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DEVELOPMENT REVIEW BOARD continued subdivision hearing scheduled for October 23, 2024 @ 7:45 
pm 

General Information 
Applicants:  

 
Rachel, Vernon, and Jason Hutchins 

Application No.: DRB 22-259-SD Parcel ID:  

Status of Applicant:  Landowner 

Requested Action:  Subdivision Approval 

Purpose: Proposed 3-lot subdivision 

Zoning: Rural District 

Location: 363 Riverview Drive 

Size: +/- 18.12 Acres 

Existing Land Use: Residential lot  

Surrounding Land Uses: Agriculture and residential development 

Permitting / Subdivision History: PC-20-19-SD Hutchins: Created new 2.4-acre Lot 6; adjusted several 
lot boundaries; created 16.77 acres of conserved open space across 
lots 4, 5 and 6 
Subdivision: 18 Aug 1998: Created: Lot 4 – 10.03 acres, Lot 5 – 5.61 
acres, and Lot 3 – 18.13 acres  
Subdivision: 22 Aug 1989: 3-Lot subdivision of 63 acres 
4C0959 and Subsequent Amendments (Act 250 Permit) 

Applicable Regulations: Land Use Regulations, as amended 2023 
Town Plan, 2018 
Recommended Standards for Developments & Homes, 1997 

 
Background: Rachel and Vernon Hutchins started the process for a five-lot subdivision with a sketch 
plan meeting on July 13, 2022. The applicants received preliminary plan approval February 8, 2023. Over 
the next year and a half, the final plan hearing was continued numerous times while the Hutchins 
worked on their Act 250 application, which involved addressing concerns over grassland bird habitat, 
agricultural soils, and wetlands impacts. Rachel Hutchins brought a draft wetlands impact plan, showing 
a reduction of the proposed subdivision to three lots, to the Development Review Board (DRB) meeting 
of August 21, 2024. Rachel Hutchins then presented a revised proposed plat and engineering plan set to 
the DRB on October 9, 2024. The new proposed lot layout is as follows: 

Lot 3.1: +/- 5.03 acres, currently improved with a barn that is to be relocated 

Lot 3.2: +/- 5.07 acres, currently undeveloped 

Lot 3.3: +/- 8.02 acres, currently undeveloped 

Rachel and Vernon Hutchins transferred ownership of the 18.12-acre lot to their son Jason Hutchins on 
September 17, 2024. Jason Hutchins confirmed that he would serve as a co-applicant with his parents 
by email to the Zoning Administrator on October 8, 2024.  

Staff Observations / Recommendations: The Hutchins have changed the lot configuration in order to 
receive Act 250 approval. The state review process has required the Hutchins to mitigate grassland bird 
habitat impacts and to reduce potential impacts to agricultural soils and wetlands. In order to make 
these changes and create logical lots, the Hutchins reduced the total number of proposed lots from five 
to three. Some DRB members and town staff have discussed with the town attorney (on at least two 
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occasions) the issue of whether and when to require an applicant to start the subdivision review 
process over. The town attorney has advised that there is no clear rule about when to make an 
applicant start the review process anew. The board must use its discretion and answer questions such 
as: Does the new proposal lead to more or fewer new impacts? Has proper meeting notification 
occurred throughout the process?  

In this case, the applicants are proposing two fewer lots, and public notification has followed the 
requirements of state law. A change in impact has occurred with the relocated driveway that would 
serve Lots 3.2 and 3.3. The driveway is now across the road from different neighbors than originally 
proposed (one is Jeffrey Hutchins, the other is the Lamere household). The new layout of the driveway 
does not appear to pose significant impacts to neighbors Lamere, as headlights would not be directed 
toward their house. The new layout has been proposed in response to state permitting requirements to 
avoid undue adverse impacts to wetlands and grassland bird habitat. It would appear that potential 
impacts to Areas of High Public Value have been better addressed through this change in lot layout. 

Standards of Review 

Section 2.3 Application of District Standards - Table 2.5 Rural District (RUR) –  
(C) Single-family dwelling is a “permitted use.”  
 
