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  of	
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  &	
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Charlotte,	
  VT	
  05445	
  
	
  
To	
  The	
  Charlotte	
  Zoning	
  Board	
  of	
  Adjustment:	
  
	
  
We	
  are	
  submitting	
  a	
  Conditional	
  Use	
  Application	
  to	
  seek	
  approval	
  to	
  renovate	
  our	
  
home,	
  a	
  non-­‐conforming	
  structure	
  at	
  287	
  Church	
  Hill	
  Road.	
  	
  
	
  
We	
  have	
  reviewed	
  Table	
  5.1	
  Development	
  Review	
  Application	
  Materials	
  and	
  are	
  
including	
  with	
  our	
  application	
  the	
  following	
  information:	
  
	
  
Item	
  1:	
  Our	
  names	
  and	
  the	
  address	
  of	
  property	
  to	
  be	
  addressed	
  
Item	
  2:	
  Names	
  and	
  addresses	
  of	
  the	
  three	
  adjoining	
  property	
  owners	
  
Item	
  3:	
  Project	
  Description	
  	
  
Item	
  4:	
  Site	
  Location	
  Map	
  
Item	
  5:	
  All	
  legal	
  deeds,	
  decisions,	
  etc.	
  as	
  supplied	
  by	
  the	
  Town	
  of	
  Charlotte	
  
Item	
  6:	
  Town	
  data	
  overlay	
  map	
  as	
  supplied	
  by	
  the	
  Town	
  of	
  Charlotte	
  
Item	
  7:	
  Site	
  Plan	
  prepared	
  by	
  Church	
  Hill	
  Landscapes,	
  Inc.	
  
	
   Site	
  Plan	
  does	
  not	
  include	
  the	
  following	
  (see	
  justifications	
  below):	
  

-­‐7(c):	
  Project	
  does	
  not	
  intersect	
  any	
  zoning	
  boundaries	
  
-­‐7(e):	
  No	
  site	
  features	
  will	
  be	
  affected	
  by	
  the	
  project	
  
-­‐7(g):	
  No	
  grading	
  is	
  part	
  of	
  the	
  project	
  
-­‐7(h):	
  No	
  commercial	
  landscaping,	
  screening,	
  lighting	
  or	
  signage	
  will	
  
be	
  part	
  of	
  the	
  project	
  
-­‐7(i):	
  No	
  waterways	
  in	
  the	
  project	
  vicinity	
  

Item	
  8:	
  Site	
  Photographs	
  
Item	
  9:	
  Preliminary	
  architectural	
  elevations	
  (respecting	
  that	
  they	
  are	
  not	
  a	
  required	
  
submission,	
  they	
  are	
  included	
  at	
  the	
  direction	
  of	
  Brittney	
  Tenney	
  in	
  an	
  email	
  on	
  
12/18/14).	
  
Item	
  11:	
  Draft	
  Construction	
  Schedule	
  
	
  
We	
  are	
  not	
  submitting	
  the	
  following	
  remaining	
  items	
  from	
  Table	
  5.1,	
  as	
  we	
  do	
  not	
  
believe	
  they	
  are	
  pertinent	
  to	
  this	
  project:	
  Items	
  10	
  &	
  12	
  (a-­‐m)	
  
	
  
Sincerely,	
  
Nate	
  Carr	
  and	
  Stacy	
  Fraser	
   	
   	
  



	
  
Nate	
  Carr	
  &	
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  Fraser	
  
287	
  Church	
  Hill	
  Road	
  
Charlotte,	
  VT	
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January	
  5,	
  2015	
  
	
  
Development	
  Review	
  Application	
  
	
  
Project	
  Description	
  (Table	
  5.1,	
  Item	
  No.	
  3)	
  
	
  
1.	
  Convert	
  existing	
  attached	
  shed	
  to	
  year-­‐round	
  living	
  space	
  with	
  a	
  three-­‐quarters	
  
bathroom.	
  There	
  will	
  be	
  no	
  change	
  to	
  the	
  foot	
  print	
  or	
  elevations	
  of	
  this	
  building.	
  	
