II.

TOWN OF HIGHGATE

Planning Commission
March 19, 2024 @ 6pm
APPROVED MINUTES

NOTE: All actions taken are unanimous unless otherwise stated.

Join Zoom Meeting: https://uso2zweb.zoom.us/j/84802091406

CALLTO ORDER

Luc Dupuis called the meeting to order @ 6:03pm. This meeting was a hybrid of in-
person and Zoom. Those participating were in-person, unless otherwise noted.
Planning Commission Board Members: Luc Dupuis, Chair; Scott Bessette, Vice-
Chair; Tom Conley; Jack Pelkey

Town of Highgate Staff: Sharon Bousquet, Town Administrator; Wendi Dusablon,
Town Clerk & Public Meetings Clerk

Public / Other: Greta Brunswick, NRPC  (no one was on Zoom)

NORTHWEST REGIONAL PLANNING — GRETA BRUNSWICK

Greta was present to continue the discussion on the Neighborhood Development Area
process and application.  Greta shared an outline of the process and maps (all are
attached to the end of these minutes). We need to have a competitive and complete
application. Greta has some information to confirm in her meeting tomorrow with
Amy from NRPC. A draft boundary map was reviewed, one of the many maps shared
at this meeting. There was discussion on the boundaries of the NDA and further
discussion on prime agricultural land. The bylaw document was shared on the screen.
We have been going through a bylaw edit for several months, or close to a year. Itis
very close to being complete, to include edits involved with the NDA process. There
were questions about sidewalks as part of this process and digging up what we already
have as part of the wastewater project going to the VCMP property. Other maps
shared were: NDA; Sidewalks Existing & Planned; Base Map; Important Natural Areas;
Steep Slopes; Facilities & Utilities; Habitat Blocks, Wildlife Corridors & Prime Forests.
Greta walked the group through further criteria with discussion and questions along the
way. On-street parking generated some discussion, as well as sidewalk requirements /
walkway requirements, and types of housing. There cannot be any discrimination on
types of housing allowed. Planned Unit Developments (PUD) were also discussed and
how they could be used. Landscaping, walkability, and standards for lot layouts and
roads were further discussed and explained, as well as road networking, road length,
road surfaces, pedestrian accessibility, pathways, screening, street trees, and utilities.
Scott expressed concerns about narrow roadways in our still very agricultural
community. Greta will have a more polished draft of the overall bylaw document for
the next meeting. A public hearing at the May PC meeting could then be scheduled,
and two more public hearings in June as part of Selectboard meetings. There were
questions on when the 1+/- acres would be sold to Cathedral Square. We currently
have the option agreement signed, which is good for a year. Cathedral Square will
benefit from the permitting relief of the senior housing project with the Neighborhood
Development Area program in place. It could save them as much as $50,000.00 and
6-months of time by us implementing the NDA. ACT250 was briefly discussed.
Cathedral Square has already raised $1 million dollars towards the Highgate project,
and they have two grants in the works. Greta is working on getting archeological
clearance for soil sampling on the VCMP property. Phase I is contracted and Sharon
will confirm we are on the schedule. Sharon has VCDP funds that can be used. River




corridors were discussed at length and a short video was shared from
https://floodtraining.vermont.gov/. The Machia Road project was brought up and if
we would be better off to find funding to just move the road. River corridor maps were
shared on the screen, noting several areas around town that have named rivers and
streams. Greta will get the finalized draft of the zoning bylaws to the PC members
ahead of the next meeting for review.

I1I1. OTHER BUSINESS & UPDATES

e  Sharon shared with the PC that the Casella contract will be up in December 2025
and asked for feedback. Casella will be in executive session with the Selectboard
this Thursday night to start that conversation. The landslides there are costing us
far more than what the yearly tipping fees cover. Last year, for example, we took in
$67,000.00 in tipping fees from Casella and spent $196,000.00 on stabilization.
This does not include the two new spots, which Sharon explained. A new
stormwater plan needs to be in place to direct the water on that property. Tipping
fees started at $2.00 per ton and are now $2.50 per ton, 25 years later. Scott had
comments, that at a minimum we need automatic increases every three years with
the new contract and think about retroactive costs that have not kept up with the
needs. The transfer station project will be starting soon, Wrights is anxious to get
in there, as this has been held up some. A pre-construction meeting is on Monday.
This project will affect the traffic pattern and parking situation at Casella.

e The remaining agenda items will be discussed in April, including impact fees. The
PC briefly discussed what other towns do and how impact fees work, but we need to
dive much deeper into this. We have gone through this process already once
before.

e Motion by Jack Pelkey to keep the structure of the PC the same, with Luc Dupuis as
Chair, and Scott Bessette as Vice-Chair. The motion was seconded by Tom Conley
— APPROVED. It was also noted that we have had no interest in the empty PC
seat. Robyn has moved over to the DRB because of her work schedule.

e Motion by Tom Conley to approve the minutes from February 20, 2024, as written.
The motion was seconded by Jack Pelkey — APPROVED.

Iv. ADJOURNMENT
Motion by Scott Bessette to adjourn the PC meeting @ 8:02pm. The motion was
seconded by Jack Pelkey — APPROVED.

