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TOWN OF WARREN 

DEVELOPMENT REVIEW BOARD  

MINUTES OF MEETING 

APRIL 24, 2002 

 

MEMBERS PRESENT: Eric Brattstrom, David Markolf, Peter Monte, Chair; Lenord 

Robinson, Virginia Roth. 

OTHERS PRESENT: John & Reta Goss, Applicants; Roberta Bennett, Applicant; 

Neil Johnson, James Roth, Abutter; John Keith, Applicant; 

Margo Wade, DRB/PC Assistant and Deputy ZA. 

AGENDA: 1) 7:30 p.m. Call to Order 

 2) Public Hearing: Goss Conditional Use Review 

 3) Public Hearing: Bennett/Geiger Subdivision Amendment  

 4) Public Hearing: Youlden Conditional Use Review  

 5) Public Hearing: Keith/Lamb Boundary Line Adj. 

 6) Other Business: 

  a) Signing of minutes & decisions 

  b) Review & approve the Della Monica planning plan 

  
I. CALL TO ORDER 

Mr. Monte called the meeting to order at 7:30 p.m. 

 

II.  PUBLIC HEARING: GOSS CONDITIONAL USE REVIEW 

John and Reta Goss seek approval of residential development within designated 

meadowland. The 10 +/- acre parcel is located off the east side of Senor Road in the Rural 

Residential District and partially in the Meadowland Overlay District and requires 

conditional use review under Article 5 of the Warren Land Use & Development 

Regulations. 

 

John & Reta Goss came before the board. 

 

STAFF REPORT 

Mr. Monte read the public notice, which ran in the April 4, 2002 issue of the Valley 

Reporter. 

 

A site visit was conducted at 6:30 p.m. prior to the hearing. Eric Brattstrom, David 

Markolf, Lenord Robinson, Virginia Roth, John & Reta Goss, and Margo Wade attended. At 

the site visit the group inspected the location of the  proposed structure and the existing 

site conditions. 

  

APPLICANT COMMENTS 

Mr. and Mrs. Goss explained the project, which includes constriction of a 28’ X 30’ X 20’ 

garage/barn for vehicle storage, shop space and a chicken coop. The proposed location of the 

structure was chosen because it is most practical, of its proximity to the existing driveway, 

and to meet setback constraints. Placing the proposed structure east of the dwelling is 

impractical because it would interfere with the existing well and water line, would not meet 

the boundary line setbacks, and would not meet the utility line setback. 
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The area located outside of the meadowland runs adjacent to a stream and to meet the 100’ 

setback would place the structure in meadowland. Placing the proposed structure on the 

upper portion of the parcel would not be practical because it would be far way from the 

dwelling, would require development of a new road, and the access would run along the 

stream in the gully.  

 

PUBLIC INPUT 

There was no public input. 

 

DELIBERATION/DECISION 

Table 2.13 – Meadowland Overlay District 

MOTION by Mr. Monte, seconded by Ms. Roth, pursuant to §2.13 (D), to find the 

proposed structure meets the underlying Rural Residential District dimensional 

standards. VOTE: unanimous; motion carried. 

 

MOTION by Mr. Markolf, seconded by Mr. Brattstrom to find the application falls 

under §2.13 (E) (1) (a). VOTE: unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded by Mr. Brattstrom to find that the location of 

the existing structures constrain the placement of the new structure; the non-

meadowland portion of the property is remote and enlargement of the driveway 

through the meadowland would cause greater disruption of the scenic quality of 

the site than the proposed location; the stream setback could not be met on the 

lower non-meadowland portion; the proposed structure is on line with the 

existing barn located behind and on the adjacent property; and the exterior color 

of the proposed structure will be earth tones. VOTE: unanimous; motion carried.  

 

MOTION by Mr. Monte, seconded by Mr. Markolf, pursuant to §2.13 (E) (1) (a) (i) 

and based on the above findings, to find that the proposed development 

minimizes the disruption of the scenic quality of the site. VOTE; unanimous; 

motion carried. 

 

MOTION by Mr. Brattstrom, seconded by Ms. Roth, pursuant to §2.13 (E) (1) (a) (ii) 

and based on the above findings, to find that the proposed development retains 

the maximum possible meadowland for agricultural use. VOTE; unanimous; 

motion carried. 

