
 

HARTFORD PLANNING COMMISSION  

August 11, 2025 

Meeting Notice and Agenda  

 

The Hartford Planning Commission will meet on Monday, August 11, 2025, beginning at 

6:00 p.m. to consider the following Administrative Matters and Applications.  

 

This meeting will be conducted in person at Hartford Town Hall, 171 Bridge Street, White 

River Junction, Vermont. In addition, you may join the meeting remotely as follows: 

 

Microsoft Teams Need help? 

Join the meeting now 

Meeting ID: 215 204 243 319 7 

Passcode: dT79Jd7N 

 
Dial in by phone 

+1 802-377-3677,,131174205# United States, Middlebury 

(802) 377-3677 

Phone conference ID: 131 174 205# 

 

If you have problems accessing this meeting, please email Jo-Ann Ells at jells@hartford-

vt.org  

 

A. Administrative Matters beginning at 6:00 p.m. 

 

1. Public Comment. 2. Discuss Redevelopment of 80 North Main Street. 3. Minutes.  

4. Administrative Permits. 5. Act 250 Applications. 6. Town Plan Steering Committee 

update. 7. Regional Planning Commission update/Land Use Plan. 8. Climate Action Plan 

update. 9. Availability for the next Public Hearing.  

 

B. Public Hearing, beginning at 6:30 p.m.  

 

1. Application #25-12 by the Linda C. Brown Revocable Trust and Chickadee Mountain 

Properties, LLC (owners/applicants) for approval of a lot line adjustment between lots 

14-0027-001 and 14-0027-003, Wellington Drive and Remick Road, Hartford, in R-3 and 

FC zoning districts. 

 

Please call the Department of Planning and Development (802) 295-3075 to request copies of 

the application materials. Persons wishing to be heard regarding these applications may do so 

by participating in the meeting, having another party participate in the meeting on their 

behalf, and/or by submitting written testimony.   

 

An interested person who has participated in a municipal regulatory proceeding may appeal 

a decision rendered in that proceeding to the Vermont Environmental Court. Participation in 

a local regulatory proceeding shall consist of offering, through oral or written testimony, 

evidence or a statement of concern related to the subject of the proceeding.   

       

John Reid, Chair  

https://aka.ms/JoinTeamsMeeting?omkt=en-US
https://teams.microsoft.com/l/meetup-join/19%3ameeting_M2VkMDE2NjgtYWFkNi00Y2FiLWJiM2EtMjI3MjgwMjMwZWE0%40thread.v2/0?context=%7b%22Tid%22%3a%223fa77009-bff2-4518-8779-f9ec95d77a1d%22%2c%22Oid%22%3a%22f28550bd-6648-48a2-b721-341f3e170024%22%7d
tel:+18023773677,,131174205
mailto:jells@hartford-vt.org
mailto:jells@hartford-vt.org


Planning Commission  

Administrative Agenda 

August 11, 2025 

 

1. Public Comment 

 

2. Discuss Redevelopment of 80 North Main Street 

 

3. Minutes of July 14, 2025 

 

4. Administrative Permits 

 

• Junction Fiber Mill, Maple Street, Renovate upstairs for offices  

• Coop Kitchen, A Street, Commissary Kitchen 

• Hartford PD, VA Cutoff, widen parking spaces  

• Northern Stage, Gates Street, folly structure and fencing/screening 

 

5. Act 250 Applications 

 

• None 

 

6. Town Plan Steering Committee update (Bruce) 

 

7. Regional Planning Commission update/Land Use Plan (Bruce) 

 

8. Climate Action Plan update (John R.) 

 

9. Availability for the next Public Hearing (October 6th)  

 



