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TOWN OF WARREN 
CONDITIONAL USE RESIDENTIAL 


PERMIT APPLICATION 


REV 03/26/09 


FEE SCHEDULE RESIDENTIAL: 
CONDITIONAL USE: 
  ORIGINAL OR AMENDED $250/EA. 
VARIANCE   $250/EA 
CHANGE OF USE  $250  
APPEAL OF ZONING ADMINISTRATOR'S DECISION  
(NOT APPEAL OF VIOLATION) $150  
APPEAL OF VIOLATION $100 
Publishing Fees:  


Residential $60. EA /Insertion


 
Permit Application No.  _2011-07-CU_______   Parcel ID #_028-000-300__________ 
 
Application Requirements:  The applicant shall submit to the Administrative Officer, at least 15 days prior to a 
regularly scheduled Development Review Board meeting, a Conditional Use Application, and associated fee.  The 
application shall include, with the required fee, 1 original and 5 copies of a Conditional Use application, and 1 
original and 5 copies of the proposed sketch plan, if required, that include the information for CU applications 
specified in Table 5.1.  Copies of the proposed sketch plan, if required, shall be 11” X 17” or smaller.  Applicants 
are strongly urged to review the Town of Warren Land Use & Development Regulations Articles 5, Development 
Review before submitting an application. 
 
1. Name of Landowner(s):  John Hall; Hall Properties, Inc..     


 Address: c/o Carpenter & Company, 20 University Road, Cambridge, MA  02138   Telephone:  


   


2. Applicant(s), if other than Landowner:          


 Address:          Telephone:     


3. Property Locations:             


 Zoning District:             


4. Does the proposed development contain Steep Slopes as outline in Article 3, 
  §3.4, Erosion Control & Development on Steep Slopes?    Yes  No 
 Is the proposed development within the Meadowland District?   Yes  No 
 Is the proposed development within the Flood Hazard District?  Yes No 
 
5. Project or Development sought under Conditional Use:___________________________________ 
 
 ________________________________________________________________________________ 
 
7. Attached evidence of written notification to all adjacent property owners, together with a copy of the 


documentation sent to adjoiners to explain the project (see Section 9.8). 
 
8. Attach a narrative describing the proposed Conditional Use  (see Articles 5). 
 
9. Attach a complete sketch plan (see Table 5.1) of the project. 
 
10. To facilitate the subdivision, Conditional Use approval process, the applicant should consult the any related 


Town of Warren Departments, if required,  before the  meeting with the Development Review Board. 
              
Signature(s) of Landowner(s) of Record 
 
              
Signature(s) of Applicant(s)  


 
 


Date Application Received:  04/19/11   
 


Fee Received:  250.00+60.00    


 








Permit Application No. 


TOWN OF WARREN 


SUBDNISION, PRD AND PUD 
PERMIT ApPLICATION 


Parcel ID # 028-000-300 


Application Requirements: The applicant shall submit to the Administrative Officer, at least 15 days prior to a 
regularly scheduled Development Review Board meeting, a subdivision, PRD/PUD application and associated fee. 
The application shall include, with the required fee, 1 original and 5 copies of a subdivision, PRD/PUD application, 
and 1 original and 5 copies of the proposed sketch plan that include the information for sketch plan applications 
specified in Table 6.2. Copies of the proposed sketch plan shall be 11" X 17" or smaller. Applicants are strongly 
urged to review the Town of Warren Land Use & Development Regulations Articles 6 , 7 and/or 8 before submitting 
an application. 


1. Name of Landowner(s): John Hall; Hall Properties, Inc. 


Address: c/o Carpenter & Company, 20 University Road, Cambridge, MA 02138 Telephone: ~~ 


2. Applicant(s), if other than Landowner: _ ____ _____ ______ _ _____ _ 


Address : ___ ___ _ _ _ _ _ _ _ _ _ _______ Telephone: ______ _ 


3. Property Locations: northeastern comer of Plunk ton and Robinson Roads 


Zoning District: Rural Residential 


4 . Does the proposed development contain Steep Slopes as outline in Article 3, 
§3.4, Erosion Control & Development on Steep Slopes? 
Does the proposed development contain Critical Wildlife Habitat 
Is the proposed deVelopment within the Meadowland District? 
Is the proposed development within the Flood Hazard District? 


Yes No 
Yes No 
Yes No 
Yes No 


5. Total acreage to be subdivided: 3.8+/- & 57.4+/- 6. Total number of lots : 2 (PL Adjustment) 


7 . Attached evidence of written notification to all adjacent property owners, together with a copy of the 
documentation sent to adjoiners to explain the project (see Section 9.8). 


8. Attach a narrative describing the proposed subdivision (see Articles 6 & 7). See attached Worksheets . 


9. Attach a complete sketch plan (see Table 6.2) of the project. Attached 


10. To facilitate the subdivision, PRDIPUD approval process, the applicant should consult the Warren Fire 
D eD e the initial meeting with the Development Review Board. 


;;; 


Signature(s) of Applicant(s) 


Fee Schedule 
Minor Subdivision $400/lot 
Major Subdivision $800/\ot 
Lot Line Adjustment $]00 
PRDIPUD Review $800 
Rev to AP 1/2 Base Fee 
Hearing Notification Fee: 


Minor $60.EA 
Major $100 .EA 


Date Application Received: _ ___ _ 


Fee Received: ---'--
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• BUSINESS NEWS 
. Freeaire Refrigeration wins 


leadership awards 
Freeaire Refrigeration of Waitsfield was recently 


awarded the Green Mountain Environmental Lead
ership Award in the "What a great idea!" category. 
The inaugural award celebrates environmental 
stewards and initiatives that have encouraged long
term conservation of the natural environment, and 
is sponsored by Free Press Media and ECHO Lake 
·Aquarium and Science Center. 


