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Town of St. Albans 
Development Review Board Meeting Minutes 
Thursday, October 13th, 2016 
6:30 p.m. 
 
On Thursday, October 13th, 2016 at 6:30 p.m., the Town of St. Albans Development Review Board met at 
Town Hall for hearings.   
  
Present: Chair, Brent Brigham, Vice Chair, Jeff Jewett, Clerk, Bruce Thompson, Karen Drennen, Arthur 
Omartian, Tom Stanhope, Mike McKennerney, and Zoning Administrator, Becky Perron  
 
Absent:  
 
Chair, B. Brigam called the Development Review Board meeting to order at 6:30 p.m.  
 
New Business: 
Application of St. Albans Bay Lake Homes LLC requesting Conditional Use and Site Plan 
Approval for a Marina use in accordance with Sections 403, 407, 409, 802 and 803 of the St. Albans 
Town Unified Development Bylaws.  The properties are located at 90 Georgia Shore Road and 
Chubb Street 192 Next To in the Residential District within a Flood Hazard Overlay and St. Albans 
Bay Overlay Districts and owned by the Applicants. 
 
The application was represented by property owners, Chuck Lowe and Renee Boissoneault, engineer 
Mike Burk, and attorney of the applicant Anthony Iarrapino. 
 
Chair, B. Brigham questioned who in the audience wished to obtain Interested Party Status. Most of the 
audience wished to be considered Interested Parties and provide testimony. The Board asked who was 
abutting or adjoining property owners as well as who was within the neighborhood. B. Perron stated an 
audience member could participate in the meeting as an Interested Party if they could prove they had a 
personal or environmental interest in the project. The Board agreed to go into a deliberative session to 
discuss potential Interested Parties.  
 
 MOTION: J. Jewett made a motion to enter deliberative session at 6:45 p.m. to discuss granting 
Interested Party Status. K. Drennen seconded. All in favor, none opposed, motion carried. 
 
MOTION: J. Jewett made a motion to come out of deliberative session at 6:50 p.m. T. Stanhope 
seconded. All in favor, none opposed, motion carried. 
 
The Board agreed to grant Interested Party Status to abutting and adjoining landowners, property owners 
within the neighborhood, and neighbors within the general vicinity.  
 
MOTION: J. Jewett made a motion to grant Interested Party Status to Paul and Sarah Larner, Ann 
Larner and David Pomeroy, Fred Taft, and Jerry and Georgina Clark as abutting and adjacent 
property owners, as well as Galen Willis, Danny DeGraff, and Robert Fairbanks as property owners 
within the neighborhood. K. Drennen seconded. All in favor, none opposed, motion carried. 
 
The applicants and Interested Parties were sworn in by Clerk, B. Thompson.  
 
Interested Party, P. Larner, asked the Board if they would be willing to postpone the hearing to notify 
other surrounding property owners of the meeting. B. Perron stated the Town had met their legal 
obligation by notifying abutting and adjoining landowners. B. Brigham stated the Board would not be 
willing to continue the hearing.   
 
C. Lowe thanked the Board and audience for attending the meeting and asked the project engineer, M. 
Burke of Krebs & Lansing Consulting Engineers, to explain the details of the proposal.  
 
M. Burke explained the proposed marina is a 154 berth, full service marina, extending approximately 760 
feet into the water. The furthest lines of docks would act as a breakwater to reduce the wave action.  The 
docks will be anchored to the lake bottom using a series of ropes and chains.  The docks will be lit with 
42 inch high, down-shielded lights. The lights will be one foot-candle of light; enough to walk safely but 
not enough to read a newspaper. The dock will also be illuminated with solar, flush mounted pedestal 
lights similar to the isles of an airplane. The marina will be served by a service dock with fuel and electric 
service to most of the slips, a wastewater pump off, and non-potable water supply.   
 