  
	
  
2.	
  Convert	
  existing	
  rear	
  covered	
  porch	
  to	
  a	
  one-­‐and-­‐a-­‐half	
  story,	
  living	
  space.	
  We	
  
propose	
  to	
  adjust	
  the	
  current	
  footprint	
  by	
  2	
  feet	
  to	
  the	
  North	
  and	
  1	
  foot	
  to	
  the	
  West	
  
in	
  order	
  to	
  correct	
  where	
  existing	
  rooflines	
  meet	
  and	
  to	
  maintain	
  historic	
  
architectural	
  proportions	
  for	
  the	
  home.	
  
	
  
3.	
  Convert	
  and	
  expand	
  existing	
  front	
  covered	
  porch	
  (8	
  feet	
  by	
  4	
  feet)	
  to	
  an	
  enclosed	
  
front	
  porch	
  (18	
  feet	
  by	
  6	
  feet)	
  and	
  entryway.	
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Schedule	
  of	
  Adjoining	
  Property	
  Owners:	
  
	
  
Northern	
  
Josh	
  and	
  Abigail	
  Keenan	
  
313	
  Church	
  Hill	
  Rd	
  
Charlotte,	
  VT	
  05455	
  
802-­‐425-­‐2369	
  	
  
	
  
	
  
Eastern	
  	
  
Josh	
  and	
  Abigail	
  Keenan	
  
313	
  Church	
  Hill	
  Rd	
  
Charlotte,	
  VT	
  05455	
  
802-­‐425-­‐2369	
   	
  
	
  
	
  
Western	
  	
  
Reg	
  and	
  Jan	
  Garen	
  
76	
  Red	
  Tail	
  Ln	
  
Charlotte,	
  VT	
  05445	
  
802-­‐425-­‐2393	
  
	
  
	
  
Southern	
  –across	
  Church	
  Hill	
  Rd	
  
John	
  and	
  Linda	
  Lane	
  
242	
  Church	
  Hill	
  Rd	
  
Charlotte,	
  VT	
  05445	
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  Review	
  Application	
  
	
  
Draft	
  Construction	
  Schedule	
  (Table	
  5.1,	
  Item	
  No.	
  11)	
  
	
  
Construction	
  to	
  begin	
  as	
  soon	
  as	
  permit	
  is	
  issued	
  in	
  2015.	
  	
  
	
  
Renovation	
  to	
  the	
  shed	
  and	
  rear	
  porch	
  to	
  begin	
  in	
  Feb	
  2015	
  (goal)	
  and	
  be	
  completed	
  
by	
  May	
  2015.	
  
	
  
Renovation	
  to	
  front	
  porch	
  will	
  begin	
  on	
  a	
  to-­‐be-­‐determined	
  date.	
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Volume	
  calculations	
  for	
  rear	
  addition:	
  
	
  

Original	
  structure-­‐	
  13’x13’x8’=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  1352	
  Cu.	
  Ft.	
  
	
  

Proposed	
  addition	
  first	
  floor-­‐	
  14’x15’x	
  7.5’=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  1575	
  Cu.	
  Ft.	
  
Second	
  floor	
  knee	
  wall-­‐	
  14’x15’x	
  3.6’=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  756	
  Cu.	
  Ft.	
  

Second	
  floor	
  above	
  knee	
  wall-­‐	
  14’x15’x	
  4’/2=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  1092	
  Cu.	
  Ft.	
  
	
  

Net	
  increased	
  volume=	
   2071	
  Cu.	
  Ft.	
  	
  
	
  

Volume	
  calculations	
  for	
  front	
  porch:	
  
	
  

Original	
  structure-­‐	
  4’x8’x7’=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  224	
  Cu.	
  Ft.	
  	
  	
  	
  	
  
	
  

Proposed	
  enclosed	
  porch-­‐	
  6’x18’x7.5’=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  810	
  Cu.	
  Ft.	
  
