brownfield Sites 

• Landfills 

• Rooftop Installations 

Likewise, the State and the Central Vermont Regional Planning Commission have designated certain 

areas as unsuitable for energy development. These areas are places where development of a renewable 

resource is very limited and therefore is not likely to occur. The State’s list of known constraints include: 

• Vernal Pools (confirmed and unconfirmed) 

• River Corridors as identified by the Vermont Department of Environmental Conservation 

• Federal Emergency Management Agency Identified Floodways 

• State Significant Natural Communities and Rare, Threatened, or Endangered Species 

• National Wilderness Areas 

• Class I and Class II Wetlands (as noted in the Vermont State Wetlands Inventory or Advisory 

Layers) 

• Regionally or Locally Identified Critical Resources. 

The State has also created a list of possible constraints. These constraints identify areas where 

additional analysis will need to occur in order to determine if development of renewable energy 

resources is appropriate. In some cases, conditions may be prohibitive, but in others the conditions may 

be suitable. The possible constraints include: 

• Agricultural Soils 

• Federal Emergency Management Agency Special Flood Hazard Areas 

• Protected Lands (State fee lands and private conservation lands) 

• Act 250 Agricultural Soil Mitigation Areas 

• Deer Wintering Areas 

• Vermont Agency of Natural Resources Conservation Design Highest Priority Forest Blocks. 

• Hydric Soils 

• Regional or Locally Identified Resources 

The Central Vermont Regional Planning Commission, in their 2018 Regional Plan amendment, identified 

the following possible constraints beyond the State’s recommendation: 

• Elevations above 2,500 feet 

• Slopes greater than 25% 

• Municipally Owned Lands 

• Lakeshore Protection Buffer Areas of 250 feet 

Waitsfield, in their 2012 Town Plan, developed siting criteria for renewable energy projects within the 

municipality to be applied by the PUC. By attaining an affirmative declaration of energy compliance from 

the regional planning commission, this language will be given substantial deference in Section 248 
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proceedings. The language of this section (9.G) has been modified in the 2019 drafting update, but is not 

a significant departure from its original intent. 

Green Mountain Power has also developed a Solar Map to visually identify the capacity of local utility 

distribution systems to handle additional interconnections.  In March 2020 GMP’s Solar Map identifies 

Waitsfield as “Due to system limitations, interconnections on this circuit may experience higher costs 

and delayed interconnections.”  It is not clear if the planned Irasville substation upgrade in 2021 would 

support Waitsfield’s plan for accelerated build out of renewables or pose a barrier. 

Municipal Participation. The Town does not have statutory party status in PUC (Section 248) 

proceedings, but does receive notice of most applications (petitions) before the board. The Town may 

participate informally by providing comments on a proposed project, or request more formal status as 

an intervenor with rights to participate and appeal. Town participation in the state’s review process, 

based on adopted community standards under this plan, is the best way to ensure that local 

conservation and development objectives are considered and weighed by the Public Utility Commission. 

The Planning Commission has developed specific community standards for energy facility siting and 

development in Waitsfield, below in Section 9.G, that are to be considered in the municipal review of 

applications before the PUC, in crafting local regulations for off-grid facilities, and in the siting and 

development of municipal and community-supported generation facilities. 

9.G Waitsfield Community Standards 
Purpose. The purpose of these municipal energy policies is to promote the development of renewable 

energy resources and energy facilities in the Town of Waitsfield, while limiting the adverse impacts of 

such development on public health, safety and welfare, the Town’s historic and planned pattern of 

development, environmentally sensitive areas, and our most highly-valued natural, cultural and scenic 

resources – consistent with related development, resource protection and land conservation policies 

included elsewhere in this plan. These policies are to be considered in undertaking municipal energy 

projects and programs, in updating the Town’s land use regulations to address renewable energy 

development, and in the review of new or upgraded energy facilities and systems by the Town and the 

Public Utility Commission under 30 V.S.A. § 248. 

General Standards. The Town will consider supporting the following types of energy development, in 

order of priority: 

- Increased system capacity through state, utility and municipally-supported energy efficiency and 

conservation programs. 

- Individual and group net-metered renewable energy projects, community-based projects, and 

other small-scale distributed renewable energy systems serving individual users, in appropriate, 

context-sensitive locations 

- In-place upgrades of existing facilities, including existing transmission lines, distribution lines and 

substations as needed to serve the Town and region. 

