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Zoning Board of Adjustment 
& 

Planning Commission 
Minutes Wednesday, August 13, 2025 

Town of Sandgate Municipal Office 
3266 Sandgate Road, Sandgate, Vermont 05250 

Zoning Board of Adjustment Hearing Minutes 

Board Members Present: Richard Zoppel (Chair), Jack Blandford, and Dan Reap 
Also Present: Sheila Kearns, Zoning Administrator (ZA), Suzanne de Peyster, Valerie 
de Peyster, John del Corral, Brita del Corral, Jean Eisenhart, Diane Jaffee, Sonia Jaffee, 
Jeffrey Schonberg, Phyllis Skidmore 

1. The hearing was called to order at 6:05 p.m.
2. There were no additions or changes to the agenda
3. Sheila Kearns, ZA was designated by the Board to chair of the hearing with no

objections from those present.
4. There were not conflicts of interest reported
5. Reading of the Warning:

Interested persons are hereby notified and warned that the Sandgate Planning
Commission/Zoning Board of Adjustment will hold a Public Hearing on
Wednesday, August 13, 2025, 6:00 p.m. at the Sandgate Town Hall, 3266
Sandgate Road, Sandgate, Vermont 05250.

The purpose of the hearing is to review the application for a variance in the
allowed setback to move an existing structure at 3458 Sandgate Rd. (Property ID
120000-00R).

Participation in this proceeding is a prerequisite to the right to take any
subsequent appeal.

6. Representatives of the Sandgate Community Church, UMC explained that due to
efforts to improve the foundation of the building and to create an increased
setback from the road they are proposing the move the church 10’ toward the
rear line of the property with no change to the side-setbacks.

7. The Zoning Administrator noted that the setbacks shown on the plot plan in the
application were estimates and would need to be confirmed by consultation with
the adjoining property owner Jeffrey Schonberg.

8. Mr. Schonberg and Phyllis Skidmore, representing the church, agreed to meet to
review the property boundaries and provide accurate setback information. Mr.
Schonberg that he had no objection the allowing a necessary variance in the
required 50’ setback distance from the rear line of the property.
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9. Board member Dan Reap asked if moving the structure only 10’ would be 
sufficient to accomplish the goal of providing more space between the church 
entrance and the road. Suzanne de Peyster stated that while a wider setback 
would be desirable, given the small size of the lot and the decrease in the rear 
setback, they felt they had reached the best accommodation.

10.  Board member Richard Zoppel noted that the non-conforming setbacks had been 
in existence before the zoning bylaws were in place and that moving the 
structure further from the road would be an improvement.

11.  The Board adjourned briefly to deliberate and returned to vote unanimously to 
approve the variance pending an update of the application with accurate setback 
distances. The hearing decision is appended to these minutes

12.  By unanimous agreement of the Board, the hearing adjourned at 6:30 p.m.

Planning Commission Meeting Minutes 

1. The meeting was called to order at 6:35 p.m.
2. After a discussion of Richard Zoppel’s decision to step down as chair of the

Planning Commission and Zoning Board of Adjustment (PC/ZBA), the commission
members agreed unanimously to have the Zoning Administrator temporarily chair
PC/ZBA meeting until such time as another current member was in a position to
assume the role of Chair.

3. There were no additions or changes to the agenda.
4. No conflicts of interest were reported
5. No members of the public were present
6. Following review the draft meeting minutes 06/18/2025 were unanimously

approved.
7. Zoning Administrator’s Report:

a. Permit approved: 2566 Rupert Rd. Property ID: 608500-00L: New
residence with temporary structure during construction.

b. Research on limit of the number of structures allowed that are exempted
from permit requirements due to size: Section 1.5 Exemptions: (B)
Accessory buildings under 150 square feet in area and under 8 feet tall,
not located in a designated FHO or RCO, and limited to two such buildings
per residential property. Setbacks or other zoning restrictions must be
kept.

