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DRAFT 

MINUTES 

Zoning Board of Adjustment  

May 24, 2022 

 

Present: Steve Lagasse, Chris Lowe, Tom Franklin, Stephane Gile, Lannie Collins, Selectboard 

Liaison (attended remotely), Lori Hirshfield, Planning and Development Director, and Jo-Ann 

Ells, Zoning Administrator  

 

Absent: Alice Maleski  

 

Public Hearing  

 

Steve Lagasse opened the Hearing, read the Act 92 hybrid meeting script, and took a roll call. He 

requested remote attendees mute their microphones when not speaking and give their name and 

mailing address. He explained the Hearing process and noted that Interested Parties would be 

asked for comments before the general public. 

 

1. Application #07-22 by Joy Kosta (owner/applicant) for approval of a setback waiver under  

section 260-52 of the Hartford Zoning Regulations for a garage, lot 31-0094-001, 62 Harry 

Gibbs Street, Hartford, in a VR-1 zoning district. 

 

Jo-Ann Ells told the Board that the applicant had requested that her application be continued to 

the June meeting.  

 

2. Application #08-22 by Peter and Kasia Novak (owners/applicants) for approval under  

sections 260-25 and 260-52 of the Hartford Zoning Regulations for a setback waiver and 

improvements in the riparian buffer, lot 07-0065-000, 2448 Quechee Main Street, Quechee, in a 

RL-1 zoning district. 

 

Toby Dayman and Jon Harrington were present. 

 

Toby Dayman reviewed the applicants request for a setback waiver and to make improvements 

in the riparian buffer.  

 

Steve Lagasse noted that the application was denied in March after a site visit was conducted. 

 

Tom Franklin noted new information had been provided by an engineer. 

 

Jon Harrington explained that he inspected the embankment next to the parking area and stated 

that he was not concerned as long as the plans are followed.  

 

Tom Franklin noted that the applicant had provided a turning movement plan indicating that a 

vehicle can exit the property facing forward. Toby Dayman noted that he will coordinate changes 

to the driveway with the Department of Public Works.   
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Toby Dayman reviewed several changes to the project since March on sheet L-4. 

 

Stephanie Gile asked about requirements for continued monitoring of the embankment. Jon 

Harrington noted that regular maintenance, such as replanting bare areas, of the embankment 

would be needed. He stated that he did not anticipate any issues as long as it is kept vegetated. 

 

Steve Lagasse stated that he wanted to see a 42” barrier at the top of the embankment. 

 

Stephanie Gile stated that she was not convinced that the new improvements in the riparian 

buffer are pervious. A discussion followed and it was agreed that the applicants engineer would 

need to certify that the improvements in the riparian buffer are previous before a Zoning Permit 

is issued. 

 

It was clarified that the corner of the porch and the garage are proposed to infringe on the front 

setback. Steve Lagasse noted that based on the site visit he was comfortable with the request.  

 

Stephanie Gile questioned if the permit should require monitoring of the embankment. Chris 

Lowe noted that maintenance is in the property owners best interest. 

 

There was no public comment. 

 

Steve Lagasse moved to close the Public Hearing. Tom Franklin seconded, and the Public 

Hearing was closed.  

 

Jo-Ann Ells reviewed changes to the Findings of Fact. 

 

Chris Lowe moved to approve the application with the noted changes. Steve Lagasse seconded, 

and the motion passed unanimously.  

 

Steve Lagasse reminded the public to state their name and give their address when speaking. He 

acknowledged that letters and emails for the following three items on the agenda had been 

received and thanked people for their testimony. 

 

3. Application #06-22 by St. Paul’s Episcopal Church (owner) and Twin Pines Housing Trust  

(applicant) for Conditional Use Approval under section 260-16 of the Hartford Zoning 

Regulations for a multi-unit dwelling on proposed lot 43-0074-001, 747 Hartford Avenue, 

Wilder, in a proposed Planned Development.  (Continued from April 26, 2022) 

 

Andrew Winter and Nate Stearns were present.  

