
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, August 28 – 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 – August 14, 2023 

____________________________________________________________________________________________ 
6. PUBLIC HEARING – Combined Review Hearing continued: Habitat for Humanity PUD Project – 

Request to continue to October 9, 2023 
7. PUBLIC HEARING – Final Plat Review: Daniels Subdivision – First review 
8. Town Plan – Future Land Use Map: Discussion on purpose and potential amendments 
9. Planning Commission Projects – Status update 

____________________________________________________________________________________________ 
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, September 11, 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


 

 

 

 

 

 

 

 

 

 

 

AGENDA ITEM 

5 
  



 

 

Planning Commission 1 

Martin Memorial Hall 2 

5459 Rte 5 Ascutney, VT  3 

Planning Commission Meeting  4 

DRAFT Monday, August 14, 2023 6:30 PM 5 

 6 

Planning Commission Members Present: 7 

 8 

Paul Tillman 9 

Howard Beach 10 

Michael Todd (arrived at 6:38 pm) 11 

David (Hank) Ainley 12 

Joseph Bublat  13 

 14 

      Ryan Gumbart, Land Use Administrator 15 

 16 

Attendees: Julie Levy 17 

 18 

Online Attendees: Brian Bosenberg 19 

 20 

1. Call to Order made by Paul Tillman, Chair 6:33 pm. 21 

 22 

2. Agenda Review 23 

No Changes 24 

 25 

3. Comments from the Chair and Land Use Administrator 26 

Paul Tillman made note that he still owes Ryan Gumbart a sketch plan review for Danies.  27 

 28 

Ryan Gumbart let the Planning Commission know that he accepted the Land Use position with the Town of 29 

Windsor and would still be working for the Town of Weathersfield, however the Town has also hired a new 30 

employee in the Land Use office for an additional 8 hours a week to help.  31 

 32 

4. Comments from Citizens regarding items not on the agenda. 33 

None 34 

 35 

5. Approval of Meeting Minutes – July 24, 2023 36 

Joseph Bublat made a motion to approve the minutes from July 24, 2023 with corrections as needed. 37 

Howard Beach – 2nd 38 

Discussion – Ryan Gumbart noted that Grace Knight needed to be added to the list of attendees and Julie Levy 39 

requested a correction to the spelling of her name. 40 

Vote – 4 aye 41 

 1 absent (Michael Todd had not arrived at this time) 42 

 43 

 44 



 

 

 45 

6. Public Hearing – Town Plan Amendment – Energy Section  46 

 47 

Ryan Gumbart stated that the he sent changes to Jason Rasmuessen who then forwarded them to Martha 48 

Harrington for review. She returned the section with her suggestions. The Planning Commission had not had 49 

time to review the suggestions at the time of the meeting. It was decided to allow time for them to review all 50 

suggestions, make notes, questions, etc. and come back for another meeting to discuss further. 51 

 52 

Paul Tillman made a motion to continue the Town Plan Amendment – Energy Section hearing to Monday 53 

September 11, 2023 at 6:30 pm. 54 

Michael Todd – 2nd 55 

No further is discussion 56 

Vote - unanimous 57 

 58 

7. Aquifer Protection Overlay District: Discuss input from MARC 59 

 60 

Town of \Veathersfielcl, Vermont Model 61 
Groundwater Protection Ordinance 62 

 63 
The following model ordinance is designed to be incorporated, as an overlay zone, into an existing zoning bylaw. 64 
An overlay zone functions within a zoning ordinance as a separate district that is placed over an existing district. 65 
The standards of the overlay zone do not exempt an applicant from meeting the standards of the underlying zone. 66 

 67 
As the characteristics of all Source Protection Areas and all towns vary, it is recommended that municipalities 68 
consult with the Water Supply Division in tailoring this model ordinance to fit their specific needs. 69 

 70 
GROUNDWATER PROTECTION OVERLAY DISTRICT 71 

 72 
A. TITLE 73 

 74 
This bylaw shall be known as the Groundwater Protection Overlay District Bylaw of the Town of Weathersfield 75 
("GPOD Bylaw"). This bylaw is in addition to other districts already established through the Town of 76 
Weathersfield Zoning Ordinance. 77 

 78 
B. PURPOSE AND INTENT 79 

 80 
The Town of Weathersfield recognizes that many residents rely on groundwater for their safe drinking water 81 
supply, and that certain land uses can contaminate groundwater, particularly in shallow/surficial aquifers, or 82 
where contaminants can get into a bedrock aquifer. To ensure the protection of these drinking water supplies, this 83 
bylaw establishes a zoning overlay district to be known as the Groundwater Protection Overlay District (GPOD). 84 

 85 
The purpose of the GPOD is to protect public health and safety by minimizing contamination of vulnerable aquifers 86 
and preserving and protecting existing and potential sources of drinking water supplies. It is the intent of the Town 87 



 

 

of Weathersfield to accomplish this through the adoption of this GPOD. The GPOD allows for appropriate land 88 
use regulations, in addition to those currently imposed by existing zoning districts or other state and federal 89 
regulations. It is intended that public education and cooperation will complement this effort. 90 

 91 
The GPOD is superimposed on all current zoning districts and shall apply to all new construction, reconstruction, or 92 
expansion of existing buildings and new or expanded uses. Applicable activities/uses allowed in a portion of one of 93 
the underlying zoning districts that fall within the GPOD must additionally comply with the requirements of this 94 
district. Uses prohibited in the underlying zoning districts shall not be permitted in the GPOD. 95 