c. The ZA noted that a caveat needs to be added to the published maps of
River Corridor and Flood Hazard maps to indicate the need for verification.

d. Request for Zoning Letter of Compliance: 231 Tudor Rd.;
Parcel ID 422500-00B

8. With no other business to conduct, the meeting was adjourned by unanimous
agreement at 7:05 p.m.
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TOWN OF SANDGATE, VERMONT 
ZONING BOARD OF ADJUSTMENT 

In re: Sandgate Community Church, UMC Zoning Permit Application No.2025-08-10 

Landowner: Sandgate Community Church, UMC Zoning 
Property Address: 3458 Sandgate Rd., Sandgate, VT (Property ID 12—0000-00R) Hearing Date: 
August 13, 2025 

FINDINGS OF FACT, CONCLUSIONS, AND ORDER 

Introduction and Procedural History 
The Sandgate Community Church, UMC submitted a zoning application to replace the existing 
foundation of the church and in doing so the move the building 10’ further away from the road. 
Because the current structure does not conform to the required setbacks at the front, rear, and one 
side of the parcel and the new proposed setbacks would still be non-conforming, the Zoning 
Administrator referred to application to the Planning Commission/Zoning Board of Adjustment to 
conduct a hearing to determine if a variance would be granted. 

Findings of Fact 

The structure sits on a small parcel of only 0.33 acres and there is no situation in which it could be 
brought into compliance with the required setbacks in the Rural Residential district (minimum 50’ 
setbacks on the front, rear, and sides). The proposal to move the structure an additional 10’ from the 
front of the parcel would bring it closer to compliance by increasing the front setback from 25’ to 35’. 
However, th decrease in the rear setback from 33’ to 23’ 

Based on the evidence reviewed at the hearing it was apparent that the proposal to move the 
structure 10’ further from the road and closer to the rear parcel boundary was the best 
accommodation for allowing a greater distance from the road for the front entrance of the church. 
The owner of the adjoining property agreed that the proposed move would not substantially or 
permanently impair the appropriate use or development of his property. 

Findings of Law 

In reaching its decision, the ZBA adhered to and acted strictly within the limitations of 24 V.S.A. 
§4469, making positive findings on all of the following facts:

1. That there are unique physical circumstances or conditions, including irregularity, narrowness, or
shallowness of lot size or shape, or exceptional topographical or other physical conditions peculiar to
the particular property, and that unnecessary hardship is due to such conditions and not the
circumstances or conditions generally created by the provisions of this Bylaw in the district or neighborhood in
which the property is located;

2. That because of such physical circumstances or conditions, there is no possibility that the property
can be developed in strict conformity with the provisions of the zoning regulation and that the
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authorization of a variance is therefore necessary to enable the reasonable use of the property; 

3. That the appellant has not created the unnecessary hardship;

4. That the variance, if authorized, will not alter the essential character of the neighborhood or
district in which the property is located, substantially or permanently impair the appropriate use or
development of adjacent property, reduce access to renewable energy resources, nor be
detrimental to the public welfare; and

5. That the variance, if authorized, will represent the minimum variance affording relief and will
represent the least deviation possible from the zoning bylaw and the town plan.

ORDER 

Based on the foregoing, the ZBA grants the variance to move the existing structure in 
accordance with the plot plan submitted with Zoning Permit Application No.2025-08-10 for the property 
located at 3458 Sandgate Rd., Sandgate, VT (Property ID 12—0000-00R). 

August 13, 2025 

Approved by the Zoning Board of Adjustment: 

Richard Zoppel, Chair 

John Blandford 

Dan Reap 

NOTICE: This Decision may be appealed to the Vermont Environmental Court by an interested 
person who participated in the proceedings before the Board. Such appeal must be taken within 30 
days of the date of this Decision, pursuant to 24 V.S.A § 4471 and Rule 5(b) of the Vermont Rules 
for Environmental Court Proceedings. 
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