TOWN OF HIGHGATE

Planning Commission
Minutes
November 18,2013


I.	CALL TO ORDER

Chairman, David Cadieux called the meeting to order at 6:00pm.

Present at meeting:

•	Planning Commission Members: David Cadieux- Chairman, Woody Rouse, Rick Trombley, and Julie Rice
•	Staff: Heidi Britch-Valenta- Planning and Zoning Administrator, and Samantha
Rice - Planning and Zoning Secretary
•	Public: Amanda Holland, and Catherine Dimitruk

Mr. Cadieux swore in everybody present at the meeting by reciting the oath.

II. 	Northwest Regional Planning Commission
A. Flood Plains and Shoreline Bylaws

Mrs. Holland began the meeting by giving an overview of what had been discussed at the previous meeting with the Planning Commission.  Rebecca Pfeiffer and Staci Pomeroy, from the State, were also present at the last meeting where they discussed flood hazard regulations and flood plains in general. The three women also talked about repairing buffers and fluvial erosion hazards. The current meeting intended to focus mostly on talking about buffers and fluvial erosion hazards.

Mrs. Holland started the discussion of buffers and erosion hazards by showing the Board a map of the flood plains; on the map where different colored zones. The purple zone indicated where residences would need flood plain insurance. This zone is what the Federal Government calls the flood plains. The maps used to determine where the purple zones were located were last done in 1983 by the Federal Government and are hard to read.

Next Mrs. Holland used an aerial map to discuss erosion hazards. There was one spot on the map that Mrs. Holland had pointed out to the Board that was predominantly hazardous located on Rock River. At that point water was rising and erosion hazards


were occurring in the river corridor. The severity of the erosion was indicated by colored ratings, red, orange, and yellow based on sensitivity to erosion. Mrs. Holland pointed out some red areas by Saks River which flows into Rock River. In order to color code these areas fluvial erosion is looked at in two different phases. The first phase consists of observations done by looking at maps or looking from the road at the bodies of water. The second phase is when scientists really break down the erosion problems.

Currently the Bylaws state that when an applicant comes into the Town of Highgate for a building permit located in the flood zone the permit is forwarded to FEMA before anything is approved by the Town. If the application is denied by FEMA the resident can then try to receive a map amendment if they can prove that they aren't actually located in the flood zone. But also if you didn't  have flood plain regulations then residents wouldn't be provided with flood insurance.

Mrs. Holland suggested to the Planning Commission to set 50 foot buffers on all the streams and 100 foot buffers on Lake Champlain, Proper Pond and Cutler Pond. Those distances are based on recommendation that the ANR came up with. Mr. Cadieux indicated that the only problem with setting a 100 foot buffer on Lake Champlain is that in Highgate Springs some of the lots along the lake aren't even 100 deep long meaning none of those residents would be able to develop on their land. If the Planning Commission designates a 50 foot buffer around all bodies of water but Rock River the Town of Highgate would be able to monitor all of the fluvial erosion zones. Although the buffer wouldn't  include Rock River the Town could still monitor Rock River because it's included in the flood plains which is monitored by FEMA.  The Planning Commission could also play around with a 75 foot buffer in order to cover a higher percentage of erosion sensitive areas.

Development is allowed in the 100 year flood plain but when a resident looks to subdivide in the flood plain areas the Planning Commission has the right to tell these applicants that they can't subdivide within the 50 foot buffer. This regulation could be easily maintained from a Town Administrative position and the Planning Commission. This can also be monitored with the help of Chris Brunell who is a stream specialist.

Currently there are no flood plain regulations in the problematic landslide areas.  Mrs. Dimitruk asked if the Planning Commission thought the Town of Highgate should have some sort of designated landslide susceptibility areas. The Board agreed that this would improve the current bylaw regulations. Therefor Mrs. Dimitruk indicated that Mrs. Holland and herself would figure m;t what that would look like, the cost, the exact locations, and bring detailed options to the next meeting.

Next the Planning commission shifted directions and looked over the memorandum given to them before tonight's  meeting. The memorandum produced by Mrs. Holland talked

about the current regulations along with added minimal changes needed to maintain up­
to-date regulations.

While reading the memorandum Mrs. Holland had pointed out that a problematic area in the current Bylaws is the in the Town of Highgate only the Missisquoi River has the floodway defined. She also pointed out that the current language in the Bylaws says the Town only needs the most available information. To improve the Bylaws Mrs. Holland added new language that will help the Bylaws to be more specific like applicants needing to determine the elevation, what kind of fill they are using, and development grades before submitting an application.

Mrs. Holland asked the Board if they had any specific recommendations to improve the Bylaws. After a short discussion the Planning Commission decided to change the current baseline regulation to setting any new structures in the flood plain area 2 feet above the flood baseline elevation for flood proofing, prohibiting junkyards in the flood plain area and not allowing fill in the flood plain area.

The Planning Commission, Mrs. Holland and Mrs. Dimitruk determined that the next bylaw review meeting will be held on January 13, 2014

III. 	ADJOURNMENT

MOTION: Mr. Cadieux motioned to approve the August, September, and October minutes. Mr. Trombley seconded the motion. Motion Carried at 8:36pm.

Mr. Trombley made the motion to adjourn the meeting. Mrs. Rice seconded the motion. Motion carried at 8:39pm.



Respectfully submitted,





Samantha Rice, Planning & Zoning Clerk





Minutes approved by:



David Cadieux, Planning Commission Chair
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