
 

 

Housing Choice and Affordability in 
Northwest Vermont - 
Understanding & Reducing Regulatory Barriers at the Local Level 

A project funded by the Agency of Commerce and Community 
Development’s Bylaw Modernization Grant Program, with a 
consortium grant made to St. Albans Town (lead), Enosburgh, 
Highgate, Montgomery, and Sheldon. The Town of St. Albans 
contracted with the Northwest Regional Planning Commission to 
complete the project. 

The Northwest Vermont Housing Choice and Affordability Project worked with the Highgate 
Planning Commission to understand housing challenges and the role that local regulations play, 
and to develop relevant zoning amendments to allow for new housing opportunities. The 
project began with a presentation of the 2022 regional housing needs assessment. Next, NRPC 
completed and presented a housing audit of the town’s zoning regulations to identify potential 
changes that would allow for infill and new housing opportunities. In late 2022, NRPC 
coordinated with the NRPC’s Housing for All campaign to educate the greater community about 
housing challenges and engage in discussions through a Community Conversation on Housing. 
Finally, the bulk of the project consisted of working with the Planning Commission to refine 
zoning amendments and consider next steps in implementation taking into account the local 
context and needs.  
 
The following materials were developed for the Town of Highgate during the bylaw 
modernization project and are enclosed 
1) Project Summary Memo, with link to 

recording of the Community 
Conversation on Housing and NRPC 
Project Website 

2) Housing Needs Assessment Town 
Summary 

3) Housing Bylaw Audit Report  
4) Recommended Zoning Standards  
5) Final Proposed Standards 

6) Draft Proposed Zoning District Map 
7) Draft Neighborhood Development Area 

Map 
8) Local Outreach Press Release  
9) Supplemental Materials 

− Housing Bylaw Audit Matrix 
− Draft Highgate Zoning Bylaws 

(Available by request) 
− Template standards 
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Summary of Project Deliverables 
Housing Needs Assessment 
NRPC analyzed data from the 2022 Northwest Vermont Housing Needs Assessment, which 
includes data from the U.S. Census, U.S. American Community Survey, housingdata.org and 
other sources to develop a housing needs assessment summary for Highgate. The majority of 
homes constructed in Highgate are single unit homes and over 80% of housing units are owner-
occupied. Homeownership is not affordable to households with a regional median income. 
Young residents and senior residents are more likely to be cost-burdened. Additional small 
multi-unit developments could address the housing needs of Highgate residents.  

Community Conversation on Housing 
In late 2022, NRPC coordinated with the NRPC’s Housing for All campaign to put on a 
Community Conversation on Housing event. NRPC presented on the recently completed housing 
needs assessment, bylaw modernization opportunities and helped to facilitate a conversation 
from participants on strategies to create and improve housing for everyone in our region. Food 
and kids’ activities were available to encourage and make attendance possible for more families. 
A recording of the conversation can be accessed here. 

Bylaw Housing Audit 
NRPC reviewed Highgate’s existing bylaws based on the six key topics identified in the Zoning for 
Great Neighborhoods Guide: dimensional standards, parking standards, allowable uses, street 
standards, accessory dwelling units (ADUs), and the development review process. Each district 
was audited, however, the final report focused on the districts intended for higher density 
housing growth: the Village District (VD) and the Medium Density District (MD).  

In the Village District, NRPC identified a 35-foot height maximum the 1-acre minimum lot size as 
major barriers to new housing. Other possible barriers include parking standards, restrictions 
around multiple use/structures per lot and large yard setbacks. In the Medium Density District, 
identified barriers included front setback standards, large lot size and requiring conditional use 
review for all multi-units of three units or more.  

Initial Recommendations  
NRPC made the following initial recommendations on bylaw changes: 

• Increase height to maximum of three stories with story height specifications.  
• Incorporate build-to zone in the village districts, recommends physical assessment to 

determine appropriate zone width and potentially changing measurement of setback 
from center of ROW to edge of traveled way or front property boundary line. 

• Reduce minimum lot size in the Village District to ¼ acre and in the Medium Density 
Residential District to ½ or ¾ acre. 