Thursday, April 28, from 4 to 7 p.m. It will be held 
at the office on the second floor of the Mad Riv
er Valley Health Center. All are welcome at the 
community event, but reservations are encour-· 
aged as space is limited. Call 496-6600 to reserve 
a spot or visit www.threeIDoonsweUness.coID. 


Telephone directory deadline 
approaching 


Waitsfield and Champlain Valley Telecom is cur
rently in the process of finalizing information for 
the 2011-2012 Mad River Valley telephone directo


.ry. Residents are asked to review current directory 
listings and contact Waitsfield and Champlain Val
ley Telecom with any changes by April 29. To make a 
change in the white pages, contact customer service 


Free community 
. acupuncture night 


Three Moons Wellness in Waitsfield will host the 
monthly free community acupuncture evening on 


r----------------------...... at 496·3391. For yellow page advertising 
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FOR ALL YOUR PLUMBING & HEATING NEEDS 


Pring Plumbing & Hea.ting 


496-7957 
"We Do It Right The First Time" 


FULL SERVICE· RESIDENTIAL' COMMERCIAL· INDUSTRIAL 


p.o. BOX 55, WARREN, VERMONT 05674 


OFFICIAL WINE&I1EER 
BY F..utRELL DISTRlEUTING 


The Valley Reporter 


jt 
vermont 


C.I11''1'C;-R Os e.HC:C.~C: 


creamery 
MEDIA. 


SPONSORS 


April 21,2011 


(business accounts), contact Alan Jones 
at 496-8328 or via e-mail at ajones@Wcvt. 
£.Qill. 
This year's history section was written by 


Eleanor Haskin, Jan Pogue and Tammy 


Rotarian Jon Jamieson, left, presents Troy Kings!>u 
the Mad River Valley Person of the Year Award ( 
Wednesday ·night, April· 13, at a dinner held in his ho 
or at The Bam Door restaurant attended by friends, far 
ily members, ami Rotarians. Photo: John Williams 


TOWN OF WARREN PUBliC NOTICE 
DEVELOPMENT REViEW BOARD 


The Warren Development Review Board has scheduled public 
hearings at 7:00 PM, Monday, May 16"', 2011 at the Warren Mu
nicipal Building to consider the following application. 
1. Application 2011-07-50, Subdivision approval for a boundary 
line adjustment between two parcels under common ownership: 
The applicant, John Hall; Hall Properties, Inc., request a boundan; line 
adjustment of 0.29 ± acres (even swap of land) between two parcels 
(there are three total) identified as 63.03± acres(Parcel Id#.028000-
300). This application was sul1mitted in conju·nction with 2011-07-CU 
and the purpose of this adjustment is to accommodate the construc
tion of one new home on the large lot. The large lot was and will be 
57.4 +/- acres; the smaller lot was and will .be 3.8+/- acres. The ap
plicant requests that the requirement for a survey of the entire 57.4+/
acre parcel, be waived. The project is located in the Rural Residential 
District (RR) and Meadowland Overlay District (MO) off of Plunkton 
Road and at 145 Robinson Rd. This application requires review under 
Article 2, Tables 2.2 & 2.13, Article 6, § 6.4 (Fina/ Plan Review) and 
Article 7, (Subdivision Standards) of the Warren Land Use and De
velopment Regulations. 


2. Application 2011-07-CU, Construction of a development road 
and single family dwelling;n or adjacentto the Meadowland Over
lay District: The Applicant, John Hall; Hall Properties, Inc, requests 
permission to construct a development road to a single family dwell
ing. The first 110+/- feet of the proposed driveway is located in the 
Meadowland Overlay District. The new home served by the proposed 
driveway will be a 2-story, 4-bedroom home: The house will not be 
over 35 feet in height. The project location is located off Plunkton Rd 
on a 57.4+/- acres in the Rural Residential District (RR) (Parcel Id# 
028000-300). This application requires review under Article 2; Table 
2.13 (Meadow/and Overlay District), Article 3, Table 3.1, and Article 
5(Deve/opment Review): §5.3(Conditional Use Review Standards) of 
the Warren Land Use and Development Regulations. The Board will 
also request that the applicant obtain a Town of Warren Road Access 
Permit onto Plunkton Rd .. 
Pursuant to 24 V.B.A. §§ 4464(a)(1)(C) and 4471(a), 
participation in this focal proceeding is a pre
requisite site to the right to take any subsequent 
appeal. Plans for these projects are available for public review 
at the Warren Town Clerk's Office during regular office hours. If you 
have any questions regarding these applications/hearings, please do 
not hesitate to contact the Planning and Zoning Office located in the 
second floor of the Warren Municipal Building at 42 Cemetery Road in 
Warren Village.- For information regarding this application, you make 
access the Development Review Board page (DRB Page) for warn
ings. and meeting notices and agendas 


Field and is entitled "Throll< 
Hell and High Water, When tl 
River Owns the Valley" and d 
tails the effects of the floods: 
the Mad River Valley. The ne 
2011 Mad River telephone d 
rectory will be out in June. 1 
view the directory online, vi~ 
www.vermontphonebook 
£.Qill. 