 

Andrew noted that they had received preliminary approval of a Planned Development from the 

Planning Commission and will be seeking final approval and Site Plan approval in June.  

 

Andrew shared a Power Point presentation. He reviewed how the project met the Conditional 

Use Criteria (slides 1-5) and stated that the project will provide 18 apartments for people who are 



05-24-22 

3 | P a g e  

 

chronically homeless or at the risk of being homeless. He noted that the project is modeled after  

an 18 unit building they have in Lebanon, NH called Parkhurst. 

 

Andrew told the Board that he has spoken with the Hartford Fire Department about access. 

 

Andrew explained that Parkhurst is 18 units of supportive housing and has been successful. He 

stated that the proposed project will have small units and will provide density and activity to the 

area. He added that the project is an infill development and that the Town Plan encourages infill 

development.  

 

Andrew stated that the Vermont Division of Historic Preservation has determined that the 

structure proposed to be removed is not historically significant and that he is trying to determine 

if the structure can be moved off site.  

 

Andrew noted that the original design of the building had a flat roof and that this had been 

changed to a shed roof given comments on the original design. He reviewed photographs of 

structures in the area with shed roofs. He noted that the height of the proposed building is 33’ 

10”. 

 

Andrew reviewed the color palette, fence and emergency access on the north side of the lot, 

images as requested by the Planning Commission, and noted that the Town Plan encourages a 

25% density bonus for affordable housing projects on municipal water and wastewater.  

 

Nate Stearns explained that the expected traffic and parking needs will be similar to Parkhurst 

because the target population is the same. He noted that the project is on a public bus transit line 

and that there are sidewalks connecting to the downtown. He explained that they have requested 

a permanent parking reduction from the Planning Commission. 

 

Andrew Winter concluded by reviewing several “FAQ’s” on side #22 as follows: 

 

• Does Twin Pines pay Taxes- Yes 

• Why individuals and not families- 97% of the homeless in the region do not have 

children. 

• Who will live here- Based on Parkhurst single people and possible a couple. 

• How long will people live here- This is permanent housing. Residents sign a year-lease. 

• Are any potential residents disqualified- Yes,  sex offenders. 

• What services will residents have access to- Employment, financial, mental, and physical 

coaching and consultation.  

 

Steve Lagasse asked about the details  for the fence on the north side of the lot. Andrew Winter 

said that it would be a 48” high picket fence and will include a gate for access for fire trucks.  

 

Steve Lagasse asked about the number of people who transition out of Hixon House. Andrew 

Winter stated that Parkhurst has 14 people. Michael Redmond stated that last year Hixon House 

helped 93 people find permanent housing and this year they have help 45 so far. 
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Stephanie Gile asked how the applicant was utilizing renewable energy resources. Andrew 

Winter stated that they cannot put solar on the shed roof so they will likely look at a community 

solar arrangement. Stephanie asked about charging stations for electric vehicles. Andrew stated 

that at a minimum the infrastructure will be installed for them. He noted that three of Twin Pines 

housing development in Hartford have charging station.  

 

The Board took a break. 

 

Steve Lagasse asked for comments from Interested Parties. 

 

Leslie Black (117 Wilder Street/Member of St. Paul’s) stated that the Church decided to sell the 

property to Twin Pines to foster their commitment to address housing needs. She noted that with 

this project 18 fewer people will be unhoused. She stated that she was impressed with the 

changes to the design of the building and asked the Board to think about the people who will be 

excited to move into the units. 

 

Scott Neal (9 Harry Gibbs Street and Priest at St. Paul’s) told the Board that part of the reason he 

came to the area was how people want to work to solve housing problems and food insecurities. 

He added that he has plans to research the spiritual needs of the unhoused. 