- New community-scale energy facilities, including new transmission and distribution lines, 

substations, hydro dams, wind and solar farms, co-generation facilities and biomass plants that 

are designed to meet the expected needs of the Mad River Valley communities 
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To the extent physically and functionally feasible, existing utility systems, including transmission lines, 

distribution lines and substations, shall be upgraded or expanded on site or within existing utility 

corridors before new facilities or corridors are considered. 

The Town of Waitsfield will endorse or permit the development and installation of energy facilities that 

conform to community energy facility development and siting standards through participation in PUC 

(Section 248) proceedings or, where applicable, through local financing and incentive programs and 

regulations. 

Public Health and Safety Standards 

Use Classification. A small net-metered or off-grid renewable energy facility, including a solar array, 

small wind facility or combined system intended solely to serve an individual residence or business, will 

be considered an accessory structure allowed in all zoning districts in which structures are allowed. 

Height. Zoning district height limitations under local bylaws, where applicable, should be waived for 

renewable energy facilities, as enabled under 24 V.S.A. § 4414. 

- The maximum tower height for net-metered, or similar off-grid wind energy facility shall not (a) 

exceed 120 feet in total height, as measured vertically from the ground to the rotor blade tip at 

its highest point, or (b) extend in total height more than 30 feet above the existing tree canopy 

or other obstructions within 300 feet of the tower, whichever is greater. 

Setbacks. Except for transmission and distribution lines and utility connections, all energy facilities – 

including substations, commercial, utility and net-metered generation facilities and accessory structures 

– must meet minimum setback requirements for the zoning district(s) in which they are located. In 

addition: 

- All ground-mounted wind energy facilities must be setback at least 1.5 times the total facility 

height, as measured vertically from the ground to the rotor blade tip at its highest point, from all 

property lines, occupied buildings on adjoining properties, overhead utility lines, public and 

private rights-of-way and established trail corridors, unless easements are secured from 

adjoining property owners. 

- Guy wires used to support wind towers are exempt from minimum district setback 

requirements, but shall be set back at least 20 feet from all property lines.  

- A building-mounted wind turbine or solar panel must meet minimum setback requirements for 

the building on which it is mounted. The installation of a net metered or similar off-grid energy 

system on a nonconforming structure will not constitute an increase in the degree or amount of 

nonconformance under local regulations. 

- Setback requirements for renewable energy facilities may be reduced by the Town, as allowed 

under 24 VSA § 4414 as necessary to access a renewable energy resource, if the reduction in the 

setback distance is functionally necessary for system operation, represents the minimum 

necessary to allow for facility siting, and adverse impacts to adjoining properties, structures, 

facilities, and uses can be avoided through structural design and orientation, landscaping and 

screening, the use of glare and noise reduction techniques, or other accepted mitigation 

measures, or an easement is secured from the adjoining property owner. 
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- Facility setback distances from property lines, or from occupied structures in existence at the 

time of application, should be increased as necessary to mitigate identified public health and 

safety hazards or nuisances to adjoining property owners (e.g., noise, vibration, glare, 

shadowing and shadow flicker, ice throw). 

Ground Clearance. The blade tip of any wind turbine shall, at its lowest point, have a ground clearance 

of no less than 30 feet, as measured vertically from the ground to the tip of the rotor blade at its lowest 

point. 

Access. New generation facilities shall be sited in a manner that avoids or, to the greatest extent 

physically feasible, minimizes the need for new and extended access roads and utility corridors. 

- Facility access should be provided from existing access roads where physically feasible, and 

access roads and utility corridors should be shared, to minimize site disturbance, resource 

fragmentation, the creation of additional edge habitat, and the introduction and spread of 

invasive exotic species. 

- Identified impacts to public highways from facility construction, operation and maintenance, 

including highway improvements required to accommodate the facility, shall be mitigated by 

the developer. 

- Public access to generation and transmission facilities, including substations, must be restricted 

as necessary to protect public health and safety. 

Noise. Noise generated by any energy facility, including wind energy systems, shall not exceed the lesser 

of (a) 45dB(A) as measured at any property line, or (b) 5 dB(A) above the ambient sound level, except 

during a short-term event such as a utility outage or a severe wind storm. 

Shadow Flicker. Wind energy facilities shall be sited or screened so that shadows cast by rotor blades 

will not result in shadow flicker on occupied buildings located in the vicinity of the project. 