 

Motion by Mr. Robinson, seconded by Mr. Brattstrom, pursuant to §2.13 (E) (1) (a) 

(iii), to find the proposed development utilizes the least productive land and 

protects primary agricultural soils because historically this property was used 

for gravel extraction and not agriculture. VOTE; unanimous; motion carried. 

 

Article 5 – Development Review 

MOTION by Mr. Markolf, seconded by Mr. Robinson, pursuant to §5.3 (A) (1), to 

find the proposed development will not adversely affect the capacity of existing 

or planned community facilities. VOTE: unanimous; motion carried. 
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MOTION by Mr. Brattstrom, seconded by Mr. Monte, pursuant to §5.3 (A) (2), to 

find the proposed development will not adversely affect the character of the 

neighborhood or area affected. VOTE: unanimous; motion carried. 

 

MOTION by Mr. Markolf, seconded by Mr. Robinson, pursuant to §5.3 (A) (3), to 

find the proposed development will not adversely affect traffic on roads and 

highways in the vicinity. VOTE: unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded Ms. Roth, pursuant to §5.3 (A) (4), to find the 

proposed development conforms to all municipal bylaws and regulations in 

effect. VOTE: unanimous; motion carried. 

 

MOTION by Mr. Brattstrom, seconded by Mr. Robinson, pursuant to §5.3 (A) (5), to 

find the proposed development will not adversely affect the utilization of 

renewable energy resources. VOTE: unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded Mr. Brattstrom to find §5.3 (B) – Specific 

Standards not applicable to the application. VOTE: unanimous; motion carried. 

 

MOTION by Mr. Brattstrom, seconded by Mr. Robinson, to grant the request as 

presented. VOTE: unanimous; motion carried. 

 

III.  PUBLIC HEARING: BENNETT/GEIGER SUBDIVISION AMENDMENT & CONDITIONAL 

USE REVIEW 

Roberta Bennett and Gilbert Geiger seek approval of residential development within 

designated meadowland and an amendment of a previously approved subdivision. The 7.3 

+/- acre parcel is located off the west side of Vickory Hill Road in the Rural Residential 

District and partially in the Meadowland Overlay District. The applications require review 

under Articles 5, 6 & 7 of the Warren Land Use & Development Regulations. Applicants 

also requests waiver of subdivision hearing requirements by combining the initial meeting 

with the warned public hearing. 

 

Roberta Bennett and Neil Johnson came before the board. 

 

STAFF REPORT 

Mr. Monte read the public notice, which ran in the April 4, 2002 issue of the Valley 

Reporter. 

 

A site visit was conducted at 7:00 p.m. prior to the hearing. Eric Brattstrom, David 

Markolf, Lenord Robinson, Virginia Roth, Roberta Bennett and Neil Johnson attended. At 

the site visit the group inspected the proposed and approved location of the driveway, and 

the wooded area that is designated meadowland.  

 

APPLICANT COMMENTS 

Ms. Bennett explained the request. In 1997, the Freeman Family received approval of a 

two-lot subdivision by the Planning Commission (Permit #1997-3-SD). Ms. Bennett wishes 
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to change the driveway configuration on Lot 2 of the Freeman 2-Lot Subdivision, which 

requires an amendment of the subdivision. No other changes to the site plan are proposed. 

 

Ms. Wade also believes the application requires meadowland review because a portion of 

the driveway is located within designated meadowland. In the 1997 decision, the PC 

specifically addressed the location of the house, but was silent on the location of the 

driveway. 

 

There was some question whether the area of the parcel designated as meadowland is truly 

meadowland. The ortho photographs used to establish the meadowland district and the 

subsequent zoning map establishing the meadowland boundaries are different. Mr. Monte 

pointed out that the maps may be different, but the board is bound by the official zoning 

map not the ortho photos, as established under §2.1 (B) of the land use regs. 

 

There was discussion about relocating the hammerhead to the downhill side of the 

structure rather than leaving it in the original configuration. Moving the hammerhead 

down the hill would also eliminate the need for meadowland review. Ms. Bennett stated 

that she did not want to locate the driveway on the front (down hill) side of the house. 

 

Ms. Bennett has not decided on final dwelling and garage plans yet, but will keep the 

structure within the building envelope as established in the 1997 permit. There was some 

discussion about phasing the requests to give Ms. Bennett the opportunity to solidify her 

house plans. Ms. Bennett is purchasing the property from the Geigers, and would like to 

have the permits issued before closing on the property. 

