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Housing Choice and Affordability in
Northwest Vermont - HIGHGATE

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 6) Draft Proposed Zoning District Map

recording of the Community 7)
Conversation on Housing and NRPC
Project Website 8)

Draft Neighborhood Development Area
Map
Local Qutreach Press Release

Supplemental Materials
Housing Bylaw Audit Matrix

2) Housing Needs Assessment Town 9)

Summary -
3) Housing Bylaw Audit Report —
4) Recommended Zoning Standards

Draft Highgate Zoning Bylaws
(Available by request)

5) Final Proposed Standards — 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:

e Increase height to maximum of three stories with story height specifications.

e 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.

e Reduce minimum lot size in the Village District to % acre and in the Medium Density
Residential District to ¥ or % acre.

e 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

e Create administrative site plan review for 3—4-unit dwellings.

e Allow more than one structure/use per lot in Village District.

e Update dwelling unit definitions.

e Reduce minimum parking space requirements per dwelling unit to 1 space/unit and
improve shared parking language.

e Require parking lots to be located to the side or rear of the principal structure.

e Update accessory dwelling unit standards to comply with statute.

e Improve street connectivity standards and include sidewalk design standards.

e 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



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
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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
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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

form their own households. 1% of occupied housing 5.8% of units in Highgate are seasonal, somewhat less

units are crowded, having more than 1 person per
room in the home.

Family and Non-Family Households
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Household, Family and Total Housing Units: US. Census

than the regional average. There is no data on the
number of short-term rentals in Highgate.

2010

2020

= Homeowner ® Renter

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.

All data from 2020 US American Community Survey except where
otherwise noted.



Highgate Housing Needs Assessment

Median Income By Household Type
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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.
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Median Income by Household Occupancy

Northwest
Region

Highgate

S0 $20,000 $40,000 $60,000 $80,000 $100,000

Renter Household B Owner-Occupied Household

Median Home Price: VT Property Tax Records via Housingdata.org

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.

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.
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Under 35 35-64
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.

Ability to Afford Median Rental By Income
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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.
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.




Housing Bylaw Audit Report



9 J0 T 93e(d

"juswdo|ana@ Alunwiwo) pue 324awwo) Jo Aduady ayl pue wsiueqin MaN Jo ssa48uo) "0z0z 1snSny ‘saiifedidiuN|Al JUOWISA J0J 3pIND SuluoZ v :s9de|d 191199 Suljgeud |

*MO|2q papIAoJid S| 10143SIP [SpOW YIea Jo Judlul

pue asodind ay] 1014151 |EI0] BY] JO JDJ0BJIRYD PUE 1X31UOD Y] }NS 1BY] SUOIIEPUSWIWOIDI S)YEW PpUB JUN0IIE 03Ul SIY] SO ) JUSWISSISSE Y3
‘7onamoy ‘a1eludoidde sAem|e Jou aJe spaepuels 1934e3 pue 3143sIp [9pow e yum Aj309449d usije shem|e jou sa0p 32143s1p Suluoz |e20] dy] ‘suolrdo
duisnoy mau ajqeus |Im 1ey3 sadueyd 3uluoz 1o} 193.4e) e 195 SpJepuels s,1141SIp [opow 3y ‘asodind pue Jualul JO SWJ} Ul Yydjew 1S3s0|d aY3 Si
1eY3 10143SIP |9pow 3y} Jsulede passasse Si 10143SIp SuUlu0z |B20] YoeT 'Jusawssasse pue jpne 3uluoz siyl Joj uosiiedwod 1934e} e se 9AISS 03 SpJepuels
pue syuswajels asodind 1ou3s1p 31ejdwal s,apingd syl paldepe sey DdYN ‘suolldo 3uisnoy mau 9|geus pjnom eyl syuswpuswe 3uluoz 40} siseq e se
asn 01 sallljedidIUNW JUOWIIA 404 SpJepuels pue Ss1o11sIp a1e|dwal saysi|qeisa (Sallljedidiunipl JUOWIBA 404 3pINg SUlU0Z Y :s3de|d 191199 Suljqeuy
ANl|IqepJo)yy pue 3210yD 8uiSnOH 40} spiepuels 198.4e] pue s1o13IsIg |9POAN