The land based improvements include two lots (190 Chubb Street Next to and 90 Georgia Shore) owned 
by the applicants. One lot includes .72 acres with 150 feet of road frontage and 190 feet of Lake Front. 
The opposite side of the road is an open lot which consists of a 1.2 acre previously filled lot proposed to 
serve as a parking area for the marina.  Environmental research indicates a Class III wetland on the 
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northern border of the “Chubb Street Next To” lot. Howard Brook runs west on the border of both lots. 
The Town requires a 25 foot wetland setback and a 50 foot setback from brooks. A portion of the Georgia 
Shore lot is in the Flood Zone Overlay. A 10’ x 55’ fire lane with “No Parking” signage is proposed for 
the event the Fire Department would need to be on scene. The applicant is proposing 76 unmarked 
pervious parking spaces with 8 asphalt handicapped spaces at the Chubb Street lot and 8 existing 
employee parking spaces at the Georgia Shore lot.  The proposed parking spaces are designed to 
accommodate a large truck or truck and trailer. During winter, the parking lot will be used to store 
winterized boats.  
 
A traffic study was conducted on July 1st, 2nd, and 3rd at the intersection and included 12 hour counts. The 
applicants also used information from other marinas to determine on July 3rd, 2016 (Bayday) the service 
level of west and eastbound traffic was a “B”, or 15 second delay. This information coupled with 
information from other marinas determined the AM peak hour trip rate to be 26 trips and the PM peak 
hour trip rate to be 32 trips.  
 
The parking area will be lighted with 4 pole lights down-shielded to cast their lights forward, lighting 
should not spill onto abutting properties. The parking area should have 2 to 3 foot-candles of lighting.  
 
There will be very little increase in impervious surface. Runoff will go through two treatment swales and 
the collection will discharge into an existing riprap to a ditch on the west of the lot. Evergreen screening 
is proposed around the parking lot. Additional landscaping is proposed around the above ground fuel 
tank. No existing trees will be removed.  
 
A pedestrian walkway is proposed from the parking area to the HarborMaster/ Ship Store. A 6’ wide 
permeable paver walkway leads from the road crossing to the dock systems.  An on-site water and 
wastewater supply will be utilized for the Harbor Master Office, Ship Store and boater bathrooms.  
 
The fueling and wastewater pump-out services are being proposed to be extended to a service dock 
located at the middle of the docking system on the east side. A 4000 gallon wastewater holding tank, a 
1000 gallon fuel tank and a 2000 gallon fuel tank are proposed to be installed on the Georgia Shore lot. 
The above ground double-wall fuel tank will be set on an existing concreate pad and will be in 
conformance with EPA regulations. A transformer will be on-site with underground lines leading to the 
dock.  
 
A. Omarian asked if a boat launch was proposed. M. Burke confirmed there would be no boat launch. A. 
Omartian asked what the proposed operating season would be. M. Burke stated the proposed operating 
date would be May - late September.  
 
K. Drennen asked if the docks would be pulled out of the water during winter. M. Burke replied the docks 
would be moved in and compressed (folded). Bubblers will be placed around the compressed docks to 
keep the water circulating and to prevent the water freezing around the docks.  
 
K. Drennen wondered what the size limit on vessels would be and B. Brigham wondered what size the 
proposed slips are. C. Lowe answered the largest slips would be 45 feet long, and there would be sixteen 
of them.  There would be four slip sizes total ranging from 24 feet to 45 feet.  
 
K. Drennen inquired if the parking area would be for slip holders only. C. Lowe replied the parking 
would be for slip holders and guests. K. Drennen asked if there would be an employee on site to ensure 
that the people parking are guests or slip holders. C. Lowe did not anticipate an employee checking 
parking would be necessary most days and added the proposed parking area is “generous”.  He added that 
people would not all use their boats at the same time so even if all boat slips are full, that does not mean 
the parking lot would be full. K. Drennen asked if C. Lowe was concerned people would use his parking 
area during Bayday. C. Lowe advised he would probably supervise the parking area for that occasion.  
 