 96 
C. AUTHORITY 97 

 98 
This bylaw has been prepared and adopted pursuant to the provisions of 24 V.S.A. Chapter 117 (§ 99 
4414(2)), known as the Vermont Municipal and Regional Planning and Development Act. 100 
 101 
2. Pursuant to 24 V.S.A. Chapter 117, the [Zoning Board of Adjustment] of the Town of Weathersfield is 102 
authorized to review, approve, conditionally approve, and deny applications for land development, including 103 
sketch, preliminary and final plans, and installation. Pursuant to 24 V.S.A. § 4440(d) the [Board] is 104 
authorized to hire qualified persons to conduct an independent technical review of applications and to 105 
require the applicant to pay for all reasonable costs thereof. 106 

 107 
D. DEFINITIONS 108 

 109 
For the purposes of this section, the following terms are defined below: 110 

 111 
1. Aquifer. A geological formation, group of formations or part of a formation either composed of unconsolidated 112 
rock, sand, gravel, or other unconsolidated soils, or composed of bedrock with an interconnected series of 113 
crevasses, fractures, joints, faults, cleavages, bedding planes, porosity, or other geologic features which allow 114 
groundwater to move in the subsurface environment and are capable of storing and yielding groundwater to wells 115 
and springs. 116 

 117 
2. Contamination. An impairment of water quality by chemicals, biologic organisms, or other extraneous 118 
matter whether or not it affects the potential or intended beneficial use of water. 119 

 120 
3. Land Development. The division of a parcel into two or more parcels, the construction, reconstruction, 121 
conversion, structural alteration, relocation or enlargement of any building or other structure, or of any mining, 122 
excavation or landfill, and any change in the use of any building or other structure, or land, or extension of use 123 
ofland. 124 

 125 
4. Facility. Something that is built, installed, or established for a particular purpose. 126 

 127 
5. Gray Water. All domestic wastewater except toilet discharge water. 128 

 129 
6. Groundwater. Water below the land surface in a zone of saturation. 130 

 131 
7. Groundwater Protection Overlay District. A zoning district that is superimposed on all underlying zoning 132 

districts in the Town of Weathersfield. It includes all lands that are included in the definitions of Zones A and B of the 133 
GPOD, and is included in the Official Map of the Town of Weathersfield. This district may include specifically 134 



 

 

designated recharge areas that collect precipitation or surface water and carry it to aquifers. 135 

 136 
8. Hazardous Material means all petroleum and toxic, corrosive or other chemicals and related sludge included 137 
in any of the following: 138 

 139 
(A) any substance defined in section 101(14) of the federal Comprehensive Environmental Response, 140 
Compensation and Liability Act of 1980; 141 

 142 
(B) petroleum, including crude oil or any fraction thereof; or 143 

 144 
(C) hazardous wastes, as determined under subdivision (9) of this section; 145 

 146 
15. Stormwater Treatment Practice (STP). A stormwater treatment practice that is a specific device or 147 
technique designed to provide stormwater qualify treatment and or quality control. 148 

 149 
16. Stormwater Runoff. Precipitation that does not infiltrate the soil, including material dissolved or suspended in it, 150 
but does not include discharges from undisturbed natural terrain or wastes from combined sewer overflows. 151 

 152 
17. Time-Of-Travel Distance. The distance that groundwater will travel in a specified time. This distance is 153 
generally a function of the permeability and slope of the aquifer. 154 

 155 
E. ZONES WITHIN THE GROUNDWATER PROTECTION OVERLAY DISTRICT 156 

 157 
1. Zone A: Drinking Water Critical Impact Zone. 158 
Zone A is defined as the area within the combined two-year time-of-travel distance and zones 1 and 2 as identified in 159 
an existing water system's Source Protection Plan where these zones have been mapped around a public water 160 
supply well(s) or around the location designated for a potential future water supply. 161 

 162 
Permitted Uses: 163 

 164 
Public water distribution systems and facilities, accessory structures (to other permitted uses), parks, greenways, 165 
publicly-owned recreation areas such as foot, bicycle, and/or horse paths, playgrounds, ballfields and tennis courts, 166 
conservation areas, forestry, agriculture, camp, recreafion Jaeilities, single- and/or twojamily dwellings, group 167 
home, home child care, home occupation 168 

 169 
Conditional Uses: 170 

 171 
Accessory dwelling units, accessmy uses, single- and/or twojamily dwellings, schools (private and public), church, 172 
day care center, child care facility, kennel, garden center, health clinic, recreation, garden center, outdoor market, 173 
funeral home, cultural facility, agribusiness, agritourism, contractor's yard, restaurants, transit facility, 174 
telecommunications facility, office, inn, home industry, extraction and quanying, community center, home business, 175 
home occupation, essential services, managed grazing of livestock, mobile home parks, recreation, forestry, 176 
telecommunications, wind energy conversion. 177 

 178 
Prohibited Uses: 179 



 

 