"uolssiwwo) Suluue|d ays Jo s|eod ay3 pue ‘1xajuod [ed0| Jo J13193ds “ypne Sujuoz sy} uo paseq padojanap aq
[]IM SUOI}EPUIWWOJ3J |eUly 3Y] "SuollenNSaJ JuaWdO|aA3P S,UMO] 3Y3 O} SUOISIAS JO} SUOIIBPUSWIWOIAI J14193ds S| JIpne 3y} 03 Juauodwod |euly 3yl

‘Juswdo|anap Suisnoy a|gqep.oyse 03 sialdieq adnpadJ Jo/pue suolrdo Suisnoy mau 3jqeud pjnom sadueyd mejAq |elualod aiaym
Aj1i3uapi o3 spiepueis 398.1e3 yum spiepuels MejAq |ed0| sa1edw0d JUBWSSISSE Y| "PISSISSE 10U 3JaM pajHw.ad s JuawdolaAap |elzuapisal Ayisuap
-Mo| AJuo aJaym s3o13ISIp ‘Juawdojanap Suisnoy 4o} papualul 39141SIp SUlUOZ [BIO] YOBD SO} SPJEPUB]S JO JUWISSASSe Ue pala|dwod DdYN ‘puodas

"SUMO} SSOJoe paJedwod 3 ued 1ey3 sa110891ed
pazipJepuels ul papJodad si uolze|ngal jo adAl yoe3 'sassa304d MalAaJL JUSWAO|IAIP pue SpJepuels 19341S ‘SUoIle|N8al asn pamoj|e ‘spJepuels
Supjied ‘spiepueis [euOISUBWIP SIPN|IUI JBY] XIJ1eW € Ul papJodal SI piepuels a|gedijdde yoea “isii4 ‘sjuauoduwiod [eIaASS sapn[oul lipne ay |

‘Juswdo|anap 3uisnoy 03 sualueq 3dnpaJ

0} J9pISuod pjnoys 93e3ysiH sadueyd jJeym UO SUOIIEPUIWWOIDI SdYew pue Alljigeplogje pue ad10yd Suisnoy Joy spiepuels ,1934e)l, a|qedijdde 03
saJedwod pJepuels yoea Moy sassasse ‘umol ayi ul Suiiwaad pue ugdisap 3uisnoy syedwi jeys piepuels Jusawdo|ansp mejAg yoea Jo |aA9] pue adAy
93 spJodaJ yipne mejAq ay] "AsswoSiuoln pue uop|ays ‘ysingsou] ‘@1e3ysiH ‘(pes|) umo] sueq|y ‘1S 03 JueJs uolleziuiapoN mejAg wniliosuod

e Aq pspuny ‘[9AS7 |BI0T ay3 1e Sialiieg Alole|nday SudNpay AM|IqepJoly pue ad1oy) SuIsnoH :3123foud ay3 jo Jusuodwod e st ipne mejAq 9yl 'ST0C
‘G yase pardope ‘suoileinday juswdo|anag 91e8y3iH 40 UMOo] 3y3 4O 1pne ue pala|dwod (DdYN) uoissiwwo) Sujuue|d [euoiday 1SOMYMON ayl
AS0|opoyIa|N pue uoionpoJu|

Juawdojanag Ayunwwo) pub buisnoH Jo Juawiindag JUOWIBA Y3 Wolf 3upib uoiapziuiapo mojAg b Aq papund
uoissiwwo) buiuup|d [puoibay 1samyioN ayl Aq paindaid
[2A37 |D207 3Yy3 10 S4aliipg A1010inBaYy buidonpay :Aljiqopioffy pub 32i0y) buisnoH

1dNV MV1A9 SNISNOH 31VOHSIH

€20z Aenuqgayg


https://outside.vermont.gov/agency/ACCD/ACCD_Web_Docs/CD/CPR/Planning-Your-Towns-Future/CPR-Z4GN-Guide-Final-web.pdf

9 J0 g 93e(d

UIY}IM S3Sh pue| 91ewi3I33] 49410 W04} S3sSh 3say3 JO uoljesedas Aj4apJo ue uipinoad 3]Iym SDIAIDS pue saly|1oes d1ignd 3|qiseas Aj|ea1wouods Jo uoisinosd aininy
pue 3uiisixa ay3 Joj Aylunpuoddo 3153 9y3 SpJ0J4e Sasn ueqdn YHMm s3D13SIp 3saY3 JO Juswdo|anap ay] "sa1lsiaalaeseyd |eaisAyd Jayio pue s|1os 3|gelins ‘SaolnIas
pue salyjioe) a1ignd a4ning pue 3uilsixs ‘Yimoas Jo suianied paledidijue ‘SJUSWI|IIAS SUIISIXD JO 9SNEIA( PIIIS|AS UID(Q dARY SIDIISIP 9say] "91e3Y3IH ul ymo.3
9y3 Jo Aluofew ay3 a1epowiwiodde ued Yyaiym Jndd0 JuswdolaAsp 1ey) pa4isap Si 1 9J9Yym UMO] Y3 UIYHM SUOI1e30] Y3 JO SISISU0d 1o113s1d a3e||IA (dA) 2yl