(E) Dimensional Standards – Each lot meets the minimum five-acre requirement. The lot frontage 
complies with the regulations, as the lots are proposed to have the following frontages: 
 
Lot 3.1: 533.58’ 
Lot 3.2: 371.87’ 
Lot 3.3: 533.88’ 
 
Section 3.2 Road, Driveway, and Pedestrian Access Requirements – Proposed Lot 3.1 is to be served by 
an existing driveway off Carpenter Road. The proposed driveway off Riverview Drive does not require a 
Highway Access Permit because Riverview Drive is a private road. The driveway serving Lots 3.2 and 3.3 
complies with Subsection (2): “For a parcel having frontage on two (2) roads…the access shall be located 
on the less travelled road.” 
 
Section 3.6 Lot, Yard, and Setback Requirements – The proposed building envelopes comply with 
district setbacs. 
 
Section 7.2 General Standards - Areas of High Public Value (Table 7.1): 

a. Land in active agricultural use – The proposal does not appear to have any impacts on existing 
agricultural operations.  

b. Primary Agricultural Soils (Prime and Statewide) – Most of the property comprises statewide 
agricultural soils, but prime agricultural soils do exist on the westerly side of the parcel. 

c. Steep slopes (>=15%) – No development is proposed in areas with steep slopes. 

e. Surface waters, wetlands and associated setback and buffer areas – This application has been under 
state review for over a year to allow for a wetlands delineation and potential mitigation strategies. At 
the Board’s October 9, 2024 meeting, Rachel Hutchins stated that the State appears prepared not to 
require an individual wetlands permit for this subdivision.  
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h. Wildlife habitat – The lot layout has changed in part to protect grassland bird habitat identified by a 
state wildlife biologist as part of the Act 250 review process. 

k. Scenic views and vistas: - N/A 

I. Conserved Land on adjacent parcels – The Hutchins conserved portions of the parent parcel through 
an Open Space Agreement.  
 
Section 7.2(C) Lot Layout: The proposed lots are not regularly shaped but were designed around natural 
features. 
 
Section 7.2 (D) Density: The lots are large enough to meet density requirements for single- and two-
family residences. 
 
Section 7.2 (E): Building Envelope: The updated plat provides single building envelopes for Lots 3.1 and 
3.3. Lot 3.2 is shown with two potential building envelopes, labelled east and west. If allowed, the board 
will need to decide how to either (1) instruct future owners to decide on one of the envelopes or (2) 
allow both envelopes on one lot. Staff has advised the Hutchins to provide acreage calculations for all 
building envelopes.  
 
Section 7.3: District Standards for Rural, Shoreland & Conservation Districts:  The state permitting 
process has focused on features the Town largely identifies as Areas of High Public Value.  
 
Section 7.4: Compatibility with Agricultural Operations:  The proposal does not appear to impact any 
existing agricultural operations.   
 
Section 7.5: Facilities, Services and Utilities:  The proposed parcels are located 5.9 miles from the 
Charlotte Volunteer Fire and Rescue Service.  
 
Sections 7.6, Water Supply / 7.7 Sewage Disposal: The applicants provide a wastewater plan in Sheet 
C2.3. 
 
Sec. 7.8, Stormwater Management & Erosion Control:  
 
Sec. 7.9, Landscaping & Screening: No additional landscaping or screening is proposed. 
 
Sec. 7.10, Roads, Driveways & Pedestrian Access:   
 
Sec. 7.11, Common Land to be Conserved: no land is proposed for conservation as part of this 
application. 
 
Materials provided in this application folder: The new application plan set comprises the following: 
 
Sheet P1: Subdivision of Lot 3, Vernon and Rachel Hutchins 
Sheet C1.0: Existing Conditions Plan 
Sheet C2.0: Lot 3 Proposed Conditions Plan 
Sheet C2.1: Proposed Utility Site Plan 
Sheet C2.2: Plan and Profile Drive for Lot 3.1, 3.2, and 3.3 
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Sheet C2.3: Wastewater Plan 
Sheet C2.4: Stormwater Management Plan 
Sheet C3.0: EPSC Plan 
Sheet C3.1: EPSC Narrative and Details 
Sheet WS1: Wetland Impact Site Plan 
Sheet WS2: Prime Ag. Soil Mitigation Site Plan 
 
Prepared by: Aaron Brown, Zoning Administrator, October 10, 2024 