Burial. Utility controls and onsite line connections shall be wireless or buried, except at the point of 

connection with distribution lines. 

Signs. Energy facilities and structures shall not be used for display or advertising purposes. Signs, except 

for owner and manufacturer identifications and safety warnings that do not exceed one square foot, are 

prohibited on all structures. 

Lighting. In accordance with the Town’s dark sky policy, energy facilities, including wind and 

transmission towers, are not to be artificially lighted except as necessary to meet Federal Aviation 

Administration requirements. 

- An Obstacle Collision Avoidance System (OCAR) as approved by the FAA shall be used to avoid 

visual lighting impacts. If an OCAR cannot be approved, the FAA lighting alternative that results 

in the least amount of visual disturbance, and minimizes project visibility from public roads and 

vantage points, shall be incorporated in system design. 

- Substation lighting should be the minimum necessary for site monitoring and security, should be 

cast downward, and must not result in light trespass or glare on adjoining properties. 
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Codes. Energy facilities must comply with all manufacturer specifications, state or industry safety and 
electric codes, and utility connection requirements. Documentation of code compliance may be 
required for facilities subject to municipal review. 
 
Interference. Facility operation shall not reduce or interfere with television, radio, telemetry, or other 

telecommunications signals, including public safety communications systems. 

Decommissioning and Abandonment. Generation facility permits or certificates must include provisions 

for system abandonment, decommissioning and site restoration including, for larger systems (e.g., >100 

kW), required sureties for facility removal and site restoration. 

Facility Siting Standards 

Site Designation. Sites planned for or intended to accommodate planned energy facility development, 

including the location of existing and planned commercial and net-metered generation facilities and 

utility corridors, are to be shown on site development and subdivision plans reviewed by the Town. 

- Incentives (e.g., waivers, density bonuses) should be provided under local regulations for energy 

efficient development, and for the incorporation of net-metered renewable energy facilities in 

new development. 

- Waitsfield’s bylaws also should be updated to preserve solar and wind access for existing and 

proposed renewable energy facilities to the extent authorized under state law. 

Upland Exclusion Areas. All new energy facilities – including wind towers, transmission and distribution 

lines, accessory structures and access roads – are specifically prohibited in the Forest Reserve District, 

above 1,700 feet elevation, in conformance with long-standing town policies to limit all high elevation 

and ridgeline development due to its undue adverse scenic and environmental impacts. Any energy 

development over 1500 feet in elevation shall not result in undue adverse impacts to surface waters, 

ground water and mapped source protection areas, core forest areas, inventoried wildlife habitat and 

travel corridors, and mapped scenic resources. 

Hazard Areas. With the exception of transmission and distribution lines, new energy facilities that are 

not attached to existing or permitted structures shall not be located in: 

- Special Flood Hazard Areas (SFHAs), including floodways and floodway fringes identified on 

Flood Insurance Rate Maps (FIRMs) for the Town. Any allowed facility located within these areas 

must meet minimum National Flood Insurance Program (NFIP) requirements, as reviewed and 

permitted by the municipality or the state.  

- Fluvial erosion hazard areas identified on Waitsfield FEHA maps. 

- Very steep slopes, with natural (pre-development) grades in excess of 25%. 

Conservation Areas. Energy facilities are to be sited to avoid where physically feasible, or to otherwise 

minimize encroachment and mitigate the adverse impacts of facility development on: 

- Surface waters, wetlands and associated setback and buffer areas, as specified for all 

development under town bylaws. 

- Primary agricultural soils as mapped by the USDA Natural Resource Conservation Service for the 

state. 
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- Significant wildlife habitat, including core habitat areas, and travel and migratory corridors, as 

identified from state inventories and data sets, local inventories, and site investigations 

associated with facility development. 

- Onsite mitigation – e.g., through facility clustering, relocation, buffering and permanent 

conservation easements – is preferred. Off-site mitigation measures should be required where 

on-site mitigation is not physically feasible. 

Agricultural Land and Open Space. Energy facilities, including solar arrays and other generation facilities, 

transmission and distribution lines, accessory structures and access roads are to be located on non-

agricultural land or along field edges to avoid fragmentation of, and to minimize and mitigate adverse 

impacts to agricultural land and open fields. 

