Town of Charlotte Staff Report - DRB 25-034-SP-CU O’Farrell /Sleeper

DEVELOPMENT REVIEW BOARD sketch plan meeting scheduled for April 23, 2025

General Information

Applicant:

Liam O’Farrell and Mary Jo Sleeper (Consultant: Jackson Grimes,
Barnard and Gervais)

Application No.: DRB-25-034-SP-CU Site Plan and Conditional Use Review
Property Owner: Liam O’Farrell and Mary Jo Sleeper

Requested Action: Site Plan and Conditional Use Approval

Purpose: O’Farrell and Sleeper seek approval to convert an existing garage

into an at-home daycare facility serving 10 or more children

Existing Zoning:

Rural

Location: 435 Dorset Street
Parcel ID: 00013-0435
Lot Size: 10.32

Existing Land Use:

Single-Family Residence

Surrounding Land Use

Residential, agricultural

Permitting / Subdivision
History:

1984 Two-Lot Subdivision (Roland and Blanche Aube), Slide 37
WW-138-1022: Four-Bedroom Wastewater Permit

15-118-]M: Four-Bedroom Single-Family Residence Permit
16-132-CO: Certificate of Occupancy

17-67-CC: Certificate of Compliance

17-179-ZP: Garage Permit

20-204-ZP Addition Permit

24-156-CC: Certificate of Compliance

Applicable Regulations

Land Use Regulations, as amended 2023
Recommended Standards for Developments & Homes, 1997
Charlotte Town Plan, 2019

Public Notification:

Public notification including publication in the print edition of The
Citizen on March 27, 2025. Abutters were notified by mail on
March 27, 2025. The agenda and warning were posted in three
public places at least fifteen days before the hearing. Zoning
Administrator Aaron Brown waived sketch plan review for site
plan March 21, 2025.

Exhibits:

1. Narrative and Site Plan and Conditional Use Applications, Barnard and Gervais, received

March 21, 2025

2. Overall Site Plan, Sheet S-1, Barnard and Gervais, February 26, 2025
3. Site Plan, Sheet S-2, Barnard and Gervais, February 26, 2025
4. Wastewater System Details and Notes, Sheet D-1, Barnard and Gervais, February 26, 2025

Project background:

Mary Jo Sleeper and Liam O’Farrell purchased the residence at 435 Dorset Street in late 2024 and are
seeking to convert an existing garage into a daycare facility. Sleeper currently owns an at-home
daycare facility in South Burlington - Our House Preschool - and provided the following information
regarding her intent to move the operation to Charlotte:
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Our House Preschool is in its fourth year in my home in South Burlington. We are currently a home

based fully licensed preschool. We currently serve up to 12 children ages 18 months - 5, Monday - Friday
from 8:00-4:00 during the 35 week public school calendar. It is currently myself and Heather Hamilton,
both licensed Early Childhood Educators working in the program. We are an Early Learning partner
with the State of Vermont giving all children three and older access to ACT 166 funding and we accept
subsidy.

We are working to move the program to the barn located next to our new home. Given the barn is not
attached to the house directly we will need, per Vermont regulations, to license the space as a center
based early childhood program. We are working with Barnard and Gervais to install a new mound
system that would allow us the capacity of up to 14 -15 children and two or three employees.

Review standards:

Chapter II, Section 2.3, Table 2.5 - Application of District Standards -Rural District (RUR)
Section 3.11 - Parking, Loading, and Service Area Requirements

Section 3.12 - Performance Standards

Section 3.15 - Surface Waters and Wetlands

Section 3.16 - Water and Wastewater System Requirements

Section 5.4 - Conditional Use Review

Section 5.5: Site Plan Review

Nounswh e

Chapter II, Section 2.3, Table 2.5 - Application of District Standards - Rural District

The purposes of the Rural District are (1) to protect important agricultural land and promote viable

agriculture, wildlife habitat, productive woodland, natural areas, aquifers, scenic vistas and views, open spaces,
and other significant natural, cultural and scenic resources identified in the Charlotte Town Plan; and (2) to

allow for low density or clustered residential development in accordance with the capability of the land to
support such development, that does not adversely affect the town’s natural and scenic resources or properties
and uses in the vicinity, and is compatible with the rural character of the town as expressed in the Charlotte Town
Plan.

Section 2.4 (D) - Conditional Uses

Childcare facilities serving 10 or more children are defined as daycares in the LURs. Daycare facilities
require conditional use and site plan approval in the Rural District.

