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Address  __________________________________ 
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Michael Garner / Susan Bayer Shoreline Improvement Project  ZBA Application 

910 Flat Rock Road, Thompson's Point, Charlotte, VT          July 11, 2014 

 

History / Scope 

 

During the historic high water event in April 2011 the south facing shore suffered extensive 

undermining of the embankment along the entire length of the property.  This caused the 

embankment to be seriously cantilevered resulting in the curling over of the edge of the bank 

with some trees gradually rotating towards the shoreline below.  Four trees were located 

directly in the erosion zone.  One of the four trees (a small cedar) was already dead.  These 

flagged trees are shown in the accompanying photos.  Left unattended the embankment will 

eventually drop to the shoreline along with most if not all of the trees that presently define 

the upper portion of the embankment. 

 

The proposed Shoreline Improvement Plan includes a stone faced concrete wall 

approximately 85 ft. long by 36 inches high including a stone cap.  This structure is located 

in the most severely impacted section of the embankment.  This severely damaged section 

starts at the Garner / Clark property line and is directly below the cottage above.  It continues 

in a westerly direction approximately 25 ft. beyond the cottage.  The wall is approximately 

the same height and will be faced with the same Corinthian Seam Face Granite as the 

recently completed Waters seawall to the immediate west.  This stone will blend in with the 

existing rock that presently dot the shoreline. 

 

Continuing from the west end of the wall a natural riprap stone feature will be placed along 

the slope for a distance of about 25 ft.  This will tie into a similar feature that is at the east 

end of the Waters seawall system.  This design will create visual continuity between the 

Garner and Waters shoreline.  As with the Waters project both the stone wall and riprap 

features are designed to be as low as possible.   

 

Landscape Plan 

 

No clearing of vegetation will occur for the sake of creating additional view to the water.  As 

mentioned previously, four trees are directly in the impact zone of the undermined area and 

must be removed in order to stabilize the embankment.  Some ground cover will be disturbed 

as a result of the stabilizing effort.   

 

The natural ground cover vegetation will be re-established and encouraged to cascade down 

the embankment and over the new wall creating a further harmonious blend with the existing 

landscape.  This vegetation includes the existing vinca and day lilies which grow throughout 

the point.  This will not only stabilize the upper portions of the embankment but will infill the 

voids between the riprap stone so as to create an unobtrusive natural look matching the 

recently completed Waters Seawall system. 



It is the intent of the Owners to accomplish this work in such a way that the setting, as much 

as possible, looks as before.  

 

Tree Replacement 

 

The previously mentioned affected live trees will be replaced with young saplings of a 

similar species.  They will be placed at the top of the embankment in line with their 

predecessors. 
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Michael Garner / Susan Bayer Shoreline Improvement Project             ZBA Application 

910 Flat Rock Rd., Thompson’s Point, Charlotte, VT                      July 7, 2014 

 

Response to Section 5.4 Conditional Use Review 

 

5.4 A 

Recognize the requirement to obtain ZBA approval.  See below. 

 

5.4 B 

Recognize the requirement for a public hearing. 

 

5.4 C1 

Does not apply -  this is a Shoreline Stabilization measure. 

 

5.4 C2 

The revised - scaled back natural stone retaining wall is designed to be a low, unobstructive 

element that appears to grow out of the rock shoreline.  Stone have been selected that are 

similar in color and texture to the existing stone found on the shoreline.  The natural ground 

cover and vegetation will be encouraged to cascade down over the stone work so as to re-

create the former natural appearance of the embankment. 

 

5.4 C3 

Any increased traffic will be minimal, restricted to the duration of the project and limited to 

the few on site workers. 

 

5.4 C4 

The proposed project does not affect any roads, water or wastewater areas. 

 

5.4 C5 

The proposed project is unrelated to renewable energy resources. 

 

5.4 D1 

The proposed Shoreline Improvement Project does not come in contact with any wildlife 

habitats, productive forests and farmlands, wetlands, aquifers and historic sites.  The 

proposed project is above elevation 100 ft.  Views will be unaffected as the low structure is 

designed to carefully blend in with the embankment. 

 

5.4 D2 
The proposed project has been scaled back so as to have little or no visual impact on 

adjoining properties. 

 

5.4 D3 

The proposed project does not apply as it is a Shoreline Improvement measure only. 
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Michael Garner / Susan Bayer Shoreline Improvement Project             ZBA Application 

910 Flat Rock Rd., Thompson’s Point, Charlotte, VT                      July 7, 2014 

 

Response to Section 3.15 Surface Waters & Wetlands 

 

3.15 G1 

All potentially affected trees are above elevation 100 ft., therefore the Town has determined 

that the Tree Warden will have jurisdiction over the cutting and removal of any trees. 

 

3.15 G2 

It is anticipated that the trimming or pruning of trees would be limited if not required at all.  

Again, the Tree Warden will be consulted on these matters. 

 

3.15 G3 
Again, the Tree Warden will be consulted regarding any potential tree work. 

 

3.15 G4 

Does not apply. 
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Michael Garner / Susan Bayer Shoreline Improvement Project             ZBA Application 

910 Flat Rock Rd., Thompson’s Point, Charlotte, VT                     July 11, 2014 

 

Response to Table 2.7 Shoreline Improvements 

 

2.7 D6 

The proposed Shoreline Improvement Project is sensitive to and consistent with all items 

listed under A Purpose.  By stabilizing the embankment disturbed by the high water event of 

2011, the long term continued use of the seasonal cottage is insured.  Many alternatives were 

considered in the interest of finding a solution that was as harmonious and discrete as 

possible both from the lake shore and water.  The stabilization of the embankment is critical 

in preventing further erosion into the lake. 

 

2.7 F4 

It is proposed to retain and encourage all existing vegetation and ground cover so as to re-

establish the natural look of the embankment before the 2011 high water event.  Four trees 

are designated for removal and are indicated as such on the Site Plan.  These trees have 

sustained irreversible damage.  The Tree Warden will have the final say regarding the 

disposition of these and any other trees in the affected area. 

 

2.7 F6 

Subject to permitting, weather and lake level, it is hoped to undertake and complete the 

project this spring before the July / August construction moratorium is in effect.  Temporary 

access to the shoreline will be developed for small equipment necessary for the movement of 

materials, etc. 

 

2.7 F11 

It is believed that no wetlands or wildlife habitats is affected by this project.  Engineers 

Construction will be the primary contractor and has extensive experience doing shoreline 

work, thus erosion control protocol will be strictly observed. 



Michael Garner / Susan Bayer Shoreline Stabilization Project         Lot Coverage Schedule 

910 Flat Rock Rd., Thompson's Point, Charlotte, VT        November 6, 2014 

 

 

Lot .36 acres 15,684.6 SF 

 

House footprint (from Town Area Table Addendum)    1,118    SF 

Porch       201    SF 

 8.4% lot coverage   1,319   SF 

 

Storage shed (not included in Town Addendum)         96    SF 

Seawall         42.5 SF 

   .9% lot coverage      138.5 SF 

 9.3 % lot coverage < 10% 
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