(QA) 13s1q d3e|IA

sjuawajels asodind 1143s1q Suiuoz aresysiH

‘MO|2q UOU_>O._Q SI JuaWissasse oyl ul papnjoul 3013sIp
3ujuoz 91e3y3iH yoea Jo ualul pue asodind ay] "sa1suap Jusawdo|aAsp Jay31y J0j papudIUl SIIIISIP OM] BY3 3Je YdIym 10143s1a Alisusg wnipan
pue 10143513 93e||IA S,91e3y3IH uo Ajluewrad pasndo) DdYN ‘PIsSSaSSe 10U aJe papudlul S| JusawdoaAap |elluapisal AJsuap-mo| AjJuo aiaym s1oIsIp

J3Y10 pue pue[aioys ‘|ednyndlisSe ‘Uo11eAIaSUOD ‘|BIIUBPISI |BINY “JUBWISSISSe ay] ul Juswdolanap |ennuaplsad Alisusp-ysiy Jo/pue |elnueisqns
JOJ MOJ||e 1eY3] S12141SIp 9SOY)} AJuo Spn|oul 01 SI UOIIUDIUI JNO ‘UBASIMOY {SI0141SIP BUlu0zZ |BIO| || 4O} SpJepue]s uluoz papJodad sey Hphe 3yl
sjuswalels asodind 10143sig 8uiuoz 91e8Yy3SiH

‘|leizualod Juswdojanap Hwi| Aew 24N10NJISBIJUI JDIBMDISEM PUE J31BAA 'SJ93UD Juldde(pe ay3 03 Su13dauuod pue

Sunpuawa|dwod 3j1ym sasn |B12IaWWOI POoyJoqydiau Se ||9M Se S30UIPISaJ P|oYyasnoy Jnoj pue ‘934y3 ‘om} ‘Suo HwJiad 0} papualul aJe s19143sIq
pooyJoqysiaN ‘s123uad A1d pue ‘umoy ‘93e||IA 03 Judde[pe seaJe |ejauapIsal 4o AJIsuap papua|q ay3 sassedwodud 19143SIg pooysoqydiaN ayl
1014351 pooyJoqysiaN

‘leinualod jwi| Aew aunjonaisedjul J91BMIISEM pUB J91BM JO Y OeT "uJalled JuaWa|1as Jo/pue Jajdeleyd J1101sIYy

paysijgeiss ue 3ujuiejuiew uo sndoy e AjjeardAy st auay] '3uil1as Ajpualdj-ueliisapad e ul [e[oJ9WW0I 3|eIS-||eWS JO XIW e y}m salyunyoddo
3uisnoy jo A1aliea e a|qeua s1o141s1g 491Ul ade||IA “Allunwwod ay3 ul Juswdo|aAap J0j Jujod |ed04 e pue aplid JIAID Jo 9de|d e apinoid

0} papualul aJe S1o11SIQ 191U 93e||IA "SI9|Wey pue SUMO] ||BWS JO SEDJE 3SN-PaxIw [eJiuad ay) sassedwodua 1013sIq 493ua) ade||IA [9POIA 9yl
1214151 493ud) 33e||IA

‘3u1119s Ajpusiij-uellsapad e ul S3sn ssauIsng pue |el1luapisal pajeds-Ajdielndosdde o xiw 9|qiredwod e yum umos ul saoejd Jayio ueyy
uJalied Jusw|11as pedwod asow pue Ajisusp-1aysiy e 3|geus s1143SIg 493ud) UMo] “Ajunwiwod 3yl ul Juswdo|aAap 4oy Julod |ed04 e pue aplid
JIA1D JO 92e|d e 9pIn0Ld 0} PIPUDIUL S| 3| "SUMO] PUE SIIID ||BWS JO SE3Je 9SN-PIaXIW |B41UDD Y3 S9ssedwodus 3214151Q J93Ud) UMO] |9POIA SYL

