
TOWN DEVELOPMENT REVIEW BOARD 
Draft Minutes 
July 24, 2018 

            
MEMBERS PRESENT: Frederick Hunt, Charles Wilson, Kim French 
MEMBERS ABSENT: Don Bourdon, Ingrid Moulton Nichols 
OTHERS PRESENT: Ralph Eames, Tom Hayes, Darren McCullough, Douglas Audsley, 

Howard Krum, Mary Margaret Sloan, Lucille McCarthy, Sallie 
Farlow, Geoff Martin, Olivia Martin, John Endicott, Pieter Bohen, 
Eric Wegner, Seth Westbrook, Matt Stout, Jeanne Matos, Michael 
Brands    

 
I. CALL TO ORDER:  

Vice-chair Hunt called the meeting to order at 7:30 p.m. 
 
 
II. APPROVAL OF MINUTES:    

The minutes of the May 22, 2018 meeting were approved as submitted.  
 
  
III.  PUBLIC HEARINGS:  
 A. Old Business:    

1. T-4776-17 Ralph Eames 
The application is for Conditional Use and Landscaping/Grading Review to place fill on 
north elevation of property.  The property is located at 959 East Woodstock Road and is 
zoned Business Service / Light Industrial.  

 
Mr. Eames and his attorney, Tom Hayes, presented the application 

 
The hearing was continued from May 22, 2018.  At that meeting the Memo of Recess was 
addressed. On March 12, 2018, Chair Bourdon signed a memorandum of recess, that 
continued the application with 5 requests: 1) an erosion control plan, 2) a before and after 
plan, 3) a bank stabilization plan, 4) a remediation plan and 5) a report regarding water and 
soil deposition onto abutting properties.  There was no June TDRB meeting. 

 
Mr. Hayes hand delivered a letter to the Town Planner on July 18, 2018.  The letter asked 
that the application be withdrawn as the applicant believes the amount of disturbed land to 
be under the 5,000 square foot threshold for review.  A site map was included showing a 
3360 square feet area of disturbance. The area included the land on which site waste from 
the Bank of Mascoma rebuild project in the Village was placed. 

 
The letter also noted the erosion problems have been remedied.  Numerous photographs of 
riprap placed On June 18, 2018 at the main site of the erosion, were shown. The letter noted 
that debris that had rolled onto the neighbor’s McCullough property was not yet removed as 
the neighbor has a no trespass court order against Mr. Eames. 

 



Mr. Hayes stated that the TDRB is not involved with enforcement of zoning.  The 
Administrative Officer is in charge of enforcement. Therefore, the matter of erosion is not 
an issue for TDRB resolution. 

 
The applicant wishes to withdraw the current application as he feels it does not meet the 
threshold for review.  

 
Ms. French asked if the site map calculation includes erosion on the bank and onto the 
neighboring property. 

 
The question was not answered. 

 
At the time the riprap was placed, the manmade objects such as tires, blocks of cement and 
PVC pipe were removed. The State EPA office was involved with the remediation of the 
site.  The neighboring property was not touched. 

 
Mr. Wilson asked how the map was made. 

 
Mr. Eames marked the area of disturbance and performed the calculation of square footage. 

 
Vice-chair Hunt suggested a review of the site to note the area of disturbance and the 
remediation efforts. 

 
Mr. McCullough, neighbor, measured a 1009 square foot area of disturbance on his 
property.  This includes areas of erosion and debris which had washed onto his land. He has 
photos to document the extent of the erosion.  He also noted construction materials and 
waste debris have been dumped on the Eames property since 2011. 

 
The Town Planner stated the zoning enforcement period goes back 15 years and would 
include the previous incidents of dumping materials on the site. 

 
Mr. Wilson motioned with a second by Ms. French to continue testimony to a site visit with 
a date to be determined.  The motion passed with a 3-0 vote.  
 

 
 B. New Business:  

1. T-4830-18 Howard Krum and Mary Margaret Sloan 
Application is for Conditional Use and Site Plan Review approval to create 4 car parking 
area.  The property is located at 1362 Barnard Road and is zoned Residential Five Acre. 

 
Mr. Krum and Ms. Sloan presented the application.  

 
The TDRB reviewed the site plan and photographs of the property. 

 
The property has an easement with the Vermont Land Trust to establish a 4 car gravel 
parking area to serve as a trail head and to facilitate public access to Gilbert’s Hill. 

 
The proposed parking lot would be accessed directly from the farm’s current driveway. 
There is no need for additional access off of Route 12. 

 
The lot would be open from dawn to dusk, there would be no lighting or garbage collection. 



 
An evergreen screen would be planted between Route 12 and the parking area for 
screening purposes. 