K. Drennen asked if the Harbormaster building would be staffed 24/7. C. Lowe did not intend to have a 
person in the building overnight. He added the facilities like water and electricity would encourage people 
to stay on their boats overnight and patrons would monitor their own boats. During the winter, the boats 
being stored in the parking lot will not be accessible and the lot will not be plowed.   
 
B. Perron asked what C. Lowe would do if someone needed access to their boat in an emergency 
situation. C. Lowe replied that boats are typically covered and stored for winter. He did not anticipate 
people needing access to their boats and had never heard of a fire at a marina during the winter season.  
 
B. Brigham asked what the proposed fuel dispensing hours would be. C. Lowe was unsure until he knew 
the demand from patrons but proposed a fueling time of 9:00 a.m. to 8:00 p.m. He did not anticipate 
fueling after dark.  
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B. Brigham wondered if the marina fees would be subject to the Town’s 1% Local Option Tax. The board 
pondered if the LOT would be collected.  
 
Anthony Iarrapino, attorney of the applicant, advised the Board that the applicant would comply with 
whatever revenue laws the Town and State imposed.  
 
K. Drennen asked M. Burke if he had worked on similar projects in the past. He confirmed he had, stating 
he had worked in Mallets Bay, Coach Island and the Spirit of Ethan Allen slips.  
 
B. Brigham wondered how effective the permeable pavement was. M. Burke stated the pavement would 
have to be cared for, and recommended the surface be vacuumed yearly. He did not recommend the 
permeable surface for areas of heavy use, but thought the proposed use would be fine for permeable 
surface. 
 
B. Brigham asked for confirmation the parking surface is grass. M. Burke confirmed, and added there 
would be 18 inches of crushed stone followed by fabric and grass. He stated VT Fish and Wildlife had 
used the same method recently at a boat launch and it was successful and efficient.  
 
B. Perron stated the Department of Public Works Director had mentioned taking the pervious pavers out 
of the road right of way and wondered if that would present a problem to the applicant. The applicant was 
willing to work with DPW’s requests.   
 
B. Brigham inquired how much space was between the pavers. M. Burke stated there was roughly 3/8” 
between each paver and very fine crushed stone was placed between each paver.  
 
J. Jewett questioned the number of employees working at one time. C. Lowe said it would depend on the 
use of the marina but anticipated three employees working at once. One employee would pump fuel, one 
employee would work in the store and the Harbormaster.  
 
J. Jewett stated there were general concerns from the Fire Department and Police Department and asked 
for confirmation the applicants would work on the concerns. M. Burke stated one of the Fire 
Department’s concerns was removing the “dolphin” from the water. The “dolphin” is an area of jagged 
metal protruding from the Lake’s surface. M. Burke had shared concerns with the Fire Department that 
removing the “dolphin” may not be feasible but if it wasn’t, the applicant would mark the area with 
buoys. J. Jewett wondered if the area could be lit up.  
 
Anthony Iarrapino, attorney of the applicant, reminded the Board that the Army Corp of Engineers and 
other environmental agencies would also be looking at the application for environmental and navigational 
issues and the DRB’s jurisdiction was on the land. J. Jewett stated that any accidents stemming from the 
marina would be responded to by our Fire Department and first responders and the Board had a 
responsibility to make sure the proposed project would be safe for all involved.   
 
B. Brigham asked if any dredging would occur to make the water deeper. C. Lowe stated there would be 
no dredging.  
 
T. Stanhope asked if there would be any employees during the off season. C. Lowe replied there would be 
no employees. No services, boat repair, or sanding is proposed at this time and the boat store will be 
seasonal as well. The boating store will only sell things relevant to boating such as bumpers and lines.  
 