• Reduce frontage requirement to a minimum of 70 feet in the Village District and a 
minimum of 100 feet in the Medium Density Residential District. 

https://www.youtube.com/watch?v=5ruqGMVrfW4
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• Create administrative site plan review for 3–4-unit dwellings. 
• Allow more than one structure/use per lot in Village District. 
• Update dwelling unit definitions. 
• Reduce minimum parking space requirements per dwelling unit to 1 space/unit and 

improve shared parking language. 
• Require parking lots to be located to the side or rear of the principal structure. 
• Update accessory dwelling unit standards to comply with statute. 
• Improve street connectivity standards and include sidewalk design standards. 
• Update road design standards in the future when the State’s update is complete. 

Final Proposed Standards 
In response to discussion and input on the initial recommendations from the Planning 
Commission, Town Administrator and public in attendance at meetings, NRPC developed draft 
bylaw language for further consideration. The largest shift in what was initially recommended 
was the creation of a new Town Center District that encompasses Highgate Town Center. This 
allowed for distinct standards to encourage higher density housing and neighborhood design in 
Highgate Center, with more limiting standards in the other small historic village areas. 

Neighborhood Development Area and Additional Zoning Changes 
In response to a request from a senior housing developer considering a project on the Village 
Core property in Highgate Center, the Planning Commission became interested in a 
Neighborhood Development Area (NDA) designation. The Town was amenable to more 
comprehensive bylaw changes to encourage walkable neighborhoods in the new Town Center 
District in coordination with an NDA designation. NRPC assisted the Planning Commission in 
refining the boundary of the Town Center District to match parcel lines and capture areas 
identified for growth with the intent of proposing the whole district for NDA designation. In the 
end, the Town ended up scaling the proposed NDA boundary back to match the Designated 
Village Center boundary in response to feedback from DHCD and a lack of developed plans for 
pedestrian and bicycle infrastructure. NRPC prepared additional zoning changes in response to 
the pending NDA application that included a minimum lot size of 1/5 of an acre, specific 
accessory structure and garage placement standards, stronger shared parking standards and 
street connectivity and layout standards and stronger bicycle and pedestrian infrastructure 
standards. 

Press Release and Community Outreach; Project Next Steps 
The Town will be working through the adoption process for the proposed bylaw modernization 
changes in the summer of 2024. During the adoption process, the Town will use the press 
release to communicate the project to the community on the municipal website and at public 
hearings. Specific outreach will be made to all residents of the new Town Center District.  

Once the bylaws are adopted or near adopted, the Town will submit an application for a 
Neighborhood Development Area to match the boundary of their existing Village Center 
Designation in Highgate Center. The Town is working to update its bicycle and pedestrian master 
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plan and is looking towards installing new sidewalk infrastructure in coordination with its 
community wastewater project. They will reassess the size of the NDA in the future. 

 



 

 

 
Housing Needs Assessment Town Summary  
 



Highgate Housing Needs Assessment
A project funded by the Agency of Commerce and Community Development’s 

Bylaw Modernization Grant Program

1600 Housing 
Units

While Highgate had high population growth from
2000-2010, since 2010 population has decreased
somewhat, despite continued regional growth.
Despite population loss, the number of households
has grown somewhat due to smaller household sizes.
Both family and non-family households have grown in
Highgate.

Non-family households refers to any household where
members are not related by birth, adoption or
marriage. Roughly 3.3% of Highgate’s population lives
with nonrelatives excluding unmarried partners and
2.4% of those over 21 are living with their parents. It
is likely that some of these residents would prefer to
form their own households. 1% of occupied housing
units are crowded, having more than 1 person per
room in the home.

According to the 2020 Census, there are 1600
housing units in Highgate. The number of housing
units in Highgate has grown mainly through
increase in single unit homes. There also appears to
have been some increase in multi-unit structures in
Highgate, although there is a high margin of error
on this data.

5.8 % Seasonal Units

5.8% of units in Highgate are seasonal, somewhat less
than the regional average. There is no data on the
number of short-term rentals in Highgate.

