
 

 

PUBLIC MEETING AGENDA 
VILLAGE OF WOODSTOCK, VERMONT 

31 The Green 

Woodstock, VT 05091 

(802) 457-7515 

 

VILLAGE DESIGN ADVISORY COMMITTEE 

Wednesday, May 7, 2025, at 4:00 PM 

 

The Meeting will be held in person and via Zoom CLICK HERE TO JOIN.  

The login information is at the bottom of this agenda. 

 

I. CALL TO ORDER: 4:00 PM 

 

II. PUBLIC HEARINGS 

 

A.   V-0028-25 – Katharine Meyer 

Location: 18 Mountain Ave 

Parcel ID: 23.51.15 

Proposed Development: To install a 22"x11" wall lantern over the garage door 

with a 17" extension over the eave with 4 60-watt incandescent bulbs. 

 

B.  V-0029-25 – Heather Wishik 

Location: 13 River Street 

Parcel ID: 20.51.16 

Proposed Development: To replace front door with new door and replace back 

door with new window and repave driveway to install heated driveway. 

 

C. V-0031-25 – Amos & Ginger LLC 

Location: 33 Central Street 

Parcel ID: 23.56.08 

Proposed Development: To bury a propane tank, relocate electric panel and 

meters, build a raised granite island with bollards, install a wooden trash 

enclosure fence, and construct an accessible ramp. 

 

III. OTHER BUSINESS –  

 

IV. APPROVAL OF MINUTES – 04/16/25 

 

V. ADJOURNMENT 

 

This is a hybrid meeting, both in-person and on Zoom. 

https://us02web.zoom.us/j/88648851165?pwd=SzJPWHJDTlNDK2ZVNXBydVArdytodz09  

Meeting ID: 886 4885 1165 Passcode: 345452 

https://us02web.zoom.us/j/88648851165?pwd=SzJPWHJDTlNDK2ZVNXBydVArdytodz09
https://us02web.zoom.us/j/88648851165?pwd=SzJPWHJDTlNDK2ZVNXBydVArdytodz09
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4/18/254/18/25
Douglas J. Sonsalla, AgentEliza Laffin, Owner

05/07/25

04/18/25 04/21/25 EC V-0031-25
$375 $290 $15 $680

To bury a propane tank, relocate electric panel and meters, build a raised granite island with
bollards, install a wooden trash enclosure fence, and construct an accessible ramp.

05/14/25

elizalaffin@gmail.com



33 Central, Woodstock Vt - Zoning Application 

April 18, 2025 

Description of Work 

A permit from the State Fire Marshal has been granted to address comments from previous 
Fire Marshal reports and Life Safety and accessibility issues sufficient for the owner to 
safely and responsibly operate a restaurant on the first floor, rent out the basement 
mercantile area and continue use of the apartments on the second and third floors. 

The project team met with the Village Trustees and has been granted approval to place a 
buried propane tank in an unused portion of the parking lot behind the building. The space 
will be leased from the Town and an easement granted for the restaurant. 

 

The following information was prepared for and presented to the Village Trustees. 

We are hoping to open a much-needed restaurant in the Village—in this case a pizza 
restaurant in the space once occupied by the Mountain Creamery. The building and the 
restaurant are and will be locally owned and operated. 

Recent code changes have presented challenges in meeting the clearance requirements 
for locating exterior propane tanks to provide gas for cooking equipment in the proposed 
pizza restaurant at 33 Central. When the Mountain Creamery occupied the space, the 
electrical panel and meters were in the basement while the propane tanks were located 
outside and just behind the building – at the time the meters and tanks were sufficiently 
separated. 

New codes require the existing electric panel and meters to be relocated to the outside of 
the building. The only viable location available is at the back of the building.  Additionally, 
all venting and propane tanks must be ten feet from the new electrical panel. 

A recent survey indicates the property line is six feet off the rear of the building. This area 
will be used for an accessible ramp into restaurant, which is a code requirement when 
updating buildings to accommodate patrons with accessibility needs. With the required 
ramp, there is no space remaining on the owner’s property to legally place the propane tank 
given the code restrictions and setbacks. 

Can the equipment be run using electricity? 