Forestland. Energy facilities, including wind towers and other generation facilities, transmission and 

distribution lines, accessory structures and access roads are to be located along existing tree lines, or on 

otherwise disturbed forestland, as necessary to avoid the fragmentation of, and to minimize and 

mitigate adverse impacts to productive timber stands and critical forest habitat. 

- Forestland intended for commercial biomass production must be sustainably managed and 

harvested in a manner that preserves critical forest habitat and longterm forest health. 

Visual Impacts. Applicants must demonstrate through site planning, facility siting and proposed 

mitigation that the visual impacts of new and upgraded energy facilities will be minimized as outlined in 

the standards set forth below: 

- All energy facilities and accessory structures are to be designed and constructed of materials, 

colors, and textures that blend into the surrounding natural or built environment to the extent 

feasible. Wind towers, turbines and blades shall be of a neutral, non-reflective and unobtrusive 

color (e.g., white, off-white or gray). 

- Facilities are to be sited to outside of, or to the edge of scenic views or viewsheds so that they 

are not a prominent focal point. 

- The facility should not extend above the background horizon line. 

- The facility should be screened from view though the use of existing topography, structures, 

vegetation or strategically placed tree, shrub and ground cover plantings that do not block 

distant views. 

Designated Scenic Areas. The documented historic, rural and scenic character of the following areas in 

the Town of Waitsfield shall be preserved under any form of new energy development. New energy 

facilities sited within or as viewed from these areas shall not create a significant physical, visual, audible, 

or historically incongruous or incompatible intrusion into these areas. New facilities, including 

generation facilities greater than 20 kW, substations and transmission lines, are specifically prohibited 

within or as viewed from these areas unless significant associated impacts can be avoided, for example 

through facility siting, screening or line burial. 

- Designated historic districts, including the Waitsfield Village Historic District, the Waitsfield 

Commons Historic District, and the Mad River Valley Rural Resource District, which are also 

listed on the National Register of Historic Places; 

- Town-owned conservation land, including Scrag, Wu Ledges, Austin and Tardy parcels; 
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- Significant views within the Mad River Scenic Byway Corridor (Routes 100 and 17), a National 

Scenic Byway, as identified in the byway corridor management plan; and 

- Views from locally designated scenic roads, as listed under Chapter 8 of the plan, or as 

subsequently designated by the Waitsfield Select Board. 

Historic Districts, Sites and Structures. Energy facilities, including wind systems and solar photovoltaic 

(PV) or thermal panels, that are located in the Town’s three designated historic districts, or on 

properties with federal or state-listed historic structures, are to be sited in accordance with current 

Secretary of the Interior’s Standards for Rehabilitation, and the following: 

- The historic character of listed properties and structures shall be retained and preserved. The 

removal of historic materials or alteration of features and spaces that characterize a property 

shall be avoided. 

- Ground installations are preferred to roof-mounted installations on historic structures. Ground 

installations, to the extent functionally-feasible, shall be installed in locations that minimize their 

visibility, such as a side or rear yard, and be screened from view of public rights-of-way and 

adjoining properties. 

- Roof-mounted systems may be placed on new construction, non-historic buildings and 

additions. 

- Solar panels and other roof- or wall-mounted structures shall not be placed on primary building 

facades, including street-facing walls or roofs, unless there is no other suitable location on the 

site or structure. 

- Roof- or building-mounted systems on an historic structure shall not physically damage the 

structure, alter its character-defining features, including existing roof lines or dormers, nor 

obstruct significant architectural features such as overlaying windows or architectural detailing. 

Attachment points must be minimized and allow for future system removal. 

- Roof-mounted Installations are to be placed below and behind parapet walls and dormers, on 

rear-facing roofs, where feasible. Panels are to be mounted flush with and at the same angle as 

the existing roof surface and, on flat roofs, set back from the roof edge to minimize visibility. 

They should not be visible above the roofline of the primary facade. Panels and mounting 

systems must be compatible in color to established roofing materials to minimize their visibility. 

9.H Goals 
9.H-1 Promote sustainable development in Waitsfield by reinforcing traditional land use patterns and 

municipal development policies, maximizing energy conservation through weatherization of existing 

structures and appropriate siting of new development, encouraging appropriate development and use 

of renewable energy resources, protecting natural and cultural resources, and offering transportation 

alternatives to the single-occupant vehicle. 