10141S1Q 491U3) UMO |

‘eaJe 3|qeyj|eM B 03 S9INQI43U0D pue (weas d1jqnd) 193J3s 9yl pue
Sy |emapis 03 uoiejualio Suouis e sey Juawdo|ana ‘sasn paxiw yym palegaiul Suisnoy jo Aysuaiul pue Aysuap ysiy e oy paiadies si 3| "sasn
[euolIN}ISuUl pue ‘a1ignd ‘|e13uapISaJ ‘ssauisng JO Xiw e 33ea83iul 01 A} Jo ‘Umo} ‘98e||IA e JO seaJe 2402 03 saljdde 30141S1g uMojumoq |9POIA YL

10111S1Q uMolumo(

(saniedpiunipl Juowa A 104 apInD SulU07 V :sdde|d S4913199 Suljqeus wouy paidepy) AMjigepioyy pue 3310y) SuisnoH 104 s3113SIA [9POIN

€20z Menuqay



9 Jo € 93e(d

'$s9204d malnad oyl Ayiidwis Aew siyj ‘Aiseuoiyauosip
-uou aJe spJepuels 3yl | malnaJ uejd a1is Sunnajdwod 4oy 3|qisuodsadl aq
Aew Jaquiaw }4e3s 43Y31o 40 JojeJisiuiwpe 3uluoz e (3) ¥9ty "V'S'A ¥ 49pun

*s3uip|ing a1jqnd pue ‘saoeds a1gnd ‘syaed ‘syjemapis
‘s399431s Suipn|dul ‘984eYd INOYIIM SN UOWWOI IO} 3|Ce[IBAR dJe 1By} Sealy

's3ulp|ing 40 U044 93 Uo (Sse|3 Juasedsueul) SMOpuUIm Jo d3eluadsad
wnwiuiw e 3ulinbas pue salijud 3uidey-yemapis |euoizdouny Suldinbau
Se 4yons ‘19941S aY3 193w p|noys sduip|ing Moy auyap siuawalinbal a8ejuol4

"apis Aq apis paoe|d sswoy Ajlwey-3|8uls payoerre (Ajjensn) 1ysie
03} 0M} O 15ISU0d Aj|ealdA} sasnoyumol ‘s3ulj|amp pazis-wnipaw 0} -||ews

‘Aem pa3es3uadu0d pue pedwod e ul sgulj|amp 9soy3

}0 39|eds 3y1 193|434 pjnom adA3 siyl Jo uoidNpoJsIuUl pue ‘spooydoqysiau
$S0JOE PaJ91183S $98e3100 J1103SIY [|BWS SPN[IUl U0 SUMO] JUOWIDA "19341S
9y31 03 Jenaipuadiad AjjeaidAy s 1eyl 1N0d paJeys e sulyap 03} paguedse

syun 3|di3nw apinoJd $34N0d 9383310) 'S94NIDNJLS PAYILISP ‘||BWS JO SIS Y

's9oeds 3upjed pue sAemanlp se yons

$92e4ns snoiasadwi Jay3o snjd a3esaA02 3ulp|ing SSpN[dUl Yd1ym ‘93esa3A00
10| 93e|n3aJ saijedpiunw awos ‘(3uludioo) Sulp(iNg WNWIXew Se 0] pPaJJ4a4a4
sawawos) 3uip|ing e Aq paJanod 9q ued 1eyy 10| e Jo adejuadlsad syl

")2B(195 JUOJ} WNWIXEW B pUe Wnwiulw e se passaldxa
9q os|e Aew sauoz 03-pjing ‘Sulp|ing e jo JuoJ} 3y} pue aul| Ajadoud juoly e
U39aM13( SJURISIP 3|geMO||e Jo d8ued e sa119ads 1ey3 Juswadinbai Sujuoz y

"Jipne 9y3 Jo 1ued Se papusWWO0I3J JO PaJ3PISU0I 3q Aew jeyl swual SuIUOzZ MIU JO UOWWOD SSI| 40} SUoINURP Sapinoid ASY Suimo||o) 3yl

swJd] pue spaepuels Suiuoz maN o3 Ay

"9U0Z SIY} JO J930BIEYD PUE JUSWUOIIAUD 3y} dAI3saJd |[Im Juawdo|anap

JO Alisuap wnipaw y "310141s1d 98e|[IA 23 Ueyl asnh Jo Alisuaiul Joamo| e 01 Ind 3¢ ISNW U0z SIY} Ul pue| 3y} ‘ssadde Aemysiy pue urella) ‘sansiialoeleyd
[10S 3y} 03 anQ "sa13s1Ia1e YD SUlAl] AJJUNOD |BUOINIPEJ] 91BPOWWOIIE 0} BIJE |BIJUSPISDI ALSUSP WNIPSW B Se papualul S| 113sIg Ajisuag wnipal (AN) Yl