The only profitable way to utilize electric pizza ovens is with a three-phase service.  
Using two-phase electric to run two pizza decks would make a pizza restaurant 



economically unfeasible due to the high rates and inefficiency of two-phase service 
– i.e. it doesn’t pencil out and will not be a sustainable business model.  

Additionally, the three-phase system that is available is antiquated and not 
compatible with current standards. If 33 Central were to have new, modern three-
phase installed, the entire existing three-phase system would require replacement 
in each building where it currently is provided—an expense that this single project 
cannot financially bear. 

The architect, civil engineer, and LP supplier reviewed four potential locations for the tank 
and determined that the location behind the building was the most suitable, which was the 
option presented and approved by the Village Trustees. 

The propane tank will utilize the small unused, non parking space, paint-defined wedge of 
pavement at the east side of the parking lot adjacent to the paint-defined walkway that 
runs through the alley to the visitor’s center, which was used for a dumpster in the past. By 
shifting this wedge shaped space to the west by 18’ or two parking spaces, it provide 
sufficient space to accommodate a 1,000 gallon buried propane tank while maintaining 
recommended clearances to buildings and underground water pipes. 

A raised island will be made of sloped granite curbing, which will elevate the grade 
approximately six inches, with the buried propane tank and fill cover centered in the island, 
and protected by concrete filled steel pipe bollards to protect the infill area. 

The raised island will be landscaped with mulch/grass and day lilies and a trash enclosure 
fence for a tidy appearance. 
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PUBLIC MEETING MINUTES 

VILLAGE OF WOODSTOCK, VERMONT 

31 The Green 

Woodstock, VT 05091 

(802) 457-7515 

 

VILLAGE DESIGN ADVISORY COMMITTEE 

Wednesday, April 16, 2025, at 4:00 PM 

 

Members Present: Ellen Phillips Soroka, Jack Rossi, and Beverly Humpstone 

Staff Present: Stephanie Appelfeller and Emily Collins 

Public Present: Will Hurd, Jim Pulver, Kim Gaines, and Frank Horneck 

 

Called to Order: 

The meeting was called to order at 4:05 PM. 

 

   

PUBLIC HEARINGS 

 

A.  V-0024-25 – Woodstock Investments LLC 

Location: 6 Central Street 

Parcel ID: 20.52.38.000 

Proposed Development: To install a new awning. 

 

Will Hurd presented his proposal for a new awning at Echo Market. There will be two shades in 

sage green. The Board had no concerns. 

 

Jack Rossi motioned to approve the application as presented.  

Seconded by Ellen Phillips Soroka. 

Vote 3-0. Approved. 

 

B.  V-0026-25 – Zilian LLC 

Location: 26 Central Street 

Parcel ID: 20.52.28 

Proposed Development: To amend V-0006-25 to expand deck an additional 200 sq ft, 

add three windows, add guardrail, and remove balcony from design. 

 

Jim Pulver of Breadloaf presented an updated proposal for the property’s renovation. The new 

rendering is at the same base flood elevation but depicts changes to the exterior. Jim Pulver 

described the changes of extending the deck, removing stairs to the basement, keeping a window 

on west elevation, moving two windows to eastern elevation, adding a guardrail, and no longer 

adding a loft and balcony. The floor plan includes two retail spaces with two bathrooms and an 

apartment upstairs. The Board inquired about flood safety and Jim Pulver clarified that the 

proposal goes above the required elevation. 

 

Ellen Phillips Soroka motioned to approve the application as presented.  



 

 

Seconded by Beverly Humpstone. 

Vote 3-0. Approved. 

 

C.  V-0027-25 – Frank Horneck 

Location: 39 River Street 

Parcel ID: 23.51.18.000  

Proposed Development: To replace existing fence with a different type to match the 

other existing fence. 

 

Frank Horneck presented his proposal for a new fence. Frank Horneck described that he would 

like to continue a cedar fence for continuity with his neighbors and replace an old picket fence. 

The Board had no concerns. 

 

Beverly Humpstone motioned to approve the application as presented.  

Seconded by Jack Rossi. 

Vote 3-0. Approved. 

 

 

APPROVAL OF MINUTES – 03/05/25 

  

Jack Rossi motioned to approve the minutes as presented.  

Seconded by Ellen Phillips Soroka. 

 Vote 3-0. Approved. 

 

Other Business: None.  

 

Adjournment: 

  

Meeting adjourned at 4:35 pm. 
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