 

Kerry Heavisides asked how services can be increased in the neighborhood when safety concerns 

exist. Kerry shared several stories involving encounters with people that were scary and accounts 

of suspicious activity.  She expressed concern that residents might not be able to be good 

neighbors. She concluded by stating that she supports the project, but not the location.  

 

Andrew Winter stated that he understands the need to keep children safe in the world. He noted 

that the building will have staff and cameras and that he was confident that they could work 

together to make things safer.  

 

Michael Redmond thanked Kerry Heavisides for her comments. He agreed that action needs to 

be taken to make the community safer. He explained that he met with the School Superintendent 

and they agreed to add a staff member from The Haven to their safety committee. 

 

Tim Fariel (144 Worcester Ave.) stated that he thought that the Planning and Zoning Regulations 

have a limited toolkit and suggested that a community outreach coordinator be required to 

address the neighbors’ concerns. 

 

Linda Miller (487 Miller Road) told the Board that she grew up next to St Paul’s. She stated that 

she believed that the project is too big and that three stories is out of character with the 

neighborhood.  She stated that two stories with 14 units would be better.  

 

Heidi Duto (240 Christian Street) asked about the purpose of the common areas on the first floor. 

Andrew Winter stated that in additional to rental units, there would be a community room, office, 

and bathroom on the first floor and that this is standard for their new developments.  He 

explained that this provides for a place for people to gather, and have meetings. Heidi suggested 
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that these activities could occur at the Church, that it sounded like the first floor could be used as 

a shelter, and that there did not appear to be adequate parking.  

 

Jo-Ann Ells noted that the applicant is providing 18 permanent parking spaces and that shared 

parking for the Church and The Haven will be reviewed in a separate application. 

 

Andrew Winter stated that the building will not be used as a shelter and that experience with 

other projects is evidence that 18 parking spaces will be adequate. He noted that the target 

population needs one-bedroom units and that the proximity to The Haven and supportive 

services us a big benefit.  

 

Kathy Melocik (1897 Hartford Ave.) asked that the Board pay attention to the safety concerns. 

She questioned why people are not required to sign up for supportive services. 

 

Michael Redmond responded by stating that it is important that people seek support voluntarily. 

 

Linda Miller stated that she understands the need for housing for singles and suggested that this 

location would be better for families. Andrew Winter stated that they are trying to provide 

housing for the largest group of people who need it. Linda said that she could support 14 units in 

a two-story building. 

 

Susanne Abetti (923 Kings Highway) stated that given the two proposed buildings, she was 

concerned with the size of the campus. In addition, she voiced concern that the existing rectory 

building was not being used, and that there were so many concerns expressed regarding existing 

safety issues.  

 

Margo Howland (228 Wilder Street) stated that she didn’t understand why the project could not 

be for families. She noted that Parkhurst is successful, and it is not next door to The Haven. 

 

Chris Lowe asked if the applicant had any data regarding emergency calls related to Parkhurst. 

Andrew Winter characterized the calls as medical, civil, automotive, and alarm testing. 

 

Tom Franklin stated that he supported the concept of the project and noted he wished it was for 

families or in a different location. He expressed concern with parking and reliance on public 

transportation. He noted that he liked Tim Farriel’s suggestion that a community outreach 

coordinator be provided.  

 

Steve Lagasse moved to close the Public Hearing. Tom Franklin seconded, and the Public 

Hearing was closed.  

 

A motion to reopen the Public Hearing for additional testimony failed 0-4. 

 

Steve Lagasse moved to approve the application. Stephanie Gile seconded, and the motion 

passed unanimously. 
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Tom Franklin moved to open applications #05-22 and #09-22 and continue the Hearing to 6:00 

p.m., June 8, 2022, Steve Lagasse seconded, and the motion passed unanimously.  

 

 Administrative Matters 

 

Tabled.  

 

Adjournment  

 

At 9:55 p.m. p.m. Chris Lowe moved to adjourn. Tom Franklin seconded, and the motion passed 

unanimously.  

 

Respectively Submitted,  

 

     

Alice Maleski, Clerk  