HI, Jo-Ann 
 
We are proposing to amend the existing office building located at 80 N. Main St by adding 
one to two floors to the current footprint structure. The proposed construction includes 
interior renovations to the existing structure to accommodate additional office space and 
creation of two new 1–2-bedroom apartments, ensuring compliance with all applicable 
building codes and zoning regulations. The additional square footage would bring the bring 
it to 3712 sq/ft of office space and 1856 sq/ft of residential space. 
Additionally, to accommodate the increased occupancy, we plan to add three additional 
parking spaces, through reconfiguration of existing parking, for a total of eight. 
We are seeking the Planning Commission's guidance on any potential issues or concerns 
they foresee with this development plan, so we can ensure all necessary approvals and 
modifications are addressed efficiently. We believe this project will enhance the property's 
functionality while maintaining the community's standards. 
Thank you for your consideration, and we look forward to your feedback. 
 
 
Mike Welch 
Whitney Pension Associates, Inc. 
80 N. Main Street 
White River Junction, VT 05001  
(802) 296-6500  
www.whitneypension.com 
 

 
 

http://www.whitneypension.com/
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DRAFT 

Minutes 

Hartford Planning Commission 

July 14 , 2025 

 

THIS MEETING WAS CONDUCTED IN COMPLIANCE WITH 

THE VERMONT OPEN MEETING LAW 

IN PERSON WITH ELECTRONIC PARTICIPATION AVAILABLE 

 

Present: John Reid, Bruce Riddle, Toby Dayman, Colin Butler, John Heath, and Jo-Ann 

Ells, Zoning Administrator 

 

Absent: Dillon Bianchi, Dylan Kreis, and Brandon Smith, Selectboard Liaison  

 

John Reid read the meeting script and took a roll call. 

 

Administrative Matters  

 

1. Public Comment 

 

None 

 

2. Minutes 

 

Colin Butler moved to approve the minutes of June 9, 2025. John Heath seconded, and 

the motion passed unanimously. 

 

3. Administrative Permits 

 

Jo-Ann Ells reviewed the following projects that had been granted administrative 

approval: 

 

• Vreeland Clinic VA Cutoff Road 

• QLLA, relocate golf bag room 

• QLLA, new T-bar “shack” 

 

4. Act 250 Applications 

 

• QLLA, golf cart barn 

 

5. Town Plan Steering Committee update  

 

No update. 

 

6. Regional Planning Commission update/Land Use Plan  
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No update. 

 

7. Climate Action Plan update 

 

No update. 

  

8. Availability for the next Public Hearing  

 

All Commissioners anticipated being available for the August 11, 2025 Hearing. 

 

9. Bliss Road Replacement Tower - Status 

 

Jo-Ann Ells stated that the applicant is discussing the “fall zone” with the abutting 

landowner.  

 

Public Hearing 

 

John Reid opened the Public Hearing, administered the oath, and explained the Interested 

Party Rule. 

 

1. Application #25-11 by Hartford Community Restorative Justice Center, Inc.  

(owner/applicant) for Site Development Plan Approval under section 260-45 of the 

Hartford Zoning Regulations for additional dwelling units and meeting space, lot 46-

0006-000, 113 Maple Street, White River Junction, in a CB-2 zoning district. 

 

Martha McLafferty Restorative Justice Center Director, Kevin O’Hara Restorative Justice 

Center President, and Brett Mayfield Restorative Justice Center Vice President, were 

present in person, and Jonathan Tutill, Restorative Justice Center, Assistant Director was 

present remotely. 

 

Jo-Ann Ells gave a brief description of the application.  

 

Kevin O’Hara explained that the Restorative Justice Center has worked with an engineer 

and architect to develop a coherent proposal to add two dwelling units and meeting space 

to the existing structure. 

 

Per Colin Butler’s request, Martha McLafferty gave an overview of the Restorative 

Justice Center’s mission. She explained that the Center is a 501 C 3 organization that 

receives grant unending from the Vermont Department of Corrections to support people 

to participate in a restorative justice process. She noted that they provide programs and 

transitional housing including the existing units at 113 Maple Street. Brett Mayfield 

added that residents are supervised. 