 

The existing hedgerow along the northern boundary will be maintained. 

 

PUBLIC INPUT 

Mr. Roth stated that he was not concerned with the proposed relocation of the driveway and 

feels there is no meadowland on the property. 

 

DELIBERATION/DECISION 

MOTION by Mr. Markolf, seconded by Mr. Monte to deem the application 

complete and grant the request for waiver of the initial meeting. VOTE: 

unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded by Mr. Brattstrom to find that none of the 

subdivision criteria are adversely affected if the driveway is moved from the 

original designated location to the new proposed location. VOTE: unanimous; 

motion carried. 

 

MOTION by Mr. Markolf, seconded by Mr. Brattstrom to find that the official 

zoning map is clear and the hammerhead is located within designated 

meadowland. VOTE: 4 ayes, 1 nay (LR); motion carried. 
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Table 2.13 – Meadowland Overlay District 

MOTION by Mr. Monte, seconded by Mr. Markolf, pursuant to §2.13 (D), to find 

the proposed structure meets the underlying Rural Residential District 

Dimensional Standards. VOTE: unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded by Mr. Markolf to find the parcel has both 

meadowland and non-meadowland area, therefore the application is reviewed 

under §2.13 (E) (1) (a). VOTE: unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded by Mr. Brattstrom, pursuant to §2.13 (E) (1) (a) 

(i), to find that retaining use of the previously approved hammerhead will 

minimizes the disruption of the scenic quality of the site. VOTE; unanimous; 

motion carried. 

 

MOTION by Mr. Markolf, seconded by Mr. Brattstrom, pursuant to §2.13 (E) (1) (a) 

(ii) & (iii), to find that the proposed development retains the maximum possible 

meadowland for agricultural use, utilizes the least productive land, and protects 

primary agricultural soils. VOTE; unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded by Mr. Markolf to find that the application does 

not seek to alter the previously approved location of the hammer head therefore 

it does not have a negative affect on the subdivision as approved in 1997 or any of 

the current subdivision criteria. VOTE: unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded by Mr. Bennett to approve the application to 

amend the subdivision permit as requested. VOTE: unanimous; motion carried.  

 

IV.  PUBLIC HEARING: YOULDEN CONDITIONAL USE REVIEW 

Anne & Wayne Youlden seek approval of residential development within designated 

meadowland. The property is located off the west side of Fuller Hill Road in the Rural 

Residential District and partially in the Meadowland Overlay District and requires review 

under Article 5 of the Warren Land Use & Development Regulations. 

 

STAFF REPORT 

Mr. Monte read the public notice, which ran in the April 4, 2002 issue of the Valley 

Reporter. 

 

A site visit was conducted at 10:00 a.m. on April 13, 2002. Eric Brattstrom, David Markolf, 

Peter Monte, Lenord Robinson, Virginia Roth, Margo Wade, Mac Rood and Wayne Youlden 

attended. At the site visit the group inspected the location of the driveway, proposed house 

site, and designated meadowland area.   

 

Ms. Wade explained that Mr. & Mrs. Youlden would not be coming before the board and 

requested that the board review the submittal material and the Zoning Administrator’s  

report. 
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Ms. Wade reported that the Youldens had been in contact with Mr. Malboeuf and herself 

last fall while the town was operating under the old zoning regulations. At that time, the 

applicants were told that they could build their driveway and begin clearing the land before 

they applied for their building permit. They were also told that the driveway did not require 

meadowland review. Subsequent to those discussions, the new land use regulations were 

re-established. Therefore, when the Youldens submitted there building application this 

spring Ms. Wade referred the application to the board for meadowland review of the 

driveway under the new regulations. 

 

Mr. Monte pointed out that rules do change and ultimately it is the property owner’s 

responsibility to stay abreast of changes. 

 

PUBLIC INPUT 

There was no public input. 

 

DELIBERATION/DECISION 

MOTION by Mr. Monte, seconded by Mr. Markolf, pursuant to §2.13 (D), to find 

the dimensional standards satisfied, only the driveway is under consideration, 

and that §2.13 (E) (1) (a) applies. VOTE: unanimous; motion carried. 

 

The drive was constructed in the fall of 2001. The applicant had received oral permission 

from the Zoning Administrator and was unaware that the new ordinance had taken effect 

before the driveway was constructed. 