	
  

Net	
  increased	
  volume=	
   586	
  Cu.	
  Ft.	
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Building	
  coverage	
  calculations	
  on	
  0.4	
  acre	
  lot:	
  
	
  

Existing	
  structure-­‐	
  30’X22’=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  660	
  	
  Ft.	
  Sq.	
  
Existing	
  	
  Shed-­‐	
  16’x20’=	
   	
  	
  	
  320	
  Ft.	
  Sq.	
  

Original	
  rear	
  porch-­‐	
  13’x13’=	
   169	
  Ft.	
  Sq.	
  
Original	
  front	
  porch-­‐	
  4’x8’=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  32	
  Ft.	
  Sq.	
  

Garage-­‐	
  17’x27’=	
  	
   	
  	
  	
  	
  459	
  Ft.	
  Sq.	
  
Total	
  Coverage	
   	
  	
  1640	
  Ft.	
  Sq.	
  

	
  
Existing	
  structure-­‐	
  30’X22’=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  660	
  	
  Ft.	
  Sq.	
  

Existing	
  Shed-­‐	
  16’x20’=	
   	
  	
  	
  320	
  Ft.	
  Sq.	
  
Proposed	
  rear	
  porch-­‐	
  14’x15’=	
   	
  	
  	
  210	
  Ft.	
  Sq.	
  
Proposed	
  front	
  porch-­‐	
  6’x18’=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  108	
  Ft.	
  Sq.	
  

Garage-­‐	
  17’x27’=	
  	
   	
  	
  	
  	
  459	
  Ft.	
  Sq.	
  
Total	
  Coverage	
   	
  	
  1757	
  Ft.	
  Sq.	
  

Current	
  Building	
  Coverage-­‐	
   	
   	
   9%	
  
Proposed	
  Building	
  Coverage-­‐	
   	
   10%	
  

	
  
	
  

Lot	
  coverage	
  calculations:	
  
Existing	
  structure-­‐	
  30’X22’=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  660	
  	
  Ft.	
  Sq.	
  

Existing	
  Shed-­‐	
  16’x20’=	
   	
  	
  	
  320	
  Ft.	
  Sq.	
  
Proposed	
  rear	
  porch-­‐	
  14’x15’=	
   	
  	
  	
  210	
  Ft.	
  Sq.	
  
Proposed	
  front	
  porch-­‐	
  6’x18’=	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  108	
  Ft.	
  Sq.	
  

Garage-­‐	
  17’x27’=	
  	
   	
  	
  	
  	
  459	
  Ft.	
  Sq.	
  
Driveway-­‐	
  18’x34’=	
   	
  	
  	
  	
  	
  	
  	
  	
  	
  612	
  Ft.	
  Sq.	
  

	
  	
  	
  	
  	
  	
  	
  	
  18’x61’=	
  	
  	
  	
  	
  	
  	
  1098	
  Ft.	
  Sq.	
  
Total	
  Coverage-­‐	
  	
   3467	
  Ft.	
  Sq.	
  	
  

	
  	
  	
  	
  	
  Current	
  Lot	
  Coverage-­‐	
   	
   	
  	
  	
  19%	
  
Proposed	
  Lot	
  Coverage-­‐	
   	
   20%	
  

	
  
	
  
	
   	
  



	
  
	
  
TABLE 5.1 DEVELOPMENT REVIEW APPLICATION MATERIALS  

Required Information (unless waived)  
Site 
Plan 
Review  

Conditional 
Use Review  

Flood 
Hazard 
Area 
Review  

1. Names, addresses of property owner(s) of record and persons 
preparing the application  Y  Y  Y  

2. Names, addresses of the owner(s) of record of adjoining properties; 
proof of notification of hearing or stamped and addressed envelopes  Y  Y  Y  

3. Project description [maximum one page summary]  Y  Y  Y  
4. Site location map showing project location in relation to town roads, 
surface drainage and adjoining and facing parcels  Y  Y  Y  

