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March 20, 2025 
 
Town of Charlotte 
Attn: Aaron Brown, Zoning Administrator 
P.O. Box 119 
Charlotte, VT 05445 
 
Subject:   Liam O’Farrell & Mary Jo Sleeper, Childcare Facility, 435 Dorset Street, Charlotte, Vermont – 

Conditional Use Application and Required Information 
 
Dear Aaron: 
 
 I am writing on behalf of Liam O’Farrell & Mary Jo Sleeper to request a conditional use review for a 
change in use of an existing garage into a childcare facility located at 435 Dorset Street in Charlotte. The childcare 
facility will include a total of seventeen (17) children and staff and will be provided water by the existing on-site 
drilled well and served by a new mound wastewater disposal system. 
 
 In accordance with the Town of Charlotte Land Use Regulations, the following items are submitted: 
 

1. Town of Charlotte Conditional Use Application. 
2. List of Abutters. 
3. Stamped & Addressed Envelopes for all abutters. 
4. Application fee of eight hundred dollars ($800.00) 
5. Project Description. 
6. Site Photographs. 
7. Conditional Use Site Plan Drawing S-1 Dated 02-26-2025 (1 original & 5 11x17 copies). 
8. Wastewater System Design Drawings S-1, S-2, & D-1 Dated 02-26-2025 (1 original & 5 
        11x17 copies). 

 
 
 Please review the included information and let me know if there are any other items that are required 
for the final hearing.  In the meantime, should you have any questions or comments, please do not hesitate to give 
me a call at (802) 482-2597.   
     
        Sincerely, 
 

         
  
        Jackson Grimes 
        Licensed Designer #133700 
 
c. Liam O’Farrell & MJ Sleeper 

http://www/


 
List of Property Abutters  (Information available from Town Lister and Tax Map) 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________                                                                                                                                                                 
_        ____________________________________   
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

Name____________________________________ 
Address__________________________________ 
           ____________________________________ 
Parcel ID # ________________________________ 
Map_________  Block _________  Lot _________ 
 

David Carpenter
351 Dorset Street
Charlotte, VT, 05445

00013-0351

Brenda J. Waters Revocable Trust 05/14/14
481 Dorset Street
Charlotte, VT, 05445

00013-0481

Ronald F. & Nancy L. Menard Life Estate & Matthew R. & Amy R. Menard

438 Dorset Street
Mary C. Watson Life Estate

00013-004200013-0438
Charlotte, VT 05445 Charlotte, VT 05445

42 Dorset Street

03 02

03 0103 01

03 02

0708

0502-1
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TOWN OF CHARLOTTE 
DEVELOPMENT REVIEW BOARD 

P.O. Box 119, Charlotte, VT 05445 
Phone: 802-425-3533     Fax: 802-425-4241 

APPLICATION FOR 

 CONDITIONAL USE REVIEW   
*Applicant must return complete application and all supporting documents to the Planning & Zoning office prior to being scheduled for a public hearing. 

                                                                                                      Office Use Only 

Date Received: ______________________________________                           Application #: ___________________________________________ 
 
Date Warning Mailed: ________________________________                            Date of Hearing: _________________________________________ 
 
Date Warning Published: ______________________________                            Date Hearing Closed: _____________________________________ 
 
45 Day Deadline: ____________________________________                            Date Approved: __________________________________________ 
  

 
1. PROPERTY OWNER 
 
Name_________________________________________________________ 
 
Address_______________________________________________________ 
 
Email_________________________________________________________ 
 
Phone _______________________________________________________   

 
APPLICANT/CONTACT PERSON (if other than owner) 
 
Name_________________________________________________________ 
 
Address_______________________________________________________ 
 
Email_________________________________________________________ 
 
Phone ________________________________________________________ 

_____________________________________________________________ 
Signature of property owner  

Signature of applicant __________________________________________ 
If applicant is agent for owner, written authorization signed by owner must 
be filed with application. 

