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DRAFT  

Minutes 

Hartford Planning Commission Workshop 

March 7, 2022 

 

THIS MEETING WAS CONDUCTED IN COMPLIANCE WITH  

THE VERMONT OPEN MEETING LAW  

WITH ELECTRONIC PARTICIPATION  

 

Planning Commission Members Present: Dillon Bianchi, Colin Butler, Toby Dayman, John Heath, 

Robin Adair Logan, John Reid, Chair Bruce Riddle and Selectboard Liaison Kim Souza.  

 

Staff: Dana Clawson, Environmental Sustainability Coordinator, Jo-Ann Ells, Zoning Administrator, 

Lori Hirshfield, Planning Development Director and Matt Osborn, Planner. 

 

Others Present: Troy McBride, Lynn Bohi, Ellen Hender, Bill Kelsey, Jesse Pollard, Molly Smith, 

Andrew Winter, and Nate Stearns.  

 

Chair Bruce Riddle called the meeting to order and read the remote meeting script which was followed 

by roll call.   

 

1. Historic Preservation Commission Role Advising and Assisting Individuals, Boards and 

Commissions on Matters Relating to the Preservation of Historic Resources: Guest Chair 

Jonathan Schechtman  

 

Hartford Historic Preservation Commission (HHPC) Chair Jonathan Schechtman introduced 

himself.  He noted that he has served on the HHPC since its inception in 1993.  Jonathan stated 

that the HHPC has a role advising Boards and Commissions on historic preservation matters.  He 

stated that the HHPC would like to see historic buildings incorporated into redevelopment plans 

and not demolished.  He would like to see more interaction between the HHPC and Planning 

Commission.  Robin Adair Logan agreed.  She noted that she also serves on the HHPC.  She stated 

that the HHPC is one of seventeen Certified Local Governments in Vermont that are eligible to 

receive annual historic preservation grants and have a formal role advising on historic preservation 

matters.  She stated that she would like the Planning Commission invite the HHPC to comment on 

projects affecting historic resources.  

 

Colin Butler asked why staff hasn’t pointed out this role. Lori Hirshfield responded that staff looks 

at possible impacts on historic resources noting that sometimes it is not within the Planning 

Commission authority.  She stated that  information has been brought to the attention of the HHPC 

over the years, and the HHPC has provided input on a number of projects. She noted that the 

HHPC has a formal review role within the Act 250 process under the Town’s designation as a 

Certified Local Government, and there is always an opportunity for the HHPC to provide general 

comments to the Planning Commission.   

   

Colin Butler asked why the Town allows demolition by neglect.  Bruce Riddle responded that the 

Planning Commission has looked at the issue.  He cited an example of someone not having the 

financial resources to fix-up a property, noting there isn’t an easy solution.     
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John Heath suggested that the HHPC be informed when a historic building is involved and provide 

an opportunity for comments.  Bruce Riddle agreed.  Jo-Ann Ells responded that Matt Osborn will 

bring applications that may impact historic resources to the HHPC for comments.  

 

Robin Adair Logan stated that serving on both the Planning Commission and HHPC, she is careful 

not to comment on applications before the Planning Commission.  Jo-Ann Ells agreed noting that 

once an application has been submitted to the Town, Planning Commissioners are not allowed to 

discuss it outside of the public hearing.    

 

Jonathan Schechtman thanked the Planning Commission for the opportunity to speak to them.   

 

2. Discussion of Possible Zoning District Change IC-2 Route 5/Ballardvale Drive to allow 

residential and mixed-use development, White River Junction: Twin Pines Housing Trust 

 

Matt Osborn noted that this item is a follow-up to the January 27th workshop where there was 

consensus to move forward to consider a zoning amendment to change the zoning to allow multi-

unit and mixed-use development.  Matt stated that during the 2018 Town Plan community forums, 

we heard strong support for mixed-use development in Hartford and to rethink strict segregation of 

uses.  Last year, zoning changes were made to add residential and mixed-use development in two 

zoning districts; the Highway Commercial zoning district in Quechee was changed to Quechee 

Commercial Residential (QCR) and a portion of the Industrial Commercial district on Route 5 was 

changed to Highway Commercial Residential (HCR).  At that time, staff and the Planning 

Commission agreed to look at other straight commercial zoning districts as well.  Matt noted that 

this is part of a coordinated effort to create more opportunities for housing.  He noted that the 

Town received a grant to hire a consultant to update the Housing Chapter of the Town Plan and the  

Town is working with the Two Rivers-Ottauquechee Regional Commission, who received a bylaw 

modernization grant to review our Zoning Regulations to seek ways to increase housing 

opportunities.  