5. Legal deeds, decisions, and all recorded plats relative to the 
property/application  Y  Y  Y  

6. Town data overlay map (provided by the town) with a sketch of the 
project footprint(s)  Y  Y  Y  

7. Site plan, drawn to scale, prepared by a registered land surveyor, civil 
engineer, architect, landscape architect and/or other person(s) approved 
by the Board or Commission, showing as applicable:  

Y  Y  Y  

a. Date, scale, north arrow, title block, preparer information  Y  Y  Y  
b. Legal property boundaries  Y  Y  Y  
c. Zoning district boundaries (inc. designated flood hazard areas)  Y  Y  Y  
d. Required setbacks and designated building envelope, if any  Y  Y  Y  
e. Site features and vegetation in the vicinity of the project: prime 
agricultural soils, active agricultural areas, surface waters, wetlands, 
shorelines and associated setback and buffer areas, wildlife habitat 
areas, prominent ridgelines and hill tops, steep slopes (15% to 25%, 
25%+); structures (e.g., buildings, walls, fence lines, signs), including 
known historic sites and structures; existing parking, loading and service 
areas, roads and driveways, utility corridors, water supply and 
wastewater system locations; rights-of-way and easements.  

Y  Y  Y  

f. Proposed structures (footprints); land use; roads, driveways, and 
pedestrian walkways; parking, loading and service areas; utility corridors; 
water supply and wastewater system locations; rights- of-way and 
easements  

Y  Y  Y  

g. Proposed site grading and drainage  Y  Y  Y  
h. Proposed landscaping, screening, lighting and signage  Y  Y   
i. Channel, floodway and base elevations    Y  
8. Photographs of the site  Y  Y   
9. Preliminary architectural elevations (for new structures, additions)  Y            
10. Draft legal documents (e.g., proposed easements, improvement or 
maintenance agreements)  Y  Y   
11. Construction schedule, including the sequence and timing of 
proposed site development and related improvements  Y  Y  Y  

12. The following information, as applicable for a particular use or     

65  

Chapter V. Development Review Adopted November 2, 2010  

zoning district, or as requested by the Board or Commission to determine conformance with these 
regulations:     
a. Landscaping plan (including landscaping material specifications)  Y  Y   



b. Lighting plan, including lighting fixture specifications and illumination (in foot candles)  Y  Y   
c. Shoreland management plan  Y  Y   
d. Stormwater management and erosion control plan  Y  Y   
e. Traffic impact analysis (current and proposed traffic volumes, capacities, levels of service, proposed 
improvements)  Y  Y   
f. Environmental impact analysis (analysis of potential environmental impacts, proposed mitigation 
measures)  Y  Y   
g. Visual impact analysis (analysis of potential visual impacts, proposed mitigation measures)  Y  Y   
h. FEMA Elevation Certificate    Y  
i. FEMA Floodproofing Certificate [nonresidential buildings]    Y  
j. Hydraulic analysis [for development located within the floodway]    Y  
k. Description of any proposed watercourse alterations or relocations    Y  
l. Report prepared for submission to the Vermont Department of Environmental Conservation in 
accordance with state agency referral requirements under Section 9.3.    Y  

m. State project review sheet or equivalent that identifies required state permits and approvals    Y  
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5.4	
  Conditional	
  Use	
  Review	
  

	
   (C)	
  General	
  Standards	
  

(1)	
  The	
  capacity	
  of	
  existing	
  or	
  planned	
  community	
  facilities	
  and	
  services.	
  
	
  

This	
  project	
  does	
  not	
  seem	
  to	
  require	
  any	
  additional	
  municipal	
  services	
  or	
  
impact	
  future	
  services	
  or	
  capital	
  requirements	
  because	
  it	
  is	
  a	
  minor	
  addition	
  onto	
  an	
  
existing	
  residence.	
  
	
  
(2)	
  Character	
  of	
  the	
  area	
  affected.	
  
