
TOWN OF NORTHFIELD, VERMONT 

PLANNING COMMISSION 

Minutes of October 5, 2022  

 
The meeting was held at the Community Room of the Brown Public Library, and was also streamed via 

the Town GoToMeeting account for the benefit of those unable to attend in person. 

 

 

The meeting was called to order at 7:05 pm by Chair Laura Hill-Eubanks. 

 

Roll Call: Present for the meeting were Commissioners Laura Hill-Eubanks, Nancy Peck, Ruth 

Ruttenberg, Chandra Blackmer, and Aaron Rhodes (arrived at 7:20).  Clerk Mitch Osiecki hosted the 

meeting from the Community Room. Also attending remotely were JuliBeth Hinds of Birchline Planning, 

Economic and Brian MacKowiack. 

 

 

Set/Adjust Agenda:  There were no adjustments to the agenda.  

 

 

Public Participation:  Laura welcomed guests and made introductions.  

 

 

Zoning Regulation Updates:  

 

JuliBeth discussed the state of updates – current focus is on Articles 1 & 2. JB noted that other than 

floodplain regulations, Articles 1 & 2 represent basically half of the regulations. 

 

JuliBeth noted that Vermont statute provides a lot of latitude in how municipalities refer to zoning 

regulations. Northfield currently uses “Bylaws for the Regulation of Land Use.” 

 

After some discussion, the consensus of the PC was to use a simpler phrase, “Northfield Zoning 

Regulations.” 

 

 

Article 2 – the “how” of administering zoning. 

 

Applicability sections explain the basics. 

 

Administration  

 

Administrative Officer/Zoning Administrator (interchangeable terms). Role of the ZA defines the 

limitations of authority. 



 

Brief discussion of designation of an Acting ZA; someone designated to perform the duties of the ZA 

in the event of a temporary absence. Should clarify this role to ensure continuity of the functions of 

the office. 

 

 

Planning & Commission and Development Review Board. 

 

Operating procedures for these bodies do not need to be included directly in the zoning regulations. 

In fact, it is advantageous to incorporate the functions of these bodies as standalone policies (it’s 

easier to modify these operating procedures if they are not incorporated directly into the zoning 

regulations.    

 

Section 2.3 Decisions and Conditions 

 

JuliBeth proposed that this language can be simplified. 

 

Section 2.4 Bonding and Surety 

 

Northfield has not historically may much use of this provision, but it is an important tool that 

can be used to ensure timely completion of large projects. Will discuss further. 

 

Section 2.4 Hearing and Notice Requirements 

 

While JuliBeth frequently advises that statutorily required elements of zoning regulations can be 

adopted by reference, here is an exception. It is worthwhile to spell out plainly the procedures 

for how public meetings are warned, including written notification to applicants and owners of 

properties adjoining the property subject to development. 

 

Table of Permits – it would be helpful to add a table that clearly articulates which activities require a 

zoning permit. 

 

Certificate of Occupancy – Northfield has not historically required issuance of Certificates of Occupancy 

(except for development within the floodplain). There are some significant arguments for requiring a 

C/O. Will discuss further. 

 

Activities Exempt from Zoning Permits 

 

1) Accepted agriculture practices (AAPs) and accepted management practices (AMPs) for 

silviculture (forestry) as defined by their respective regulating agency of department. 

 

2) Net-metered solar projects (spell out whether a carport w/ roof-mounted solar panels requires 

a permit?) 



 

 

3) De minimis land development activity, including but not limited to: 

 

a) Normal maintenance, repair, renovation, or replacement of an existing structure that does 

not result in exterior alterations or expansion of a building footprint, or a change in use. 

 

b) Wholly subterranean structures excluding in-ground swimming pools, or exterior alterations 

to structures that do not result in any change to the footprint, height or location of the 

structure, or a change in use. 

 

c) Demolition of structures, including removal of debris from fire, flood, or storm damage. (Note: 

Northfield used to require a zoning permit for razing a structure, but currently does not. Current 

consensus is toward removing this from the list of exemptions.) 

 

d) Interior alterations or repairs to a structure that do not result in exterior alterations or 

expansion or change of use, or, where connected to the Town of Northfield water and 

wastewater systems, affect the approved wastewater capacity. 

 

e) Residential entry stairs (excluding decks and porches), and walkways. Such structures, 

however, shall conform with setbacks defined in these regulations, and shall be recorded in the 

Northfield Land Records. 

 

f) Access ramps and other features providing accessibility for the disabled, which hall be exempt 

from setback regulations but which shall be recorded in the Northfield Land Records. 

 

g) Fences less than six (6) feet in height, or walls less than four (4) feet in height. Such structures, 

however, shall not extend into or obstruct public Rights-Of-Way, or interfere with corner 

visibilities or sight distances for vehicular traffic. (Note: this would represent a change from 

current regulations, which requires a fence permit for a fence taller than four feet.) 

 

h) OK 

 

i) OK 

 

j) through m) replaces current language exempting structures fewer than 100 square feet, not 

on a permanent foundation. 

 

Regulations should still clearly require that the ZA be notified in writing before construction of an 

exempt structure. Current practice of the ZA is to require submission of a zoning permit application, 

which is marked exempt (and fee waived) if the proposed structure meets definition of an exempt 

structure. 

 



Section 2.3.3 Zoning Permits 

 

(A) Minor edits 

 

(B) Added language to explicitly refer to the ANR atlas for wetland areas. 

 

(C) New section, breaking up former (B), which had 20 items. Strike former items 14 & 15, which are 

superfluous.  Additional minor edits. 

 

JuliBeth offered some possible alternative phrasing. Much shorter, but consensus was that the lengthier 

version is preferrable. 

 

 

Some brief discussion of the terms of the Municipal Planning Grant under which JuliBeth is providing 

services. PC must ensure work on zoning regulations concludes within the umbrella of the grant funding. 

 

 

Approval of Minutes: Nancy moved to approve minutes of September 9; Aaron seconded.  

Motion passed, 5-0. 

 

 

Next Regular Meeting: November 2, 2022 at 7:00 pm. 

 

Adjournment: Chandra moved to adjourn; Nancy seconded. Motion passed, 5-0.  

 

Meeting adjourned at 9:01 pm. 

 

 

 

 