 
An existing hiking trail is located east of the parking lot and follows the edge of the 
hayfield to the top of the hill.  

 
Ms. McCarthy, a neighbor, noted support but asked if there would be lights associated 
with the parking lot. 

 
Mr. Krum stated no lights would be placed. 

 
The TDRB reviewed Site Plan Review criteria with the applicant. 
 
Testimony was voted close.  

 
 

2. T-4831-18 Sallie G. Farlow 
Application is for Conditional Use and Waiver to Setback Review approval to place 8’ x 
8’ garden shed in wetland buffer and front setback.  The property is located at 3827 
Hartland Hill Road and is zoned Residential One Acre / Conservation District. 

 
Ms. Farlow presented the application.  

 
The TDRB reviewed the renderings of the shed, a site plan and photographs of the 
property. 

 
The applicant wishes to place a garden shed on her property.   

 
The TDRB reviewed the wetland map of the area. The entire property is located within 
the 100' wetland buffer.  

 
The Conservation Commission in their review of potential impacts to the wetland, 
determined there would be no significant impact.  The shed is placed on a gravel pad in 
an existing lawn area 60' from the actual wetland.   

 
The shed is also located 45' from the middle of Hartland Hill Road.  The required setback 
is 60'.   

 
The TDRB reviewed the Waiver to Setback form with the applicant. To maximize 
wetland protection, the shed is placed as close as possible to the road.  The lot is very 
narrow and with a large wetland and pond in the middle.  The home, located 31' from the 
road centerline, is also nonconforming. There is no other logical location to place the 
shed. 
 
The TDRB reviewed Conditional Use, Waiver to Setback and Wetland criteria with the 
applicant. 



 
Testimony was voted close.  

 
 
 
 
 

3. T-4832-18 Geoff Martin 
Application is for Waiver to Setback approval to add 45 square foot entry to home.  The 
property is located at 783 East Woodstock Road and is zoned Residential One Acre. 

 
Mr. Martin presented the application.  

 
The TDRB reviewed renderings, a site plan and photographs of the property. 

 
The existing front porch is located 40' from the Route 4 centerline.  Owner wishes to 
make the existing structure 2' wider thereby decreasing the front setback to 38'.  

  
All neighboring homes on the north side of the road were built close to the road and also 
do not comply with the required front setback. 

 
The owner wishes to convert a porch into a mudroom.  The mudroom would be 2' wider 
and 2.5' longer than the porch.  The porch measures 4' x 5' and the mudroom would 
measure 6' x 7.5'. The owner considered this increase to be the minimum possible to 
create a useable mudroom. 

 
The mudroom would resemble the porch design, so as to be compatible with the 
building’s architecture. 

 
The TDRB reviewed the Waiver to Setback form and agreed with the applicant’s 
responses. 
 
Testimony was voted close.  

 
 

4. T-4835-18 John & Jennifer Endicott 
Application is for Waiver to Setback approval to proposed 10’x18’ shed requesting 
setback of 37’ from C.L. of road.  The property is located at 205 Happy Valley Road and 
is zoned Residential Five Acre. 

 
Mr. Endicott presented the application.  

 
The TDRB reviewed the waiver to setback form, site plan and rendering of the shed. 

 
The owner proposes placement of a 10' x 18' shed just south of his current home and 
parking area.   

 



The current home, originally constructed in 1840, is located 33' from road centerline.  
The shed would be more compliant at 37' from road centerline. 

 
The owner wishes to maintain his garden area.  There is also a stream on the back 
boundary with a 50' non-buildable riparian buffer.  

 
The site is located 10' below the road surface which would help reduce visual impacts of 
the shed.  The shed is 17' tall.  The edge of the road and sloped bank are not mowed. 

 
There would be no exterior lighting associated with the shed. 

 
There are no structures south of the structure on the east side of Happy Valley Road. 

 
The structure complies with the vernacular design of the neighborhood. 

 
The TDRB reviewed the Waiver to Setback criteria with the applicant. 
 
Testimony was voted close.  

 
 

5. T-4837-18 Pieter Bohen 
Application is for Conditional Use for a subdivision of a 84.89 acre lot: 1) 5.27 ac. 2) 
29.15 Ac & 3) 50.47 Ac.  The property is located at 891 Meoki Way and is zoned 
Residential Five Acre / Conservation District. 

 
Mr. Bohen presented the application.  

 
The TDRB reviewed the survey of the property and the wetlands on the Critical Areas 
Map. 

 
The owner wishes to subdivide his 84.89 acre parcel to create three lots: 29.15 acres, 5.27 
acres and 50.47 acres.   