	
   	
  
	
   This	
  project	
  will	
  enhance	
  the	
  character	
  of	
  the	
  area	
  affected	
  by	
  expanding	
  a	
  
modest	
  old	
  farmhouse	
  in	
  the	
  same	
  manner	
  as	
  is	
  typical	
  of	
  a	
  New	
  England	
  home.	
  The	
  
structure	
  will	
  be	
  enlarged	
  to	
  accommodate	
  the	
  family	
  and	
  the	
  expansion	
  will	
  be	
  in	
  
proportion	
  to	
  the	
  existing	
  home.	
  Adjacent	
  neighboring	
  old	
  houses	
  demonstrate	
  the	
  
same	
  style	
  of	
  additions	
  that	
  this	
  project	
  proposes,	
  and	
  this	
  proposed	
  project	
  will	
  still	
  
be	
  smaller	
  in	
  footprint	
  than	
  other	
  homes	
  in	
  the	
  area.	
  The	
  proposed	
  additions	
  will	
  
also	
  demonstrate	
  the	
  thrifty	
  nature	
  that	
  was	
  typical	
  of	
  the	
  expansion	
  of	
  an	
  old	
  home.	
  
We	
  propose	
  to	
  maintain	
  the	
  basic	
  footprint	
  of	
  the	
  home	
  and	
  only	
  expand	
  on	
  what	
  
we	
  have.	
  This	
  enhances	
  the	
  character	
  of	
  the	
  historic	
  neighborhood	
  by	
  enhancing	
  
and	
  modestly	
  adapting	
  an	
  old	
  building.	
  	
  	
  
	
  
(3)	
  Traffic	
  on	
  roads	
  and	
  highways	
  in	
  the	
  vicinity.	
  
	
  
	
   There	
  will	
  be	
  no	
  additional	
  traffic	
  on	
  the	
  roads	
  in	
  the	
  vicinity	
  if	
  a	
  modest	
  
increase	
  to	
  the	
  footprint	
  of	
  the	
  property	
  is	
  approved.	
  
	
  
(4)	
  Bylaws	
  in	
  effect.	
  
	
  
	
   The	
  proposed	
  increase	
  to	
  the	
  footprint	
  of	
  the	
  building	
  does	
  not	
  seem	
  to	
  have	
  
an	
  effect	
  on	
  road,	
  water,	
  wastewater	
  or	
  other	
  bylaws,	
  so	
  far	
  as	
  can	
  be	
  told.	
  	
  
	
  



(5)	
  The	
  use	
  of	
  renewable	
  energy	
  resources.	
  
	
  
	
   A	
  small	
  increase	
  to	
  the	
  footprint	
  of	
  the	
  building	
  will	
  not	
  have	
  an	
  adverse	
  
impact	
  on	
  renewable	
  energy	
  generation	
  capacity	
  of	
  our	
  neighbors.	
  It	
  will	
  not	
  reduce	
  
wind,	
  increase	
  shadows	
  or	
  reduce	
  biomass	
  capacity	
  of	
  the	
  adjoining	
  property	
  
owners.	
  
	
  
	
   (D)	
  Specific	
  Review	
  Standards.	
  
	
  
(1)	
  Conformance	
  to	
  the	
  town	
  plan.	
  
	
  

The	
  proposed	
  addition	
  to	
  the	
  property	
  fits	
  within	
  the	
  Town	
  Plans	
  recognition	
  
of	
  the	
  rights	
  of	
  the	
  homeowner	
  to	
  the	
  reasonable	
  use	
  of	
  their	
  property	
  balanced	
  
against	
  the	
  overall	
  rights,	
  safety,	
  welfare	
  and	
  goals	
  of	
  the	
  Town	
  Plan.	
  