9.H-2 Ensure the long-term availability of safe, reliable and affordable energy supplies to meet the 

needs of the Town and neighboring communities. 

9.H-3 Reduce municipal energy consumption and costs, community reliance on fossil fuels and foreign 

oil supplies, and greenhouse gas emissions that contribute to climate change – through increased 

energy and fuel efficiency, energy conservation, and active transition to alternative fuels and renewable 

energy sources. 
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9.H-4 Sustainably develop Waitsfield’s renewable energy resources and local distributed energy 

generation capacity – including municipal and community generation and supporting smart grid 

technology – consistent with adopted plan policies and community energy facility and siting standards. 

9.H-5 Avoid or minimize the adverse impacts of energy development on public health, safety and 

welfare, the Town’s historic and planned pattern of development, environmentally sensitive areas, and 

Waitsfield’s most highly valued natural, cultural and scenic resources, consistent with adopted plan 

policies and community standards for energy development, resource protection and land conservation. 

9.H-6 Minimize the impacts of potential fuel shortages on emergency services, critical public functions, 

and local residents and businesses. 

9.H-7 Promote the future shift away from fossil fuel use for heating in residential and commercial 

buildings. 

9.I Policies 
9.I-1 Encourage energy efficiency and conservation as primary considerations in new municipal 

construction projects, equipment purchases and operations. Life cycle costing shall be used by the Town 

in evaluating capital expenditures as appropriate. 

9.I-2 Encourage, to the extent practical, the use of energy efficient municipal vehicles (e.g., electric, 

hybrid, bio-diesel). 

9.I-3 Development should be directed toward designated growth centers and limited in the least 

accessible areas of the community to minimize the need for new road infrastructure and reliance on the 

private automobile. 

9.I-4 Support land use and conservation policies that encourage ongoing forest management to 

maintain a local source of fuel-wood. 

9.I-5 Support land use and conservation policies that encourage agricultural uses on prime agricultural 

soils to increase the supply of and access to locally produced food and reduce the total food transport 

miles required to sustain Waitsfield families. 

9.I-6 Encourage small scale and appropriately sited development of renewable energy generation, 

including, but not necessarily limited to, solar panels, wind turbines and micro-hydro. Guidelines for the 

development of such resources should minimize: 

9.I-6.a Undue adverse visual impacts on adjacent properties, scenic corridors and Mad River Valley 

viewsheds; 

9.I-6.b Forest fragmentation, environmental degradation, and habitat disruption;  

9.I-6.c Impacts to sediment transport and aquatic organisms’ passage in streams; and 

9.I-6.d Their use of land with prime agricultural soil. 

9.I-7 Prohibit free-standing solar and all wind energy generation structures in the Forest Reserve District 

above 1,700 feet elevation. 
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9.I-8 Continue to ensure that expansion and development activities at Sugarbush do not exceed the 

current or planned capacity of local electrical supplies and transmission facilities through the 

Memorandum of Understanding administered by the MRVPD. 

9.I-9 Discourage the use of electricity as a primary heating source. 

9.I-9 Facilitate walking and cycling, as alternatives to automobile travel for local trips, by providing 

adequate path, sidewalk and bike lane infrastructure connecting major commercial and residential 

developments throughout the Mad River Valley. 

9.I-10 Facilitate the development of a solar orchard by working with interested citizens to identify 

appropriate sites and eliminate policy and legal obstacles that limit access to federal and state tax 

incentives. 

9.I-11 The Town – in collaboration with the Mad River Valley Planning District, the Central Vermont 

Regional Planning Commission, neighboring communities, and utilities serving the Town – will 

participate in long-range utility planning to ensure that adopted plan policies and community standards 

are identified and considered in future energy planning and development. 

9.I-12 Existing and proposed municipal policies, programs and regulations will be evaluated for their 

effect on municipal energy use, and revised as needed to promote reduced energy consumption, 

increased energy efficiency, and the sustainable development and use of local renewable energy 

resources. 

9.I-13 Energy and fuel efficiency will be primary considerations in municipal construction projects, 

equipment and vehicle purchases and facility operations. 

9.I-14 The Town will collaborate with the Mad River Valley Planning District, area utilities and service 

providers to promote community energy literacy, and to provide information about available energy 

assistance and incentive programs, state energy codes and energy system permitting. 

