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WEST WINDSOR DEVELOPMENT REVIEW BOARD 

Tuesday March 30, 2021  
Minutes 

 
 

Jane Hoisington, Dick Beatty, Bruce Boedtker, Peter Varkonyi participated via zoom, Shannon 
Harrington, Barbara Truex, and J. Ladd attended at the Town Hall.  

 
1) Site Visit 2748 Brownsville Heartland Road attended by Shannon Harrington, Barbara 

Truex, Deb Shearer and J. Ladd. Bruce Boedtker visited earlier in the day. 
2) Reconvene at Town Hall Call to Order – Shannon Harrington, chair called the meeting to 

order at 6:44 PM 
3) Changes or Addition to Agenda – None 
4) Announcements/Public Comment – None 
5) Public Hearing: The Public hearing on application #2777 by Jonathan Ladd to consider 

construction of a primitive camp on parcel 06-114 with access by ROW parcel 06-123 at 
2748 Brownsville Hartland Road was opened with the reading of the hearing notice. No DRB 
member disclosed any ex parte communications or conflicts of interest. No one requested 
status as an interested person. J. Ladd was sworn in.  J. Ladd presented his project to build a 
summer cabin which he said will not be heated. The use of the cabin will adhere to the 
definition of primitive camps as defined by the State. They will not occupy it more than 60 
days per year and not more than 3 weeks consecutively. It will be sited at least 50 feet from 
any stream or wetland, and it will be 52 feet from the stone wall which is the property line.  
The footprint includes the structure itself and it will have deck on 3 sides.  He sees the main 
issues as being the composting toilet and the service road access.  He says he called it a 
service road because the intention is that it is not a driveway the access will be by foot.  Their 
current cabin on parcel 06-123, only has footpath access which is one of the joys of the place.  
They may use the service road for a tractor load of firewood occasionally, but his wife wants 
the service road, which will also be used for logging the property this summer, to eventually 
grow back in. Barbara asked about the Wastewater permit that was in the packet.  Deb 
clarified that was a permit for their parcel 06-123, not the “Olney” property (06-114) which 
J. bought 5 months ago.  Shannon suggested they go through the sections that pertain to the 
project one by one. Dick said his primary issue was that he looked through the regulations 
and primitive camps are not mentioned at all. Section 1.3 of the bylaw says that any land 
development not specifically authorized or exempted under this bylaw is prohibited. While 
thought the applicant’s project to keep the land as natural as possible is laudable he struggles 
with this this fact.  Shannon agreed that this was the issue they will need to discuss the most.  
Barbara questioned whether they could go with the State’s definition, when it is not explicitly 
spelled out in our regulations.  Dick said he also had concerns with emergency vehicle access 
if there is an injury or fire.  Jane said the recreation trails in town do not have easy access. 
Bruce added the WWVFD does have an off-trail vehicle fully equipped to rescue hiker/bikers 
and also equipment to go into back country and put out brush fires.  Shannon asked J. how he 
would address the safety aspect.  J explained he and his wife are wilderness canoeists, used to 
being out for 30 days and far from medical help.  They accept the risk of the cabin being 
accessed by footpath. The cabin won’t be heated, but they may have candles or lanterns, he is 
aware of the threat of fire and the risks associated with it being inaccessible by the fire 
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department. Commenting on the site plan, Shannon said that during the site visit they walked 
the whole easement access and could attest it didn’t have any steep slopes. She also asked J 
about the easement language, giving the ability to lay sewer and utility lines. J said it was a 
boilerplate easement and he does not plan on any utilities. 
Dick asked if both parcels were owned by Brownsville Cabin LLC.   J said they recently 
purchased the “Olney” parcel, and the LLC owns both.  Shannon asked the Board if they 
were ok with the ROW as shown on the recorded plat map vs being described in meets and 
bounds.  Bruce agreed that it was basic, and it should not need meets and bounds.  J said he 
had it surveyed, so it was accurate. Discussing sanitation Shannon said the plans call for 
composting toilet but asked about grey water from the sink.  J said at the current cabin he had 
a dry well for the grey water but recently modified it to be piped to daylight into the compost 
pile.  He plans to do the same with the summer cabin.  Shannon asked it the State regulations 
allow for that and he said they do. J said because he carries all the water by bucket, in a 
whole weekend they use less than 15 gallons.  Bruce like the idea of daylighting the sink 
water, especially if it was not the compost pile.  Shannon asked if anyone had problems with 
the State exemption to the wastewater permit if the cabin met all those conditions. No one 
did. Dick wondered why a right of way was necessary if both parcels were owned by the 
same entity. J said Olney property has frontage on the Brownsville-Hartland Road, but it is 
basically inaccessible due to the stream that runs along the whole western edge of the 
property. It makes sense to use the existing bridge for both parcels. Shannon asked Deb why 
she included Section 9.3 as part of the review. Deb answered that that Section gives her the 
ability to refer any permit to the DRB when it is deemed board level review is appropriate.  
In this case, because primitive camps are not explicitly in the regulations, she was treating it 
like any other dwelling, which requires a water/wastewater permit.  Jay said it was his hope 
that if our regulations don’t have language specific to primitive camps, because the State 
does, the municipality would recognize that and accept the exemption.  Shannon asked if 
there were any other questions for Mr. Ladd.  Bruce asked about the stream near the cabin 
site, he said the way it was sketched on the plan it appeared to be in the headwaters of the 
stream.  Jay responded he marked the outermost boundaries of the stream including the seep 
to determine the location of its source. He then marked off 50 feet, before flagging the 
western side of the cabin, as well as measuring 52 feet from the stonewall for the east side.  
The footprint of the cabin is marked.  Shannon mentioned although they still have to 
deliberate, she did hear two possible conditions for the permit.  One being the service road 
being bush hogged to remain passible by an ATV for emergencies, and the other for the 
cabin to be 50 feet from the stream.  
 