Minutes respectfully submitted by:
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Wendi Dusablon, Town Clerk & Public Meetings Clerk Date
Minutes approved by:
y .
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Luc Dupu!{ Planning Commission Chair Date /




Highgate Neighborhood Development Area Application

1) Cover Letter
2) Application Form
3) Letter from RPC
4) Evidence of conformance with: DEMONSTRATE ON APPLICATION FORM
a. Demonstrate impact to SFHA or River Corridor. Not in SFHA or River Corridor.
b. Conforms to complete streets statute. Use Complete Streets checklist: 8 of 10.
Confirm whether bylaw language needs to be submitted or how it should be
referenced.
c. Compatible with Historic Register District. No historic district.
d. Bylaws and Neighborhood Design Guidelines Met
i Inorder to ‘substantially conform’ to these guidelines, applicants must
demonstrate that they meet the following number of criteria for each
section. Use Building and Lot Patterns checklist: 8 of 10. Confirm
whether bylaw language needs to be submitted or how it should be
referenced.
e. Does not impact or explains limited impacts to important natural resources
i. For any undeveloped ‘greenfield’ areas that qualify as ‘prime ag’
proposed to be included in a NDA, the applicant must show that the area
cannot be avoided because 75% of all other land within the
Neighborhood Planning Area is either developed or undevelopable due to
physical constraints and the proposed boundaries represent the best
location for growth that meet the smart growth principles. Need to
justify impact on primary agricultural soils.
5) Maps
Map 1: NDA Base Map with Designated Village Center, Historic District and with
locus inset (on orthophotograph)
Map 2a and 2b: Proposed Land Use and Zoning District Map (as they are)
Map 3: Important Natural Resources (NDA area only)
Missisquoi River and all other streams
SFHA and River Corridor
Wetlands
Rare, threatened and endangered species
Steep slopes (15-20, 20-25, 25+) (does this need separate map?)
Deer yard (if any)
Map 4: Landscape Scale Components of Vermont Conservation Design, from
BioFinder (NDA Only)
Map 5: Prime/productive forest soils and habitat blocks (whole town with NDA
inset)
Map 6: Primary ag soils and conserved land (whole town with NDA inset)
Map 7: Town Plan Facilities and Utilities Map but for NDA area only
Map 8: Proposed service area for planned wastewater system



Bylaw Standards

1) Complete Streets [8/10 required]

X

O

Require that provisions be made for the extension of the street and pedestrian
network into existing streets and adjacent, undeveloped land?

Have existing or planned pedestrian facilities (such as sidewalks/paths) servicing
the proposed NDA? What level of plans are needed? There is some sidewalk on
Lamkin St and a small stretch on Route 78. There is a crosswalk and path that
provides access to the school. Village Core redevelopment will include additional
sidewalk on Route 78. The Town “intends” to construct sidewalks on Route 78,
Gore to Arena, St. Armand to Rail Trail crossing, Extend Lamkin from Catholic
Church to Wright Property Access.

Require sidewalks or pedestrian facilities for new development? Bylaw does this.
Have plans or regulations in place that include bike facilities (such as
paths/lanes) where appropriate? Pianning underway to provide access to LVRT.
Does not require bike lanes are part of new construction. What is required?
Require street trees, lighting and appropriate landscaping for new
developments? Does “may require” meet standard? May need minor tweak.
Require new streets to be as narrow as possible (such as having specifications for
travel lanes that are eleven feet wide or narrower?) Will need to add section on
this.

Require utilities to be placed underground in new developments? Will need to
add this. Draft Town Center standards include.

Prohibit cul de sacs/dead end streets and oversize block lengths? If not, is the
fength of cul-de-sacs regulated and minimized? Would need to include. Draft
Town Center standard limit Cul-de-sac length and road segment length.

Allow for on-street parking? No on street parking. Draft Town Center standards
make allowance.

Minimize any required off-street parking? (Requiring two or more off street
parking spaces per residential unit is excessive.) Will be complete with bylaw
mod amendment,

2) Residential Lot and Building Patterns [8/10 required]
Allow for a mix of housing opportunities (multi-family, duplex, and single-family,
etc.) throughout the NDA?
Allow for small minimum lot sizes, similar to existing small lot sizes in the area?
X Have dimensional requirements or form based code standards, that make it possible
to convert existing single family dwellings into multi-family dwellings?



Minimize dimensional requirements (whether traditional: lot size, frontage, lot
coverage, etc. or form based: building form standards, frontage type standards, etc.)
allowing for infill development?

Allow for building heights that are sufficiently high enough to allow for diverse
housing options (at least 3 story building)?

] Reduce front setbacks to conform to existing building lines or add a maximum
requirement to prevent new development from being set back “too far” from the
street? Could benefit from some ground truthing, fine tuning.

Include provisions that ensure garage doors are not the dominant element of a front
facade? An example of this would be prohibiting the garage door from facing the
street or requiring it to be setback from the front wall of the building. Draft Town
Center standards inciude this.

Require that new developments be designed to accommodate safe and convenient
pedestrian circulation.

Include provisions that encourage primary building facades to be oriented to the
street (such as requiring front doors to face the street). Draft Town Center
Standards include this.

Have provisions that minimize curb cuts and reduce their frequency, or other access
management provisions?
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