 

MOTION by Mr. Monte, seconded by Mr. Markolf to find that construction of the 

driveway without a permit was an innocent error by the applicant. VOTE: 

unanimous; motion carried. 

 

MOTION by Ms. Roth, seconded by Mr. Brattstrom to require that no fences or 

trees will be placed along the driveway, except for fences and trees associated 

with accepted agricultural and silvicultural practices. VOTE: unanimous; motion 

carried. 

 

Motion by Mr. Markolf, seconded by Mr. Brattstrom to require that the driveway 

remain gravel, or other impervious surfaces, from Fuller Hill Road to the 

stonewall. VOTE: unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded by Mr. Markolf, pursuant to §2.13 (E) (1) (a) (i) – 

(iii), to find the proposed development will minimizes the disruption of the scenic 

quality of the site, retains the maximum possible meadowland for agricultural 

use, and utilizes the least productive land and protects primary agricultural soils. 

VOTE; unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded by Mr. Robinson, to find §5.3 – Conditional Use 

Review Standards, (A) (1)-(5) satisfied, because a driveway must be located 

somewhere on the property by necessity, this location does not conflict with the 
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meadowland standards, “line-of-site” distances along Fuller Hill Road are 

adequate, and the applicant had received curb cut approval. VOTE: unanimous; 

motion carried. 

 

MOTION by Mr. Monte, seconded by Mr. Brattstrom, to approve the application 

with conditions, as confined to the driveway, because the driveway is the only 

issue before the board because the remaining development is located outside of 

the meadowland. VOTE: unanimous; motion carried. 

 

V.  PUBLIC HEARING: KEITH/LAMB BOUNDARY LINE ADJUSTMENT 

John Keith and Ina Lamb seek approval of a boundary line adjustment involving 

approximately 0.2 +/- acres. The properties are located off the west side of VT Rte. 100 in 

the Rural Residential District and require subdivision review under Articles 6&7 of the 

Warren Land Use & Development Regulations. 

 

John Keith came before the board. 

 

STAFF REPORT 

Mr. Monte read the public notice, which ran in the April 4, 2002 issue of the Valley 

Reporter. 

 

APPLICANT COMMENTS 

Mr. Keith explained that he and Ina Lamb are swapping approximately 0.12 acres to create 

a cleaner boundary line between their properties. 

 

PUBLIC INPUT 

There was no public input. 

 

DELIBERATION/DECISION 

MOTION by Mr. Brattstrom, seconded by Mr. Roth, pursuant to §6.1 (E) and §7.1 

(B), to waive formal review of the application because the request is a technical 

division of land, and there is no change being implemented that would effect any 

of the subdivision standards. VOTE: unanimous; motion carried. 

 

MOTION by Mr. Monte, seconded by Mr. Robinson to approve the boundary line 

adjustment request as submitted. VOTE: unanimous; motion carried. 

 

VI. OTHER BUSINESS 

a) Signing of minutes & decisions 

Motion by Mr. Robinson, seconded by Mr. Brattstrom, to approve the May 10, 2002 

meeting minutes. VOTE: unanimous; motion carried. 

 

Mr. Roth asked that the May 10, 2002 meeting minutes reflect David Dion’s counsel to Tim 

Williams regarding the decrease in property value if the DRB place conditions restricting 

development, and Ms. Roth comments stating her discomfort with the board’s acceptance of 

Mr. Dion’s recommendations to Mr. Williams. 
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Motion by Mr. Robinson, seconded by Mr. Brattstrom, to withdraw the motion to 

approve the May 10, 2002 meeting minutes. VOTE: unanimous; motion carried. 

 

Ms. Wade will make the additions to the minutes for approval at the next meeting. 

 

The University of Toronto, William, and Lemmon/Schipa decisions were approved and 

signed. 

 

b) Review & approve the Della Monica planning plan 

The Della Monica planting plan issue was tabled to the next meeting because no further 

information was submitted for the board to review. 

 

VI. ADJOURNMENT 

MOTION by Mr. Robinson, seconded by Ms. Roth, to adjourn the meeting.  VOTE: 

unanimous; motion carried. 

 

The meeting adjourned at 10:10 p.m. 

 

Respectfully submitted, 

Margo B. Wade 

DRB/PC Assistant 

 

DEVELOPMENT REVIEW BOARD 
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