Bauer to attend 
semmar 


Dr. Corin Bauer of BalanCE 
Life Chiropractic in Waitsfiei 
will be attending a nutrition, 
neurology seminar at the er 
of April in Manchester, Ve 
mont, that will be hosted by D 
Dan Murphy. Dr. Murphy is a 
expert on chiropractic, pai 
proprioceptive neurology, i: 
jury repair and nutrition cor 
bined. Topics to be covere 
during the weekend inclue 
expertise in the understsn· 
ing, assessment and treatmeJ 
of conditions relating to tl 
relationship of essential fat 
acids and neurology, as well ; 
the biochemistry of the inflar 
matory prostaglandins relatE 
to diet, inflammation and pai 
Articles will be reviewed r 
lated to omega-3 fatty acid ar 
anti-inflammatory effects e 
the cardiovascular system ar 
brain. 


WOULD YOU DRIVE YOUR CAR 15,000 MILES 
WITHOUT AN OIL CHANGE? 


Your Furnace Motor Runs an Equivalent 
of 15,000 Miles Each Winter 


• Replace Burner Nozzle & Oil Filter 
• TestTransformer & Safety 


• Perform EfficiencyTest 
• Set up Burner For Efficiency 


• Vacuum Residue Out of Burner & Flue Stack 
• Visual Fuel Tanklnspection 


• TankSure Program 


SAVE UP TO 10% INHEATING COSTS! 
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TOWN OF WARREN 
PO BOX 337 


WARREN, VT 05674 
PHONE (802) 496-2709 


FAX (802) 496-2418 
 


CONDITIONAL USE REVIEW – WORKSHEET – 4/18/11 
 


Parcel #:  028000-300   _  


Permit #:  2011-07-CU      


Date Received:  04/19/11  


(To be completed by Town of Warren staff) 


 
Applicant:  John Hall; Hall Properties, Inc. 


Address:  c/o Carpenter & Company, 20 University Road, Cambridge, MA  02138 


Phone:   


 


Landowner:  Same 


Address:  


Phone:  


 


Contact Person:  Peter Lazorchak of McCain Consulting, Inc.  


Address:  93 South Main Street, Suite 1, Waterbury, VT  05676 


Phone:  802-244-5093 


  
Brief description of the proposed development:  This project involves the construction 
of a proposed driveway, off of Plunkton Road, to serve one new proposed house site.  The 
driveway, in order to maintain the proper required site distances, will need to cross a 
narrow portion of Meadowland.  
 
 
Please respond to the following criteria and sub-criteria. Please attach additional pages if 
the space provided below is insufficient. For clarification of the following criteria, please 
refer to the WARREN LAND USE & DEVELOPMENT REGULATIONS, Article 5, Section 5.3 – 
Conditional Use Review Standards. 
 
Section 5.3 (A) – General Standards.  How does the proposed development affect the 
following: 
 
(1)  The capacity of existing or planned community facilities or services.  The 
proposed driveway will not affect the capacity of existing or planned community facilities or 
services.      
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(2)  Character of the neighborhood or area affected.  The rural area surrounding the 
proposed house will not be adversely affected.  The driveway is proposed to serve one new 
single-family home.    
 
(3)  Traffic on roads and highways in the vicinity.  The addition of one new residence 
in the area will not be a burden to the existing road network.  Based on the Institute of 
Traffic Engineers chart on trip generation, the residence is expected to generate 10 vehicle 
trips per day.    
 
(4)  Bylaws now in effect.  The first 110+/- feet of the proposed driveway is located in the 
Meadowland Overlay District.  Per Table 2.13 of the Land Use & Development Regulations: 
“In granting approval (of a use other than agriculture and forestry within the MO District), 
the Board shall find that the development meets the standards set forth in either 
subsections (a) or (b).”  Subsection (a) then reads: “The lot on which development is 
proposed contains developable land which is not designated meadowland and that the 
placement of the proposed use and/or development on the lot: (i) minimizes the disruption of 
the scenic quality of the site; and (ii) retains the maximum possible meadowland for 
agriculture use…; and (iii) utilizes the least productive land and protects primary 
agricultural soils, and that the development will not conflict with existing agricultural uses 
in the area.”  This project meets these standards.   


 
(5)  The utilization of renewable energy resources.  Not applicable to this project as 
the proposed shared drive will pass through meadowland.   
 
 
Section 5.3 (B) – Specific Standards.  Briefly address each of the following standards as 
they apply to the proposed development:  
 
(1)  Building Design. It is anticipated that the new home served by the proposed driveway 
will be a 2-story, 4-bedroom home.  The house will not be over 35 feet in height.  The style, 
building materials, and color(s) will not be out of character with the existing structures in 
the surrounding area.    
 
(2)  Traffic Circulation & Access. (See Section 3.1) Based on the Institute of Traffic 
Engineers chart on trip generation, the residence is expected to generate 10 vehicle trips 
per day.  The traffic associated with the proposed development will not affect traffic 
circulation on, or access onto, Plunkton Road.    
 
(3)  Bicycle & Pedestrian Access. The proposed driveway, to serve one new home, will 
not adversely affect bicycle or pedestrian traffic.   
 
(4)  Parking & Service Areas. (See Section 3.10) There will be no parking or service 
areas (except for homeowners’ driveway and garage) associated with this project.   
 
(5)  Outdoor Storage & Display. There will be no outdoor storage or display of any goods, 
supplies, vehicles, equipment, machinery, or other materials, within the MO District.   
 
(6)  Landscaping & Screening. There are currently no landscaping or screening plans for 
the driveway.  
 
(7)  Protection of Natural Resources. (See Section 7.4) Natural resources will not be 
significantly affected by the driveway.   
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(8)  Erosion Control. (See Sections 3.4 & 7.5) The project will conform to the standards of 
the Construction General Permit program administered by the Agency of Natural 
Resources.   
 