 

Matt stated that staff has since heard from Twin Pines Housing Trust about an opportunity to 

convert a hotel to year-round housing in the IC-2 zoning district.  Staff looked at the zoning district 

boundaries for the proposed district and land uses. From that, staff developed a list of permitted 

and conditional uses that are intended to reduce impacts on commercial and residential uses.   

  

Matt stated that the proposed district includes the area across from the VA Hospital and is bounded 

by I-89, I-91, and Route 5.  The proposal includes changing the designation to “Industrial/ 

Commercial/Residential (ICR).”  The boundary of the proposed ICR district will have to be split 

from the IC-2 district east of I-91.  The Industrial-Commercial 2 district does not allow mixed-use 

development or residential uses.  The proposed ICR zoning district would make multi-unit 

dwellings and mixed-use (residential and commercial development in the same building) 

conditional uses.  Other proposed changes include moving some permitted uses to the conditional 

use side or eliminating the use all together.  The following are staff’s recommended changes from 

IC-2 to ICR:   

 

Adding Uses to the District as a Conditional Use:  

 

• Mixed-use   

• Multi-unit Residential  
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Eliminating the Following Uses from the District: 

 

• Adult-Oriented Businesses  

• Agriculture 

• Bed & Breakfast 

• Junkyard 

• Manufacturing/Industry 

 

Moving the Following Uses from a Permitted Use to a Conditional Use: 

 

• Hospital/Medical Center  

• Light Manufacturing/Industry 

• Light Manufacturing/Retail Sales 

• Parking Facility  

 
Matt stated that if acceptable to the Planning Commission, the next step would be to hold a 

community meeting to invite public comment prior to beginning the formal adoption process. He 

added that this is the same process used a year ago to change the zoning in two districts to add 

multi-unit housing and mixed-use development.     

 

John Reid stated that he strongly supports the proposal to change the zoning to encourage more 

housing opportunities.   

 

Dillon Bianchi stated that it is a great opportunity.  He suggested also including the change to the 

IC-2 district on Sykes Mountain Avenue.   

 

Colin Butler agreed and also suggested all IC zoning districts in Town be included in the change 

rather than one at a time.  Matt Osborn responded that there are about 15 IC zoning districts in 

Hartford many of which have very different character.  Including a review of all districts would be 

a large undertaking.  He noted that there is a possible housing project on Ballardvale Drive which 

this change would accommodate.  Lori Hirshfield added that she understands Colin and Dillon’s 

view, and normally that is their approach. However, given the urgency for additional housing, a 

possible project and special funding opportunities now available, focusing on a small area would 

address the time sensitivity.  She also noted that the current Town Plan Housing Chapter update 

and the Town Bylaws review to increase housing opportunities will capture the broader review on 

the other IC zoning districts. 

 

Colin Butler recommended keeping agriculture as a permitted use.   

 

John Heath asked how staff determined permitted and conditional uses for the proposed district.  

Matt Osborn responded that staff reviewed all uses in the IC-2 district and considered 

compatibility with existing development. Lori Hirshfield added that staff also looked at the HCR 

and QCR zoning districts, compatibility and consistency with the overall goals and objectives of 

adding multifamily and mixed use to the district.  At this point, staff is seeking input from the 

Planning Commission and the public.   

 

John Heath stated that the IC-2 lands are valuable to the community and recommended 

encouraging high density development.  He also questioned the appropriateness of motor vehicle 

sales as a good use of the large land areas and suggested moving it to a Conditional Use.  Lori 
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Hirshfield responded that staff will look into it but wasn’t sure a Conditional Use Permit would 

address his concern about underutilization of land  

 

Dillon Bianchi asked about the difference between IC and IC-2. Lori Hirshfield responded that the 

only difference is building height.  The permitted building height in the IC district is 40’ while it is 

60’ in the IC-2.   