The number of renters has decreased slightly in
Highgate over the last 10 years. This data is also
reflected in the Grand List, which states that 79%
of residential properties of 1-4 units in Highgate
are home-owner occupied.
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Highgate Housing Needs Assessment

Family households have higher average median
income than non-family households, similar to the
regional trend. New non-family households will need
more affordable options than family households, on
average.

Renter and owner-occupied households in Highgate
have relatively similar median incomes. However,
there are high margins of error that make this data
hard to interpret.

Homeownership is not affordable to median income
households. To afford the median house price of
$259,000, a household would need to earn $74,665 a
year, while regional median household income is only
$67,000. However, this gap is relatively small, so
these households may be able to find some
affordable options.

Rental units are more affordable option in Highgate,
with rental units being affordable to median income
residents, and only slightly unaffordable to low-
income renters. Regionally, low vacancy rates have
made finding rental housing challenging.

Residents under 35 and senior residents are much
more likely to be cost-burdened. Region-wide,
residents identifying as a race other than white-
alone are more likely to be cost-burdened at all
income levels.

Under 35 65+35-64

Conclusions
Household growth has slowed in Highgate
compared to the region overall. The majority of new
homes constructed are single-family homes, and the
number of renters has decreased. Homeownership
is somewhat unaffordable, and cost-burden for
housing is high amongst both young residents and
senior residents. Rental housing is affordable, but
there is limited availability. Additional small multi-
unit development could address the housing needs
of Highgate residents.
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 
Housing Bylaw Audit Report  
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https://outside.vermont.gov/agency/ACCD/ACCD_Web_Docs/CD/CPR/Planning-Your-Towns-Future/CPR-Z4GN-Guide-Final-web.pdf
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Final Proposed Zoning Standards  
 
 



Highgate Bylaw Modernization 
Notes and Proposed Zoning Changes for Review at 10.17.23 Meeting 

 
1) Districts. Rename the village district in Highgate Center as Highgate Town Center 

District. The other village districts remain the same. Commercial uses and density will be 
more permissive in the Town Center as opposed to the villages. I can provide map and 
purpose statement at next meeting. 

 
2) Height of structures:  Increase 35 ft to 40 ft. Townwide or in village districts only? It 

looks like you are ready to make this change townwide. 
 

3) Dimensional Standards:  Reduce minimum lot sizes and as a result potential density in 
Town Center, Villages and Medium Density Residential. See below for proposed 
changes. 
 

Table 2.3 Dimensional Standards by Zoning District 

Districts: Agricultural (AD), Medium Density Residential (MD), Town Center District (TC), Village District (VD), 
Shoreline (SL), Protected Area (PA), Forest Reserve (FR), Industrial/Commercial (I/C) 

  AD MD TC VD SL PA FR I/C 

Lot size, minimum 
 1 

acre 
½ acre 
 acre 

1/4 acre 
 ½ acre 
1 acre 

 1 acre 
 1 

acre 
 1 

acre 
 1 acre 

         

Lot width, minimum 
200 
ft  

100 ft 
  

70 ft 
1/2 ac: 
100 ft 

1 ac: 
150 ft   
1/2 ac: 
125 ft 

200 
ft  

200 
ft  

200 ft  

Minimum Setbacks               

Front 65 ft 65 ft 40 ft 40 ft 
65 
ft 

65 ft 
85ft*         45 

ft** 

Side & Rear               

Principal Structures 
30 ft  30 ft  10 ft  10 ft 

30 
ft  30 ft  30 ft  

Structures 200 square feet 
or less 10 ft  10 ft  5 ft 5 ft 

10 
ft  10 ft  30 ft  

Notes:               

 For the Flood Hazard Overlay district the area and dimensional requirements are as set by the underlying 
zoning district unless superseded by other requirements of these bylaws. 

 For the Airport Overlay district specific lot sizes and width requirements may be established during site 
plan and/or conditional use review.  Setback requirements apply only to the periphery of overlay district. 

