
TOWN OF WEATHERSFIELD 
LAND USE ADMINISTRATOR’S OFFICE 

(802)674-2626              P.O. BOX 550 ASCUTNEY, VT  05030          landuse@weathersfield.org 
 

 
 

Planning Commission Agenda 
Martin Memorial Hall – 5259 Route 5, Ascutney, Vermont 05030 

Monday, April 24, 2023 – 6:30 PM 
_____________________________________________________________________________________ 

1. Call to Order 
2. Agenda Review 
3. Comments from the Chair and Land Use Administrator 
4. Comment from citizens regarding items not on the agenda 
5. Approval of Meeting Minutes – March 27, 2023 & April 10, 2023 

____________________________________________________________________________________________ 
6. Town Plan Amendment – Energy Section: No update 
7. PUD Sketch Plan Review – Habitat for Humanity: New application for review 
8. Overlay Districts - Aquifer & Airport: Review status and process 
9. Vermont Planners Association – Legislative Report: April 11, 2023 

____________________________________________________________________________________________ 
10. Discussion of items for future agendas 
11. Any other business that can be legally discussed 
12. Adjourn 

 
The next regularly scheduled meeting of the Planning Commission will be Monday, May 8, 2023 - 6:30 PM, 
Martin Memorial Hall. 
 
 
Remote option - Zoom link and instructions: 
https://www.weathersfieldvt.org/home/news/public-meetings-zoom 

To join any public meeting via phone, dial (929) 205-6099. When prompted, enter meeting ID 542-595-4364. You 
will not have a participant ID. Please press # when prompted to skip this section. The passcode for all meetings is 
8021.  

https://www.weathersfieldvt.org/home/news/public-meetings-zoom
https://www.weathersfieldvt.org/home/news/public-meetings-zoom
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REGULAR MEETING OF THE PLANNING COMMISSION  
6:30 PM, Monday, March 27th, 2023 

MARTIN MEMORIAL HALL, ASCUTNEY VERMONT 
5459 Rt 5  

 
DRAFT MINUTES 

 
Members in attendance:  

Paul Tillman 
Howard Beach 
Michael Todd 
Joseph Bublat 
David (Hank) Ainley 
 

Ryan Gumbart – Land Use Administrator 
 

Members Not in attendance:  
 
Attendees: 

Scott Rogers 
  Colby Hodgdon 
  Jeannie Surrell 
  Julie L 
  Ken B 
   
Online Attendees: 
  None 
 
1. Meeting was called to order by Paul Tillman at 6:30 P.M. 
2. Agenda Review – No changes. 
3. Comments from the Chair and land Use Administrator – No comments either 

the Chair or the LUA. 
4. Comment from citizens regarding items not on the agenda –  No comments 

from Citizens. 
5. Approval of meeting minutes – March 13, 2023 – Discussion – Ryan 

Gumbart noted that under #4 comments from the chair and land use 
administrator that the name Hank Ainley was spelled wrong. 
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Howard Beach made a motion to accept the minutes from March 13th, 
2023. 
Seconded by Joseph Bublat, Motion Passed 4-0 

6. Public Hearing – Final Plat Review – Hodgdon: – Application 2023.03.08.FP 
located at 00 US Rout 5 Parcel: 05-03-40. 
Paul Tillman read the Posted Hearing Warning and opened the Public 
Hearing for Hodgon Final Plat Review at 6:36.  
Paul Tillman asked if anyone had emailed, called or written asking about the 
hearing or wanting to comment or testify. Ryan Gumbart said that two 
people had called and asked about the project, but they did not have any 
comments and did not want interested party status. 
Ryan Gumbart read the oath for the Citizens to repeat that were to be sworn 
in. 
Citizens sworn in to testify at the Public Hearing and have Interested 
Party Status: 
Colby Hodgon 
Jeannie Surrell 

Colby Hodgon and Ryan Gumbart presented the Final Plat Review 
application and map. All the items that were asked for from the sketch plan 
review were added where applicable. Notably were –  

• Wastewater permit on file. 
• Show utilities septic proposed location along with building envelope 

with setbacks. 
• Show all Deeds for parcels and deadlines. 
• Show water rights. Deeded water rights. 
• Right of ways shown on map and added deed reference number. 
• Add final Plat recording title block. 

