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INTRODUCTION AND PROCEDURAL HISTORY 

This proceeding involves an application submitted by Ruth Cohan and John Tsibert (the 
“Applicants”) for modifications to an existing seasonal camp located at 25 Mirror Lake 
Road in the Town of Calais (Tax Parcel ID #130025). The property is located in the 
Rural Residential District and within the Shoreland Overlay District (SHROD). 

The Applicants submitted a Zoning Permit Application and Request for Conditional Use 
approval dated November 24, 2025. By letter dated December 22, 2025, the Zoning 
Administrator referred the application to the Development Review Board (DRB) 
pursuant to Table 2.4 of the Zoning Regulations, identifying that DRB approval was 
required due to:  

(1)​Replacement of an existing roof with a steeper pitch resulting in a change in 
height to a structure partially located within the Shoreland Vegetative Buffer 
Zone. 

(2)​The addition of an approximately 8 foot by 10 foot screened porch located in the 
Shoreland Upland Zone as a change to a nonconforming structure. 

A duly warned public hearing was held by the Development Review Board on January 
21, 2026 at the Calais Town Office, with the Applicants appearing via Zoom. 

Notice of the public hearing was posted pursuant to Section 8.4(C) of the Zoning 
Regulations at the Calais Town Office, East Calais Post Office, Maple Corner 
Community Store, Adamant Co‑op, and on the Calais Town website and Front Porch 
Forum.  

On January 5, 2026, a copy of the notice of a public hearing was mailed to the following: 

•​ Daniel Chodorkoff, 491 Ennis Hill Road, Marshfield, VT 05658  

•​ Samuel & Deborah Haskins, P.O. Box 122, East Calais, VT 05650  



•​ Martha Giampa, 236 East Street, East Walpole, MA 02032-1107 

•​ Fred & Muriel Bushway, 117 Number 10 Pond Road, East Calais, VT 05650  

•​ Jane English, P.O. Box 90, East Calais, VT 05650  

•​ Theresa Parker, 2188 US Route 2, East Montpelier, VT 05651  

•​ Joyce Parker & Clint Cliche, P.O. Box 74, East Montpelier, VT 05651  

•​ Suzanne Schenk, 155 San Miguel Road, Pasadena, CA 91105  

•​ Shannon Davis, 287 North Calais Road, East Calais, VT 05650  

•​ State of Vermont, Fish & Wildlife Department, 1 National Life Drive, Davis 2, 
Montpelier, VT 05602-3702  

•​ Michael Mason, 351 North Calais Road, East Calais, VT 05650 

At the January 21, 2026 hearing, the following DRB members were present: Willa 
Farrell (Chair), Harris Roen, Gabrielle Malina, Toby Talbot, and Philip Matheson. DRB 
Alternate Emma Marks was present. John McCullough, Zoning Administrator, was also 
present. The Applicants, Ruth Cohan and John Tsibert, participated via Zoom. No 
abutters or other interested persons attended the hearing. 

At the hearing, the Chair confirmed that no DRB member had a conflict of interest or ex 
parte communication regarding the application. Those intending to testify were sworn in. 
The Board reviewed the application materials, including the permit application, 
narrative, plans, photographs, and correspondence from the Zoning Administrator, and 
heard testimony from the Applicants. 

At the conclusion of the hearing, the DRB closed the record. 

The testimony of the Applicants, the Zoning Administrator’s referral letter, and the 
discussion of the Board are contained in the minutes of the DRB meeting of January 21, 
2026 and are incorporated herein by reference. 

FINDINGS 

Based on the application materials, testimony, and the record as a whole, the DRB 
makes the following findings: 

1.​ The subject property is a 41+ acre parcel located at 25 Mirror Lake Road in the 
Town of Calais. The property is located in the Rural Residential District and within 
the Shoreland Overlay District (SHROD), as shown on the Town of Calais Zoning 
District Map on file at the Town Office. 

2.​ The existing camp is a pre-existing structure that straddles the Vegetative Buffer 
Zone and the Upland Zone of the SHROD. 

3.​ The Applicants propose the following modifications to the existing camp: 



a.​ Replacement of the existing roof with a new roof of steeper pitch, 
increasing the roof pitch from approximately 4/12 to approximately 6/12 or 
7/12, resulting in an increase in overall building height of approximately 
one foot. 

b.​ Construction of an approximately 8 foot by 10 foot screened porch located 
in the Upland Zone of the SHROD. The porch is proposed to be supported 
on three sonotube piers with minimal excavation and without enclosure or 
heating. 

c.​ Possible addition of windows in the gable ends of the structure. 
4.​ No change to the existing building footprint is proposed other than the addition of 

the screened porch. No change to the driveway, lawn, or existing landscaping is 
proposed, and the Applicants do not anticipate removal of trees or other 
vegetation. 