(@) 113sIg Alisua@ wnips|y
"UISIp

SIy3 ul dojaAap 03 papuUdIUI BJe SAJIAIDS pue s3I}I|1oey dljgnd-Isenb pue dfjgnd Auew pue JUaWdO|IAIP [BI2JBWWOI ‘|B]3UBPISAI JO SDIHSUIP JaYSIH "UMO] 3y}

€20z Menuqay



9 jo {7 a8ed

‘padojanap Jay1ing aq pinod 3uped paJteys Joj SUOISIA0IG "19141SI]

98e||IA 9yl ul ‘|eizuapisal Suipnjoul ‘sasn paniwaad Joj piepuels Jejiwis Suippe Japisuo)
"po0o3 SI yaiym “deq Jo apis ayl uo 3upded auinbad spaepuels uejd a3s gyQg ‘uoies’on
é33e|[IA 9y} ul 1aymAue a1eudoadde Supjied 19943s-uo s| s3ulj|omp Alossadoe

pue ‘s3uljjamp Hun-inw ‘uisnoy Jo1uas 404 wnwiuiw Suppied Supnpad JapIsuod ‘dals | S9A uonelo]
9leIpawlalul ue sy "jun/adeds T 03 wnuwiuiw Supied Sudnpad Japisuo) ‘Hun Jad saoseds ON  1lun uad saseds Supjied

‘}un 03 Ajlwey woJy a8uey) 210N

‘swJ0y/sadAy a|ppiw Suissiw apnjaul 03 Sulj|2MP HUN-I}NW JO UOIHUSP SSSIPPY "uoiiuyaq
"10113S1p 3Y1 Ul paiwiad aJe sasn

| 41 9sn pajywJiad e se s24n3onJ3s pue sasn 3|diynw Suimojje JapISuo) ‘dNd e Se JO MIIADJ
3SN |EUOIIIPUOD JBPUN PIMO]|e 34 $3UNJONJIS pue sash 3|diyn|A "10] 49d sainPNAS/sasn

"M3IADJ BUl|Wealls A S24n1NnuiS/sasn

pInom 1ey3l s3ulj|amp HUN-8—E 104 SpJepuels udiSap a)s SAIleJISIUIWPE JISeq JaPISU0) A S/J pamo||y

"13SIp 33e|(IA e Joy 1eludoadde S| Siyl "10143S1Q 33e||IA Y3 Ul M3IAS4 ue|d 911S yum paniwaad A S/d pamoj||y
Se SHun ¢ ueyl Ja1eadsd Jo SauNnionJls Jun-1nw smojje a1e3ysiH 's/J pue s/d pamo||y A Y31y S9SN

"}O143SIP S1Y3 40} d1eudoadde si 1y Ag saxa|dnp Suimol|y ‘s Aq pamo| |y Ag pamo|y 3|qemo||y

‘|9A3] 12143sIp 1e pasSeuew

10U JI papaau 39q Aew JUSWIEDI]} JOIBMLWIO]S D1IS-UO SWOS ‘JIAIMOY ‘1143sIp 98e||IA B 10}

30 sI 98eJ9A00 10| wWnwixew Sui1313s 10N "10| B UO BaJE pJeA pue JUdW31eaJ) J91eMWI0]1S 9}IS-Uo
24nsua 01 pasn Ajjensn si yaiym ‘98esanod 10| wnwixew 13s 1ou saop 21e8ysiH ‘a8esanod 107
‘sjuswaJinbas a8ejuoly paseq-1a3deieyd ssnasiq