(9)  Surface Water Protection. (See Section 3.13) A 50’ buffer will be maintained from 
the edge of the delineated wetland.    
 
(10)  Lighting. (See Section 3.9) There are no lighting plans for the driveway.   
 
(11)  Performance Standards. (See Section 3.11) This project is not anticipated to cause, 
create, or result in noise, clearly apparent vibration, smoke, dust, noxious gases, or other 
forms of air pollution, releases of heat, cold, moisture, mist, fog, or condensation, any 
electromagnetic disturbances or electronic transmissions or signals, glare, lumen, light or 
reflection, liquid or solid waste or refuse, or undue fire, safety, explosive, radioactive 
emission or other hazard.   
 
(C)  District Standards. In addition to the above standards, please attach separate pages 
to respond to the following standards for proposed projects within the specified districts.  
For clarification of the following criteria, please refer to the WARREN LAND USE & 
DEVELOPMENT REGULATIONS, Article 2 – Zoning Districts & District Standards and Article 
5, Section 5.3 (C) – District Standards. 
 
 (1)  Lincoln Peak Growth Center.  (Conditional uses within the Sugarbush Village 
Commercial (SVC), Sugarbush Village Residential (SVR) and German Flats Commercial 
(GFC) Districts) 
 
(2)  Warren Village.  (Conditional uses within the Warren Village Commercial (WVC) and 
Warren Village Historic Residential (WVR) Districts) 
 
(3)  Meadowland Overlay District.  (Uses within the Meadowland Overlay (MO) 
District) 
 
See previous three pages. 
 
(4)  Forest Reserve District.  (Uses within the Forest Reserve (FR) District) 
 
(D)  Flood Hazard Overlay District Standards.  (Uses within the Flood Hazard 
Overlay (FHO) District)   
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TOWN OF WARREN 
PO BOX 337 


WARREN, VT 05674 
PHONE (802) 496-2709 


FAX (802) 496-2418 
 


SUBDIVISION WORKSHEET – 4/18/11 
 


Parcel #:  028000-300   


Permit #:  2011-07-SD.BLA    


Date Received:  04/19/11  


(To be completed by Town of Warren staff) 


 
Applicant:  John Hall; Hall Properties, Inc. 


Address:  c/o Carpenter & Company, 20 University Road, Cambridge, MA  02138 


Phone:   


 


Landowner:  Same 


Address:  


Phone:  


 


Contact Person:  Peter Lazorchak of McCain Consulting, Inc.  


Address:  93 South Main Street, Suite 1, Waterbury, VT  05676 


Phone:  802-244-5093 


 
 §6.2 (A) Application Requirements.  The applicant shall submit to the 
Administrative Officer, at least 15 days prior to a regularly scheduled Development Review 
Board meeting, a subdivision application and associated fee.  The application shall include, 
with the required fee, 1 original and 5 copies of a subdivision application, and 1 original and 
5 copies of the proposed sketch plan that include the information for sketch plan 
applications specified in Table 6.2.  Copies of the proposed sketch plan shall be 11" X 17" or 
smaller. 
 


Brief description of the proposed development:  Common property line adjustment 
(even swap of land) between two portions (there are three total) of parcel 028-000-300 and 
the construction of one new home.  The large lot was and will be 57.4+/- acres; the smaller 
lot was and will be 3.8+/- acres.  
 
Please respond to the following criteria and sub-criteria. Attach additional pages if the 
space provided below is insufficient. This worksheet is provided as a summary of 







 


-2- 


subdivision and PRD/PUD criteria and sub-criteria to assist the applicant with the 
application process. The applicant should refer to the Subdivision and PRD/PUD Standards 
contained in the WARREN LAND USE & DEVELOPMENT REGULATIONS for clarification and 
complete language. 
 
 ARTICLE 7. 
 SECTION 7.2 GENERAL STANDARDS. 
(A) Character of the Land.  The land is of such a character that it can be used for the 


construction of one additional house, without danger to public health or safety, the 
environment, neighboring properties, or the character of the area or district in which it 
is located.  The property is located in the northeast corner of Plunkton Road and 
Robinson Road.  There is no mapped deeryard on the property.  There is a wetland, the 
closest edge of which has been delineated.  A 50’ buffer will be maintained along the 
wetland.  Steep slopes have been avoided.     


 
(B) Conformance with the Town Plan & Other Regulations.  The first 110+/- feet of 


the proposed drive is located in the Meadowland Overlay District.  Per Table 2.13 of 
the Land Use & Development Regulations: “In granting approval (of a use other than 
agriculture and forestry within the MO District), the Board shall find that the 
development meets the standards set forth in either subsections (a) or (b).”  Subsection 
(a) then reads: “The lot on which development is proposed contains developable land 
which is not designated meadowland and that the placement of the proposed use and/or 
development on the lot: (i) minimizes the disruption of the scenic quality of the site; 
and (ii) retains the maximum possible meadowland for agriculture use…; and (iii) 
utilizes the least productive land and protects primary agricultural soils, and that the 
development will not conflict with existing agricultural uses in the area.”  This project 
meets these standards.  The house site is not located in meadowland.  The driveway 
crossing has been located in a narrow portion of the meadowland.  It is located near the 
height of land to obtain the best possible sight distances at the curb cut. 


 
The development is in conformance with Town Plan as evidenced under Chapter 6, “A 
Place to Live”: “Housing that is well designed and of high quality contributes to a 
town’s physical appearance, its ability to attract other desirable forms of growth, and 
the local tax base.  Also, under “Housing Goals”, Goal 6.A is to maintain “A sustainable 
rate of housing development to accommodate the town’s projected population in a 
manner that does not overburden public services and is consistent with the town’s 
rural character and natural resources.”  This project meets these objectives.  The house 
location is clustered next to the existing house, thereby minimizing impacts. 


