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Braintree Planning Commission  
Regular Meeting & Public Forum DRAFT Minutes 

January 16, 2025 
7:00pm  

Braintree Town Hall, 5397 Vermont Route 12A, Braintree, VT 05060 

Nathan Cleveland called the meeting to order at 7:02pm. Present from the Planning 

Commission were Nathan Cleveland, Paul Kendall, Jackson Evans, Jennifer Phipps & Malcolm 

FitzPatrick. Kyle Katz from Two Rivers Ottauquechee Regional Commission (TRORC) was also 

present. In attendance from the public were: Micheal Czok, Stuart Kinney, Jessica Brassard, 

Grace Persons, Walter Scott, Megan O’Toole, Lou Helmuth and Doug Gottshall.​

​ The first item on the meeting agenda was to begin the Public Forum to take comments 

and answer questions about the draft zoning bylaw. Nathan Clevelend offered an introduction to 

the work that the Planning Commission had been doing with Kyle Katz from TRORC to update 

the bylaw and then turned the meeting over to Kyle. Kyle described the grant funded work that 

he had been doing with the PC to update both the housing and flood hazard regulation sections of 

the bylaw. He then reviewed the Summary of Proposed Changes document. Following Kyle’s 

review, the floor was open to those in attendance. ​

​ See attached spreadsheet for collected comments and suggestions.​

​ When no additional comments or suggestions were offered, the Planning Commission 

thanked the members of the public for their time and attention to the new bylaw and moved on to 

the next item on the agenda. ​

​ No minutes had been distributed prior to the meeting so the approval of December 

meeting minutes was tabled until the February meeting. ​
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​ ​

​ Under additional business, the board reviewed plans for the February meeting. The 

agenda for that meeting will include review of comments and suggestions collected at the public 

forum as well as gathering up so-called “Parking Lot Items” identified during the course of 

revising the bylaws. The Commission will also review the subdivision section and may plan a 

meeting to review and invite members of the public to share their experience with the 

subdivision process. ​

​ With no additional business to conduct, the meeting was adjourned at 9:15 (not sure 

about this time!).​

​ The next regular meeting of the Planning Commission is scheduled for 02/20 at 7pm at 

the Town Clerk’s Office. ​

​

Respectfully submitted, ​

Jackson Evans​

01/20/25​  



Section Question/Comment Concurrence Responce Followup Commenter
2.2, 3.2, 3.12 - ADU's Suggested adding a definition under "Accessory Dwelling Unit" Definition located un "Dwelling, Accessory" add definition Paul Rea
2.2, 3.2, 3.12 - ADU's Question about why ADU's can't add a bathroom Septic Lou Helmuth

4.7. 4.8, 4.10 - 3-4 Unit Dwl
Suggested that building 3 + unit buildings in Braintree would be a 
challenge w/o W/WW

These changes to bylaws make it possible, not 
required Paul Rea

4.10 - NeighRes District
Suggested that 1/2 acre lot size is too small to make W/WW work. One 
acre is better. III III

These changes to bylaws make it possible, not 
required Paul Rea

4.10 - NeighRes District
Asked if anyone had evaluated how many lots in Braintree could be 
developed without any of the proposed changes. Mike Czok

4.8 - SoBrtree District
Asked if anyone had evaluated what it would take to bring W/WW to South 
Braintree Mike Czok

General Noted that 1/2 lot size would be possible, but not a requirement. Megan O'Toole

General
Noted that Town Plan and subsequent bylaw, seeks to balance increased 
housing with rural preservation Paul Kendall

4.6 - Rural 1
Suggested that Rural 1 district should have 500 buffer and be 5 acre 
minimum within buffer Review Paul Rea/Mike Czok

General Noted that ADU's & duplex could provide many additional units Paul Kendall

General
Suggested that ADU's & duplex would not be subdividable and could be a 
burden when selling. II Mike Czok/Walter Scott

2.2, 3.2, 3.12 - ADU's Asked if under new bylaw someone could build 4 tiny homes on one lot.

Under current bylaw, someone could built a 
second primary dwelling and each dwellling could 
have ADU. Jessica Brassard

8.2.2 - Waiver Standards
General feeling that allowance for 1 acre carve out would not be in 
keeping with character of some districts. III

Paul K noted that PC will review which districts 
this would be appropriate in. Review Lou Helmuth

3.2, 3.20, 3.20.2 - Driveways Suggested that a 50-foot driveway is too wide/unnecessary. II II Included for fire/safety Review Stuart Kinney

Deed v Zoning
Asked if a right contained in a deed supersedes restriction in the bylaw 
(particularly to Conservation Districts)

Depends on the scenario, but generally, Zoning 
takes precedence. Stuart Kinney

Rebuilding
Suggested that ability to rebuild something (and reuse septic) that burned 
should be longer than 2 years. This is State Law not local law Stuart Kinney

3.2, 3.20, 3.20.2 - Driveways
Disagreed with moving road access permitting from the Road Foreman to 
the ZA. Review Jessica Brassard

3.2, 3.20, 3.20.2 - Driveways Noted that Sec. 3.2 gives authority to Selex, while 3.2.2 gives it to ZA PC will review Review Jessica Brassard

7.1 - Subdivision
Suggested that Subdivision section needs additional work to match the 
bylaws - waiver process is unclear. II

Paul K noted that input from people who have 
gone throght process would be helpfu in PC's 
review Review Paul Rea/Mike Czok

4.6, 4.9 - Rural 1/Scenic
Noted that Rural 1 & Rural Scenic have nearly identical requirements. 
What's the difference? Review Mike Czok

General Suggested that new bylaw be approved by Australian ballot Selectboard could make this decision. Review Walter Scott

6.10.3 - Home Enterprise
Noted confusing language relating to the number of "on-premise" 
employees Mike Czok

4.8 - Village District Asked where Commerical use is permitted. It is conditional in Village. Review Mike Czok
8.2.2 - Waiver Standards Asked for clarification of carve out in subdivision allowance Kyle explained Review Doug Gotshall