9.I-15 The Town will develop and implement a PACE program as approved by voters in 2011, and 

consider other available incentives (e.g., tax credits, property tax exemptions), to help finance or offset 

the cost of eligible efficiency, weatherization or renewable energy projects 

9.I-16 The Town will participate in Public Utility Commission (Section 248) review of new and upgraded 

generation and transmission facilities as necessary to ensure that adopted community standards are 

given due consideration in proposed energy facility development. This may include joint participation 

with other affected municipalities, the Mad River Valley Planning District, and the Central Vermont 

Regional Planning Commission. 

9.I-17 New energy facility development within or that may affect the Town of Waitsfield must conform 

to adopted community standards for energy facility siting and design (attached) to receive municipal 

support or approval. 

9.I-18 The Planning Commission, in association with the Energy CommitteeCoordinator, will identify and 

map those areas of town that are suitable for the siting and development of renewable energy facilities 

and resources in conformance with adopted plan policies and community standards. 
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9.I-19 The Town will continue to pursue local generation capacity on municipal property, and actively 

assist in the planning and development of a community-based, group net-metered solar orchard facility 

that conforms to adopted plan policies and community facility siting and development standards. 

9.I-20 New development shall not exceed the capacity of existing and planned generation, transmission 

and distribution systems. Development with high energy demand must maximize energy efficiency, 

incorporate on-site generation, or undergo project phasing in relation to planned system upgrades as 

necessary to mitigate anticipated service or facility impacts. 

9.I-21 New development must be designed and constructed to at minimum meet state energy 

standards, through site and building design, material selection and the use of energy-efficient lighting, 

heating, venting and air conditioning systems. Electrical heating is strongly discouraged as a primary 

heating source. 

9.I-22 New development shall be located and designed to reduce transportation energy demand, vehicle 

miles traveled, fossil fuel consumption and greenhouse gas emissions. 

9.I-22.a Irasville and the Waitsfield Village Residential and Commercial Districts, representing the Town’s 

historic and designated growth areas, are targeted to accommodate the majority (more than 50%) of 

new development, including higher density mixed use, pedestrian-friendly residential and commercial 

development, to be supported by existing and planned infrastructure, sidewalks, and public transit 

services. Auto-dependent sprawl outside of these districts shall be avoided. 

9.I-22.b New development outside of Village Districts will be concentrated [clustered] in locations (e.g., 

hamlets, industrial parks, PUDs) that can physically support energy efficient, pedestrian-oriented 

development to be served by common or shared parking areas and walkways, and accessed by existing 

or planned bike lanes, public paths or transit routes. 

9.I-22.c Municipal and community facilities open to the public shall be located in designated village 

districts, within walking distance of the village center [or must be accessible by public transit]. 

9.I-22.d Local employers should provide programs or incentives for ridesharing and public transit use, 

opportunities for telecommuting and teleconferencing and, where applicable, on-site employee 

housing, to reduce employee vehicle miles traveled. 

9.I-23 The Town will continue to work with the Mad River Valley Planning District and area transit 

providers to re-establish year-round transit service, and to identify, plan for, and develop needed transit 

routes and facilities, including local park-and-ride facilities. Local rideshare or volunteer driver programs 

also should be considered. 

9.I-24 The Town will incorporate “complete street” principles for street design that are intended to 

safely accommodate all transportation system users– including pedestrians, cyclists and transit riders as 

well as motorists – in planned town highway improvements. 

9.I-25 The Town will continue to collaborate with the Mad River Path Association, the Mad River Valley 

Planning District, neighboring towns and local landowners to plan for, maintain and develop an 

interconnected regional path network, in part to provide a transportation alternative for Valley 

residents. 
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9.I-26 The Town, through its Energy Coordinator and/or Committee will work with the Planning District, 

the Central Vermont Regional Planning Commission, and area utilities to establish the regional 

infrastructure needed to support alternative fuel vehicles (e.g., charging stations), to include one or 

more publicly accessible, centrally located sites in Waitsfield. 

9.I-27 The Town will work in cooperation with local agencies, emergency service providers, and regional 

suppliers to develop emergency contingency plans that ensure access to critical energy supplies and 

measures to reduce nonessential energy consumption in the event of an abrupt energy shortage. 