Jeannie Surrell did not have any testimony at the time of the hearing. 
Please see Appendix A for hearing documents and evidence. 
Paul Tillman closed the public hearing for the Hodgdon Final Plat 
Review at 6:47 pm. 
Joseph Bublat made a motion to accept the Final Plat Review for the 
Hodgdon Subdivision 2023.03.08.FP at 00 US Rout 5 parcel: 05-03-40. 
Seconded by Howard Beach, Motion Passed 4-0 
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7. Sketch Plan Review – Ascutney Market – Application  2023.03.08.SD Scott 
Rogers. 22:07 
Please see Appendix B for sketch plan review application, map, and letter 
from the Land Use Administrator explaining his findings. 
Recommendation from the planning commission to have the 25 foot setback 
on the store lot. 
Joseph Bublat made a motion to approve the Sketch Plan Review 
application for Scott Rogers – Ascutney Market. 
Seconded by Paul Tillman, Motion Passed 4-0 

8. Public Hearing – Town Plan Amendment – Energy Section: No update – rev 
8 – 03.08.2023 

9. Bylaws – PUD Review Section: No update – Rev 5 – 02.22.2023  
10. Bylaws – Table of Districts and Uses: Review clean draft – Rev 5 – 

03.23.2023 –  
Ryan Gumbart presented the clean copy and minor discussion was had about 
the purpose of these edits being house keeping changes.  
Joseph Bublat made a motion to approve the table of Districts and Uses 
Rev 5 03.23.2023 as presented at this meeting. 
Seconded by Paul Tillman, Motion Passed 3-1 
Howard Beach voted “apposed”. 

11. Bylaws – Definitions (Related to Tables) review clean draft – Rev 4 – 
03.23.2023 –  
Ryan Gumbart presented the clean copy of the Definitions. 
The Definition “Dock” was in a front that was not legible. Any motion will 
have the definition “Dock” as read from the previous draft. 
Ryan Gumbart made a motion to approve the Definitions Rev 4 
03.23.2023 as presented at this meeting with the definition of “Dock” 
changed to have a legible font and as read. 
Seconded by Joseph Bublat, Motion Passed 3-1 
Howard Beach voted “apposed”. 

12. Vermont Planning Association – Legislative Report 03.2032023 – Ryan 
Gumbart presented the legislative updates. 

13. Discussion of items for future agendas – No other item for future agendas. 
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14. Any other business that can be legally discussed – No other business was 
discussed. 

15. Adjourn – Meeting adjourned at  8:12 P.M.  
Howard Beach made a motion to adjourn at  8:12 P.M.   
Seconded by Joseph Bublat, Motion Passed 4-0 

 
The next regularly scheduled meeting of the Planning Commission will be 
Monday, April 10, 2023 - 6:30 PM, Martin Memorial Hall. 
 
Respectably submitted by, 
Chauncie Tillman 
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REGULAR MEETING OF THE PLANNING COMMISSION  
6:30 PM, Monday, April 10th, 2023 

MARTIN MEMORIAL HALL, ASCUTNEY VERMONT 
5459 Rt 5  

 
DRAFT MINUTES 

 
Members in attendance:  

Paul Tillman 
Howard Beach 
Michael Todd 
Joseph Bublat 
David (Hank) Ainley 
 

Ryan Gumbart – Land Use Administrator 
 

Members Not in attendance:  
 
Attendees: 

Brian Bosenberg 
Ken Blum 
Rilia Henderson 

   
Online Attendees: 
  None 
 
1. Meeting was called to order by Paul Tillman at 6:30 P.M. 
2. Agenda Review – No changes. 
3. Comments from the Chair and land Use Administrator – No comments either 

the Chair or the LUA. 
4. Comment from citizens regarding items not on the agenda –  No comments 

from Citizens. 
5. Approval of meeting minutes – March 27, 2023 – Discussion – The minutes 

were not included in the packet. 
Paul Tillman tabled these minutes until the next meeting. 
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6. Public Hearing – Town Plan Amendment – Energy Section: No update – rev 
8 – 03.08.2023 

7. Bylaws – PUD Review Section: No update – Rev 5 – 02.22.2023  
8. Helipads, Airstrips, and Airports: Information and inquiry from MARC – 

Ryan presented the information from the Transportation Board as seen in 
Appendix A. Ryan said that MARC had asked if the Town had any pans for 
discussion on this subject. Discussion was had about reaching out the 
Springfield airport again for input as to their future plans for that airport. 