B. Thompson asked for clarification of the travel counts.  He asked why Mallets Bay and the Moorings 
were used as comparable sites. M. Burke stated the Moorings is a 120 berth marina and Mallets Bay is a 
165 berth marina. B. Thompson asked who would put up signage for the Fire Department lane. B. Perron 
stated the proposed Fire Department lane is within the Town’s road’s right-of-way and the Public Works 
Director will need to be contacted.  
 
J. Jewett wondered if the crosswalk would have a lighted sign. The applicant stated it would just be a 
standard cross walk and did not anticipate a lot of people crossing at one time.  
 
B. Brigham wondered where the overflow of traffic would go if all spaces were used. C. Lowe stated 
some overflow could go to the Bayside parking lot but did not anticipate the parking lot being full. “80 
spaces is a lot of parking,” he stated.  
 
B. Thompson wondered if the grass would be striped. The applicant did not intend to stripe the grass.  
 
B. Cheeseman, Selectman and audience member, stated he had rented a slip at Mallets Bay and his lease 
spelled out how many cars he could have on site at once. He added that a well-managed agreement would 
be beneficial to the applicant.  
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P. Larner, interested party, asked if the three employees would work open to close. C. Lowe was unsure 
and stated it would depend on the needs that day. P. Larner inquired who would “police” the grounds, and 
pick up trash etc. C. Lowe intends to absorb that responsibility.  P. Larner wondered what security 
provisions would be used at the Marina. C. Lowe did not intend on using security measures such as 
fencing but stated if people stayed on their boats he did not foresee a problem. P. Larner also expressed 
concerns that the walking path did not extend to the restaurant or the Bay Store. C. Lowe stated he had 
not considered a separate walkway. P. Larner also added he was concerned about the lighting in the 
parking lot and did not want to be able to see the lightbulb from his house. M. Burke reiterated the light 
would be visible but would be down shielded and the bulb would not be visible. B. Thompson asked if the 
lights were LED. The applicant confirmed they were a 100 watt cut off fixture.  P. Larner asked if the 
project should fail several years from now, how would the land be reclaimed? Who would be responsible 
for seeing that things were left as they were? C. Lowe stated if the business failed the assets would be 
sold.  
 
A. Larner asked if there were any plans to do moorings. C. Lowe stated there were no current plans. A. 
Larner suggested providing patrons and guests with parking passes to display in their windows to 
discourage random cars from using the parking spaces.  
 
G. Willis wondered how the applicants would place the docks in the exact location they are being 
proposed to go. The applicant responded the mooring blocks would be dropped using GPS control points 
but, the dock system could float ten feet one way or the other depending on the wave action. A. Iarrapino 
stated the Army Corp of Engineers would ensure the project was built as permitted.  
 
B. Brigham asked if the land would be surveyed. C. Lowe had no intentions to do a survey but insisted 
the parking would not encroach on neighboring lands as the buffers would need to be in place from the 
wetlands and brook.  
 
J. Jewett inquired about the fuel tanks on shore. M. Burke stated there would be a 2,000 gallon gas tank 
and a 1,000 gallon diesel tank which would be filled by an S.B. Collins truck. C. Lowe could not 
anticipate how often the tanks would require re-fueling as he is not sure how often the service will be 
used.  
 
J. Jewett wondered if the wastewater holding tank had a venting system. The applicant intends to run 
venting pipes up the side of the proposed store building and have a stack on top of the roof. B. Brigham 
asked if the applicant intended on ever having a leach field. C. Lowe would not be installing a leach field, 
stating the tank would be pumped out regularly.  
 
An aerial view of the proposed marina was passed around the room.  
 
G. Willis expressed concerns of fuel and waste being hundreds of feet in the lake. A. Iarrapino stated the 
staff would be thoroughly trained on the procedures, equipment and practices. Safety and precautionary 
measures would be used and there were safety valves on the fueling devices. One aspect of the fuel 
contingency plan is to have clean up kits easily accessible if someone becomes carless while fueling. All 
EPA standards must be met.  
 