 180 
Fuel or hazardous material storage, hazardous waste management, undergroundfi1el storage tanks, fi1eling station, 181 
repair garage, body shop, car wash, laundromat, dry cleaner, machine shops, contractor's yard, bus garage, highway 182 
maintenance facility, slaughterhouse, junkyard, landfill, recycling center, commercial compost facility, 183 
industrial/commercial earth resource/groundwater extraction, on-site wastewater disposal systems, wastewater 184 
treatment facilities, open storage of road salt or other deicing chemicals, disposal of snow which has been brought in 185 
from outside the district, commercial metal plating/finishing/polishing, chemical/medical/bacteriological laboratories 186 
or mamifacturingfacilities, mamifacturingfacilities for electrical 187 

equipme nt/pharmaceuticals/plasti clfibe,glass/rubber goods/text i!es, commercial food processing, commercial 188 
photographic processing, commercial wood processing, printing establishments, concrete plants, fi1rniture 189 
stripping establishments, commercial feeding of livestock, 190 

 191 

(D) "Hazardous material" does not include herbicides and pesticides when applied consistent with good 192 
practice conducted in conformity with federal, state and local laws and regulations and according to 193 
manufacturer's instructions. 194 

 195 
(E) "Hazardous material" does not include livestock wastes. 196 

 197 
9. Hazardous vVaste. Any waste or combination of wastes of a solid, liquid, contained gaseous, or semi-solid 198 
form, including, but not limited to those which are toxic, corrosive, ignitable, reactive, strong sensitizers, or which 199 
generate pressure through decomposition, heat or other means, which in the judgment of the Secretary of the 200 
Vermont Agency of Natural Resources may cause, or contribute to, an increase in mortality or an increase in 201 
serous irreversible or incapacitating reversible illness, taking into account the toxicity of such waste, its 202 
persistence and degradability in nature, and its potential for assimilation, or concentration in tissue, and other 203 
factors that may otherwise cause or contribute to adverse acute or chronic effects on the health of persons or other 204 
living organisms, or any matter which may have an unusually destructive effect on water quality if discharged to 205 
ground or surface waters of the state. All special nuclear, source, or by-product material, as defined by the Atomic 206 
Energy Act of 1954 and amendments thereto, codified in 42 U.S.C. § 2014, is specifically excluded from this 207 
definition. The storage and handling of livestock wastes and by-products are specifically excluded from this 208 
definition. 209 

 210 
10. Primary Containment Facility. A tank, pit, container, pipe or vessel of first containment of a liquid or 211 
chemical, excluding the storage and handling of livestock wastes and by-products. 212 

 213 
11. Public vVater Supply. Any system(s) or combination of systems owned or controlled by a person, that 214 
provides drinking water through pipes or other constructed conveyances to the public and that has at least 15 215 
service connections or serves an average of at least 25 individuals daily for at least 60 days out of the year. Such term 216 
includes all collection, treatment, storage and distribution facilities under the control of the water supplier and used 217 
primarily in connection with such system, and any collection or pretreatment storage facilities not under such control 218 
that are used primarily in connection with such system. In addition, this includes any water supply system with ten or 219 
more residential connections. 220 

 221 
12. Release. Any unplanned or improper discharge, leak, or spill of a potential contaminant including a hazardous 222 
material and/or hazardous waste, excluding the storage and handling of livestock wastes and by-products. 223 

 224 
13. Secondary Containment Structure. A double walled tank, catchment pit, pipe, or vessel that limits and 225 
contains a hazardous material or hazardous waste leaking or leaching from a primary containment area; monitoring 226 



 

 

and recovery are required excluding the storage and handling of livestock wastes and by-products. 227 

 228 
14. Spill Response Plans. Detailed plans for control, re-containment, recovery and clean up of hazardous 229 
material and/or hazardous waste releases, such as during fires or equipment failures. 230 

 231 

pesticide/herbicide/fungicide storage, pesticide/herbicide/fimgicide applications with the exception of those 232 
reviewed and approved by the Department of Health, industrial uses. 233 

 234 
c. Two Year Time of Travel: Approval of septic disposal systems within the two-year time of travel boundary is 235 
prohibited unless it can be demonstrated that the discharge from the septic disposal site is not hydraulically 236 
connected to the drinking water aquifer, or that additional information is presented to document that a two-year 237 
time of travel is met or exceeded to the existing or potential water supply source. 238 

 239 
2. Zone B: Drinking Water Potential Impact Zone. 240 
Zone B is established as the remainder of the GPOD not included in Zone A, but deemed necessary to ensure 241 
adequate protection of public drinking water supplies. (Note: Zone B is generally equivalent to a public water 242 
supply's Zone 3 as identified in their water system's Source Protection Plan.) 243 

 244 
a. Permitted Uses: All uses allowed in the underlying zoning districts provided that they can meet the 245 

Performance Standards as outlined for the GPOD. 246 
b. Conditional uses: All conditional uses permitted in underlying districts may be approved by the Town of 247 

Weathersfield Zoning Board of Adjustment provided they can meet performance standards outlined for the 248 
GPOD. 249 

c. Performance Standards: The following permitting standards shall apply to uses in Zones A and B of the GPOD: 250 

•  Any conditionally permitted facility involving the collection, handling, manufacture, use, storage, transfer or 251 
disposal of hazardous material or hazardous wastes must have a secondary containment system that is 252 
easily inspected and whose purpose is to intercept any leak or release from primary containment vessel or 253 
structure. Underground tanks or buried pipes carrying such materials must have double walls and 254 
inspectable sumps. 255 