	
  The	
  project	
  location	
  is	
  in	
  the	
  rural	
  residential	
  district	
  in	
  an	
  area	
  that	
  was	
  
once	
  one	
  of	
  village	
  center	
  of	
  the	
  town.	
  In	
  approving	
  the	
  expansion	
  of	
  the	
  home	
  the	
  
board	
  will	
  further	
  the	
  goals	
  stated	
  in	
  the	
  town	
  plan	
  by	
  reinforcing	
  the	
  historic	
  
settlement	
  patterns	
  in	
  the	
  town.	
  That	
  the	
  property	
  is	
  adjacent	
  to	
  the	
  west	
  village	
  the	
  
proposed	
  addition	
  to	
  the	
  property	
  enhances	
  the	
  town	
  center	
  aspect	
  of	
  the	
  Town	
  
Plan.	
  The	
  historical	
  setting	
  and	
  settlement	
  of	
  the	
  property	
  should	
  be	
  considered	
  and	
  
the	
  small	
  addition	
  to	
  the	
  foot	
  print	
  of	
  the	
  building	
  should	
  be	
  seen	
  as	
  conforming	
  to	
  
the	
  Town	
  Plan’s	
  goals	
  of	
  historic	
  sites	
  and	
  cultural	
  features.	
  	
  
	
  
(2)	
  Additional	
  Restrictions.	
  
	
  
	
   The	
  small	
  expansion	
  to	
  the	
  footprint	
  of	
  the	
  house	
  will	
  have	
  no	
  adverse	
  
impacts	
  on	
  adjoining	
  properties.	
  The	
  setbacks	
  restrictions	
  that	
  are	
  required	
  in	
  the	
  
district	
  should	
  be	
  taken	
  in	
  context	
  with	
  the	
  historic	
  development	
  of	
  this	
  property	
  
and	
  the	
  footprint	
  of	
  the	
  buildings	
  before	
  the	
  district	
  was	
  created.	
  When	
  the	
  
buildings	
  were	
  erected	
  and	
  the	
  property	
  lines	
  established	
  the	
  property	
  was	
  in	
  what	
  
would	
  be	
  considered	
  a	
  village	
  district	
  by	
  today’s	
  standards.	
  Therefore	
  the	
  property	
  
lines	
  and	
  setback	
  should	
  be	
  viewed	
  in	
  context	
  with	
  the	
  historical	
  settlement	
  of	
  the	
  
property.	
  	
  
	
  
(3)Performance	
  Standards.	
  	
  
	
  
(1)Noise.	
  
There	
  will	
  be	
  no	
  noise	
  increase	
  if	
  a	
  minor	
  addition	
  is	
  made	
  to	
  the	
  building	
  footprint.	
  	
  
	
  
(2)Vibration.	
   	
  
There	
  will	
  be	
  no	
  machinery	
  that	
  would	
  cause	
  vibration	
  on	
  the	
  property.	
  

	
  
(3)Air	
  Pollution	
  
There	
  will	
  be	
  no	
  air	
  pollution	
  that	
  will	
  come	
  from	
  a	
  small	
  addition	
  to	
  the	
  footprint	
  of	
  
the	
  building.	
  	
  
	
  



(4)Releases	
  of	
  Heat	
  etc.	
  
There	
  will	
  be	
  no	
  systems	
  included	
  in	
  the	
  addition	
  that	
  would	
  release	
  any	
  moisture,	
  
heat	
  or	
  cold	
  or	
  anything	
  else	
  into	
  the	
  environment.	
  	
  
	
  
(5)	
  Electromagnetic	
  disturbance.	
  
A	
  small	
  addition	
  to	
  the	
  footprint	
  of	
  the	
  building	
  will	
  have	
  no	
  effect.	
  	
  
	
  
(6)	
  Lumen	
  
The	
  structure	
  will	
  have	
  down	
  shaded	
  exterior	
  lights	
  at	
  the	
  entrances.	
  	
  
	
  
	
  
	
   	
  
	
   	
  
	
  
	
   	
  
	
  











Nate Carr
Fraser Carr Front Porch Conversion: Plan B

Proposed enclosure of front porch. No proposed change to footprint or dimensions. 


	Application
	Conditional Use Review answers
	Right-of-way documentation
	Smaller porch design