*,0/-09 01 padnpadJ 3 OS|e P|NOYS Y1PIM 10| ‘paONPaJ 24k SIZIS 10| §| *940E UE JO /T 4O 3ZIS 10| <
whnwiulw e Japisuo) ‘seaJe |eanJ 3yl ueyy Jajjews Ajpuediyiusdis aq pjnoys ase|(IA Y3 Ul sazis p".
10| ‘UMO] 3y} Jo 3sow noy3nouys 3uiuoz alde T sey Ajjuatind 21e3y3iH ‘a8ejuoa4 pue azis 107 oQ
'S3JN30NJ31S [|B 40} G 01 $y2eqias pJeA Suidnpad Japisuo) "Juswdo|aA3p J140ISIY Aisuap/azis M 12
0} 91B|3J puk 32eq1as Wnwixew 31e40di0dul pjnom Ydiym ‘auoz 031-pjing Japisuod *MOY ON 10| UIN o =
J0 28pa 01 BUIJAIUBI WIS JUBWAINSEIW 3FUeRYD 01 JBYIBYM J3pPISU0d Ing ‘1d13sIq ade|ia | V/N 98e4an0) 107 q% m
e Jo} d1eldoadde s| yolym ‘peod ayi Jo sulj4a3uad 3yl wod 0 SI }2eqias s,91e3YsiH ‘sydeqias N 98ejuoly ') m..
'$31101S € 40} mo||e 03 yS3iay N 30eq1as pJeA ..uuu —
8uiseasou) pue jydiay Aq jo pealsul Aiois Aq Suizendad 4apisuo) ‘saunondys Aiols g'g 40 00|} A %2eq1as 1uoJ4 m.u.. m
15414 49Y31y yum s3uip|ing asn-paxiw A103s-0Mm1 Jiwi| Aew suo11d141sad y3iay uaaun) “Y3SiIsH N Y819y | |euoisuawig = ~
PMIsia DHisid
Sjuswwo) 19\ spiepueis 198.e ] plepuels Suluoz
I9PON umoy

Ayjigepioyy pue 2010y SuiSNoH 404 JUBWSSasSy Suluoz

€20z AMenuqay



9 jo g aged

‘padojansp Jayiny aq pjnod Supjied paleys Joj SUOISINOIG ‘POO3T S|

YoIym ‘24n3onuis ulew Jo ydeq 4o apls ayl uo Sunyed asinbaus spaepuels ue|d a1s gyq ‘uoilesos
's3uljamp A1ossadoe

pue ‘sgulj[emp Jun-13Inw ‘8uisnoy Jojuas 4o wnuwiuiw 3upded Supnpad Japisuod ‘dails

SIA uonelo]
91eIpawJalul ue sy ‘jun/adeds T 03 wnwiuiw Supied Sudnpad Japisuo) ‘Hun Jad saoseds ON  1un Jad saoeds Suppied
‘Jun 03 Ajjlwey} wouy a3uey) 910N
‘swJo4/sadAl ajppiw 3uissiw apn|oul 01 Sulj|l3MpP HUN-13NW JO UOIHUISP SSIIPPY "uoiulaq
"1011SIp 3y1 ul pa1nw.ad
9Je $3sn ||e 41 9sh pajywuad e se sash 3|di3jnw Suimoy||e JapIsuo) ‘gNd e Se J0 MalAl
9SN |BUOIIPUOD JBPUN PIMO||E 3Je $34N1JNJIS pue sasn 3|di}N|Al "30] 43d saanonais/sasn A $24n1NJIS/sasn
"M3IA3I A S/J pamoj||y <
9SNh |eUOI}PUOI 3J4INbaJ UBD S}UN g UBY) J93B3JD) "IDISIP SIY3 Ul |[eod padisap S| Suisnoy aduls N S/d pamo||y m
M3IA3J ue|d 311S yIM pariiwiad Se saunonJls Hun g-¢ SuiMoj|e Japisuo) 'S/ pue S/d pamoj|y Y3y sasn c
"OISIP S1Y3 404 93eradoadde si1y3iu Aq saxajdnp Suimo|y “ysia Aq pamoyj|y A Ag pamo||y d|qemo| |y 3
*AJessa0au 10U S 31 38yl ysnoua m
Y31y si 9z1s 10| wnwiuiw 98eJdaA00 10| Wnwixew a1e|ndaJ Jou ssop 91e3y3iH ‘98e4anod 107 3
‘91eludoidde ag Aew (Y57 03 m.
UMOP) SPJepuUBlS YIPIM 0| PRINPaJ PUB DJ4JB [ JO S3ZIS 10| WNWIUIAl ‘9S3y1 Su1dNpaJ J9PISU0d kusuap/ozis 2 <
‘Juawdo|anap |e13uspIsal SI 1141SIP S1Y3 Jo asodund Asewiud ay3 3duIS “10143SIP [BAN}ND1Ie ) 10] c__\./_ o, m
9Y3 Se awes ay3 aJe 1I141SIP SIY} JOJ SpJepuels YipIm pue 9zis 107 ‘98ejuodd pue 9zis 107 /N 53e19A0 H.S QM- 2
"JOL3SIP SIY} Joy 91erudoudde S| syoeqias apis SuldNPaL JaYIBYM JIPISU0) ‘MOY 40 93pa oN a3eu014 Mu w
01 dUI|491UDD WOJ} JUSWINSEIW 33Uy 03 J3YISYM JIpPISU0D "dUl|49IUdD WOoJ4 05 03 dIeqlas = =
. ] ON )oeqias piea = =
Ju0J} 3udnNpaJ JapISU0) 3dJ4e| aJe 313sIg AJISusQ WNIPSIA Y3 Ul $HOeglas Jua44n) “SHIeqias o W
. . ON 32eq1as JuoJ4 o
$24n3onJ3s AJols € 01 dn paepueis 3y3diay 3uiseasoul pue Aiols Ag Suizeindaa Japisuo) “ysiaH w)
ON 1Y3I9H | |euoisuswiq o ~
nsia DHisid
sjudwiwo) 19\l spiepuess 198.e ] paepuels Suiuoz
ISPOIN umoy