Open liquid waste ponds containing hazardous material or hazardous wastes will not be permitted without 256 

a secondary containment system. 257 

Storage of petroleum products in quantities exceeding (1,000) gallons at one locality in one tank or series 258 

of tanks must be in elevated tanks; such tanks must have a secondary containment system as noted above. 259 

• All permitted facilities must adhere to appropriate federal and state standards for storage, handling and 260 
disposal of any hazardous material or hazardous waste. 261 

All conditionally permitted facilities must prepare an acceptable contingency plan for preventing 262 

hazardous materials and/or hazardous wastes from contaminating the shallow/surficial aquifer should 263 

floods, fire, or other natural catastrophes, equipment failure, or releases occur: 264 

(a) All conditionally permitted underground facilities shall include, but not be limited to a 265 
monitoring system and secondary standpipe 5-feet above the 100-year flood control level, for monitoring and 266 
recovery. For above-ground conditionally permitted facilities, an impervious dike, 5-feet above the 100-267 
year flood level and capable of containing 110 percent of the largest volume of storage, ,vill be provided 268 
with an overflow recovery catchment area (sump). 269 



 

 

All conditionally permitted facilities shall include fire fighting plans and procedures, a fire retarding 270 
system, and provide for dealing safely with any other health and technical hazards that may be 271 
encountered by disaster control personnel in combating fire. Hazards to be considered are pipes, 272 
hazardous materials, hazardous wastes, or open flames in the immediate vicinity. 273 

(b) For equipment failures, plans for conditionally permitted facilities that use, maintain, store, process or 274 
produce hazardous materials and/or hazardous wastes shall include, but not be limited to, below-ground 275 
level, removal and replacement of leaking parts, a leak detection system with monitoring, and an overfill 276 
protection system; and above-ground level, liquid and leaching monitoring of primary containment systems, 277 
the replacement or repair and cleanup and/or repair of the impervious surface. 278 
(c) For any other release occurring, the owner and/or operator shall report all incidents involving 279 
liquid or chemical material to the Town of Weathersfield. 280 
Since it is known that improperly abandoned wells can become a direct conduit for contamination of 281 
groundwater by surface water, all abandoned wells shall be properly plugged according to local and 282 
state regulations. 283 

 284 
3. Liability. 285 

Nothing in this ordinance shall be constrned to imply that the Town of Weathersfield has accepted any of an 286 
owner/developer's liability if a permitted facility or use contaminates groundwater in any aquifer. 287 

 288 
 289 

F. DISTRICT BOUNDARY DISPUTES 290 

 291 
If the location of the GPOD boundary in relation to a particular parcel is in doubt and the application already requires 292 

conditional use approval because of the requirements of the underlying zone, the Town Zoning Administrative 293 
Officer, interpreting the municipal zoning bylaw literally, shall inform the applicant whether he/she believes the 294 
project is located within the GPOD. If the project would not need conditional use approval based on the requirements 295 

of the underlying district, the Zoning Administrative Officer may still determine, based on the official map, that such 296 
project is located within the GPOD. Such decision may be appealed to the [Zoning Board of Adjustment]. 297 

 298 
The burden of proof shall be upon the owner(s) of the land to demonstrate where the boundaries of the district 299 
should be located with respect to their individual parcel(s) of land. If the owner(s) request that the Town of 300 
Weathersfield determine more accurately the boundaries of the district with respect to individual parcels of land, the 301 
Town may engage a professional engineer, hydrologist, geologist, or soil scientist and charge the owner(s) for the cost 302 
of the investigation. If the location of the GPOD boundary in relation to a particular parcel is in doubt and the 303 

application already requires conditional use approval because of the requirements of the underlying zone, the Town 304 
Zoning Administrative Officer, interpreting the municipal zoning bylaw literally, shall inform the applicant whether 305 
he/she believes the project is located within the GPOD. If the project would not need conditional use approval 306 

based on the requirements of the underlying district, the Zoning Administrative Officer may still determine, based on 307 
the official map, that such project is located within the GPOD. Such decision may be appealed to the [Zoning Board 308 
of Adjustment]. 309 

G. ENFORCEMENT AND PENALTIES 310 

 311 
1. A violation of this ordinance shall be a civil matter enforced in accordance with the provisions of 24 V.S.A. §§ 312 
4451, 4452 and 4454 or24 V.S.A. §§ 1974a and 1977, et seq., in the discretion of the zoning administrator. A 313 
civil penalty of not more than $200.00 per violation may be imposed for violation of this ordinance. The Zoning 314 



 

 

Administrative Officer shall issue a notice of alleged violation, which shall include the opportunity to cure the 315 
violation within seven days. If it is not cured after seven days, a municipal ticket may be issued immediately. 316 

The Zoning Administrative Officer may institute, in the name of the municipality, any appropriate action seeking 317 
an injunction, or other appropriate relief to prevent, restrain, correct, or abate that construction or use. Such action 318 
may be initiated in either the Vermont Environmental Court, or in the Vermont Judicial Bureau, as appropriate. 319 
Each day that the violation continues shall constitute a separate violation of this ordinance. 320 

 321 
H. ENFORCEMENT OFFICIALS 322 

 323 
1. The town zoning administrator and health officer shall be the designated enforcement officer(s). Said designee(s) 324 
shall issue tickets and may be the appearing officer at any hearing. 325 