Deleted: 1

Deleted: Access to Community or Municipal Water or 
Sewer

 1 acre

Deleted:  1 acre

Deleted:  ¶
1 acre

Deleted:  ¶
1 acre

Deleted: 1/2 acre

Deleted:  1 acre

Deleted: 1/2 acre

Deleted:  1 acre

Commented [GB1]: I recommend reducing lot size in the 
areas planned for residential growth. In the village areas, 
this will allow for infill development that Is consistent with 
historic development patterns and density. State 
wastewater permitting is quite strict and will limit density 
including ensuring safe distances around private wells. The 
new district will allow for a higher density in Highgate 
Center than the other villages. 
 
I also recommend eliminating the difference in lot size for 
access to community or municipal water or sewer. Rather, 
regulate for the density appropriate for the district and the 
wastewater permit limit the ultimate density. 

Deleted: 200 ft

Deleted: 1 ac: 150 ft     

Deleted: 25



 The PC may modify dimensional requirements during review of a PUD, in accordance with Sections 6.10 
(PUD) and 6.1 (Mixed Uses) of these bylaws. 

* Required 85 ft from setback distance from the centerline of state highways. 

**Required 45 ft Front setback distance from the centerline of Town roads and private roads.  

4) Allowed Uses. Add Town Center District. Without the addition of administrative review 
for 3–4-unit dwellings, no additional changes recommended. From our meeting last 
time, I understood that this may not be the best option for Highgate. Feel free to discuss 
more. 

Table 2.2  Land Uses 

Districts: Agricultural (AD), Medium Density Residential (MD), Village District (VD), 
Shoreline (SL), Protected Area (PA), Forest Reserve (FR), Industrial/Commercial (I/C) 

P (Permitted Use), C (Conditional Use), E (Exempt from Permits), S (Site Plan Review) 

  AD MD TC VD SL PA FR I/C 

Primary Residential Uses               

Dwelling, Single Family P P P P P P P C 

Dwelling, Two Family P P P P P C  P C 

Dwelling, Multi-Family   C/S C/S P/S P/S         

Dwelling, Seasonal P P P P P P P   

Conversion of a Seasonal 
Dwelling to a Single Family 
Dwelling  

 C C C C C C C   

 
        

 
5) Uses and Structures Per Lot. No changes needed here. Under site plan review, more 

than one use can be located on a lot most districts so long as it is a permitted or 
conditional use per Section 6.1. 
 

6) Definitions for dwellings. Update to match statute. 
 

7) Accessory Dwellings. Update as shown below. 

Section 6.3   Accessory Dwellings 

A. In accordance with 24 VSA Section 4412, one accessory dwelling unit within or appurtenant 
to a single-unit dwelling shall be a permitted use except in the flood hazard district. An 
accessory dwelling unit shall be defined as a distinct unit that that is clearly subordinate to a 
single-unit dwelling on an owner-occupied lot, which has facilities and provisions for 
independent living including sleeping, food preparation and sanitation, provided there is 
compliance with all the following: 

 
1. the property has sufficient wastewater capacity;  
2. the unit does not exceed 30 percent of the total habitable floor area of the single-family 

dwelling or 900 square feet, whichever is greater; and 

Deleted: an

Deleted: means an efficiency or one-bedroom apartment

Deleted: family 

Deleted: .  An accessory dwelling unit, located within or 
appurtenant to a single-family dwelling and where the 
owner occupies either the primary dwelling or the 
accessory dwelling, shall be considered to constitute a 
single-family residential use of property, 

Deleted: 6



3. applicable setback, coverage and parking requirements specified in the bylaws are met. 
4. The owner occupies either the primary dwelling or accessory dwelling.  

 
B. At time of sale or transfer of title the accessory residential use shall continue provided that one 

of the dwelling units is and remains owner-occupied.   
 

Formatted: Font: 11.5 pt
Formatted: Normal, Numbered + Level: 1 +
Numbering Style: 1, 2, 3, … + Start at: 1 + Alignment:
Left + Aligned at:  0.25" + Tab after:  0.5" + Indent at: 
0.5", Tab stops:  0", Left +  0.31", Left



 

 

 
Draft Proposed Zoning District Map  
 
 



Ta
rte

 R
d

Rollo Rd

Go
re

 Rd

St 
Arm

an
d R

d

Pro
pe

r
Po

nd

Cu
tle

r
Po

nd

He
mpYardRd

Æ þ7

Æ þ7
!" #$89

!" #$89

Gore Rd

Youngm a n Brk
.