J. Clark asked why a fence was shown on the plan. M. Burke explained the fence would be erected to 
clearly mark the limits of construction and was temporary. J. Clark expressed concerns that 18 trees 
would not be enough to protect their property from the noise and views of the parking lot and wondered if 
the applicant would consider adding more trees.  
 
P. Larner reiterated his request for a sidewalk to the Bayside restaurant and Bay store.  
 
A. Omartian wondered if the Town would be informed when the project appeared before the Army Corp 
of Engineers. A. Iarrapino stated the Town would be notified as well as abutters. B. Perron inquired 
where the hearings would be held. A. Iarrapino was unsure but stated it was typically in an area 
convenient for the abutters. B. Perron wondered if the meeting could be held in the Town’s board room.  
 
J. Jewett wondered if slips would be reserved for the Fire Department. C. Lowe confirmed a space would 
be reserved for the Fire Department, and the Police Department although the Police Department doesn’t 
currently have a boat.  
 
F. Taft wondered why a marina was allowed in a residentially zoned area. B. Perron explained the zoning 
had changed and the area now fell under the St. Albans Bay Overlay District, which allowed marinas as a 
conditional use.  
F. Taft expressed concerns that milfoil will be chopped up by boat propellers and each node on the vine 
will reseed, exploding the milfoil population. He also was concerned gas and oil and exhaust will further 
pollute the bay, regardless of how careful patrons and staff are. He stated that the Town previously had a 
marina in the Bay and slips were not being filled and wondered why the project was being proposed so 
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large for something that might not get used. He was also concerned with the various structures in the 
water of the bay that cannot be seen in most circumstances. He stated he had seen many boats hit the 
various pieces of rock, wood and metal and was concerned for everyone’s safety.  
 
S. Larner wondered what kind of tree was being proposed to shield the parking. C. Lowe jokingly stated 
redwoods were proposed.  
 
C. Lowe stated the marina would raise property values for surrounding properties. F. Taft replied that a 
raise in value would mean a raise in taxes.  
 
B. Fairbanks stated that several marinas had gone before the voters and each time was voted down. B. 
Perron explained that this application would not be voted on as it was a private investor and not the 
Town. B. Fairbanks stated spills, fires, and bad odor will all be likely if the marina is allowed in the Bay. 
He also shared F. Taft’s concerns that the milfoil weeds will be cut up and spread.  
 
A. Larner wondered when the proposed opening date is. C. Lowe stated it will depend on the permit 
process but hopefully the marina would open during the next boating season.  
 
D. Degraff inquired if the Army Corp of Engineer had an opinion on the location of the marina. They did 
not. D. Degraff expressed approval for the marina adding that more people coming to the Bay would be 
good for the local economy.  
 
Deliberative Session 
 
MOTION: K. Drennen made a motion to enter deliberative session at 8:55 p.m. J. Jewett seconded. All 
in favor, none opposed, motion carried. 
 
MOTION: B. Thompson made a motion to continue to October 27th, 2016 the Application of St. Albans 
Bay Lake Homes LLC requesting Conditional Use and Site Plan Approval for a Marina to perform a 
site visit at 90 Georgia Shore Road at 4:00 p.m. K. Drennen seconded the motion. All in favor, none 
opposed, motion carried.  
 
Minutes 
 
MOTION: B. Thompson made a motion to accept the minutes from the DRB meeting dated September 
22nd, 2016.  K. Drennen. All in favor, none opposed, motion carried. 
 
Adjournment 
 
MOTION: K. Drennen made a motion to adjourn the DRB meeting at 10:00 p.m. T. Stanhope 
seconded. All in favor, none opposed, motion carried. 
 
Respectfully Submitted, 
AJ Johnson, Administrative Assistant  
 
 
          
Brent Brigham, Chair                                                        Jeff Jewett, Vice Chair  
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Bruce Thompson, Clerk  Karen Drennen                    
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Tom Stanhope     
 
 
                    
 
 
 