 

Property Address: _____________________________________________  
 
Parcel ID # __________________________________________________    

 

Size of Parcel __________________________________________________ 
 
Zoning District _________________________________________________  

 
Existing Use of Property: ________________________________________ 

 
Proposed Use of Property: ________________________________________ 

 
Describe Intent of Project:   
_____________________________________________________________________________________________________________________________ 
 
_____________________________________________________________________________________________________________________________ 

_____________________________________________________________________________________________________________________________ 

_____________________________________________________________________________________________________________________________ 

_____________________________________________________________________________________________________________________________ 

_____________________________________________________________________________________________________________________________ 

_____________________________________________________________________________________________________________________________ 

_____________________________________________________________________________________________________________________________ 

_____________________________________________________________________________________________________________________________ 

 

Liam O'Farrell & Mary Jo Sleeper

435 Dorset Street

lofarrell@masvt.com

(802) 324-4441

435 Dorset Street 10.32 Acres

00013-0435 Rural

Residential Residential & Childcare Facility

As proposed, the project will convert an existing garage into a childcare facility for up to 17

children and staff. The parcel is also improved with a 4-bedroom single-family residence

that is served by an on-site mound wastewater system and provided water by an on-site

drilled well, both permitted under WW-138-1022. The garage will be provided water by an

existing connection to the current on-site drilled well and served by a new on-site mound

wastewater disposal system. 

Docusign Envelope ID: D81812DF-E626-4867-A933-0EE52AFD32F0
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 The following are to be submitted with Conditional Use applications, unless waived, per Charlotte Land Use    
 Regulations Section 5.2 (please check all items included): 

    Incl. Waived/ 

              N/A 

              2. Names and addresses of all adjoining property owners, (include stamped, addressed envelopes for each).  
              3. Project description. 
              4. Site location map showing project location in relation to town roads, surface drainage and adjoining       
                  facing parcels. 
              5. Town data overlay map (provided by the town) with a sketch of the project footprint(s).   
              6. Site Plan (1 original [24”X36”] and 5 copies [11”X17”]) drawn to scale (minimum 1” =200’,   
                  1” =100’ preferred) showing as applicable: 

                                  a. Date, scale, north arrow, title block, preparer information;   

      b. legal property boundaries 

      c. zoning district boundaries (incl. designated flood hazard areas); 

      d. required setbacks and designated building envelope, if any; 

           e. Site features and vegetation in the vicinity of the project: prime agricultural soils, active 
agricultural areas, surface waters, wetlands, shorelines and associated setback and buffer areas, 
wildlife habitat areas, prominent ridgelines and hill tops, steep slopes (15% to 25%, 25%+); 
structures (e.g., buildings, walls, fence lines, signs), including known historic sites and 
structures; existing parking, loading and service areas, roads and driveways, utility corridors, 
water supply and wastewater system locations; rights-of-way and easements; 

          f. Proposed structures (footprints); land use; roads, driveways, and pedestrian walkways; parking, 
loading and service areas; utility corridors; water supply and wastewater system locations; 
rights-of-way and easements; 

        g. Proposed site grading and drainage; 

        h. Proposed landscaping, screening, lighting and signage; 

            7. Photographs of the site; 

            8. Preliminary architectural elevations (for new structures, additions);  

            9. Draft legal documents (e.g., proposed easements, improvement or maintenance agreements); 

          10. Construction schedule, including the sequence and timing of proposed site development and related         
                improvements.  

  

 The following information, as applicable for a particular use or zoning district, or as requested by the Board to    
 determine conformance with these regulations: 

                        11. (a) Landscaping plan (including landscaping material specifications) 

                       11. (b) Lighting plan, including light fixture specifications and illumination (in foot candles) 

                       11. (c) Shoreland management plan 

                       11. (d) Stormwater management and erosion plan  

                       11. (e) Traffic impact analysis (current and proposed traffic volumes, capacities, levels of service,           
                                   proposed improvements) 
                       11. (f) Environmental impact analysis (analysis of potential impacts, proposed mitigation measures)  

                       11. (g) Visual impact analysis (analysis of potential visual impacts, proposed mitigation measures)  

Copies of the Land Use Regulations and the Town Plan are available at 
www.charlottevt.org and at the Planning & Zoning Office. 

