TOWN OF HIGHGATE DRA ry

oap“ Planning Commission

June 16, 2026 @ 6pm
DRAFT MINUTES

NOTE: All actions taken are unanimous unless otherwise stated.

JOIN ZOOM MEETING: https://uso2web.zoom.us/j/81155532963

|

II.

II1.

CALL TO ORDER

Luc Dupuis called the meeting to order @ 6:00pm. 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; Tom Conley;

Jack Pelkey absent — Scott Bessette — Vice Chair & Ty Choiniere

Town of Highgate Staff: Wendi Dusablon — Town Clerk & Public Meetings Clerk;
AJ Johnson — Town Administrator

Public: Greta Brunswick, NRPC; Merry Souza

APPROVAL OF MINUTES
Motion by Tom Conley to approve the minutes from May 19, 2026, as written. The
motion was seconded by Jack Pelkey - APPROVED.

MUNICIPAL CONSULTATION OF PLANNING PROGRAM — Greta @ NRPC
Greta was present from NRPC. Regional Planning Commissions are required to
consult twice during the 8-year town plan cycle with towns. We adopted our town plan
in Aug. 2023 and this is the first consultation. NRPC will be back closer to the end of
our cycle. Our plan was regionally approved, no issues, although there will be some
changes in our next update based on new legislation, largely related to housing targets.
Greta touched on legislation with brief updates on each. H7751sa requirement to talk
about local challenges that might exist in achieving our housing target. There is a new
requirement as part of ACT181 on how our plan impacts certain areas of town and if
policies might have a greater impact. Also, if our policies may be impacting certain
areas or populations more than others. Our town has areas that are tier 1B jurisdictions
for ACT250 which includes an exemption for housing developments of 50 units or less,
which Greta explained more. Info was shared in response to the Governor’s executive
order last year to weaken barriers that wetland rules were putting on housing projects.
More info was shared and discussed about wetland areas and regulatory wetland areas.
The executive order is in limbo, and we aren’t sure where that will go, stay tuned. Bill
Ho41 clarifies zoning regulations that can regulate farming in a village or downtown
context. Agricultural practices were discussed which is clarified within the statute. A
farm less than one acre is not exempt from municipal zoning, all which is clarified in the
legislation / statutes. It is much clearer all the way around. S325 should have become
law this week with the repeal of the road rule and tier 3 as part of ACT181. More info
was shared on different pieces of ACT181. The process is shorter for minor municipal
plan amendments. A few changes with the housing section of H775 were noted, one
being the CHIP program being created and a special assessment district. There was
discussion on this and how it compares or doesn’t compare to impact fees. Highgate
gets a gold star for our process with the PC and Selectboard with our Capital
Improvement Plan. The PC meets with department heads in the fall and puts the CIP
together and then presents it to the SLB for final approval to be voted on in March.
Greta praised the PC and the town of Highgate for our process, and she would like to
share our story and process with others. Communication between boards is helpful
and makes everything more successful. We are in the midst of updating our hazard
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mitigation plan with Shaun @ NRPC. He will likely be back in July with a draft plan
based on a series of meetings we had with him earlier this year. Phase 1 of the arena
project was discussed and future plans at the arena, as well as other large town projects:
Transfer Station slide; Airport Water and Sewer: Machia Road stabilization; village
wastewater; village water; we have a lot going on! J ack is our NRPC representative and
spoke about our housing goals from the state — Highgate has a goal of 50 new units by
2035. If we count Cathedral Square (30) and Cassidy Meadows (20+) we are there!
But neither of these projects are guaranteed, they each have their own hurdles. Jack
has his own opinions on Cathedral Square and Cassidy Meadows, which he shared.
There was discussion on what is fact-based or not. Educating our children was
discussed and the cost of that, vs. what the town brings in for tax dollars on these
developments. There is a public meeting on the village wastewater system 6/18 at
6:30pm as part of the Selectboard meeting to be held at the ARENA due to a larger
crowd expected. We have done a mailing and spread the word to hopefully have a
good crowd and gauge interest in those who want to hook on. Water is still up in the
air at the village core, Merry noted that the Selectboard has reached out to Claude
Chevalier for assistance and brainstorming ideas. Cathedral Square needs wastewater
and water on site to make it happen. The Cassidy Meadows project was completed
through the DRB, but the buyer may have backed out, we haven’t heard much on that.
There was discussion on the future of the village core property and what happens next.
Some feel it should be sold, some feel it should go back to the drawing board, some feel
the library should go there, there are lots of opinions. We purchased that property in
2017 — it has been a very slow burn. Greta shared more info on services NRPC
provides to towns, including trainings, that they can facilitate. Jack had questions and
concerns regarding if we don’t meet our housing goals by 2035 and what happens then.
Wendi noted that Gervais is going through the DRB process now for 15 lots and
Regency Housing is working on finishing 6 lots off Ladimi Circle, so there are things in
motion. Lamkin Street continues to be the development hub in our town, lots of new
developments and lots of traffic to go with it!

