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PLANNING COMMISSION  
Approved Minutes     

October 3, 2018 
 

            
MEMBERS PRESENT: Sally Miller, Sam Segal, Susan Boston, Sara Stadler Eric Goldberg  
MEMBERS ABSENT:  One Vacancy, Michael Pacht 
OTHERS PRESENT:  Eric Lang, David Grayck, Ben Jervey, Howard Krum, Mary Margaret 

Sloan, Michael Brands 
 
 
I.  OPENING 

Chair Miller opened the meeting at 7:30 pm.   
 

 
II. APPROVAL OF MINUTES 

The PC approved the September 5, 2018 (with minor amendments) and the September 24, 2018 
minutes (as submitted).  

 
Mr. Segal introduced Ben Jervey, a Village resident, interested in the PC vacancy. Mr. Jervey 
attended the full meeting. 

 
 
III. NEW BUSINESS - None 
 
 
IV. OLD BUSINESS 

A. Integrated Agriculture Regulation Rewrite  
Mr. Lang, Hartland Hill landowner, and his attorney, Mr. Grayck asked to speak to the PC 
concerning the current rewrite of the Integrated Agriculture Regulation. Mr. Lang is an abutter to 
the 5 Bird Farm, owned by Eden and Louis Piconi.  The Piconi’s have held a number of weddings 
(without State or local permits) on their property this year. 

 
Mr. Grayck led the discussion. He is a land use attorney with 28 years of experience, including a 
stint as counselor to the Act 250 process. Mr. Lang owns undeveloped land, north of and slightly 
higher than the Piconi’s. He wishes to build his retirement home, but is very concerned with 
weddings and other potentially noisy outdoor events occurring 20 times a summer. 

 
Chair Miller explained the current Integrated Agriculture regs require an application to be a farm 
connected with an established inn. Kelly Way Gardens is the only parcel zoned as such.  

 
Mr. Grayck stated his client is very concerned with his neighbor’s illegal uses, allowance of 
weddings and other events. He distributed copies of the four court summons the Piconi’s received 
on September 27, 2018. Additionally, the State is concerned as well.  There are violations of Act 
250 and the State Waste Water permit as well. A June 12, 2017 Act 250 project review sheet was 
distributed.  The review sheet lists all permits and actions required before a proposed activity is 
allowed to take place.  
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The relevancy of the above discussion to the PC, is that they should not at this time undermine 
the current enforcement actions by adopting a regulation that may allow the current activities.  

 
Mr. Grayck then discussed noise and other negative issues that impact neighbors. As a former 
counselor for Act 250 procedures he has a strong understanding of noise issues. The Act 250 
process uses two noise standards, both measured at the property line. The 70 dba level A 
weighted scale L max is used in areas where noise impacts are already felt.  The lower 55 dba LQ 
level is for areas of frequent human use.  The burden is always on the applicant to assure proper 
sound levels.  Time limits are a great sound control mechanism. Special care is needed when 
dealing with wildlife areas and wildlife corridors. 

 
Mr. Lang introduced himself. He attended both WES and WMSHS. He grew up on a Hartland 
Hill dairy farm that also had pigs.  He strongly supports farmers supporting themselves. He is 
very concerned with events blasting music 20 weekends out of the year. This is not agriculture 
nor does it celebrate agriculture.       

 
The PC asked a number of questions. 

 
Mr. Goldberg wondered if Act 250 is more restrictive than local zoning. 

 
Mr. Grayck noted they run parallel to each other but one does not trump the other.  Obviously, an 
applicant needs to meet the standards of both or is denied.  

 
Mr. Segal asked what other issues beyond noise are a major concern.  

 
Mr. Lang stated noise is the big issue but waste water and wildlife protection are very important 
to him.  

 
Chair Miller asked the PC if the regulation should be tightened up to minimize the possibility of 
future negative impacts.  

 
Mr. Grayck noted an acoustical engineer is required for sound verification. Ms. Sloan’s letter 
asked for an increase in the number attendees to events. However, she is not interested in 
weddings at all. 

 
Chair Miller asked if 150 attendees is too many. 

 
Ms. Sloan noted her farm is still existent not because of the farm but because of the off-farm 
activities. In her case, the Apple Hill ski facility was a main part of the farm’s sustenance. She 
also felt the PC should look at the gross versus net income if they plan on using an income value 
as part of the regulations. 

 
The key to this and any regulation is enforcement. 

 
Mr. Goldberg worried about the cost of litigation.  