 
The larger lot has a single family home.   

 
The 29.15 acre lot is under contract.  The 5.27 acre lot is on the north side of the private 
road.  Both lots have been perc tested for mound systems. 

 
Driveways for both undeveloped lots would comply with the 10% access requirements. 

 
A maintenance agreement, submitted with previous subdivision requests, is in affect for 
the current property owners along Meoki Way.  The proposed lots would be added to the 
agreement to assure shared costs for road maintenance. 

 
The property has wetlands located to the east that would not be impacted by the proposed 
development. 
 



The TDRB reviewed Conditional Use and Subdivision criteria with the applicant. 
 
Testimony was voted close.  

 
 

6. T-4838-18 Woodstock Aqueduct Company /WAMBA 
Application is for Site Plan Review approval to parking lot expansion.  The property is 
located at 2914 Cox District Road and is zoned Residential Five Acre/Conservation 
District. 

 
WAMBA members, Mr. Westbrook and Mr. Stout presented the application.  Mr. 
Wegner, WAC, was present and assisted the presentation.  

 
The TDRB reviewed the site plan and photographs of the property. 
The Woodstock Area Mountain Bike Association (WAMBA) has created free public 
trails on the Woodstock Aqueduct’s (WAC) property. 

 
The organization has had a very good year, building trails and encouraging more riders. 
An immediate focus has been to increase the number of younger riders and their families.  
This has worked so well, that additional parking is being requested.  

 
The current parking area is a small 4 car lot placed at the beginning of the Class IV road.  

 
Overflow parking needs have been met by the WAC parking lot located directly across 
Cox District Road.  The lot is mainly for WAC employees and vehicles.  A new lot 
would reduce the use of and the impact on the WAC lot.  

 
A 60' x 80' parking area is proposed just west of the current 4 car parking lot. The new lot 
would park up to 13 vehicles. 

 
The same access off of Grassy Lane Road would be used.  This eliminates the current 4 
car parking lot that would be used as a gathering area with placement of a small kiosk. 

 
Two picnic tables would be placed among the conifer trees southwest of parking lot. 

 
The area is well screened as it had been a tree nursery for the high school a number of 
years ago. 

 
The parking lot would not be plowed nor maintained in the winter months. 

 
The lot would be hard packed with perforated drainage pipe placed underneath to help 
stormwater runoff.  All water would drain towards the existing swale in a southwesterly 
direction.  There would be no stormwater impacts to the two town roads.  

 
There would be no lighting of the parking lot. 

  
The TDRB reviewed Site Plan Review criteria with the applicant. 



 
Testimony was voted close.  

 
 

7. T-4839-18 Jeanne Matos 
Application is for Conditional Use and Design Review approval to 1) Convert short term 
rental to B&B and 2) To install 55’ long fence in rear yard.  The property is located at 
4946 South Road and is zoned Residential Low Density / Design Review. 

 
Ms. Matos presented the application.  

 
The TDRB reviewed a floorplan, a site plan and photographs of the proposed fence and 
parking area. 

 
The fence would enclose the rear yard of the property behind the house. The fence would 
be barely visible from Route 106 as it is a fairly long driveway. The intent is to keep dogs 
within it and for a privacy area. 

 
A short inner metal fence would be placed to keep the smaller dogs from going between 
the spindles. The inner metal fence would not be noticeable. 

 
The fence would be 48' long. This includes two gates 42" wide and 36" wide. 

 
The metal wrought iron fence measures 30" to the top horizontal bar and 36" to the top of 
each pointed post. 

 
The fence was bought at a salvage yard and is approximately the same age as the home. 
 
The South Woodstock Design Review Board recommended approval of the fence as 
presented. 

 
In addition, Ms. Matos wishes to convert the east wing of the home into a bed and 
breakfast. She currently has a Short Term Rental permit for this portion of the home.  She 
lives in the west wing of the home.   

 
To meet the B&B requirements, a bedroom would be removed, to have a total of 3 
bedrooms only. 

 
A parking plan shows five parking spots located along and to the rear of the driveway. 
The south side of the property, area of parking, is well screened with existing vegetation. 
 
The TDRB reviewed Conditional Use and Design Review criteria with the applicant. 
 
Testimony was voted close.  

 
 
IV.   OTHER BUSINESS: 



 A. Zoning Officer’s Report 
  The Administrative Officer presented the report.   
 

            
V.   DELIBERATIONS:   
 
 A. T-4776-17  Ralph Eames  Continued 

After discussion, the following findings of fact were established: 
1.  

 
After further discussion, Mr. Wilson moved with a second by Ms. French to approve the 
application with the following conditions: 
 
 
The motion passed with a 5-0 vote. 