 
(C) Compatibility with Existing Settlement Patterns. 
 (1) maintain and extend desired settlement patterns, including lot area and 


configuration, road layout, and building locations, for the neighborhood or district in 
which they are located:   The addition of one new house is compatible with the 
existing settlement pattern of the area.   


 
 (2) maintain contiguous tracts of open land, including conservation areas as defined 


under Section 7.4, with adjoining parcels:   The construction of one new single-family 
residence on a large lot, clustered next to the existing house, allows for contiguous 
tracts of open land to remain.   
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(3) connect to, and extend where appropriate, existing road, path, utility and open space 


corridors:  Not applicable as there are no existing road, path, utility, or open space 
corridors to connect to or extend  


  
 (4) within the Warren Village Historic Residential and Warren Village Commercial 


Districts, all proposed subdivisions shall conform to the standards set forth in 
Section 8.3 (E).  Not applicable to this project.  


 
(D) Density & Lot Lay-out. 
 (1) Lower densities of development may be required by the Board based on site 


limitations:  Only one new house is proposed at this time.    
       


 (2) Lot layout shall be appropriate for the intended use, and reflect the purpose of the 
district in which the lots are located:  The lot layout is appropriate for the district.   


 
 (3) Corner lots shall have sufficient width to permit a front yard setback from each 


road:  Not applicable.  
 
 (4) Side lot lines shall be generally at right angles to straight roads, or radial to curved 


roads:  The proposed adjusted side lot line will still be generally at a right angle to 
Plunkton Road.   


 
 (5) Lots with irregular shapes (curves, jogs, dog-legs, etc.) shall not be created unless 


warranted by conditions of topography, the location of natural features, or existing 
roads:  The proposed adjusted lot line will generally follow the top of a bank and will 
help lessen the irregularity of the existing 3.8+/- acre lot.     


 
 (6) Boundary adjustments involving one or more non-conforming lots may be permitted 


providing the boundary adjustment does not increase the degree of non-
conformance:   This boundary adjustment will not significantly increase the non-
conformity of the lots.  


 
(E) Establishment of Building Envelopes.   Not applicable as this is a lot line 


adjustment for a 57+/- acre parcel and all appropriate setbacks will be met.     
 
(F) Landscaping & Screening. 
 (1) to provide an undisturbed, vegetated buffer between developed and undeveloped 


portions of a subdivision to protect water quality and/or other natural features in 
accordance with Section 7.3:  Landscaping and screening will be at the discretion of 
the lot owner.    


 
 (2) to provide for stormwater infiltration and management:  As the majority of the 


parcel will remain wooded, landscaping to provide for stormwater infiltration and 
management will not be necessary.  


 
 (3) to provide screening of development to increase privacy, reduce noise and glare, or to 


otherwise soften and/or lessen its visual impacts:  Screening for the purposes of 
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increasing privacy, reducing noise and glare, and/or lessen visual impacts should not 
be necessary.   


 
 (4) to establish and maintain street trees along public or private roads to create a 


canopy effect and/or maintain a pedestrian scale where the board deems 
appropriate:  The majority of the proposed drive will be wooded.   


 
 (5) to preserve existing specimen trees, tree lines, hedgerows, and wooded areas of 


particular natural or aesthetic value to the site, or critical wildlife habitat:  There 
are no specimen trees, tree lines, hedgerows, or wooded areas of particular natural 
or aesthetic value to the site, or critical wildlife habitat.   


 
 (6) to establish buffers or barriers between incompatible land uses:  With this small 


residential project, there will be no incompatible land uses.   
 
(G) Energy Conservation. 
 (1) building locations shall maximize solar access (e.g., through southern orientation):  


The proposed house will have a southern orientation and is being designed to take 
advantage of solar gain.     


 
 (2) landscaping shall be effectively incorporated to provide wind barriers and to reduce 


heat loss or gain as appropriate:   The majority of the parcel will remain wooded.   
 
 (3) the siting of lots and buildings shall minimize the length of road and utility corridors 


required:  Due to the topography and location of the existing house on the 3.8+/- acre 
lot, the most practical approach to the new house site is from Plunkton Road. 


 
 (4) supporting infrastructure for alternative modes of transportation (e.g., 


interconnected bicycle and pedestrian paths, transit stops) will be incorporated into 
subdivision design as appropriate:  The small size of this project does not lend itself 
to the construction of bicycle and pedestrian paths.  


 
(H) Disclosure of Subsequent Development Plans. 
 (1) Description of the proposed type and intensity of use, access, and schedule for the 


development of the remainder of the parcel:  There are currently no further 
development plans.   


 
 (2) Master plan for the entire parcel:  There are currently no further development plans.   
 
 (3) Forest Reserve District (Table 2.1) pre-development site preparation:  Not applicable 


as this project is not in the Forest Reserve District.   
 
 SECTION 7.3 PROTECTION OF PRIMARY & SECONDARY CONSERVATION AREAS  
(A) Design Process (project follows design process summarized in Table 7.1).  


The Meadowland Overlay District is shown on the Site Plans.  There will be no 
development, other than a portion of the proposed driveway, within the District on 
this property.  The house is not located in the meadowland.  There is a wetland on the 
property; a 50’ buffer will be maintained along its edge. 
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(B) Primary Conservation Areas.  
 (1) Building envelopes shall be located and configured to exclude these areas.  No lot 


may be created within the Meadowland Overlay District which does not include a 
designated building envelope located outside of the overlay district. 