Before she closed the hearing, she asked for a motion to deliberate in public or private.  
Bruce made a motion to deliberate in private, Dick seconded, and the motion passed 
unanimously. Shannon then closed at the public hearing # 2777 with unanimous consent 
at 7:36 pm.   
  

6) Informal Discussion BB&P outdoor cooler Dick and Bruce said they would need to recuse 
themselves for conflict of interest. Both are Friends of the Brownsville General therefore 
they signed off. Peter Varkonyi signed a memorandum of understanding, noting the informal 
nature of the discussion. Shannon invited Peter to discuss his project. Peter explained that in 
the 2 years of running the business they have come to the conclusion they have a capacity 
issue with the refrigeration for the amount of product they can stock.  He had the opportunity 
to purchase a used outside refrigeration unit at reduced cost. Given the challenges of the 
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footprint of the building near the Mill Brook, they tried to come up with a sketch of where 
they could best place the unit on the property.  The proposed project involves placing the 
cooler unit on piers on the east side of the building and adding decking for easy access. They 
would also add a three-sided structure directly outside of the 6 foot kitchen so they could 
move the smoker outside, which would enable them to create additional range top area in the 
kitchen for. Shannon asked what the measurement of the existing deck are and what would 
be added.  Peter said they are basically going to double the deck from 4 to 8 feet, for ease of 
access to the walk-in cooler.  Shannon asked Peter which piers currently exist, and which are 
proposed.  He pointed to the 3 that are currently a part of the existing deck and said the other 
6 are in place and would be for proposed deck and cooler. He said they placed the piers with 
the intention of the deck build, but it was pointed out that he would need a conversation with 
the DRB, so the build was halted.   He said the location of the cooler was primarily chosen 
for efficiency of the kitchen operations as well as for the staff to safely access the cooler 
year-round.  Deb said there two issues from a zoning point of view with the placement of the 
cooler as proposed.  The current building is non-conforming because it does not meet the 50 
foot buffer setback from the Mill Brook. The project as proposed extends even further into 
that setback, which is not allowed.  The second issue is the project is within the special flood 
hazard area, so it will need flood hazard review before it can be permitted.  Peter said in 
order for it to be a viable project, he would be seeking a set-back variance from the DRB.  
Shannon explained that it is really tough to get an approval for a variance. He would need to 
meet all 5 variance criteria and it is a really high bar.   Peter agreed compromise would need 
to be necessary for this project.  But at the moment he didn’t see an option that didn’t need a 
variance.  Barbara said whatever project he does decide to bring to the DRB he will need to 
have a clear site plan that showed what is actually there on the ground (as built) with all 
measurements included: distance from stream bank, property lines, special flood hazard area, 
parking lot etc.  Shannon said the project would also have to go through a flood hazard 
review and meet all the variances criteria in the flood hazard regulations as well. Peter said 
he could look at turning the cooler 90 degrees.  Shannon said the best option would for the 
cooler to meet the 50’ setback from the Mill Brook and also be 20 feet from the eastern 
property line.  If that was the case, project would simply need to go through flood hazard 
review. Peter thanked the DRB for listening and said he would work on a site plan and look 
options to increase the setback from the Mill Brook. 

7) Other Business -None 
8) Adjourn: Jane moved to adjourn, and Barbara seconded. Meeting adjourned at 8:27 PM 
 
 
Respectfully Submitted, 
Deb Shearer 
           
    
   
 