 326 
I. ENFORCEMENT 327 

 328 
J. SEVERABILITY. If any portion of this ordinance is held unconstitutional or invalid by a comi of competent 329 

jurisdiction, the remainder of this ordinance shall not be affected. K. EFFECTIVE DATE. This zoning bylaw shall 330 
become effective 21 days after its adoption by the legislative body. (Unless the town has determined to adopt, amend, 331 
and repeal zoning bylaws by Australian ballot, in which case, the bylaw shall become effective upon adoption by 332 
the voters of the Town of Weathersfield. 333 

 334 
This zoning bylaw shall become effective 21 days after it has been adopted by a majority of the Selectboard of the 335 
Town of Weathersfield. 336 

 337 

8.  Airport Overly District: Review map from MARC 338 

 339 

 340 

AAOD - Airport Approach Overlay District 341 

 342 

(A)  Applicability. The AAOD consists of the airport approach zones that are shown on the 343 
Official Zoning Map of Weathersfield and defined below. All properties affected by this 344 
overlay district shall be subject to Site Plan Review per Section 5.3 and the Special 345 
Provisions in this Section. The 11/29 runway is 75 feet wide and 3,000 feet long. The 5/23 346 
runway is 100 feet wide and 5,498 feet long, and extends into the Town of Weathersfield. 347 
The airport approach zones are defined as follows: 348 

1. Primary Surface is the area longitudinally centered on a runway, and extends 200 349 
feet beyond each end of the paved runway surface. The vertical elevation of the 350 
Primary Surface is the same as the elevation of the nearest point on the runway 351 
centerline. The Primary Surface for the 11/29 runway is 250 feet. The Primary 352 
Surface for the 5/23 runway is 500 feet. 353 

Purpose: The purpose of the Airport Approach Overlay District (AAOD) is to provide an area of 

restricted use which protects the airport from injurious encroachment, and from nearby uses 

harmful to the operation of the airport and aircraft using it, pursuant to §4414(1)(C) of the Act. 

This district also provides for the safe and convenient use of lands within the district, and allows 

the airport to successfully coexist with its neighbors within and without the district. 



 

 

2. Approach Cones are the areas longitudinally centered on the extended runway 354 
centerline and extend outward and upward from each end of the Primary Surface. 355 

a. The Approach Cones for the 11/29 runway, extend outward from the Primary 356 
Surface for a distance of 5,000 feet, and are 1,250 feet wide at the end of each 357 
Approach Cone. The Approach Cones extend upward at slope of 20 to 1 358 
beginning at the elevation of the Primary Surface. 359 

b. The Approach Cones for the 5/23 runway, extend outward from the Primary 360 
Surface for a distance of I 0,000 feet, and are 3,500 feet wide at the end of each 361 
Approach Cone. The Approach Cones extend upward at slope of 34 to 1 362 
beginning at the elevation of the Primary Surface. 363 

1)  Horizontal Zone is the horizontal plane 150 feet above the established 364 

airport elevation, the perimeter of which is determined by swinging arcs of 365 

specified radii (10,000 feet) from the center of each end of the Primary 366 

Surface of each runway, and connecting the arcs by lines tangent to those arcs. 367 
The horizontal zone does not include the approach cones or primary surface. 368 

2) Conical Zone is the surface extending outward for a horizontal distance 369 
of 4,000 feet, and upward from the periphery of the h01izontal surface at a 370 

slope of 20 to 1. 371 

(B) Allowed Uses. All permitted or conditional uses in the AAOD shall be limited to those 372 
uses pe1mitted in the underlying zoning districts. 373 

(C) Special Provisions. All properties affected by this overlay district shall be subject to 374 
the following Special Provisions: 375 

1. No use, structure or trees shall be permitted which could obstruct the aerial approaches 376 
to the airport (i.e. extend above tree line or otherwise restrict airport operations). 377 

2. All uses shall comply with applicable FAA or other federal and state regulations. 378 

3. No lights or glare shall be permitted which could interfere with vision or cause 379 
confusion with airport lights. 380 

4. No use shall be permitted which will produce electrical interference with 381 
radio communication or radar operations at the airport. 382 

(D) Implementation. 383 

I. When granting Site Plan Approval for projects located all or in part within the AAOD, 384 
in accordance with Section 5.3 of these Bylaws, the Zoning Board of Adjustment 385 
shall establish conditions designed to implement the requirements of this Section. 386 

2. Site plans for the Airport Overlay District shall include topographic elevations at 387 
structure locations and structure height in addition to the application requirements 388 
listed in Table 5.1.2. 389 

3. The Zoning Board of Adjustment may consult with the Springfield Airport 390 
Commission and/or the Aviation Section of the Vermont Agency of Transportation 391 
to determine the potential impacts of a proposed use on the operations of the 392 
Hartness State Airport. 393 

4. Complaints of violation of this Section shall be administered by the Zoning 394 
Administrator in accordance with all applicable provisions of these Bylaws and the 395 
Vermont Planning Statute. 396 



 

 

 397 

9. Act 47 (Home Act): Review changes to statutes and implications for zoning bylaws  398 

 399 

 400 

 401 



 

 

 402 

 403 

 404 



 

 

 405 

 406 



 

 

 407 

 408 

 409 

** Please see Planning Commission packet dated 8-14-23 for list of definitions ** 410 

 411 

 412 

 413 



 