9.I-28 The Town will consider zoning and subdivision amendments to include standards for small on-site 

renewable energy systems that are not regulated by the PUC; to promote more energy efficient types 

and patterns of development; to protect access to renewable energy (e.g., solar, wind); to provide for 

the incorporation of netmetered renewable energy systems in subdivision and site plan design, and to 

provide incentives for energy efficient construction that exceeds minimum state standards, that 

maximizes access to renewable energy resources (e.g., solar orientation), or that incorporates individual 

or group net-metered renewable energy systems in subdivision design. 

9.I-29 The Town will consider working with private landowners to develop Forest Management Plans to 

understand the capacity of forests in Waitsfield to supply wood for heating purposes for residents. 

9.J Tasks 
9.J-1 Track municipal energy use and costs, and develop an overall energy budget to manage the Town’s 

energy consumption, which may include the addition of local generating capacity. [Energy Coordinator, 

Energy Committee] 

9.J-2 Evaluate existing and proposed municipal policies and programs for their effect on municipal 

energy use, and revise as needed to promote reduced energy consumption, increased energy efficiency, 

and the sustainable development and use of local renewable energy resources. [Energy Coordinator, 

Energy Committee] 

9.J-3 Develop a strategic 5-year municipal energy action plan that more specifically guides energy 

efficiency investments and improvements, and the transition to and development of renewable energy 

resources. [Energy Coordinator, Energy Committee] 

9.J-4 Identify and map those areas of town that are suitable for the siting and development of 

renewable energy facilities and resources in conformance with adopted plan policies and community 

standards. [Planning Commission, Energy Committee, Conservation Commission] 

9.J-5 Promote community energy literacy, and provide information about available energy assistance 

and incentive programs, state energy codes and energy system permitting. [Energy Coordinator, Energy 

Committee] 

9.J-6 Maintain the Town’s energy reserve fund, and incorporate planned efficiency improvements (e.g., 

facility retrofits, renovations, and equipment upgrades) in the Town’s capital budget and program. 

[Energy Committee, Planning Commission, Selectboard] 

9.J-7 Implement the PACE program as approved by voters in 2011, and consider other available 

incentives (e.g., tax credits, property tax exemptions), to help finance or offset the cost of eligible 
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efficiency, weatherization and renewable energy projects. [Energy Committee, Energy Coordinator, 

Selectboard] 

9.J-8 Pursue local generation capacity on municipal property, and actively assist in the planning and 

development of a community-based, group net-metered solar orchard facility that conforms to adopted 

plan policies and community facility siting and development standards. [Energy Coordinator, Energy 

Committee, Conservation Commission, Selectboard] 

9.J-9 Work collaboratively to establish the regional infrastructure needed to support alternative fuel 

vehicles (e.g., charging or fueling stations), to include one or more publicly accessible, centrally located 

sites in Waitsfield. [Energy Coordinator, Energy Committee, Selectboard] 

9.J-10 Develop procedures for municipal participation in Public Utility Commission proceedings and the 

review of proposed projects for conformance with adopted community standards. [Energy Coordinator, 

Planning Commission, Selectboard] 

9.J-11 Amend zoning and subdivision regulations to (1) include standards for small onsite renewable 

energy systems that are not regulated by the PUC; (2) promote more energy efficient types and patterns 

of development; (3) protect access to renewable energy (e.g., solar, wind); (4) provide for the 

incorporation of net-metered renewable energy systems in subdivision and site plan design, and (5) 

provide incentives for energy efficient construction that exceeds minimum state standards, that 

maximizes access to renewable energy resources (e.g., solar orientation), or that incorporates individual 

or group net-metered renewable energy systems in subdivision design. [Planning Commission, Energy 

Committee] 

9.J-12 Explore incentives to local employers (e.g., reduce on-site parking requirements) in exchange for 

programs to reduce their employees’ reliance on single occupancy vehicles for commuting (e.g., ride-

share programs). [Energy Committee, Planning Commission] 

9.J-13 Revise Chapter 9 (Energy) of the Town Plan to comply with the Vermont Comprehensive Energy 

Plan and Regional Energy Plan 

9.J-13 In conjunction with the Energy Committee, hold public meetings to inform the public of the 

benefits and options available to them regarding cold-climate heat pumps and new efficient wood heat 

systems as a replacement for, or supplement to, their current heating system. [Energy Committee, 

Planning Commission] 

  

Commented [WP13]: Pc should review this new task 
again to confirm (AH) 
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Appendix (to be added to Town Plan 2017 Appendix) 1: Maps 
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