 

It was noted that the property lines depicted on the applicant’s site plan were based on the 

applicant’s knowledge from the previous property owner and the description in the deed.  
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It was noted that the site plan would be amended to include an accessible parking space.  

 

The use of the meeting space was reviewed and is reflected in Finding #7 of the 

Commission’s Decision.  

 

Martha McLafferty noted that the meeting space would have a ½ bath, mini refrigerator, 

and sink. 

 

Brett Mayfield noted that a bike rack and EV charger would be provided.   

 

It was noted that a new exterior stairway would lead up to a landing and entrance doors 

for the new units.  

 

After some discussion, it was agreed that the site plan needed to be amended to include 

downlit wall light fixtures at the entrances to the building, and adequate lighting for the 

parking area including an alternative plan if off site lighting is being considered. 

 

Toby Dayman noted that the applicant needed to do some grading in the parking area to 

address an area that puddles. 

 

It was noted that the dumpster is emptied in the morning.  

 

Bruce Riddle noted that the site plan needed to be amended to include landscaping in the 

front of the building. 

 

There was no public comment. 

 

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

Hearing was closed.  

 

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

 

Bruce Riddle moved to approve the application with the noted changes. Colin Butler 

seconded, and the motion passed unanimously.   

 

Adjournment 

 

At 7:15 p.m., Colin Butler moved to adjourn. John Heath seconded, and the Hearing was 

adjourned.  

 

Respectively Submitted, 

 

     

Toby Dayman, Clerk  
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Planning Commission Terms 

 
Dillon Bianchi 09-05-25 

Dylan Kreis 6/26/2026 

John Reid 02-05-27 

John Heath 03-11-27 

Toby Dayman 06-24-27 

Colin Butler 06-24-27 

Bruce Riddle 02-03-28 
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DRAFT 

FINDINGS OF FACT 

 CONCLUSIONS OF LAW 

AND  

DECISION 
 

HARTFORD PLANNING COMMISSION 

 
Application #25-12 by the Linda C. Brown Revocable Trust and  

Chickadee Mountain Properties, LLC  

for approval of a lot line adjustment between lots 14-0027-001 and 14-0027-003 

Wellington Drive and Remick Road 

Hartford, in R-3 and FC zoning districts 

 

This decision pertains to application #25-12 by the Linda C. Brown Revocable Trust and 

Chickadee Mountain Properties, LLC (owners/applicants) for approval of a lot line adjustment 

between lots 14-0027-001 and 14-0027-003, Wellington Drive and Remick Road, Hartford, in  

R-3 and FC zoning districts. 

 

FINDINGS OF FACT 

 

Based upon the information contained in the exhibits for this application (see attached list) and 

the evidence adduced at the Planning Commission meeting of August 11, 2025, the Hartford 

Planning Commission makes the following Findings of Fact: 

 

1. The owner of record of lots 14-0027-001 and 14-0027-003 is by the Linda C. Brown 

Revocable Trust who acquired the lots on 05-27-10. The deed is recorded in volume 451, 

page 354 of the Hartford Land Records.  

 

2. The lots are located at 0 Wellington Drive and 0 Remick Road. 

 

3. The lots are in R-3 and FC zoning districts.  

 

4. Lot 14-0027-001 is developed with an accessory structure. Lot 14-0027-003 is 

undeveloped. 

 

5. Lot 14-0027-001 is approximately 2.74 acres. Lot 14-0027-003 is approximately 56.6 acres. 

 

6. The lots are class three (on-site water and sewer).  
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This Application 

 

7. The applicant proposes to annex 2 acres from lot 14-0027-003 to lot 14-0027-001. 

 

8. Minimum Area and Dimensional Standards for a class three lot in an R-3 zoning district are: 

 
Area (square feet) Lot Dimensions (feet) Setbacks 

Per Dwelling 

Unit 

Per Lot Width Depth Front Side Rear 

1 acre 1 acre 125 100 25 15 20 

 

 

Minimum Area and Dimensional Standards for any class in the FC zoning district are: 

 
Area (acres)  Lot Dimensions (feet) Setbacks 

Per Dwelling 

Unit 

Per Lot Lot Size Width Depth Front Side Rear 

28 acres 28 acres 28 acres 600 600 50 50 50 

 

 

9. After the subdivision: 

 

Lot 14-0027-001 will be approximately 4.74 acres  

 

Lot 14-0027-003 will be approximately 54.6 acres. 