€20z Menuqay




9 j0 9 a3ed

suoinendas gnd 40 Aduaiiyd pue Ajxa|dwod JapIsuo) e
*3013S1p 93e|(IA Ul suswaJinbaa 83ejuouy paseq-4a3deseyd Suipnjdul ‘spiepuels paseg wWio{ e
1014151p 38e(|IA 3Y1 Ul SBUl||MP HUN-13NW 8-€ 104 Aj|e10adsa ‘MIIADY Ue|d 91IS JO} MIIADY SAITRIISIUILPY e

:5]003 SUIMO]||0} BY3 SSNISIP PUB JBPISUOD “}JB1S |EUOIIPPE AJIY UMO] JNOA 1eyl alinbai Aew pue Ajaainesisiuiwpe pajjdde aq ued

1ey1 spJepuels aninduasald o Suiyyesd [nyaled salinbas 1 92uls UOIIBJIP SIYY Ul SUIAOW Ul 3142UDG-1S0D B S| 13y "J4e1s AQ M3IADJ dAIIBIISIUIWPE
Suiseasoul pue gyqa ayi Aq mainas AJeuoi3aaasip Jo Junowe ay3 SuPINPaJ A|0AUL $$3204d MBIAL BY3 SululjweaJis Joy saiunioddo

Aue|A ‘suonein3aJ Juswdolanap pue uejd umol ay3 yum susije 1eyl Juswdo|ansp Suidnpoad awil swes ayl 1e a|iym Hwiad 3uluoz suoisinoid

e 8ui1198 0 1500 pue awil 3yl sadnpaJ 1eyl Aem e ul Suisnoy 4o} ssa004d mainaJ Juawdo|aAlp ay3 auljweauls 01 sainiunlioddo aq Aew auay | MDY
juswdojanaq

"1oW aJe spJepueils Supjled pue }oeqias 4l 10|

Jad N@v T ueyl asow Suimojje Aq padeinodua Jayling 3q p|nod sNQy ‘Woo0Jpag-auo 4o Aduaidiye ue aq NAY Y3 1yl JuswalinbaJ syl anowal syun
0] pue (4984e| SI JaA3Y21IYM) 1} 24enbS 006 410 %OE 348 YdIym ‘suoilejn8as wnwiuiw 91e1s 193w 01 pajepdn ag 01 pasau suoe|ngad uaJdin) Sunlama
Aossany

"9A130111S3J 00} 10U dJe SpJepUB]S JBY10 pue SYlpim aue|
3JNSUd 01 /66T 4200100 WoJ) spaepuels udisap sy sa1epdn a1eis uaym spiepuels [eddiunw Suizepdn Japisuo) ‘spaepuels usisap peou/193.11s
‘ugisap y|emapis Joj spiepuels oi10ads dojanaq