SteeleBrk.

SaxeBrk.

Ro
ck

Ri
ve

r

RockRiver

M
iss

i sq
uo

i R
ive

r
Ke

lly
Brk.

Hu
nge

rford Brk.

Carma n Br
k.

La
m

oil
le

Va
lle

yR
ai l

Tr
ail

FRA
NK

LIN

SHE
LD

ON
SW

AN
TON

CA
NA

DA

SWANTON

Hig
hg

ate
Sp

rin
gs

Hig
hg

ate
Fa

lls
Ea

st
Hig

hg
ate

Hig
hg

ate
Ce

nte
r

Æ ·20
7

Æ ·78

Æ ·78

LA
KE

   C
HA

MP
LA

IN

Mi
ssi

squ
oi 

Ba
y

Ro
ck

Riv
er

Ba
y

Go
ose

 Ba
y

Ga
nd

er
Ba

y
Lim

ek
iln

 Pt
Ma

rti
nd

ale
 Pt

Gore Rd

St Armand Rd

Tarte Rd

Fortin Rd

Hanna Rd

Ro
llo

 Rd

La
mk

in 
St

Carter Hill Rd
Durkee Rd

Frontage Rd

Fra
nk

lin
 Rd

Highgate Rd

Ballard Rd

Campagna Rd

Br
os

se
au

 Rd

Ca
ss

idy
 Rd

Mon
um

en
t R

d

Machia Rd

Jones Rd

More
y R

d

Ri
ce

 H
ill 

Rd

Pa
re

nt
 Rd

Dunton Rd

Buck Rd

Rheaume Rd

Cook Rd

Waugh Farm Rd

Gagne Rd

Bo
uc

he
r R

d

Bouchard Rd

Airport Rd

Oa
k H

vn

Rainville Rd

Country Club Rd

Th
er

rie
n R

d
Baker Rd

Da
rle

ne
 Dr

Lime Kiln Rd

Welcome Ctr Rd

Child
s R

d

Pine Plains Rd

Beverly Dr

Je
dw

ar
e C

ir

Pa
rtl

ow
 Rd

Quail Dr

DR
AF

T Z
ON

IN
G 

MA
P

To
wn

 of
 Hi

gh
ga

te

LEG
EN

D

· 0
0.5

1
1.5

2 Mi
les

0
4,0

00
8,0

00
12

,00
0 Fe
et

Th
e o

ffic
ial

 sig
ne

d v
er

sio
n i

s o
n f

ile
at 

the
 to

wn
 cl

erk
's o

ffic
e.

Ve
rm

on
t C

oo
rd

ina
te

 Sy
ste

m
Tra

ns
ve

rse
 M

er
ca

to
r, N

AD
 83

.

Fo
r p

lan
nin

g p
urp

os
es

 on
ly.