Section 2.4 (E) - Dimensional Standards

Minimum Setback/Front: 50 feet from ROW
Minimum Setback/Side and Rear: 50 feet
Maximum Building Coverage: 20%
Maximum Lot Coverage: 30%

Maximum Building Height: 35 feet

The applicants propose to convert an existing 34’ by 40’ garage into a daycare facility with 14-15
children and one or two non-resident staff members. The lot and buildings comply with all
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dimensional standards of the Rural District, and no new buildings are proposed as part of this
application.

Chapter III, Section 3.11 - Parking, Loading, and Service Areas

The land use regulations require three spaces per 10 children at “school day care” facilities. The
applicants have proposed six spaces, which complies with the regulations.

Chapter III, Section 3.12 - Performance Standards
The proposal does not seem to warrant any major concerns with the performance standards.
Chapter III, Section 3.15 - Surface Waters and Wetlands

The parcel is located within the LaPlatte River groundwater source protection area, but does not
feature any streams or wetlands.

Section 3.16 - Water and Wastewater System Requirements

The lot currently benefits from a four-bedroom wastewater permit issued by the Town under
municipal delegation (WW-138-1022). The applicants are seeking state approval to construct a new
mound for the daycare facility. The applicants intend to use the existing water supply.

Chapter V, Section 5.4 - Conditional Use Review
Conditional use review requires consideration of five general standards.

(1) Capacity of existing or planned community facilities and services: the proposed daycare
facility does not appear to place any direct impact on local schools, fire and rescue, or the
town’s contracted police service. The building will likely require a permit from the
Department of Public Safety and will be registered as a licensed daycare facility by the state.

(2) Character of the area affected - the application has generated one opposition letter from a
neighbor, one letter of support from a neighbor, and three letters of support from parents of
Our House Preschool students. The opposition letter suggests a potentially negative impact on
the character of the area, while the letters of support suggest a positive impact on the
neighborhood.

(3) Traffic on roads and highways in the vicinity - As the applicants note, traffic is likely to be the
most significant impact of this project. Up to 17 vehicle trips could occur at peak AM and PM
hours. Dorset Street is one of Charlotte’s most travelled roads. Dorset Street has seen heavier
traffic since the flooding of July 2024 severely damaged parts of Spear Street.

(4) Bylaws in effect - the proposal appears to comply with all local bylaws.

(5) The use of renewable energy resources — no new structures are proposed. This project does
not seem to impair the use of renewable energy on-site or at neighboring properties.
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Chapter V, Section 5.5 - Site Plan Review

Section 5.5 (E) - Standards requires review of the following elements, which are cross-referenced

in Section 3:

1. Site Features - The 10.32-acre lot is currently improved with a single-family residence, a
detached garage (proposed for the daycare), and water and wastewater systems. The land
does not feature any significant habitats. Most of the parcel is statewide agricultural soil,
though pockets of prime agricultural soil exist along Dorset Street.

2. Site Layout and Design - The applicants intend to use the existing driveway, parking areas,

and one existing structure for this operation.

Access- the applicants intend to use the existing access and driveway.

4. Parking, Loading, and Service Areas - The applicants state they have ample parking for six
vehicles and could likely accommodate more if required. They have expressed willingness to
provide bicycle and ADA-compliant parking at the board’s request. Six spaces satisfy the
parking requirement for a daycare serving 20 children.

5. Landscaping and Screening - The applicants have not proposed any landscaping or screening

for this project, but they are willing to consider formal measures if required. The garage is

located over 150 feet from the nearest neighboring structure and over 400 feet from the road.

Stormwater Management and Erosion Control — None is proposed or required.

Outdoor Lighting — The site features several outdoor lights customary to residential use. The

existing lights feature conical shades and are downward-facing. No new lighting is proposed

as part of this application.

w

No

Staff Comments: This application involves no new construction except for a mound wastewater
system. Local media have reported extensively on the need for additional daycare facilities in the
region and across the state. The Town Plan at page 2-47 cites 24 VSA 4302(13), which reads that
town plans shall “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.”

Neighbors Menard (438 Dorset Street) submitted a letter of opposition to the project, citing concerns
about traffic, speed limit (50 miles per hour), and property values. Neighbor Dorothy Loren, whose
son attends Our House Daycare in South Burlington, wrote a letter of support for the project, citing
the quality of the operation and the need for childcare options in Charlotte. Additionally, as of this
writing, three sets of parents of current students (Comeau, Jenkins, and Lampman) also submitted
letters of support for the project.

While signs do not require a permit in Charlotte, the board may wish to require signage to ensure
safety and prevent parents from driving down neighboring driveways. The board may also wish to
discuss other measures that could keep children away from the roadway.

Prepared by: Aaron Brown, Zoning Administrator, April 15, 2025
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