 (2) Lot lines, infrastructure and road, driveway and utility corridors shall be located to 
avoid the parcelization, fragmentation, isolation or destruction of primary 
conservation areas. 


 (3) Roads, driveways and utility corridors shall be shared where practical.  Where sites 
include linear features such as existing roads, tree lines, stone walls, and/or fence 
lines, roads, driveways and utility corridors shall follow these to minimize the 
fragmentation of primary conservation areas, and associated visual impacts. 


 (4) Primary conservation areas are to be included as designated open space under 
Section 7.4. Management plans, conservation easements, limitations on further 
subdivision, or comparable site protection mechanisms may be required. 
These points are addressed above.    


 
(C) Secondary Conservation Areas. 
 (1) Building envelopes, to the extent feasible, shall be located to exclude secondary 


conservation areas.  In the event that no other land is practical for development, 
building envelopes and subsequent development shall be designed to minimize 
encroachments into these areas, and/or any associated adverse impacts.  Buffers, 
management plans, or other appropriate mitigation measures may be required to 
ensure the long-term conservation of these areas. 


 (2) Lot lines, infrastructure, and road, driveway and utility corridors shall be located to 
avoid, to the extent feasible, the parcelization, fragmentation, isolation or 
destruction of secondary conservation areas.   


 (3) Roads, driveways and utility corridors shall be shared to the extent feasible; and, 
where sites include linear features such as existing roads, tree lines, stone walls, 
and/or fence lines, shall follow these to minimize the fragmentation of secondary 
conservation areas and associated visual impacts. 


 (4) Secondary conservation areas are to be included as designated open space under 
Section 7.4; conservation easements, limitations on further subdivision, or 
comparable site protection mechanisms may be required. 
Not applicable to this project.  


 
 
 SECTION 7.4 OPEN SPACE & COMMON LAND  
(A) Intent (how does this project conform with the intent):  Not applicable to this 


project.   
 
(B) Preservation of Open Space. 
 (1) Designated open space may include the portion of a single lot outside of the building 


envelope which is characterized by one or more of the above referenced features 
and/or may encompass the contiguous boundaries of the above referenced feature 
located on multiple lots. 


 (2) The location, shape, size and character of the open space shall be suitable for its 
context and intended use. Open space that includes primary or secondary 
conservation areas shall be identified pursuant to the conservation subdivision 
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design process described in Table 7.1.  Planned residential and planned unit 
developments must also meet open space requirements under Section 8.5. 


 (3) Provisions shall be made to enable open space designated for agriculture and 
forestry to be used for these purposes.  Management plans for farm land, forests, 
wildlife habitat, shorelands and buffers may be required by the Development Review 
Board as appropriate to ensure their long-term protection and management. 


 (4) Areas preserved for agricultural and forestry use should be of a size that retains 
their eligibility for available tax abatement programs. 


 (5) Open space land shall be located so as to conform with and extend existing areas 
sharing similar characteristics or natural features and resources on adjacent 
parcels. 


 (6) Sewage disposal areas and utility and road rights-of-way or easements, access and 
parking areas shall not be counted as open space areas, except where the applicant 
can prove, to the satisfaction of the Development Review Board, that they will in no 
way disrupt or detract from the values for which the open space is to be protected.  
Stormwater management practices or facilities that require, incorporate or establish 
open space areas may be counted as open space. 


 
(C) Creation of Common Land:   Not applicable to this project.  
 
(D) Legal Requirements:   Not applicable to this project.  
 
 
 Section 7.5 STORMWATER MANAGEMENT & EROSION CONTROL
(A) Temporary and permanent stormwater management and erosion control 
measures:   Direction for erosion prevention and stormwater control will be provided.  
However, due to the minimal size of this project, an excess of stormwater runoff or erosion 
will not be created, and therefore, does not present a major concern.    
 
(B) Conformity to existing topography. 
 (1) minimize lot frontage and setback distances, building envelope and footprint areas, 


in accordance with district standards and other applicable requirements. 
 (2) minimize the length, width and paved area of roads, driveways and parking areas, 


in accordance with applicable road and parking standards. 
 (3) minimize the impervious area connected directly to stormwater conveyance systems 


(e.g., by draining such areas over stable, vegetated pervious areas). 
 (4) incorporate landscaped areas to absorb stormwater runoff from adjoining impervious 


surfaces (e.g., yard areas, filter strips, parking and cul-de-sac islands). 
 (5) incorporate shared driveways and parking areas. 
 (6) avoid or minimize the use of curbing and gutters. 
 (7) maximize the use of pervious materials (e.g., for paths, spillover parking, residential 


driveways). 
 (8) maintain natural vegetative cover and designated wetland, riparian and shoreland 


buffers. 
 (9) use vegetated, open channels within road rights-of-way to convey and treat 


stormwater, where density, topography, soils, and slopes permit. 
 (10) incorporate naturally occurring ponding and drainage areas. 


The new development  will meet the above listed items as much as possible and 
practicable.  
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(C) Best management practices (BMPs).  
 (1) minimize stormwater runoff.  
 (2) maximize on-site infiltration. 
 (3) encourage natural filtration functions. 
 (4) incorporate and/or simulate natural drainage systems. 
 (5) minimize the discharge of pollutants to ground and surface waters. 


This project will conform to the standards of the Construction General Permit program 
administered by the Agency of Natural Resources  
 


(D) Post-development peak discharge rate control of stormwater runoff flows:  
Stormwater runoff will be controlled by flowing through vegetated portions of the site.    


 
(E) Stormwater facilities:   Not applicable to this project.  
 