 

Ellen Hender, a Hartford resident who works at Vital Communities, expressed her strong support 

for the proposed zoning change noting that this project can get housing on-line quickly.       

 

Bruce Riddle noted the importance of the Planning Commission review to prevent conflict 

between differing uses.  He also suggested removing “Contractors Yard” from the list of uses.  

 

There was discussion amongst the Commissioners if to proceed to a community meeting for public 

input before making modifications to the draft provided by staff.  The Commission unanimously 

agreed that the next step should be a community meeting ,and the agenda would be discussed with 

the Chair and Vice Chair. 

 

3. Review Norwich Technology’s request for a property on Christian Street to be considered a 

“Preferred Site” for a solar array 

 

Dana Clawson introduced the topic of Norwich Solar’s proposed site on Christian Street and the 

need for this site to be granted “preferred site” status.  Dana explained that the Public Utilities 

Commission lists nine options for a site to be deemed a preferred site, and most of the options 

require the land  is designated a brownfield or had been previously used in a way that makes it 

unsuitable for most other kinds of development.  Another way that land can be deemed a 

“preferred stie” is that the local municipal Planning Commission, Selectboard, and regional 

planning authority sign a letter of support and confirm that the site is in line with the municipal 

energy plan; this is the option Norwich Solar is pursuing. Dana then went on to explain that this 

was the first step in the permitting process, not the issuance of a permit, an environmental review, 

or an economic impact review.  This letter only states that a PV site is in line with a municipal 

energy plan. Dana explained that the Town Plan sets a goal for the Town to produce a minimum of 

55,873 mega wats on an annual basis by 2050 and to reach this goal, around 70% of PV systems 

will need to be ground mounted.  The Town Plan does not offer much guidance on PV sites in 

forested areas other than to say that PV systems should not be placed in areas which were forested 

in the past three years.  

 

At that point, Troy McBride from Norwich Solar presented the project noting this will be a 500 

kWh system covering approximately 3 acres of land and possibly disturbing up to a total of 11 

acres on a 57 acre parcel. Troy went through a slide show stating that the PV system would not be 

highly visible and largely surrounded by forest.  

 

Following Troy’s presentation, there was a question and answer period.  John Reid started by 

asking if Norwich Solar was willing to provide an easement document guaranteeing that residents 

would have access to the remaining forest for the time that the PV system is operational. Troy said 

that although Norwich Solar typically allows their land to be used by the public through non-

formal agreements, they would be open to signing such a document. However, Norwich Solar will 

not take ownership of the land until it is clear that the PV system will be permitted. Troy suggested 

that since Norwich Solar cannot sign a legal bonding agreement for land that they don’t own,t they 

would sign a statement of intent to make the land open to the public.  
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Colin Butler then asked why 11 acres of land would be disturbed for a three-acre PV system, Troy 

explained that approximately 11 acers would be disturbed by cutting back trees around the system 

to avoid shading the panels and this number also included the areas disturbed to access the site 

during construction.  

 

Robin Adair Logan asked what happens to the trees that are removed to make room for the PV 

system.  Troy explained the trees that can be sold for lumber are taken to the mill, less suitable 

tress and other wood products are chipped on site, some are left on the ground, and some are taken 

to a local plant to use as fuel. Robin Adair strongly recommended  that the chips not be taken to a 

plant for fuel processing and asked  others to join with her in making this a contingency for a letter 

of support.  There was a discussion on this topic with Molly Smith, the Chair of the Hartford 

Energy Commission and Troy from Norwich Solar stating that although this isn’t perfect, it is a 

better heating option than using fossil fuels and has less of a greenhouse gas impact.  Lori 

Hirshfield then stated that this topic, although relevant to the permitting process, was not relevant 

to determining if the site should be deemed a “preferred site” and there will be a time in the future 

application review process to discuss this item.  

 

Colin Butler from the Planning Board then stated he thought the meeting was not sufficiently 

warned for the Planning Commission to take action on the request from Norwich Solar. for a letter 

of support to designate  the Christian Street property as  a “preferred site”. Action was then tabled 

until the next Planning Commission s meeting on March 21, 2022. 

 

4. Adjournment: Chair Bruce Riddle thanked everyone for participating in the meeting.  He stated 

that the meeting was adjourned at 8:00 p.m.  