‘91e1idoudde aue 1011SIQ AMSUSQ WNIP3A pue 1013sIg 38e||IA Y3 Ul SY|eMapIs aJinbaJ 1eyl suolze|nSas jualin) 's19a.1s 913|dwo) /sy|emapis
“UOI123UU0D/UOIIENUIIUOD 3JNINY IO} BPISE 13S 3¢ 0} MOY Sulinbau

pue soes-ap-|nd jo YiSua| ay1 Suiwi| JOPISUOD *S193J3S JOUIW UO sainseaw Sulw|ed Jiy4ell pue yipim aue| uionpad se yans ‘anssi siyl ssaippe
01 SPJEPUEB]S SAIIBUJIDYE JDPISUOY) "S193J1S SNONUIIU0ISIP JO JUSWdO|ASP 3y} 30woid 1,US90pP }H 2JNSUD 01 S193J31S JOUIW UO d1je4} ySnouys

spiepuels
sa8eJnodsip 1eyl pJepuels ayl SulAjpow JapISU0) 'S193J1S MaU JO AJIAIZDSUUO0I 98BIN0JUS SPJepUER]S UOIIBUIPJ00D IN0AE| 19315 "AMIAI3DAUUO) ey
SjUBWIWO) piepueis

spJepuels Jayl0

€20z Menuqay




Recommended Zoning Standards
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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. | can provide map and
purpose statement at next meeting.

2)

looks like you are ready to make this change townwide.

3)

Town Center, Villages and Medium Density Residential. See below for proposed

changes.

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

Dimensional Standards: Reduce minimum lot sizes and as a result potential density in

Deleted: 1
AD MD TC VD SL PA FR /C Commented [GB1]: | recommend reducing lot size in the
1 % 1 1 1 ;7| areas planned for residential growth. In the village areas,
Lot size, minimum zacre 1 {4 acre £acre 1 acre 1 acr/e/’ this will allow for infill development that Is consistent with
acre | _acre 1 acre acre | acre { / historic development patterns and density. State
/’ wastewater permitting is quite strict and will limit density
L 777777777777777777 T B I I A RS D IR lw/ including ensuring safe distances around private wells. The
new district will allow for a higher density in Highgate
1ac: Center than the other villages.
I\
. - 200 100 ft 2 ac: 150 ft | 200 | 200
Lot width, minimum 70 ft J'/* ********** -Z------1t--2606 N | also recommend eliminating the difference in lot size for
ft | 22 D . 9_9.ft, _ ,1,/2 ac: | ft, | ,ft, Lo ‘\ ??‘\\‘\‘\ access to community or municipal water or sewer. Rather,
125 ft b i\ \ | regulate for the density appropriate for the district and the
Al
o et S . .
Minimum Setbacks \l\ ‘}\‘\:\ \ wastewater permit limit the ultimate density. )
T . L
65 85ft* | i‘hﬁs Deleted: Access to Community or Municipal Water or
Front 65 ft 65 ft 40 ft 40 ft 65 ft % i '\l\‘\‘\\ Sewer
ft ft ’Hi‘ B0 1acre
- 7 \‘l\\ W
Side & Rear 0 ‘;,l:\,‘\ \\{ Deleted: 1 acre
. i
Principal Structures L | Deleted:
P 30ft | 30ft 10 ft 10ft | ft | 30ft|  30ftly)| Deleted T
T
Structures 200 square feet 10 Bl
Lty | Deleted: 4
or less 10ft | 10ft 5ft 5 ft ft | 10 ft 30 ft L] 1 acre

Deleted: 1/2 acre

Deleted: 1 acre

Deleted: 1/2 acre

Deleted: 1 acre

Deleted: 1 ac: 150 ft

! Deleted: 200 ft

[ Deleted:

25

(D, U/, U, W/, W, W N ¥




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, | understood that this may not be the best option for Highgate. Feel free to discuss
more.

| | A [mpjrc|vws|rpa] R | V|

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 C C C C C C C
Dwelling

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 /{ Deleted: an

to a single-unit dwelling shall be a permitted use except in the flood hazard district. An ™ { Deleted: means an efficiency or one-bedroom apartment }
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 - {_ Deleted: family )
independent living including sleeping, food preparation and sanitation, provided there is _ _ - Deleted: . An accessory dwelling unit, located within or
compliance with all the following: appurtenant to a single-family dwelling and where the
owner occupies either the primary dwelling or the

. i accessory dwelling, shall be considered to constitute a
1. the property has sufficient wastewater capacity; single-family residential use of property,
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 j_- { 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. - { Formatted: Font: 11.5 pt

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: 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
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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 developmentin 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/

Supplemental Materials
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