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Approved 

Minutes 

Hartford Planning Commission 

March 21, 2022 

 

THIS MEETING WAS CONDUCTED IN COMPLIANCE WITH  

THE VERMONT OPEN MEETING LAW  

IN PERSON WITH ELECTRONIC PARTICIPATION AVAILABLE 

 

 

Present: Bruce Riddle, John Reid, Toby Dayman, Dillon Bianchi, John Heath, Colin 

Butler, Kim Souza, Selectboard Liaison, and Jo-Ann Ells, Zoning Administrator 

 

Absent: Robin Adair Logan  

 

Bruce Riddle read the Hybrid Meeting Script and took a roll call.  

 

Administrative Matters  

 

1. Review and act on a request by Norwich Solar Technologies for a property on 

Christian Street to be considered a “Preferred Site” for a solar array 

 

Dana Clawson, Hartford’s Environmental Sustainability Coordinator, and Troy McBride 

of Norwich Solar were present. 

 

It was noted that the Planning Commission had reviewed the request at their last Hearing.  

 

Dana Clawson asked if there were any follow up questions. 

 

It was clarified that if the Commission approved the request for a “Preferred Site” they 

would be able to comment on any formal application made to the Vermont Public Utility 

Commission who are the permit issuing body.  

 

Colin Butler moved to approve the request on the condition that there is a public access 

easement granted to the Town. 

 

Bruce Riddle commented that he thought this was out of the Commission’s authority. 

Colin Butler noted it was requested by the Energy Committee and the applicant is willing 

to provide the easement.    

 

Troy McBride stated that he can provide an updated letter outlining that a public access 

easement will be provided if the project moves forward.  

 

John Reid seconded the motion and it passed unanimously.  

 

2. Minutes  
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Colin Butler moved to approve the minutes of March 7, 2022, with several corrections. 

Dillon Bianchi seconded, and the motion passed unanimously.  

 

John Reid moved to approve the minutes of February 13, 2022, with several corrections. 

Dillon Bianchi seconded, and the motion passed unanimously.  

 

John Reid moved to approve the minutes of January 27, 2022, as prepared. Dillon 

Bianchi seconded, and the motion passed unanimously.  

 

John Reid moved to approve the minutes of January 10, 2022, as prepared. Dillon 

Bianchi seconded, and the motion passed unanimously.  

 

3. Elect Officers 

 

Bruce Riddle moved to appoint John Reid as Chair. Dillon Bianchi seconded, and the 

motion passed unanimously.  

 

Bruce Riddle moved to appoint himself as Vice Chair. Colin Butler seconded, and the 

motion passed unanimously.  

 

Bruce Riddle moved to appoint Toby Dayman as Clerk. Colin Butler seconded, and the 

motion passed unanimously.  

 

4. Administrative Permits 

 

Bruce Riddle reviewed the following permits that received administrative approval: 

 

VINS - Songbird Aviary 

Haven- food shelf registration booth 

 

5. Availability for the next Public Hearing (April 25th) 

 

It was noted that the April meeting would be conducted remotely given the anticipated 

number of participants.  

 

All Commissioners anticipated being available.  

 

6. Public comment 

 

None  

 

Public Hearing  

 

John Reid opened the Hearing, introduced the Commissioners and Zoning Administrator, 

explained hearing process, interested party rule, and administered the oath.  
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1. Application #22-06 by Mark Zeytoonjian and Aditya and Skyler Joshi 

(owners/applicants) for approval of an amendment to the Red Barn Farm Planned 

Development involving changing the location of the driveway for house site #3, lot 7-

0047-003-H3, Galaxy Hill Lane, Quechee, in the Red Barn Farm Planned Development. 

 

Ann Kynor of Pathways Consulting was present on behalf of the applicants. 

 

Jo-Ann Ells stated that applicants propose to revise the location of the driveway serving 

house site #3 to create a shorter driveway from Galaxy Hill Lane to the building envelope 

that will require less earth work.  She noted that the applicants obtained Conditional Use 

Approval from the Zoning Board of Adjustment for construction of the driveway. 

 

Ann Kynor reviewed the survey and site plan. She noted that the relocated driveway will 

provide a shorter, more direct route to the building envelope. She stated that the grade of 

the driveway would be approximately 7-8% and would level out near the proposed 

garage. 

 

Toby Dayman asked for confirmation that the scope of the application was limited to 

revising the location of the driveway. Ann Kynor stated that this was correct.  

 

There was no public comment.  

 

Colin Butler moved to close the Public Hearing. Bruce Riddle seconded, and the Public 

Hearing was closed.  

 

Bruce Riddle moved to approve the application as proposed. Dillon Bianchi seconded, 

and the motion passed unanimously.   

 

2. Application #22-07 by Mark Zeytoonjian (owner/applicant) for approval of  

amendments to the Red Barn Farm Planned Development involving changes to the 

building envelopes and driveways for house sites #7 and #8, lots 07-0047-003, 7-0047-

003-H7 and 7-0047-003-H8, Galaxy Hill Lane, Quechee, in the Red Barn Farm Planned 

Development. 

 

Ann Kynor of Pathways Consulting was present on behalf of the applicant. 

 

Ann Kynor explained that the applicant wanted to amend the house sites and separate the 

driveways for sites 7 and 8. She reviewed the grading and site plan. She explained that 

the proposed driveway to site 7 will be relatively flat and the applicant would like to 

rotate the house site slightly to face south for a better view. She stated that for house site 

8, the applicant wants to shift the house site approximately 70’ and that the proposed 

driveway would be shorter than what was approved with an approximate grade of 7% 

which will level off at the garage. 
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John Reid asked if there were any restrictions preventing this in the Planned 

Development’s Master Plan. Jo-Ann Ells stated there were not.  