WETLAND MAPPING
‘AJ shared information on the draft wetland mapping tool, how to use it, and why it’s
important. Information on this is attached to the end of these minutes.

OTHER BUSINESS & UPDATES

e Shaun from NRPC will be back, hopefully in July with our draft hazard mitigation
plan. If not, we can get back on the village core discussion.

o Public meeting on the village wastewater system 6/ 18/26 @ 6:30pm @ arena. The
intent is to gauge interest and estimate ERUs. A pre-treatment option would
double our capacity and the Selectboard has decided to go that route, which is non-
committal at this point but gives up options. This is not covered under the grant
so funding would need to be found. There were more questions about the pre-
treatment option and our capacity with the ww system with or without pre-
treatment. Our ARPA funds for this project do have a deadline of Sept. 2027 so we
need to get moving on things like easements, etc. Robert Clark from Otter Creek
will participate on Thursday, hopefully in person.

ADJOURNMENT
Motion by Jack Pelkey to adjourn the PC meeting @ 7: 16pm. The motion was
seconded by Tom Conley —- APPROVED.

DRAFT PC MINUTES — JUNE 16, 2026 2



DRAFY

Minutes respectfully submitted by:

Wendi Dusablon, Town Clerk & Public Meetings Clerk Date
Minutes approved by:
Luc Dupuis, Planning Commission Chair Date
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Selectboard Town Administrator
Richard Flint, Chair AJ Johnson
Merry Souza, Vice Chair Town Clerk
Chad Carr PO Box 189,2996 VT Rte 78 Wendi Dusablon
Christopher LaPan Highgate, VT 05459 Town Treasurer
Henry Rainville 802-868-4697 Shelley Laroche

www.highgatevt.org

Vermont Wetlands Program Draft Wetland Mapper

The Vermont Agency of Natural Resources (ANR) Wetlands Program has released an online mapping
tool that allows municipalities, property owners, and the public to review proposed updates to
Vermont's wetland maps before they are finalized.

The tool can be accessed at:
https://vtanr.maps.arcgis.com/apps/instant/nearby/index.html?appid=862dbe013c54fc9be6fa7d26b8el

f2d

How to Use the Tool

o Enter an address or location in the search bar, or click directly on the map.

o The tool will identify existing and proposed wetlands within a selected search radius.

e Users can adjust the search radius as needed.

o Information on proposed wetlands can be reviewed and comments submitted directly to ANR
through the mapping application.

Why It Is Important

The draft maps may identify wetlands that are not currently shown on existing mapping. Once
finalized, these maps may affect future development, infrastructure projects, subdivision proposals,
and land use planning efforts by identifying areas subject to state wetland regulations.

Planning Commission Considerations

Commission members may wish to review areas of interest within Highgate, including planned growth
areas, village areas, municipal properties, and locations identified for future development. The review
period provides an opportunity to identify potential concerns and submit comments to ANR before the
maps are finalized.

Please note that the mapper is intended as a screening and public review tool. Final wetland
determinations remain subject to ANR review and applicable state regulations.