(F) On-site snow storage areas:   Snow storage and disposal will be the responsibility of 


the landowners.   
 
(G) Effect on existing downstream drainage capacity and facilities:  This project 


will not create a burden on existing downstream drainage capacity or facilities.   
 
(H) Easements for all areas of flow or flooding on affected properties:   No 


easements for areas of flow or flooding on affected properties are being proposed.  
 
(I) Protection of areas exposed during construction:   All disturbed areas, with the 
exception of the driveway, will be re-vegetated after construction is complete.  
  
(J) Stormwater management and/or sedimentation and erosion control plans and 
associated analyses:  Erosion control plans will be prepared in accordance with the 
standards of the Construction General Permit program. 
 
 SECTION 7.6 COMMUNITY SERVICES AND FACILITIES 
(A) Municipal Facilities and Services.   Due to the minimal size of this project, an 


undue burden on municipal facilities or an unreasonable demand for public services 
will not be created.  


 
(B) Fire Protection Facilities.  
 (1) one 12' x 50' turnout for every 400 feet; and 
 (2) a turn around area with a “Y” or “T” configuration or a cul-de-sac with an inside turn 


radius of not less than 30 feet. 
Adequate turn-around space will be provided at the house site.  


 
(C) Parks & Playgrounds.   No common parks or playgrounds are proposed for this 


project.   
 
 SECTION 7.7 ROADS & PEDESTRIAN ACCESS 
(A) Applicability of Road Standards.  No new roads are proposed for this project.  
 
(B) Road Design.  
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 (1) Rights-of-way for all roads shall be a minimum of 50 feet in width. 
 (2) To ensure adequate safety and service, the width of travel lanes and shoulders shall 


be based on average daily traffic (ADT) and design (anticipated posted) speeds.  The 
design standards for rural roads are included in Table 7.2. The standards set forth 
in Table 7.2 shall be considered the maximum standards, although the Development 
Review Board may modify such standards in situations in which such modification is 
warranted to ensure pedestrian and vehicular safety, and when the strict 
application of the standards would adversely impact the scenic character and/or 
natural resources or features located  on the site. 


 (3) Lower design and posted speeds may be considered to avoid and/or minimize 
impacts to historic, architectural, scenic, natural or other resources; to avoid excess 
costs of construction; or to better comply with the Town Plan. 


 (4) Wider travel lanes and/or shoulders may be required as appropriate to road function 
(i.e., for on-street parking, collector and arterial roads), or to safely accommodate 
shared use by bicycles. 


     (5) Permanent dead end roads and cul-de sacs shall be discouraged unless deemed 
necessary by the Board due to physical site limitations or safety considerations.  No 
dead end road shall be permitted without a suitable turn around at its terminus.  
"T" or “Y” configurations suitable to topography are preferred, but a cul-de-sac with 
a radius of not less than 30 feet may also be considered as appropriate.  


 (6) Roads shall logically relate to topography to minimize site disturbance, including the 
amount of cut and fill required, and to produce usable lots, reasonable grades and 
safe intersections in relation to the proposed use of the land to be served by such 
roads.  Road grades should be consistent with local terrain.  Maximum road grade 
shall not, for any 50 feet section, exceed an average grade of 12%.  


 (7) Roads shall, to the extent feasible be designed and laid out to: 
  a. to avoid adverse impacts to natural, historic, cultural and scenic resources;  
  b. to  be consistent with existing road patterns in village and other settlement areas; 


c. to maximize connectivity within the subdivision and to adjoining parcels and road 
networks; 
d. to follow existing linear features, such as utility corridors, tree lines, hedgerows 
and fence lines,  
e. to avoid fragmentation of meadow land and other designated conservation areas 
under Section 7.3. 


 (8) Techniques for the preservation of scenic road corridors and streetscapes should be 
employed for the construction and maintenance of roads within designated scenic or 
village areas, including but not limited to the selection of visually compatible 
materials, the preservation of existing features, and the management of vegetation 
within the road corridor.  


  No new roads are proposed for this project. 
 
(C) Road Construction Standards.   The driveway will be constructed according to Table 


7.2.  
 
(D) Intersections. 
 (1) Minimum corner and sight stopping distances are provided in relation to design 


speed and road type, in accordance with the standards set forth in the Vermont 
Agency of Transportation’s Vermont State Standards for the Design of 
Transportation Construction, Reconstruction and Rehabilitation on Freeways, Roads 
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and Streets, dated October 1997, or as most recently amended.  Minimum stopping 
and corner sight distances of rural local roads are provided in Table 7.3. 


 (2) It is directly opposite an existing road or driveway to form a four-way intersection 
wherever feasible.  Intersections creating centerline offsets of less than 125 feet 
shall not be permitted, except for driveways serving single and two-family dwellings, 
which shall have a centerline offset of at least 75 feet. 


 (3) It intersects the existing road at an angle that is as close to 90 degrees as possible.   
 (4) The intersection grade does not exceed 3% for a distance of 35 feet from the edge of 


the travel lane. 
 (5) No structure or planting is situated to impair corner visibility. 


The intersection with Plunkton Road will be constructed in accordance with the 
standards set forth in the Vermont Agency of Transportation’s Vermont State 
Standards for the Design of Transportation Construction, Reconstruction and 
Rehabilitation of Freeways, Roads, and Streets, dated October 1997, or as most 
recently amended.  


 
(E) Drainage & Stormwater.   Drainage and stormwater will be treated by flowing 


through vegetated portions of the site. 
   
(F) Coordination with Adjoining Properties.   Not applicable to this project.  
 