 

The lots will meet the minimum area and dimensional requirements for their respective 

zoning districts. (See exhibit #4 for additional details) 

 

10. Lot 14-0027-001 is accessed via Wellington Drive, an existing 50’ right-of-way serving lot 

14-0036-000.  

 

Lot 14-0027-003 is access via Remick Road. 

 

No change to access is proposed. 

 

11. The applicants are requesting a waiver from a full boundary survey for lot 14-0027-003. This 

lot’s perimeters were surveyed in 2007. The survey is recorded in Hartford’s Land Records, 

hanging map 882A. (See exhibit #3) 
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12. The applicants are requesting a waiver from depicting building envelopes with contours and 

natural resources for the lots and propose that development be dictated by the setbacks 

because no new lots are being created.   

 

13. Section 200-30 of the Subdivision Regulations authorizes the Planning Commission 

waive or vary, subject to appropriate conditions, the provisions of any requirement under 

this Article if the Commission determines that: 

 

A. the requirement is not requisite in the interest of public health, safety, and general 

welfare; or 

 

B. the requirement is inappropriate due to the inadequacy or lack of connecting 

facilities adjacent to or in proximity to the subdivision; and  

 

C. the waiver will not have the effect of nullifying the intent and purpose of these 

regulations, the Hartford Master Plan and/or other Town bylaws and ordinances 

in effect.   

 

The request for waiver or modification shall be submitted in writing by the applicant with 

the application.  It shall be the responsibility of the applicant to provide sufficient 

information to allow the Commission to justify the waiver or modification.  In granting such 

a waiver or modification, the Commission may require such conditions that will, in its 

judgment, substantially meet the objectives of the requirements so waived or modified.  Any 

waiver or modification that may be granted shall apply only to that particular application and 

may not be considered precedent for future applications.   

 

14. The application is a “One-step” application under section 203-C 2 of the Subdivision 

Regulations. 

 

15. The applicants understand that they retain the obligation to identify, apply for, and obtain any 

relevant local and state permits for this project.  

 

16. The applicants understand that to finalize this approval they must submit a complete Zoning 

Permit application within 180 days of this decision, or the decision will be null and void.  

 

The applicants understand a complete application includes: 

 

• An application for a Zoning Permit 

• Application fee  

• Documentation outlining how the conditions of approval have been met 

• Mylar  
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CONCLUSIONS OF LAW 

 

Based upon the foregoing Findings of Fact, the Hartford Planning Commission concludes that 

the proposed subdivision meets the requirements of the Town of Hartford Subdivision 

Regulations including: 

 

Section 200-2 Hartford Subdivision Regulations: 

 

A. To guide future development in accordance with the Hartford Master Plan (the Plan), 

Zoning Regulations, Flood Hazard Area Regulations, Capital Budget and Program, and 

all other Town adopted bylaws, ordinances, regulations, plans, policies, and procedures.   

 

B. To promote a desirable relationship to the landform, its topography and geology, natural 

drainage and surface water runoff, surface water, and groundwater.   

 

C. To conserve natural resources and fragile features such as prime agricultural soils, 

wetlands, streams, ponds, steep slopes, ridgelines, important wildlife habitat and 

connectivity, and scenic views.   

 

D. To minimize the fragmentation of productive resource lands, including farm and forest 

land, and to promote their continued use and availability for agriculture, forestry, and 

wildlife.   

 

E. To maintain Hartford’s historic settlement pattern, defined by compact villages 

surrounded by rural countryside.  