9. Vermont Planners Association – Legislative Report 04.04.2023 – Ryan 
presented the Planning Association’ Legislative report as seen in Appendix 
B. 

10. Discussion of items for future agendas – C10 will be added to the agenda for 
future discussion.  

11. Any other business that can be legally discussed – Mike Todd asked to have 
the Covid-19 information removed from the agenda legend at the bottom to 
help with any confusion this may have on meeting attendance. 

12. Adjourn – Meeting adjourned at  7:46 P.M.  
Howard Beach made a motion to adjourn at  7:46 P.M.   
Seconded by Joseph Bublat, Motion Passed 5-0 

 
The next regularly scheduled meeting of the Planning Commission will be 
Monday, April 24, 2023 - 6:30 PM, Martin Memorial Hall. 
 
Respectably submitted by, 
Chauncie Tillman 
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TOWN OF WEATHERSFIELD 
LAND USE ADMINISTRATOR’S OFFICE 

(802)674-2626                                       P.O. BOX 550 ASCUTNEY, VT  05030                         landuse@weathersfield.org 
 
 
To: Weathersfield Planning Commission 
From: Ryan Gumbart, Land Use Administrator 
Date: April 12, 2023 
Re: Upper Valley Habitat for Humanity PUD Application 
 
On March 8, 2023, I received an Application for Planned Unit Development Review from the 
Upper Valley Habitat for Humanity.  The proposed project is located on parcel 5A-02-03 at 
5771/5803/5805 US Route 5.  The parcel is entirely within the Village district which allows for 
one principal use per parcel.  The property for the proposed PUD includes 3 existing subdivided 
lots to which the aforementioned 911 addresses refer to.  It has only one parcel ID as it has 
remained under common ownership. 
 
Per my interpretation of the bylaws, I see potentially conflicting language that must be addressed.  
5.5.4 (b) within the PUD General Standards requires that “The density requirements do not 
exceed the number of units permitted if the land were subdivided in accordance with district 
regulations.”  Therefore, if the land were to be subdivided, they could create two parcels and the 
density would remain limited to 1 principal use per lot.  Section 5.5.6 Modification of Zoning 
Regulations allows the Planning Commission to modify the zoning district regulations for a 
proposed PUD.  The section goes on to list the types of regulations that may be modified. Line (b) 
states “Height, Bulk and Spacing of Buildings.”  While neither density nor bulk are defined in our 
bylaws, I interpret them as synonymous given the context.   
 
So, while 5.5.4(b) regulates density, 5.5.6(b) allows the Planning Commission to modify the 
density requirements.  Therefore, it is my opinion that as the Land Use Administrator I have no 
choice but to notify the Planning Commission that I have received a complete application and the 
board must hold a hearing and act within 60 days of the scheduled sketch plan review. 
 
The questions that I am left with are, what does “units” mean in 5.5.4(b)?  Does it mean parcels in 
a subdivision?  Does it mean principal structures or the units within the structures like a multi-
family home?  Does it apply to accessory dwelling units?  Can a PUD be done on a single lot?   
 
I would also question whether Section 1.7 of the bylaws becomes relevant here.  This section 
states “To the extent that these Bylaws are incompatible or inconsistent with State or Federal law, 
they shall be interpreted or disregarded to the extent necessary to comply with State or Federal 
law.”  Our PUD Review bylaw is outdated and inconsistent with 24 VSA 4417 Planned Unit 
Development.  The following is the language where our bylaws do not meet the requirements of 
the Statutes. 
 
 



TOWN OF WEATHERSFIELD 
LAND USE ADMINISTRATOR’S OFFICE 

(802)674-2626                                       P.O. BOX 550 ASCUTNEY, VT  05030                         landuse@weathersfield.org 
 
 
(c) Planned unit development bylaws adopted pursuant to this section at a minimum shall include 
the following provisions: 
 

(1) A statement of purpose in conformance with the purposes of the municipal plan and 
bylaws. 
 
(4) Standards 
for the review of proposed planned unit developments, which may vary the 
density or intensity of land use otherwise applicable under the provisions of 
the bylaws in consideration of and with respect to any of the following: 

(A) The location and physical characteristics of the proposed planned unit 
development. 
(B) The location, design, type, and use of the lots and structures proposed. 
(C) The amount, location, and proposed use of open space. 