Pre
pa

re
d b

y:
No

rth
we

st 
Re

gio
na

l
Pla

nn
ing

 C
om

mi
ssi

on
75

 Fa
irfi

eld
 St

ree
t

St.
 A

lba
ns

, V
T  

05
47

8
(80

2) 
52

4-5
95

8
ww

w.
nrp

cv
t.c

om

Ju
ne

 - 2
02

4

z/g
is/

pr
oje

ct
s/c

ou
nty

/
fra

nk
lin

/h
igh

ga
te

/zo
nin

g2
02

4/
dr

af
tzo

nin
g2

02
4-t

ab
loi

d.
mx

d

Su
rfa

ce
 W

at
er 

Fe
atu

res

Ot
he

r F
ea

tur
e

Riv
er,

 St
rea

m 
or

 Br
oo

k

To
wn

 Bo
un

da
ry

Tra
ns

po
rta

tio
n F

ea
tur

es

Cl
as

s 2
 To

wn
 Hi

gh
wa

y
Sta

te
 Hi

gh
wa

y
Fe

de
ra

l H
igh

wa
y

Int
ers

ta
te

 Hi
gh

wa
y

Pri
va

te
 Ro

ad

Cl
as

s 3
 To

wn
 Hi

gh
wa

y
Cl

as
s 4

 To
wn

 Hi
gh

wa
y

Sh
ore

lin
e D

istr
ict

Air
po

rt O
ve

rla
y D

istr
ict

Zo
nin

g D
istr

ict
s

Vil
lag

e D
istr

ict
Me

diu
m 

De
ns

ity
 Re

sid
en

tia
l D

istr
ict

Ind
us

tria
l/C

om
me

rci
al 

Dis
tric

t

La
ke

, P
on

d 
or 

Riv
er

Ag
ric

ult
ura

l D
istr

ict
To

wn
 C

en
te

r D
istr

ict

ZO
NI

NG
 D

IS
TR

IC
T

AC
RE

S
To

w
n 

C
en

te
r D

is
tri

ct
31

9.
81

Vi
lla

ge
 D

is
tri

ct
78

7.
94

M
ed

iu
m

 D
en

si
ty

 R
es

id
en

tia
l D

is
tri

ct
5,

90
5.

83
Ag

ric
ul

tu
ra

l D
is

tri
ct

15
,7

67
.7

7
In

du
st

ria
l/C

om
m

er
ci

al
 D

is
tri

ct
1,

39
6.

65
Sh

or
el

in
e 

D
is

tri
ct

39
0.

71
Fo

re
st

 R
es

er
ve

 D
is

tri
ct

3,
65

5.
28

Pr
ot

ec
te

d 
D

is
tri

ct
4,

93
9.

47

La
mo

ille
 V

all
ey

 Ra
il T

ra
il

Pro
te

ct
ed

 D
istr

ict
Fo

res
t R

es
erv

e D
istr

ict



 

 

 
Draft Neighborhood Development Area Map  
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 
Local Outreach Press Release  



Press Release 

May 31, 2024 

Highgate Center, Vermont.  Highgate planners have finished a multi-year effort 
exploring how to reduce regulatory barriers in their zoning bylaws to better meet their 
housing goals. The project, Housing Choice and Affordability in Northwest Vermont”, was 
funded by the Department of Housing and Community Development as a consortium 
bylaw modernization grant to the Town of St. Albans and the participating communities of 
Highgate, Sheldon, Enosburgh and Montgomery. As a result, Highgate has prepared a draft 
bylaw that intends to make housing easier to develop in Highgate Center, where the town 
is working to create a bustling town center.  
 

Housing serves as a foundation for individuals to lead full and healthy lives, 
communities to be vibrant and inclusive, and the local and regional economy to grow and 
prosper. The region’s 2020 housing needs assessment; however, points to our challenges. 
There is a limited supply of homes on the market and sale prices are at an all-time high. 
Rental housing is in even more short supply. Meanwhile, cost-burden for housing is felt 
most for both young and senior residents, the former which our communities seek to 
recruit and retain and the latter of which is increasing in number and has special needs.  

 
Highgate is bucking the trend and taking action on housing with the goal of seeing 

results sooner than later. Planners are working on multiple fronts to promote housing 
options in a new Town Center zoning district, which encompasses Highgate Center. The 
bylaw updates are in tandem with an effort to provide community wastewater, increase 
pedestrian accessibility and develop senior housing and a new library. The town is also 
preparing an application to the Department of Housing and Community Development for a 
Neighborhood Development Area, which can extend tax credits and permit relief to 
housing developers and landowners. 
 

“We understand the need to have good zoning alongside wastewater and 
pedestrian infrastructure to achieve economic development in our village. These elements 
are key to providing opportunities for our seniors to age in place and workforce to live 
locally, adjacent to a new library and other civic amenities.,” says Highgate Town 
Administrator Sharon Bousquet. 
 

More information on the project can be found at the project website: 
https://www.nrpcvt.com/housing/housing-choice-affordability-project/ and on the Town’s 
website [insert link]. Please contact Sharon Bousquet, Town Administrator with any 
questions.   

https://www.nrpcvt.com/housing/housing-choice-affordability-project/
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