(G) Access Permits.  An access permit will be obtained prior to construction of the 


proposed curb cut 
 
(H) Access Management. 
 (1) Shared driveways and/or internal development roads providing access to multiple 


lots are encouraged and may be required to limit the number of access points onto 
public highways in accordance with Section 3.1. 


 (2) If a subdivision has frontage on primary and secondary roads, access shall be from 
the secondary road unless the Board determines that topographic or traffic safety 
conditions make such an access impracticable. 


 (3) Where extensions of new roads could provide future access to adjoining parcels, a 
right-of-way shall be provided. 


 (4) The creation of reserved strips shall not be permitted adjacent to a proposed road in 
such a manner as to deny access from adjacent property to such road.   
Due to the topography and location of the existing house on the 3.8+/- acre lot, the 
most practical approach to the new house site is from Plunkton Road. 


 
(I) Traffic & Road Capacity. 
 (1) Where an existing access road is inadequate or unsafe, the Development Review 


Board may require the subdivider to upgrade the access road to the extent necessary 
to serve additional traffic resulting from the subdivision and to conform to these 
standards. 


 (2) In situations where a development may require the realignment, widening or an 
increase in the capacity of an existing road, or where the Town Plan or capital 
program indicates that such improvements may be required in the future, the 
subdivider may be required to reserve land for such improvements.   
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 (3) In the case of subdivisions requiring construction of new roads, any existing road 
that provides either frontage to new lots or access to new roads shall meet these 
standards.   


 (4) Where a subdivision requires expenditures by the Town to improve existing road(s) 
to conform to these standards, the Development Review Board may disapprove such 
subdivision until the Select Board certifies that funds for the improvements have 
been ensured.  The subdivider may be required  to contribute to any or all of the 
expenses involved with road improvements necessitated by the project.  
The addition of one new residence in the area will not be a burden to the existing 
road network.  Based on the Institute of Traffic Engineers chart on trip generation, 
the residence is expected to generate 10 vehicle trips per day.  


 
(J) Road Names & Signs.  Not applicable to this project.  
 
(K) Driveways.  
 (1) Driveways should be laid out to follow existing linear features, such as utility 


corridors, tree lines, hedgerows and fence lines; to avoid the fragmentation of  
meadow land and other designated conservation areas under Section 7.3, and to 
avoid adverse impacts to natural, cultural and scenic features. 


 (2) The use of common or shared driveways is encouraged and may be required in order 
to minimize the number of access points in accordance with Subsection (H). 
The proposed driveway is laid out in a reasonable fashion to serve the proposed 
house.  


 
(L) Modification of Road Standards.  Not applicable to this project.  
 
(M) Parking & Transit Stops.  There will be no parking areas (except in the driveway 
and garage of the house) or transit stops associated with this project.  
 
(N) Pedestrian Access.  
 (1) The Board may require, in order to facilitate pedestrian access from a subdivision to 


schools, parks, playgrounds, or other nearby roads, perpetual unobstructed 
easements at least 20 feet in width.  Easements shall be indicated on the plat. 


 (2) Unless specifically waived by the Board, sidewalks shall be required along internal 
streets of major subdivisions, major arteries within or bordering the subdivision, and 
to connect to existing sidewalks on adjoining properties. 


  No pedestrian access easements will be needed with this project.  
 
(O) Legal Requirements. 
 (1) Every subdivision plat shall show all proposed road and pedestrian rights-of-way, as 


required under these regulations, regardless of whether the proposed right-of-way is 
intended to be accepted by the Town.  In the event that the right-of-way is not 
intended for acceptance by the Town, the mechanism by which the right-of-way is to 
be maintained, owned and/or conveyed shall be clearly documented. 


 (2) Documentation and assurance shall be provided that all proposed roads and rights-
of-way will be adequately maintained either by the subdivider,  a homeowners' 
association or through other legal mechanisms.  Such documentation shall be in a 
form approved by the Board and filed in the Warren Land Records. 


  Not applicable to this project.  
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 SECTION 7.8 WATER SUPPLY & WASTEWATER DISPOSAL 
(A) Water Supply.   Water supply will be via an individual on-site drilled well.  
  
(B) Wastewater Disposal Capacity.   The septic system will be designed as per the 
Environmental Protection Rules, Chapter 1, effective September 29, 2007.  The house is 
proposed to be a 4-bedroom home requiring 490 gallons per day.  
 
(C) Individual Systems.  The house will have an individual, on-site leachfield.  
 
(D) Connection to Existing System.  Not applicable.   
 
(E) Community Systems.   Not applicable.  
 
(F) Waivers.    Not applicable.  
 
 
 SECTION 7.9 UTILITIES 
(A) Location. 
 (1) All utility systems, which may include but not be limited to electric, gas, telephone, 


fiber optics, and television cable, shall be located underground throughout the 
subdivision, unless deemed unreasonable and prohibitively expensive by the 
Development Review Board.    


 (2) The subdivider shall coordinate subdivision design with the utility companies to 
insure adequate and suitable areas for under or above ground installation, both for 
the proposed subdivision, and areas adjacent to the subdivision. 


 (3) Utility corridors shall be shared with other utility and/or transportation corridors 
where feasible, and be located to minimize site disturbance, the fragmentation of 
meadowland and other designated conservation areas under Section 7.3, and any 
adverse impacts to natural, cultural or scenic resources, and to public health. 


  Utilities for the new house will be located underground.    
 
(B) Easements.  No utility easements will be necessary as both lots are owned by the 


applicant.    
 
 
 SECTION 7.10 SIGNS 
(A) Signs.  Future signage will be at the discretion of the landowners and will be regulated 


in accordance with Section 3.12 
  
 
 
 