 
 
 B. T-4830-18 Howard Krum and Mary Margaret Sloan 

After discussion, the following findings of fact were established: 
1. The TDRB reviewed the site plan and photographs of the property. 
2. The property has an easement with the Vermont Land Trust to establish a 4 car 

gravel parking area to serve as a trail head and to facilitate public access to 
Gilbert’s Hill. 

3. The proposed parking lot would be accessed directly from the farm’s current 
driveway. There is no need for additional access off of Route 12. 

4. The lot would be open from dawn to dusk, there would be no lighting or garbage 
collection. 

5. An evergreen screen would be planted between Route 12 and the parking area for 
screening purposes. 

6. An existing hiking trail is located east of the parking lot and follows the edge of 
the hayfield to the top of the hill.  

7. The TDRB reviewed Site Plan Review criteria with the applicant. 
 

After further discussion, Mr. Wilson moved with a second by Ms. French to approve the 
application as presented. 
 
 
The motion passed with a 3-0 vote. 

 
 
 C. T-4831-18 Sallie G. Farlow   

After discussion, the following findings of fact were established: 
1. The TDRB reviewed the renderings of the shed, a site plan and photographs of the 

property. 
2. The applicant wishes to place a garden shed on her property.   
3. The TDRB reviewed the wetland map of the area. The entire property is located 

within the 100' wetland buffer.  



4. The Conservation Commission in their review of potential impacts to the wetland, 
determined there would be no significant impact.  The shed is placed on a gravel 
pad in an existing lawn area 60' from the actual wetland.   

5. The shed is also located 45' from the middle of Hartland Hill Road.  The required 
setback is 60'.   

6. The TDRB reviewed the Waiver to Setback form with the applicant. To maximize 
wetland protection, the shed is placed as close as possible to the road.  The lot is 
very narrow and with a large wetland and pond in the middle.  The home, located 
31' from the road centerline, is also nonconforming,. There is no other logical 
location to place the shed. 

7. The TDRB reviewed Conditional Use, Waiver to Setback and Wetland criteria 
with the applicant. 
 

After further discussion, Ms. French moved with a second by Mr. Wilson to approve the 
application as presented. 
 
 
The motion passed with a 3-0 vote. 

 
 
 D. T-4834-18 Geoff Martin 

After discussion, the following findings of fact were established: 
1. The TDRB reviewed renderings, a site plan and photographs of the property. 
2. The existing front porch is located 40' from the Route 4 centerline.  Owner wishes 

to make the existing structure 2' wider thereby decreasing the front setback to 38'.  
  3. All neighboring homes on the north side of the road were built close to the road 

and also do not comply with the required front setback. 
4. The owner wishes to convert a porch into a mudroom.  The mudroom would be 2' 

wider and 2.5' longer than the porch.  The porch measures 4' x 5' and the 
mudroom would measure 6' x 7.5'. The owner considered this increase to be the 
minimum possible to create a useable mudroom. 

5. The mudroom would resemble the porch design, so as to be compatible with the 
building’s architecture. 

6. The TDRB reviewed the Waiver to Setback form and agreed with the applicant’s 
responses. 

 
After further discussion, Mr. Wilson moved with a second by Ms. French to approve the 
application as presented. 
  
The motion passed with a 3-0 vote. 

 
 
 E. T-4835-18 John & Jennifer Endicott   

After discussion, the following findings of fact were established: 
1. The TDRB reviewed the waiver to setback form, site plan and rendering of the 

shed. 



2. The owner proposes placement of a 10' x 18' shed just south of his current home 
and parking area.   

3. The current home, originally constructed in 1840, is located 33' from road 
centerline.  The shed would be more compliant at 37' from road centerline. 

4. The owner wishes to maintain his garden area.  There is also a stream on the back 
boundary with a 50' non-buildable riparian buffer.  

5. The site is located 10' below the road surface which would help reduce visual 
impacts of the shed.  The shed is 17' tall.  The edge of the road and sloped bank 
are not mowed. 

6. There would be no exterior lighting associated with the shed. 
7. There are no structures south of the structure on the east side of Happy Valley 

Road. 
8. The structure complies with the vernacular design of the neighborhood. 
9. The TDRB reviewed the Waiver to Setback criteria with the applicant. 

 
After further discussion, Mr. Wilson moved with a second by Ms. French to approve the 
application as presented. 

  
The motion passed with a 3-0 vote. 