Any application that does not contain all information required, or a reasonable 
explanation why it does not apply, will be returned to the applicant. 
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Please answer the following, per Charlotte Land Use Regulations Section 5.4 Conditional Use Review: 
 
 1. Effect on community facilities and services that will result from the proposed development?            

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

2. Character of the area affected (design, location, scale, and intensity of the proposed development in relation to the     
    character of adjoining and other properties likely to be affected by the proposed use)? 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

3. Traffic on roads and highways in the vicinity (potential impact of traffic generated by the proposed development on the   
       capacity, safety, efficiency, and maintenance of roads, highways, intersections, and bridges in the vicinity)? A traffic     
       impact assessment may be required. 
 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 4. Bylaws in effect. Does proposed development conform to other municipal bylaws and ordinances currently in effect,   
        including but not limited to road, water or wastewater ordinances? 
 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

5. The use of renewable energy resources. Will the proposed development interfere with the sustainable use of renewable   
        energy resources by either diminishing their future availability on the subject parcel, or by interfering with neighboring    
        property owners’ access to such resources, e.g., for solar or wind power? 
 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 
 

Since this project is proposing the change in use of an existing structure 

and no significant new development, the effects on community facilities

and services will be negligible.

The character of the area affected by this project is likely to remain

as-is and adverse impacts to the surroundings are not foreseen.

This project may increase traffic flow in the surrounding areas. However,

Dorset Street is a major road and the increased volume will be limited to

drop-off and pick-up times when the daycare is operating.

This project is in conformance with applicable by-laws. The landowners are

in the process of obtaining all necessary local and state permits. 

This project will not diminish the future availability of renewable energy

resources on the subject or neighboring parcels as the structure is already

built.

Docusign Envelope ID: D81812DF-E626-4867-A933-0EE52AFD32F0
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Please answer the following, per Charlotte Land Use Regulations Section 3.12. Performance Standards: 

Will the proposed development cause or result in: 
 
1. noise in excess of 70 decibels, or which otherwise represents a significant increase in noise levels in the vicinity of the use so as to  
     be incompatible with the surrounding area; or within the Commercial/ Light Industrial District, noise in excess of 75: 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

 2.  clearly apparent vibration which, when transmitted through the ground, is discernable at property lines without the aid of 
   instruments 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

3.  smoke, dust, noxious gases, or other forms of air pollution which constitute a nuisance or threat to neighboring landowners, 
  businesses or residents; which endanger or adversely affect public health, safety or welfare; which cause damage to property or     
  vegetation; or which are offensive and uncharacteristic of the affected  

 ______________________________________________________________________________________________________ 

 _____________________________________________________________________________________________________ 

4.  releases of heat, cold, moisture, mist, fog or condensation which are detrimental to neighboring properties and uses, or the 
  public health, safety, and welfare; 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

5.  electromagnetic disturbances or electronic transmissions or signals which will repeatedly and substantially interfere with the 
  reception of radio, television, or other electronic signals, or which are otherwise detrimental to public health, safety and welfare,     
  except from facilities which are specifically licensed and regulated through the Federal Communications Commission (FCC). 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

6.  glare, lumen, light or reflection which constitutes a nuisance to other property owners or tenants, which impairs the vision of 
 motor vehicle operators, or which is otherwise detrimental to public health safety and welfare; 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

7.   liquid or solid waste or refuse which cannot be disposed of by available methods without undue burden to municipal or 
  public disposal facilities, which pollutes surface or ground waters, or which is otherwise detrimental to public health, safety and     
  welfare; or 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

8.  undue fire, safety, explosive, radioactive emission or other hazard which endangers the public, public facilities, or 
 neighboring properties, or which results in a significantly increased burden on municipal facilities and services 
 

 ______________________________________________________________________________________________________ 

 ______________________________________________________________________________________________________ 

The Development Review Board may require periodic reporting as a permit condition to confirm ongoing compliance. 
 