 

Colin Butler asked about the length of the driveway to site 7. Ann Kynor state that it was 

approximately 570’. 

 

Toby Dayman asked if the design of the driveway for site 7 would be appropriate for the 

proposed house. Ann Kynor stated that she looked at the first-floor elevation of the house 

when designing the driveway.  

 

Ann Kynor explained that she looked at locating the driveway for site 7 off the cul-de-sac 

and determined that it would create more total disturbance and earth work. 

 

Toby Dayman commented that the driveways will not preserve the meadow and noted 

that he was not sure there was a better design. Ann Kynor noted that she believes the 

meadow will continue to be mowed once a year and that the stormwater management 

areas will need to be maintained/mowed.  

 

There was no public comment. 

 

Colin Butler moved to close the Public Hearing. Bruce Riddle seconded, and the Public 

Hearing was closed.  

 

Bruce Riddle moved to approve the application as proposed. Colin Butler seconded, and 

the motion passed unanimously.   

 

3. Application #22-08 by QLRG, Inc. (owner/applicant) for approval of the subdivision  

of lot 12-0033-002 into two lots and to change the use designation in the Quechee Lakes 

Master Plan of the new lot from Commercial to Single-Family, 1171 Murphys Road, 

Quechee, in the Quechee Lakes Planned Development.   

 

Gary and Miriam Durkee and Nate Stearns were present. 

 

Nate Stearns explained that the applicants want to subdivide the lot along Kingfisher 

Road to create a new lot to be designated as a single-family lot. He added that the lot is 

designated commercial, and the developed portion would remain commercial.   

 

It was noted that there is a stream on the property which is shown on the survey.  

 

Toby Dayman noted the proposed building envelope and that the shed would be removed.  

 

John Reid noted the requested waiver.  

 

Colin Butler asked if the commercial use of the building was proposed to change. Nate 

Stearns stated that it would remain the same. 
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It was noted that the equipment stored on the lot is used for maintenance of properties 

managed by the office. 

 

There was no public comment. 

 

Bruce Riddle moved to close the Public Hearing. Colin Butler seconded, and the Public 

Hearing was closed.  

 

Bruce Riddle moved to approve the application as proposed. Dillon Bianchi seconded, 

and the motion passed unanimously.   

 

4. Application #22-09 by Roost Holdings, LLC (owner/applicant) for Site Development 

Plan Approval under section 260-45 of the Hartford Zoning Regulations for approval of 

an addition to an existing commercial building to accommodate an expansion of a 

brewery, a restaurant/tasting room, and outdoor seating, 230 South Main Street, lot 46-

0046-000, White River Junction, in the CB and Design Review zoning districts.  

 

Mark Babson of River Roost, Craig Jewett of Otter Creek Engineering and Corey Mack 

formally of Resource Systems Group (RSG) were present.  

 

Jo-Ann Ells noted that the application had been reviewed by the Design Review 

Committee and that information was provided in the application materials. 

 

Craig Jewett reviewed the application noting the proposed addition would be for a tasting 

room and brewery production space. He added that there would be indoor and outdoor 

seating and light food/snacks would be served.   

 

Craig Jewett noted that the application had been reviewed by the Design Review 

Committee.  

 

Craig Jewett reviewed the proposed parking as recommended in the RSG report.  

 

John Heath asked if some of the parking spaces would be for the apartments. Craig Jewett 

stated that there would be six on-site parking spaces dedicated to the apartments.  

 

John Heath expressed concern with the limited number of on-site parking spaces and 

added he thought the project itself was a great addition to the downtown.  

 

Colin Butler suggested an edit to the draft Findings of Fact regarding setbacks. 

 

It was noted that the Fire Marshal would review the project and that a Public Building 

Permit was required from him. 

 

Colin Butler expressed concern with parking in the downtown in general. It was agreed 

that the Commission would hold a workshop to discuss parking after the Town Planner 

completes his most recent parking count report.  
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Corey Mack commented that people who come to the downtown are often there for 

multiple purposes. He added that it is a tight environment but its generally a good thing to 

have people in the downtown.  

 

John Reid commented that he recently passed through the parking lot east of VT Salvage 

which is dedicated to 132 South Main Street, and it was relatively empty. 

 

Bruce Riddle commented that more parking is needed, but he is thankful for the business.  

 

Toby Dayman suggested some screening for the retaining wall. Craig Jewett noted that 

the Design Review Committee required the materials for the wall be reviewed before a 

Zoning Permit is issued.  

 

There was a brief discussion about the proposed loading area. It was noted that it was an 

improvement to what was occurring today. Mark Babson estimated that delivery trucks 

are on site for approximately 15 minutes.  

 

It was noted that the project lighting consists of down cast lighting at the patio, entrances, 

and loading dock areas. 

 

Mark Babson noted that he hoped to start construction this summer.  

 

John Reid asked for conformation that there would be no more stormwater runoff than 

already occurs, Craig Jewett confirmed.  

 

John Reid suggested the applicant consider solar panels if possible.  

 

John Reid asked if the applicant would increase the number of employees if the Grow Pro 

space is vacated. Mark Babson stated that he imagined he would use it for storage or 

production space and not increase employees.  

 

There was no public comment. 

 

Colin Butler moved to close the Public Hearing. Bruce Riddle seconded, and the Public 

Hearing was closed.  

 

Colin Butler moved to approve the application with several changes typographic. Dillon 

Bianchi seconded, and the motion passed unanimously.   

 

Jo-Ann Ells noted she would talk to the planning staff to set up a workshop to discuss 

parking.  

 

Adjournment 

 

At 7:55 p.m., Bruce Riddle moved to adjourn. Colin Butler seconded, and the Hearing 
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was adjourned. 

 

Respectively Submitted, 

 

     

Toby Dayman, Clerk  

 