 
Mr. Grayck suggested a performance bond could be established.  Certain events would require a 
bond to force compliance. 

 
The Town Planner suggested removing the most difficult events to control, the weddings. 
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Mr. Segal felt the PC could set higher standards of approval for weddings versus other more 
complimentary events. 

 
Mr. Grayck noted some towns use a lower sound level allowance, for example 50 dba.  

 
After discussion, the PC agreed to table the regulation for the moment and to take into 
consideration the comments received from Ms. Sloan and Mr. Lang. 

 
Mr. Grayck suggested looking into “Noise Pollution Clearinghouse” website for additional 
comments on noise control.  

 
Mr. Segal recently conducted sound tests with a friend in the middle of a New Hampshire field.  
He felt 50 dBs was adequate as a sound level as it could be heard but was not overwhelming.  
Turning the sound up to 60 dBs was much more stressful.  The 70 dBs level was far too intense.   

 
 

B. Inn Annex 
The Town Planner asked the PC to do a final review of the Inn Annex text as it relates to the 
rezoning of the South Woodstock Schoolhouse property, per Pritam Singh application. 

 
The Town Planner noted that retail is only allowed in the main structure of the inn and not in 
structures considered to be an inn annex.  

 
The PC asked the Town Planner to send the text to Mr. Singh.  The text will also accompany the 
application to the Select Board as they schedule a public hearing for the zoning change. 

 
 

C. Energy Chapter Rewrite 
The PC discussed the PC’s September 24, 2018 recommendations on the Town Plan’s Energy 
Chapter.  The PC met with Zach Ralph of the Sustainable Woodstock Energy Committee. 

 
The PC agreed with all changes except for those concerning the “permitted, prohibited and 
constrained” sites on page 10 of the draft.  The draft language comes off as too regulatory, in the 
manner of a zoning regulation and not a town plan. 

 
The Town Planner, although he agrees, stated the State is forcing town plan language to be more 
regulatory in tone.  This has become true with Act 250 decisions and is now becoming part and 
parcel of Act 248 reviews as well.  The Act 248 reviews don’t allow a TDRB decision in the 
process.  Unfortunately the only way for a town to review an alternative energy application is via 
the town plan language. 

 
The PC felt stating exact measurements for buffers is not necessary. Just state a buffer required 
that will allow adequate/appropriate screening of the facility in question. 

 
Mr. Ralph proposed setbacks that are in line with State recommendations, 40' for smaller 
facilities and 100' for larger facilities. 

 
The PC felt the screening language from the Scenic Ridgeline regulations should work. 

 
The Town Planner noted “so as not to cause an undue adverse impact on the visual impact as seen 
by an average person”.  This is essentially the “Quechee Lakes” statement. 
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The PC also recommended similar language as regards impacts to wildlife and wildlife corridors.  
Impacts to wetlands, riparian and flood hazard areas should be included as well. 

 
The Town Planner will draft a new page 10 to include the ideas discussed above.  

   
 

D.  Village Zoning Rewrite 
The PC briefly discussed the Short Term Rental regulations as they impact the Village Zoning 
Regulations.  A map (prepared by Mr. Fellows of TRORC) of STRs in the Village was viewed.  
The Town Planner stated 20 STR permits have been granted in the Village and 9 in the Town.  
STRs are exempt in R5 and Forest Reserve areas of the Town but all are regulated within the 
Village. 

 
After discussion, the PC agreed to considered whether permits should be restricted to full time 
residents only, that an annual report (similar to that required for the Town) be filed and the 
potential of a performance bond to assure compliance. 

 
The discussion will continue. 

 
 
V. OTHER BUSINESS 

A.  Peggy Kannenstine Letter 
The PC read the Ms. Kannenstine’s letter to the Select Board that requests a review of properties 
before demolition is allowed.  Recently, a historic dairy barn was demolished by a new owner.  
Apparently the barn was in excellent shape. The PC discussed whether or not a hold should be 
placed on structures before demolition.  There needs to be confirmation the structure is significant 
to the community. As a contributing structure to a federal historic district may be an adequate 
threshold.  The PC will continue the discussion. 

 
 
VI. NEXT MEETING 

The next regularly scheduled meeting is November 7, 2018.   
 
 

VII.  ADJOURNMENT 
 The meeting was adjourned at 9:30 pm. 
 

Respectfully submitted, 
     
  

Michael Brands, AICP 
      Town/Village Planner  