 
(5) Standards requiring related public improvements or nonpublic improvements, or 
both; and 
the payment of impact fees, incorporating by reference any development impact fee 
ordinance adopted pursuant to chapter 131 of this title. 
 
(6) Provisions for the proposed planned unit development to be completed in reasonable 
phases, in accordance with the municipal plan and any capital budget and program. 

 
The applicant has been informed that their application is not explicitly permissible per the 
existing bylaws but has requested to have their application reviewed by the Planning 
Commission. 
 
Respectfully, 
 
 
 
Ryan Gumbart 
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Vermont Planners Association (VPA) 

Legislative Report – April 11, 2023 
 

 
Reported by Alex Weinhagen, Kati Gallagher, Kerry Brosnan, and Darren Schibler 
 
With crossover in the rear view mirror, the Legislature’s focus turns to reviewing the bills sent over by 
the other chamber. New bills may be introduced, but won’t be passed this year (though they may be 
taken up during the second half of the biennium). 
 
No new bills with a planning nexus were introduced in either chamber this week, so your VPA Legislative 
reporters followed up on existing bills. 
 
Updates on planning bills 
 

Senate 
 
S.100 - Omnibus Housing Bill – The version of this bill that passed the Senate on March 31 is available 
on the Legislature’s website.  The bill still has pre-emptions of municipal development review and zoning 
that are intended to boost housing production (e.g., parking minimums, residential density allowances, 
etc.).  Interestingly, most of these provisions wouldn’t take effect until December 1, 2024.  The bill 
includes nothing as consequential on the State development review front to boost housing 
production.  Duplicative State water/wastewater permits and fees will still be required for projects 
connecting to a municipal water/wastewater system.  The very positive reform to eliminate this 
unnecessary State permit process was stripped from S.100. 
 
Very little substantive or bold Act 250 reform remains in the bill.  Act 250 “reform” includes: 

 A temporary increase in the jurisdiction trigger (from 10 to 25 units) ONLY within designated 
downtowns, neighborhood development areas, and growth centers, and ONLY until July 2026. 

 A temporary Act 250 exemption for priority housing projects in any size community ONLY within 
designated downtowns, neighborhood development areas, and growth centers, and ONLY until 
July 2026.  More limited (size-constrained) exemptions already exist for priority housing projects 
in communities with populations under 10,000.  The same blanket exemption already exists for 
priority housing projects in communities 10,000 or over. 

 Master Plan permitting – Municipalities can seek an Act 250 master plan permit for an area 
within a designated downtown or neighborhood development area.  Once granted, actual 
development consistent with the master plan permit would only require an Act 250 permit 
amendment rather than a separate Act 250 permit.  In neighborhood development areas, this 
would only apply to residential development. 

 Enhanced Designation – A municipality can seek “enhanced designation” for any designation 
area (e.g., downtown, neighborhood development area, growth center, village center).  If 
received, any development within that designation area would be exempt from Act 250 
review.  In order to receive the enhanced designation, the municipality would have to apply to 
the Natural Resources Board, and demonstrate that the municipal development review bylaws 
are identical or at least consistent with model bylaws to be created by the Natural Resources 
Board. 

 

https://linkprotect.cudasvc.com/url?a=https%3a%2f%2flegislature.vermont.gov%2fbill%2fstatus%2f2024%2fS.100&c=E,1,WZ7JL2Q7gRHAn6wQP0l9saYIhDe9a35AdXzcJmZrHhiwT_dmwgbUubr9dTevmctkIzzrqb4OC1yTaq9u7ihzcI9yY6Zg4x2Kq8KPLB1NGhc3DxA,&typo=1


All of the very positive fiscal provisions were stripped out of the bill, and presumably landed in the big 
budget bill instead (H.494).  Hard to say for sure, as the big budget bill is relatively inscrutable for those 
outside the Legislature’s money committees and the Administration. 
 
S.100 will be discussed in two House Committees – House General and Housing, and House Environment 
and Energy.  House General and Housing got an introduction to the bill last week.  House Environment 
and Energy will get their introduction this week (Tuesday, 4/11), and will begin taking testimony on 
Wednesday (4/12), including input from VPA.  House Environment and Energy is also looking for input 
on H.68 – most provisions of which were incorporated into S.100, albeit with revisions.  Some 
problematic provisions related to municipal zoning pre-emption (e.g., parking minimums, residential 
density minimums) are still in the bill, so VPA will largely be reiterating the testimony we provided on 
the Senate side. 
 