 

F. To encourage variety, innovation, flexibility, and greater efficiency in residential 

development including clustering of lots, in accordance with the provisions of 24 V.S.A. 

§4417 (Planned Unit Development).   

 

G. To establish standards of subdivision design including, but not limited to, provisions for 

pedestrian and vehicular traffic, surface water runoff, surface water, and suitable building 

sites for the land use contemplated.   

 

H. To ensure development does not exceed the ability of the Town to provide public services 

and facilities, and that these facilities and services are available and will have sufficient 

capacity to serve any proposed subdivision. Such facilities and services include, but are 

not limited to: parks, recreation areas, schools, police and fire protection, libraries, water 

and wastewater facilities, roads, and public parking.  

 

I. To provide adequate utilities such as water, wastewater, electricity, telephone, and 

broadband.   

 

J. To provide the most efficient relationship between land use and the circulation of traffic 
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throughout the Town, encourage access management, and avoid undue traffic congestion 

and overburdening of roads, highways, and intersections. 

 

K. To promote the conservation of energy and use of renewable energy resources.  

 

L.  To encourage variety in the type, size, and cost of housing to meet the needs of 

Hartford’s diverse population. 

 

DECISION 

 

The Hartford Planning Commission, based upon the forgoing Findings of Fact and 

Conclusions of Law hereby application #25-12 by the Linda C. Brown Revocable Trust and 

Chickadee Mountain Properties, LLC (owners/applicants) for approval of a lot line adjustment 

between lots 14-0027-001 and 14-0027-003, Wellington Drive and Remick Road, Hartford, in R-

3 and FC zoning districts on the condition that: 

 

• The Mylar reflects the correct owners of the lots at the time of recording. 

 

• Before a zoning permit is issued to finalize this Decision, the surveyor submits a 

letter to the Zoning Administrator certifying that the monuments have been set 

according to the locations identified on the approved survey plat.  

 

This decision is also subject to the condition that no modification or expansion shall be made to 

the project as described and limited in the above Findings of Fact and Conclusions of Law 

without the written approval of the Hartford Zoning Board of Adjustment and/or the Hartford 

Planning Commission.  This decision may be revoked, and a new application or permit required 

if conditions and findings are violated or modified without written approval. 

 

The applicant is responsible for insuring compliance with all applicable State and Federal 

regulations pertaining to this application. 

 

Those in favor:  

 

Those in opposition:  

 

Those not participating:  

 

Dated at Hartford, Vermont this   day of August 2025. 

 

HARTFORD PLANNING COMMISSION 

 

By                                                                                 

Chairperson/Vice-Chairperson 
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Appeal Rights: An interested person who has participated in the proceeding related to this 

decision has the right to appeal this decision to the Vermont Environmental Court, pursuant to 24 

V.S.A. s. 4471 and V.R.E.C.P.5, in writing, within 30 days of the date of this decision. If you fail 

to appeal this decision, your right to challenge this decision at some future time may be lost 

because you waited too long. You will be bound by this decision, pursuant to 24 V.S.A. s. 4472 

(d) (exclusivity of remedy; finality). 

 

EXHIBIT LIST 

 

1. Application #25-12 

 

2. Survey entitled “Annexation Plat for Linda Brown C. Revocable Trust and Chickadee 

Mountain Properties, LLC Wellington Drive and Remick Road, Hartford, Vermont 

 

3. Letter from Tim Rockwood dated July 17, 2025 

 

4. Memo from Tim Rockwood dated July 17, 2025 

 

5. Memo from Jo-Ann Ells dated July 16, 2025 

 

6. Map entitled “VT Interactive Map Viewer Brown Lands” 

 

7. Survey entitled “Subdivision for David C. and Linda C. Brown, US Route No. 5, 

Hartford, Vermont” 

 

8. Survey entitled “Survey Plan for David C. and Linda C. Brown, US Route 5 and Remick 

Road, Hartford, Vermont” 

 

9. Orthophoto entitled “Natural Resources Atlas” 
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