 
 
 H. T-4837-18 Pieter Bohen 

After discussion, the following findings of fact were established: 
1. The TDRB reviewed the survey of the property and the wetlands on the Critical 

Areas Map. 
2. The owner wishes to subdivide his 84.89 acre parcel to create three lots: 29.15 

acres, 5.27 acres and 50.47 acres.   
3. The larger lot has a single family home.   
4. The 29.15 acre lot is under contract.  The 5.27 acre lot is on the north side of the 

private road.  Both lots have been perc tested for mound systems. 
5. Driveways for both undeveloped lots would comply with the 10% access 

requirements. 
6. A maintenance agreement, submitted with previous subdivision requests, is in 

affect for the current property owners along Meoki Way.  The proposed lots 
would be added to the agreement to assure shared costs for road maintenance. 

7. The property has wetlands located to the east that would not be impacted by the 
proposed development. 

8. The TDRB reviewed Conditional Use and Subdivision criteria with the applicant. 
 
After further discussion, Ms. French moved with a second by Mr. Wilson to approve the 
application as presented. 
  
The motion passed with a 3-0 vote. 

 
 
 
 



 F. T-4838-18 Woodstock Aqueduct Company /WAMBA 
After discussion, the following findings of fact were established: 
 
1. The TDRB reviewed the site plan and photographs of the property. 
2. The Woodstock Area Mountain Bike Association (WAMBA) has created free 

public trails on the Woodstock Aqueduct’s (WAC) property. 
3. The organization has had a very good year, building trails and encouraging more 

riders. An immediate focus has been to increase the number of younger riders and 
their families.  This has worked so well, that additional parking is being 
requested.  

4. The current parking area is a small 4 car lot placed at the beginning of the Class 
IV road.  

5. Overflow parking needs have been met by the WAC parking lot located directly 
across Cox District Road.  The lot is mainly for WAC employees and vehicles.  A 
new lot would reduce the use of and the impact on the WAC lot.  

6. A 60' x 80' parking area is proposed just west of the current 4 car parking lot. The 
new lot would park up to 13 vehicles. 

7. The same access off of Grassy Lane Road would be used.  This eliminates the 
current 4 car parking lot that would be used as a gathering area with placement of 
a small kiosk. 

8. Two picnic tables would be placed among the conifer trees southwest of parking 
lot. 

9. The area is well screened as it had been a tree nursery for the high school a 
number of years ago. 

10. The parking lot would not be plowed nor maintained in the winter months. 
11. The lot would be hard packed with perforated drainage pipe placed underneath to 

help stormwater runoff.  All water would drain towards the existing swale in a 
southwesterly direction.  There would be no stormwater impacts to the two town 
roads.  

12. There would be no lighting of the parking lot. 
 13. The TDRB reviewed Site Plan Review criteria with the applicant. 

 
After further discussion, Ms. French moved with a second by Mr. Wilson to approve the 
application as presented. 

  
The motion passed with a 3-0 vote. 

 
 G. T-4839-18 Jeanne Matos   

After discussion, the following findings of fact were established: 
1. The TDRB reviewed a floorplan, a site plan and photographs of the proposed 

fence and parking area. 
2. The fence would enclose the rear yard of the property behind the house. The fence 

would be barely visible from Route 106 as it is a fairly long driveway. The intent 
is to keep dogs within it and for a privacy area. 

3. A short inner metal fence would be placed to keep the smaller dogs from going 
between the spindles. The inner metal fence would not be noticeable. 

4. The fence would be 48' long. This includes two gates 42" wide and 36" wide. 



5. The metal wrought iron fence measures 30" to the top horizontal bar and 36" to 
the top of each pointed post. 

6. The fence was bought at a salvage yard and is approximately the same age as the 
home. 

7. The South Woodstock Design Review Board recommended approval of the fence 
as presented. 

8. In addition, Ms. Matos wishes to convert the east wing of the home into a bed and 
breakfast. She currently has a Short Term Rental permit for this portion of the 
home.  She lives in the west wing of the home.   

9. To meet the B&B requirements, a bedroom would be removed, to have a total of 
3 bedrooms only. 

10. A parking plan shows five parking spots located along and to the rear of the 
driveway. The south side of the property, area of parking, is well screened with 
existing vegetation. 

11. The TDRB reviewed Conditional Use and Design Review criteria with the 
applicant. 

 
 

After further discussion, Mr. Wilson moved with a second by Ms. French to approve the 
application as presented. 
 
 
The motion passed with a 3-0 vote. 

 
 
VI. NEXT MEETING: 

The next TDRB meeting is scheduled for August 28, 2018.   
  
 
VII. ADJOURNMENT:      

The TDRB adjourned at 9:15 p.m.  
 
         Respectfully submitted, 
     
 
 

Michael E. Brands, AICP 
Town Planner  