NOW is the time to engage with your Representative and with Representatives on the two committees 
noted above.  If this bill is going to be effective, they need to hear more from municipal officials.  VPA 
can help!  Reach out, and we can help you be heard. 
 
S.115 - Misc. Ag & Stormwater Provisions – This bill passed the Senate on Tuesday (4/4).  As reported 
previously, this bill includes a study provision to consider exempting agricultural operations from 
regulation and fees by municipal stormwater utilities with the intent of better aligning with statutory 
limits as interpreted by the Agency of Agriculture. Interestingly, it also suspends all municipal 
stormwater fees and assessments on property’s subject to the State’s Required Agricultural Practices for 
one year (July 1, 2023 – July 1, 2024).  Strange to study an exemption, but also provide the exemption 
before the study is even conducted. 
 
S.5 – Affordable Heat Act – The bill passed the Senate on March 3, and is being considered by the House 
Environment and Energy Committee.  Testimony and discussion ongoing. 
 

House 
 
H.126 – Biodiversity & Conservation – As reported last week, after some amendments, this bill was 
approved by the full House on 3/24, and is scheduled for testimony before the Senate Natural Resources 
& Energy Committee on Thursday 4/13. 
 
H.276 – Rental Registry Study – As reported last week, this bill was significantly pared down to a report 
due this December to assess cost, design, and implementation of a registry and consider the different 
possible ways to do it. The bill now rests with the Senate Committee on Economic Development, 
Housing, and General Affairs. VPA submitted a letter in support of the bill and the rental registry. 
 
H.222 – Reducing Overdoses / Recovery Residences – This bill passed the House and will receive 
testimony this Tuesday 4/11 in the Senate Committee on Health and Welfare.  As reported last week, 
one portion of this bill would require municipalities permit recovery residences as a single-family 
dwelling, similar to residential care homes and group homes. H.222 includes extensive details on how 
recovery residences would operate internally, which has evolved over the past few sessions. It was 
amended to include the definition of “recovery residence” that was part of H.241. 
 

https://linkprotect.cudasvc.com/url?a=https%3a%2f%2flegislature.vermont.gov%2fcommittee%2fdetail%2f2024%2f13&c=E,1,fLOOrii6aPNlzoeEKDdGAnRIK4doGR5rCtz3cbxhSiYJ645DPcfNCXP2OzHnoGT9WfyAA2dV8nLwJ4-M5KK7kalzbEwHq4N5dd3Ibn_EaKPJd0-QNBucFxTZNg,,&typo=1
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2flegislature.vermont.gov%2fcommittee%2fdetail%2f2024%2f19&c=E,1,xP83GcHzNPkBuqThk5UDIDVHueoyytrfRqdT0_VJGV5rH0v1pFlIhGakGHST4dpSFIUAqn73olrkXd7rhtfMOLXv6GJuNV9_CHoSTmtCrHWQg2j2WXZqSsc,&typo=1
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2flegislature.vermont.gov%2fcommittee%2fdetail%2f2024%2f19&c=E,1,xP83GcHzNPkBuqThk5UDIDVHueoyytrfRqdT0_VJGV5rH0v1pFlIhGakGHST4dpSFIUAqn73olrkXd7rhtfMOLXv6GJuNV9_CHoSTmtCrHWQg2j2WXZqSsc,&typo=1


H.31 – Aquatic Nuisance Control – (no updates) This bill passed the House on Wednesday 3/29, and is 
now awaiting consideration by the Senate Committee on Natural Resources and Energy.  As previously 
reported, this bill creates a study committee to look into the use of pesticides for the control of aquatic 
nuisances (e.g., Eurasian water milfoil). 
 

Online Resources 

Bill, Act and Resolution search page, past VPA Legislative Reports, upcoming House / Senate Committee 
Meetings, and the weekly VLCT legislative report. 

https://legislature.vermont.gov/bill/search/2024
https://nne.planning.org/policy/vermont/2021/
https://legislature.vermont.gov/committee/meetings/2024
https://legislature.vermont.gov/committee/meetings/2024
https://www.vlct.org/advocacy/legislative-reports
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