 

10. Grant opportunities: Discuss various grants and options including consortium 414 

 415 

• FY2024 Municipal Planning Grant – VT Department of Housing and Community Development 416 

will grant funds to municipalities to promote planning, revitalization and development activities 417 

that maintain VT’s land use goal of compact settlements separated by rural lands. 418 

• FY2024 Bylaw Modernization Grant - the Vermont Department of Housing and Community 419 

Development has funding to grant to municipalities for land use, development, and zoning 420 

bylaw updates in support of a pedestrian-oriented development pattern that increase housing 421 

choice, affordability, and opportunity in areas planned in accordance with Vermont’s smart 422 

growth principles. This funding is intended to help municipalities confront the State’s housing 423 

shortage and ready areas for new housing investments. 424 

• 2023 Community Partnership for Neighborhood Development Grant Program Overview - The 425 

Community Partnership for Neighborhood Development Program is a competitive 426 

reimbursement grant program available to Vermont municipalities and non-profit organizations. 427 

The Program supports investments in the development of inclusive, smart-growth 428 

neighborhoods by funding municipal planning, site control, design, scoping, and surveying for 429 

the development of a pilot neighborhood. 430 

 431 

11. Discussion of items for future agendas 432 

 433 

• Public hearings  434 

o PUD 435 

o Town Plan 436 

 437 

12. Any other business that can be legally discussed 438 

 439 

13. Adjourn 440 

Michael Todd made a motion to adjourn at 8:06 pm 441 

Howard Beach – 2nd 442 

No discussion 443 

Vote – unanimous 444 

 445 

Next Planning Commission Meeting is scheduled for Monday, August 28, 2023 at 6:30 pm at Martin Memorial 446 

Hall. 447 

 448 

Respectfully, 449 

Chauncie Tillman   450 

Recording Secretary 451 

 452 

 453 

 454 

 455 

 456 



 

 

Planning Commission 457 

                     458 

 459 

 460 

__________________________________  _______________________________________ 461 

David Hank Ainley, Chairperson   Joseph Bublat, Clerk 462 

 463 

 464 

 465 

 466 

__________________________________  ________________________________________ 467 

Howard Beach, Vice - Chair    Paul Tillman, Chair 468 

 469 

 470 

 471 

 472 

__________________________________ 473 

Michael Todd, Chairper474 
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8/23/23, 1:30 PM Mail - Land Use - Outlook

https://outlook.office.com/mail/inbox/id/AAQkAGZkODFjMjY0LTgyZWYtNDI2Yy1hNjIwLWI2NzUzNWZmYzRlZQAQACz2uwSJpR1ImhKDxAA%2B74U… 1/1

Re: Hearing Extension

A G <grimsonandrew@gmail.com>
Thu 8/17/2023 5:33 PM
To:Land Use <Landuse@weathersfield.org>
Cc:Jack Kauders <jack@uvhabitat.org>;John Heath <john@uvhabitat.org>

Hi Ryan,

That will be too soon as the engineering work is going to take a while.

Can we request for the first meeting in October?

Thanks,
Andrew

On Tue, Aug 15, 2023 at 2:22 PM Land Use <Landuse@weathersfield.org> wrote:
Hi Andrew,

The PC will have a meeting on Monday, September 18th.  Should I have them continue to the 18th?

Thanks,
Ryan

From: A G <grimsonandrew@gmail.com>
Sent: Monday, August 7, 2023 6:51 PM
To: Land Use <Landuse@weathersfield.org>
Cc: Jack Kauders <jack@uvhabitat.org>; John Heath <john@uvhabitat.org>
Subject: Hearing Extension
 
Hi Ryan,

We have commenced work with Horizons Engineering to develop our site plan.  With their expected
timeframe, we would like to request moving the August 28 to September 20.  It is quite possible
that we will extend beyond that date, but would like to hold it for the time being.

Thank you for your ongoing assistance with our project.

Best,
Andrew

--
Andrew Grimson
603-667-3060

--
Andrew Grimson
603-667-3060

mailto:Landuse@weathersfield.org
mailto:grimsonandrew@gmail.com
mailto:Landuse@weathersfield.org
mailto:jack@uvhabitat.org
mailto:john@uvhabitat.org
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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 
 

 
 

Planning Commission 
 

NOTICE OF PUBLIC HEARING 
 

Martin Memorial Hall – 5259 Route 5, Ascutney, Vermont 05030 
Remote option – Zoom details below 
Monday, August 28, 2023 – 6:30 PM 

__________________________________________________________________________________  
A public hearing before the Weathersfield Planning Commission will be held at the Town Office in Ascutney on 
Monday, August 28, 2023, at 6:30 PM to consider the following application: 
 
 Application 2023.08.02.SUB by Gary Rapanotti for the subdivision of land at East Camp Hill Road 
 (Parcel: 13-01-05).  The parcel is located in the Conservation (C10) zoning district. 
 
The above application is available for inspection at the Town Office in Ascutney.  Persons wishing to appeal and 
be heard may do so in person or be represented by an agent or attorney.  Participation in this proceeding is required 
in order to ensure your ability to appeal the Zoning Board’s decision.  Communications about the above 
application may be filed in writing with the Zoning Board of Adjustment or at the hearing. 
 