 

This project will not create noise in excess of 70 decibels. 

This project will not cause any clearly apparent vibrations.

This project will not create any smoke, dust, noxious gases, or other forms of air pollution.

This project will not release any heat, cold, moisture, mist, fog or condensation.

This project will not create any electromagnetic disturbances or electronic transmissions or signals.

This project will not create any glare, lumen, light or reflection which constitutes a nuisance to other property owners or tenants, which impairs the vision of motor vehicle operators, 

or which is otherwise detrimental to public health safety and welfare.

This project will not create any waste which cannot be disposed of without undue burden to public facilities. Wastewater disposal will be taken care of by a private

on-site mound system. Solid waste disposal will be handled between the landowners and local private hauling companies.

This project will not create any undue fire, safety, explosive, radioactive emission or other hazards which would endanger the public or neighbors 

or which results in a significantly increased burden on municipal facilities and services.

Docusign Envelope ID: D81812DF-E626-4867-A933-0EE52AFD32F0
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Liam O’Farrell & Mary Jo Sleeper 
Childcare Facility 

435 Dorset Street, Charlotte, Vermont 
Map 03, Block 02, Lot 02-2 

 
Project Narrative 
 

Liam O’Farrell and Mary Jo Sleeper currently own a 10.32+/- acre parcel located at 435 Dorset 
Street in the rural zoning district. The parcel contains a 4-bedroom single family residence that is provided 
water by an onsite drilled well and served by an on-site mound wastewater disposal system. The parcel also 
contains a barn that Mr. O’Farrell & Ms. Sleeper are proposing to convert into a childcare facility that will 
serve seventeen (17) children and staff. This building will be provided water by a connection to the existing 
drilled well and served by a new mound wastewater disposal system. As stated in Table 2.5 of the Town of 
Charlotte Land Use Regulations, conditional use approval is required for a childcare facility serving greater 
than 10 children in the rural zoning district.  

 
Town of Charlotte, Land Use Regulations 

 
In accordance with the Town of Charlotte Land Use Regulations, the proposed childcare facility 

has been designed in accordance with the standards set forth in Chapter 5 and other relevant sections of 
the Charlotte Land Use Regulations. 

 
Section 3.2 – Road, Driveway, and Pedestrian Access 
The existing buildings are currently accessed from Dorset Street by an existing paved 
driveway. This driveway appears to have been designed and constructed in accordance with 
the Town of Charlotte “Road and Driveway Standards” and conforms to all relevant by-laws 
in Section 3.2 of the Town of Charlotte Land Use Regulations.  
 
Section 3.11 (A) – Parking, Loading & Service Area Requirements - Parking 
The existing paved driveway has enough space to provide at least six (6) parking spaces, 
which is the minimum amount described in Table 3.1. If necessary, a bicycle rack and ADA 
approved parking spaces can be added as well. 
 
Section 4.7 –Day Care Facility 
Since the proposed childcare facility will serve greater than 10 children, this project is subject 
to conditional use review under Section 5.4 and site plan review under section 5.5. 

 
Section 5.4 (C) – Conditional Use Review – General Standards 
The DRB shall determine that this project will not result in an undue adverse effect on any 
of the following: 

   
1) The capacity of existing or planned community facilities and services – This 

project is not expected to create any additional demand or undue burden on community 
facilities or services. 
 

2) Character of the area affected – This project is compatible with the character of the 
surrounding area as the structure that the childcare facility will be in is already built and 
conforms with current zoning setbacks and will only be occupied during normal 
business hours.  

 

http://www/
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3) Traffic on roads and highways in the vicinity – This project may increase traffic 

flow in the vicinity. However, the increased volume will be limited to drop-off and pick-
up times at the childcare facility. Dorset Street is a relatively major road that can handle 
the extra vehicles. 
 