5.​ The property is separated from Mirror Lake by a public road. A State of Vermont 
shoreland permit is not required for the proposed work. 

6.​ The proposed roof replacement will result in a minimal increase in impervious 
surface area. The increase is well below the maximum impervious surface 
allowed in the Upland Zone under the Zoning Regulations. 

7.​ The increase in roof pitch will not cause the structure to exceed the maximum 
building height of 35 feet permitted in the underlying Rural Residential District. 

8.​ The Applicants testified that trench drains previously installed around the camp 
have been effective in managing runoff and that no erosion has occurred, 
including during recent flood events. 

9.​ Installation of the porch piers will involve limited ground disturbance. Appropriate 
erosion and sediment control measures, such as use of silt fencing and 
stabilization with seed and/or mulch, may be required during construction. 

10.​The DRB reviewed the application under the following provisions of the Zoning 
Regulations:  

•​ Table 2.2 – Rural Residential District  

•​ Table 2.4 – Shoreland Overlay District (including subsections I, J, K, and 
L)  

•​ Article 3, including Sections 3.5 (Height), 3.8 (Nonconforming Uses and 
Structures), 3.14 (Surface Water Protection), and 3.15 (Erosion and 
Sediment Control)  

•​ Article 5, Sections 5.2 (Development Review Application) and 5.3 
(Conditional Use Review) 



11.​The DRB finds that the application materials provided are sufficient for review. To 
the extent a scaled site plan was not provided, the DRB determines that such a 
plan is not necessary for meaningful review of this application and waives that 
requirement pursuant to Section 5.2 of the Zoning Regulations. 

CONDITIONAL USE REVIEW – SECTION 5.3 

Based on the evidence in the record, the DRB makes the following findings with respect 
to the conditional use standards: 

1.​ Community Facilities and Services: The proposed development will not adversely 
affect the capacity of existing or planned community facilities or services. The 
property is served by its own well and wastewater system, and no changes to 
utilities, fire protection, or other services are anticipated. 

2.​ Character of the Area: The proposed modifications are consistent with the 
character of the surrounding area, which includes seasonal camps and 
residential dwellings. The modest increase in roof pitch and addition of a small 
screened porch will not alter the essential character of the neighborhood. 

3.​ Traffic: The proposed development will not result in any significant increase in 
traffic, except for temporary construction-related traffic. 

4.​ Bylaws and Other Regulations: The project, as conditioned, will comply with all 
applicable provisions of the Zoning Regulations and other municipal and state 
requirements. 

5.​ Renewable Energy Resources: The proposed development will not interfere with 
the sustainable use of renewable energy resources or access thereto. 

6.​ Health and Environmental Impacts: With appropriate erosion and sediment 
control measures, the project will not result in undue adverse environmental 
impacts, including impacts to surface waters. 

7.​ Access and Circulation: No changes to access or circulation are proposed, and 
no access or safety concerns were identified. 

8.​ Landscaping and Screening: No additional landscaping or screening is required, 
as the proposed development will not materially change visibility or site 
conditions. 

DECISION 

Based on the foregoing findings and conclusions, the Development Review Board 
hereby GRANTS conditional use approval for Permit Application #2025-36, subject to 
the following conditions: 

1.​ The development shall be completed as proposed and described in the 
application and testimony. Any substantial change to the project, including but 



not limited to changes in footprint, height, location, or removal of trees or other 
vegetation, shall require review by the Zoning Administrator and may require 
further DRB approval. 

2.​ During construction, the Applicants shall implement appropriate erosion and 
sediment control measures, such as hay bales or silt fencing and stabilization of 
disturbed areas with seed, mulch, hay, or equivalent measures, as directed by 
the Zoning Administrator. 

3.​ If it becomes necessary to remove any trees or vegetation not anticipated in the 
application, the Applicants shall first consult with the Zoning Administrator. 

4.​ The project shall comply with all applicable provisions of the Shoreland Overlay 
District and all other applicable local, state, and federal regulations. 

Voting to approve: Willa Farrell, Harris Roen, Gabrielle Malina, Toby Talbot, Philip 
Matheson 

Voting to deny: none 

Abstentions: none 

Motion passed: 5 – 0 

Dated at Calais, Vermont, this 19th day of February, 2026. 

 

 

Willa Farrell, Chair 