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
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Certification of Posting and Distribution 

Notice of Public Hearing 

Hearing Date ______________________ Site Visit _______________________ 

I hereby certify that I have posted the attached “Notice of Public Hearing” in the following public places and mailed, 
faxed or emailed as noted said “Notice of Public Hearing” to the following parties on _______________ as required 
by the Vermont Statutes Annotated, Chapter 117, §4464 

_________________________________ 
Ryan Gumbart, Land Use Administrator 

Application # ____________________________ 
Applicant’s Name: _______________________________________ 

For ZBA: Send copy of Rules of Procedure re public hearings with the hearing notice 

_______________________ 
_______________________ 
_______________________ 
_______________________ 
_______________________ 
_______________________ 

Newspaper  _______________________
_______________________ 
_______________________ 
_______________________ 
_______________________ 
_______________________ 

_______________________ 
_______________________ 
_______________________ 
_______________________________
_______________________ 
_______________________ 

Applicant’s File
Applicant (mailed)
Applicant ( )

Landowner (mailed)
Agent (mailed)

Publication in newspaper
Abutters* (mailed)
Board Members ( mailed)
Board Secretary ( mailed)
Town Website (posted)
3 Public Places

Town Hall
Ascutney Post Office
Perkinsville Post Office

D  ( )
 ( )

Other
VT Secretary of Transportation**

****************************************************************************** 
* Abutters - see attached list
** when application for variance of setback from state highway (§4464(a)(1)(C)

August 28, 2023 NA

August 2, 2023

2023.08.02.SUB
Gary Rapanotti

August 2, 2023

August 2, 2023

August 2, 2023

August 2, 2023

August 2, 2023

August 2, 2023

August 2, 2023

August 2, 2023 Posted by LUA

NA

August 5, 2023

August 2, 2023

August 2, 2023

August 2, 2023

August 2, 2023

See CFSS

August 2, 2023

See CFSS

See CFSS

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

See CFSS
See CFSS
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The Vermont Statutes Online
 

Title 24 : Municipal And County Government

Chapter 117 : Municipal And Regional Planning And Development

Subchapter 005 : Municipal Development Plan

(Cite as: 24 V.S.A. § 4382)

§ 4382. The plan for a municipality

(a) A plan for a municipality may be consistent with the goals established in section 4302
of this title and compatible with approved plans of other municipalities in the region and
with the regional plan and shall include the following:

(1) A statement of objectives, policies, and programs of the municipality to guide the
future growth and development of land, public services, and facilities, and to protect the
environment.

(2) A land use plan, which shall consist of a map and statement of present and
prospective land uses, that:

(A) Indicates those areas proposed for forests, recreation, agriculture (using the
agricultural lands identification process established in 6 V.S.A. § 8), residence, commerce,
industry, public and semi-public uses, and open spaces, areas reserved for flood plain, and
areas identified by the State, the regional planning commission, or the municipality that
require special consideration for aquifer protection; for wetland protection; for the
maintenance of forest blocks, wildlife habitat, and habitat connectors; or for other
conservation purposes.

(B) Sets forth the present and prospective location, amount, intensity, and character
of such land uses and the appropriate timing or sequence of land development activities in
relation to the provision of necessary community facilities and service.

(C) Identifies those areas, if any, proposed for designation under chapter 76A of
this title, together with, for each area proposed for designation, an explanation of how the
designation would further the plan’s goals and the goals of section 4302 of this title, and
how the area meets the requirements for the type of designation to be sought.

(D) Indicates those areas that are important as forest blocks and habitat connectors
and plans for land development in those areas to minimize forest fragmentation and
promote the health, viability, and ecological function of forests. A plan may include specific
policies to encourage the active management of those areas for wildlife habitat, water
quality, timber production, recreation, or other values or functions identified by the
municipality.

VERMONT GENERAL ASSEMBLY

https://legislature.vermont.gov/statutes/title/24
https://legislature.vermont.gov/statutes/chapter/24/117
https://legislature.vermont.gov/
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(3) A transportation plan, consisting of a map and statement of present and
prospective transportation and circulation facilities showing existing and proposed
highways and streets by type and character of improvement, and where pertinent, parking
facilities, transit routes, terminals, bicycle paths and trails, scenic roads, airports, railroads,
and port facilities, and other similar facilities or uses, with indications of priority of need.

(4) A utility and facility plan, consisting of a map and statement of present and
prospective community facilities and public utilities showing existing and proposed
educational, recreational and other public sites, buildings and facilities, including hospitals,
libraries, power generating plants and transmission lines, water supply, sewage disposal,
refuse disposal, storm drainage, and other similar facilities and activities, and
recommendations to meet future needs for community facilities and services, with
indications of priority of need, costs, and method of financing.

(5) A statement of policies on the preservation of rare and irreplaceable natural areas,
scenic and historic features, and resources.

(6) An educational facilities plan consisting of a map and statement of present and
projected uses and the local public school system.

(7) A recommended program for the implementation of the objectives of the
development plan.

(8) A statement indicating how the plan relates to development trends and plans for
adjacent municipalities, areas, and the region developed under this title.

(9) An energy plan, including an analysis of energy resources, needs, scarcities, costs
and problems within the municipality, a statement of policy on the conservation of energy,
including programs, such as thermal integrity standards for buildings, to implement that
policy, a statement of policy on the development of renewable energy resources, a
statement of policy on patterns and densities of land use likely to result in conservation of
energy.

