
CHARLOTTE PLANNING COMMISSION 
Charlotte Town Office 

PO Box 119 
Charlotte, VT 05445 

Phone: 802-425-3533 
 
November 28, 2017 
 
Eric and Liz Buttery 
229 Big Oak Lane 
Charlotte, Vermont 05445 
 
Clark W. Hinsdale III 
1211 Ethan Allen Highway 
Charlotte, VT 05445 
 
Re: Sketch Plan Review – Application Number PC-17-112-SK 
 
Dear Mr. & Mrs. Buttery, & Mr. Hinsdale 
 
The purpose of this letter is to summarize the Sketch Plan Review for a proposed Subdivision of 
the 96.85-acre property located at 1711 Hinesburg Road.  The development is proposed to 
occur within the Rural (RUR) zoning district. 
 
Although it is not required by 24 VSA Chapter 117, notice of the public meeting was mailed out 
to all of the adjoining property owners during the week of August 29, 2017 for an anticipated 
public hearing to take place on October 5, 2017.  A site visit was conducted at the property 
prior to that meeting, which was attended by Planning Commissioners Peter Joslin (Acting 
Chair), and Richard Eastman; the applicants Eric and Liz Buttery and Clark Hinsdale; and the 
Town Planner Daryl Benoit.  Although it was not required by 24 VSA Chapter 117 (for sketch 
plan review), hardcopy notices for the public hearing were mailed to adjoining property 
owners, and posted at the Town offices, the Old Brick Store, and the Spear Street Store during 
the week of August 29, 2017.  Electronic notice was posted on the Town of Charlotte website 
Meeting Calendar.  Due to unintended circumstances, a quorum was not established for the 
October 5th Planning Commission meeting, so the hearing was continued to October 19th, 2017.  
The public meeting for the project took place on that date with Planning Commissioners Peter 
Joslin (Acting Chair), Charlie Pughe, Richard Eastman, Marty Illick, and Gerald Bouchard in 
attendance. 
 
The Planning Commission has classified your project as a “3-Lot Minor Subdivision” in 
accordance with Section 6.1(C)(1) of the Charlotte Land Use Regulations (hereafter referred to 
as “the Regulations”).  To complete the project you will need to submit a Final Plan Application, 
including any waiver requests within six months of the date of this letter, and participate in one 
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subsequent public hearing, in accordance with Section 6.5 of the Regulations.  Upon receipt of 
your Final Plan Application, a Final Hearing will be scheduled. 
  
The Planning Commission is providing the following observations and recommendations for the 
Final Plan Review Application, which should be addressed in addition to the regular submission 
requirements within the Regulations; 
 

1. The following Areas of High Public Value (AHPV) were identified on the property:  
a. Land in active agricultural use – The 96.85-acre parcel contains 25.67-acres that 

are not in conservation (i.e. ‘Excluded’ area), of which comprises about 13 acres 
listed within Current Use.  The 25.67-acre area would be subdivided as part of 
the proposed subdivision. The 71.18-acre conserved area of the parcel would 
remain in Current Use. 

b. Wildlife habitat – Significant Forest Habitat exists on the eastern wooded half of 
the ‘Excluded’ area (the same area in Current Use).  About 1.4 acres of 
Significant Aquatic Habitat has been identified on the eastern portion of the 
‘Excluded’ area. 

c. Wetland – About 0.3 acres of Class II regulatory wetland (Vermont Significant 
Wetlands Inventory - VSWI) exists within the southern portion of the ‘Excluded’ 
area.  Your proposed building envelope, and associated construction efforts 
should maintain a minimum 50 foot setback from Class II wetlands (in 
accordance with the Vermont Wetland Rules).   

d. Conserved land – The “Conserved” area of the property is 71.18 acres, which will 
be subdivided into its own lot.  

 
2. During the public hearing, you had expressed that the proposed building envelope for 

Lot 2 would be placed along the western edge of the forested area where thin maples 
and brush are located.  For your forthcoming subdivision application, the Planning 
Commission requests that you would keep the building envelope for Lot 2 as close to 
the edge of the forested area as possible, to preserve the forest habitat.  To further 
minimize tree cutting and protect the forested area on the property, the existing logging 
road that breaches the woods from the north should be utilized as the driveway to the 
proposed building envelope for Lot 2. 
 

3. During the public hearing you had stated that the building envelope for proposed Lot 3 
(abutting to the north of Lot 2) would be screened from Hinesburg Road by the tree 
stand island currently existing on that lot.  The Planning Commission agrees with this 
aspect of your proposal. 
 

4. The driveway to the property would be a shared access originating from the curb cut to 
the parcel (with the mobile home) located at 1824 Hinesburg Road, which traverses 
proposed Lot 3 southward to Lot 2.  No additional Highway Access permits will therefore 
be required for the project. 
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5. A Wastewater System and Potable Water Supply Permit application should be 
submitted prior to, or concurrent with submittal of the forthcoming Final Plan 
Application.  Wells should be sited so as to protect potentially continued agricultural use 
of the property.  
 

6. Other issues may be considered during the review of your forthcoming Final Plan 
application.  In accordance with Section 6.3(D) of the Regulations, this Sketch Plan 
Review is valid for six months.   

 
Please let me know if I can answer any further questions. 
 
Sincerely, 

 
 

Daryl Benoit (Town Planner)  
For the Charlotte Planning Commission 