4) Bylaws in effect – This project is in conformance with all applicable zoning by-laws. 
The landowners are in the process of obtaining all applicable state and local permits.  

 
5) The use of renewable energy resources – This project will not diminish the future 

availability of renewable energy resources on the subject or neighboring parcels.  
 

Section 5.4 (D) – Conditional Use Review – Specific Review Standards 
The DRB may also consider the following: 
 
1) Conformance with the Town Plan – This project conforms with the policies and 

objectives identified in the Charlotte Town Plan. Chapter 2.6 – Child Care cites Title 24 
VSA Section 4302(13), which states that towns’ planning processes include the 
following goal: “to ensure the availability of safe and affordable child care and to 
integrate child care issues into the planning process, including child care financing, 
infrastructure, business assistance for child care providers, and child care work force 
development.” Chapter 1.1 – Goals – Bullet point #5 also states that a goal of the Town 
Plan is “To promote social, economic, cultural and racial diversity and sense of 
community through actions that encourage… educational and commercial services, and 
environmentally sound rural and small business enterprises. 
 

2) Additional Restrictions – This lot is currently in conformance with all current zoning 
setbacks and buffers. Since no new development is being proposed as part of this 
project, no additional dimensional restrictions are foreseen. 

 
3) Performance Standards – This project will have negligible impacts on the 

performance standards as described in Section 3.12. 
 
 
 Section 5.5(E) – Site Plan Review- Standards 
 The DRB may may consider and impose appropriate safeguards and conditions with respect  
 to the following standards and conditions: 
 

1) Site Features – Since no new development is being proposed as part of this project, all 
site features as listed in the Land Use Regulations shall remain unimpacted.  

 
2) Site Layout & Design - Since no new development is being proposed as part of this 

project, the site layout is already existing and is in conformance with the Land Use 
Regulations. 

 
3) Access – A paved driveway access from Dorset Street is already existing and appears to 

be in conformance with Section 3.2 of the Land Use Regulations. No additional access 
is being proposed as part of this project.  

 

http://www/
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4) Parking, Loading, & Service Areas - The existing paved driveway has enough space to 
provide at least six (6) parking spaces, which is the minimum amount required in 
accordance with Table 3.1. If necessary, a bicycle rack and ADA approved parking spaces 
can be added as well. 

 
5) Landscaping & Screening – No new landscaping is being proposed with this project. A 

landscaping plan can be provided if the board finds it necessary. 
 
 

6) Stormwater Management & Erosion Control – The parcel is in compliance with 
current stormwater standards as described in Section 7.8 of the Land Use Regulations. 
Since no new development is being proposed as part of this project, no additional 
stormwater or erosion control methods shall be constructed. Currently stormwater is 
properly treated via large disconnection areas that are less than 5% slope and are 
associated with the entire site. Further, stormwater that does not receive treatment is 
collected in grassy swales and slowly discharged. No new impervious are will result from 
this project and therefore no new stormwater impact will be realized.  
 

7) Outdoor Lighting – Currently, the garage has two (2) 300-watt lights and one (1) 75-
watt light on its exterior. The main house has three (3) 300-watt lights and seventeen (17) 
20-watt lights on or around its exterior. There are no street lights on road in the 
surrounding area or along the driveway. All existing lights have a conical shade (as shown 
in the photographs) to prevent excess light pollution. No new lighting is being proposed 
as part of this project.  

http://www/
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Liam O’Farrell & Mary Jo Sleeper 
Childcare Facility 

435 Dorset Street, Charlotte, Vermont 
Map 03, Block 02, Lot 02-2 

 
Site Photos: 
 

 
Garage and Main House 
 

 
Parking in Front of Garage 

http://www/
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Main House 
 
 

 
View From the Road 
 
 

http://www/
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Typical 20-Watt Outdoor Light 
 
 

 
Typical 300-Watt Outdoor Light 
 
 
 

http://www/
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Typical 75-Watt Outdoor Light 
 
 

 
Interior of Garage 

http://www/