(10) A housing element that shall include a recommended program for addressing low
and moderate income persons’ housing needs as identified by the regional planning
commission pursuant to subdivision 4348a(a)(9) of this title. The program should account
for permitted accessory dwelling units, as defined in subdivision 4412(1)(E) of this title, which
provide affordable housing.

(11) An economic development element that describes present economic conditions
and the location, type, and scale of desired economic development, and identifies policies,
projects, and programs necessary to foster economic growth.

(12)(A) A flood resilience plan that:

(i) identifies flood hazard and fluvial erosion hazard areas, based on river
corridor maps provided by the Secretary of Natural Resources pursuant to 10 V.S.A. §
1428(a) or maps recommended by the Secretary, and designates those areas to be
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protected, including floodplains, river corridors, land adjacent to streams, wetlands, and
upland forests, to reduce the risk of flood damage to infrastructure and improved property;
and

(ii) recommends policies and strategies to protect the areas identified and
designated under subdivision (12)(A)(i) of this subsection and to mitigate risks to public
safety, critical infrastructure, historic structures, and municipal investments.

(B) A flood resilience plan may reference an existing local hazard mitigation plan
approved under 44 C.F.R. § 201.6.

(b) The maps called for by this section may be incorporated on one or more maps, and
may be referred to in each separate statement called for by this section.

(c) Where appropriate, and to further the purposes of subsection 4302(b) of this title, a
municipal plan shall be based upon inventories, studies, and analyses of current trends and
shall consider the probable social and economic consequences of the proposed plan. Such
studies may consider or contain, but not be limited to:

(1) population characteristics and distribution, including income and employment;

(2) the existing and projected housing needs by amount, type, and location for all
economic groups within the municipality and the region;

(3) existing and estimated patterns and rates of growth in the various land use
classifications, and desired patterns and rates of growth in terms of the community’s ability
to finance and provide public facilities and services.

(d) Where appropriate, a municipal plan may provide for the use of “transit passes” or
other evidence of reduced demand for parking spaces in lieu of parking spaces. (Added
1967, No. 334 (Adj. Sess.), § 1, eff. March 23, 1968; amended 1971, No. 257 (Adj. Sess.), § 7,
eff. April 11, 1972; 1975, No. 236 (Adj. Sess.), § 2; 1979, No. 174 (Adj. Sess.), § 8; 1985, No. 188
(Adj. Sess.), § 10; 1987, No. 200 (Adj. Sess.), §§ 8, 10, eff. July 1, 1989; 1989, No. 280 (Adj.
Sess.), § 7; 1991, No. 130 (Adj. Sess.), § 2; 1995, No. 122 (Adj. Sess.), § 2, eff. Apr. 25, 1996;
2003, No. 115 (Adj. Sess.), § 89; 2011, No. 52, § 33, eff. July 1, 2012; 2013, No. 16, § 4, eff. July
1, 2014; 2013, No. 146 (Adj. Sess.), § 6, eff. May 27, 2014; 2015, No. 171 (Adj. Sess.), § 17, eff.
Jan. 1, 2018.)
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PLANNING COMMISSION PROJECTS 
*Listed in order of priority* 

 
Project Last Action Taken Current Status Next Steps 

1.    
PUD Review – Habitat for 
Humanity 

7/24 PC held Combined Hearing 
with ZBA.  Board agreed on 

number of buildings and density.  
More information was requested 

from the applicant. 

Hearing is scheduled to be 
continued on 8/28. 

Applicant will get requested 
information for review. 

2.    
Final Plat Review – Daniels 
Subdivision 

7/24 PC held Sketch Plan Review.  
Board voted to approve the sketch 

plan with amendments. 

8/28 Public Hearing for Final 
Plat Review set for first review. 

Review Final Plat, either 
request changes and continue 

hearing or close hearing. 
3.    
Town Plan Amendment – 
Energy 

2/13 Hearing opened, PC 
requested LUA to break out 
General Standards from the Solar 
Standards and to add a Wind 
Standards section.  
8/14 Hearing continued to 9/11. 

MARC comments have been 
received. 

Review changes, vote on 
adoption, if in favor warn 
hearing for SB review. 

4.    
Zoning Bylaws Amendment 
– Use Tables & Definitions 

SB held continued hearing on 
8/21.  SB voted to adopt 
amendments to the bylaws. 

Amended bylaws will be 
effective on 9/11. 

LUA will update the Zoning 
Bylaws document for website 
posting and board distribution. 

5.    
Zoning Bylaws Amendment 
– PUD Review 

Not in hearing, PC requested LUA 
to format a PUD standards table 
based on district. 
 
 
 

Waiting on LUA to make 
changes as time allows. 

Review LUA’s changes, 
discuss further.  Once finalized, 
warn bylaw amendment 
hearing. 



6.    
Aquifer Protection Overlay 
District 

Howard and Ryan have met with 
MARC and discussed details. 

Waiting on MARC to make 
changes to map. 

Determine if amendment to 
ordinance is needed.  Confirm 
ordinance is on file. Adopt map 
to accompany ordinance. 
 

 
Future Projects: 

- Add “Mixed Use” to Use Tables 
- Update Floodways and Floodplains language 
- Update Scenic Resources section of Town Plan 
- Update Future Land Use Map in Town Plan 
- Work with Fire and Police Departments on Standards for development 
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