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1. CALL TO ORDER   [6:30 PM] 

 
2. AGENDA ADDITIONS/CHANGES 

  
3. PUBLIC TO BE HEARD 

a. Comments from Public on Items Not on Agenda 
 

4. MINUTES 
a. December 5th, 2024 
 

5. BUSINESS ITEMS  
a. Discussion on Act 181 and the process to develop a new Regional Future Land  

Use Map and Municipal Housing Targets*      [6:35 PM] 
b. Connect the Junction TOD Master Plan – Discussion of Next Steps*   [7:10 PM] 
c. Discussion on for January 25 Community Meal public engagement opportunity  [7:20 PM] 
d. Animating Infrastructure Mural Grant       [7:25 PM] 
e. LDC amendments process update       [7:40 PM] 
f. Prepare topics of discussion for City Council join meeting    [7:50 PM] 

 
6. MEMBERS UPDATES         [8:10 PM] 

 
 

7. STAFF UPDATES          [8:20 PM] 
 

8. ADJOURN 
 

*attachments included in the packet 
      

 
Agenda item timestamps are estimates of the starting time of each topic and are subject to change. 
 
This agenda is available in alternative formats upon request. Meetings of the Planning Commission, like all programs and activities of the City of 
Essex Junction, are accessible to people with disabilities. For information on accessibility or this agenda, call the City Manager's office at 802-878-
6944 TTY: 7-1-1 or (800) 253-0191. 
 
 

CITY OF ESSEX JUNCTION  
PLANNING COMMISSION  

REGULAR MEETING AGENDA 
 
 

 
Online & 6 Lincoln St. 

Essex Junction, VT 05452 
Tuesday, January 14th 2024, 

6:30 PM 
E-mail: cyuen@essexjunction.org 
 

www.essexjunction.org Phone: 802-878-6944, ext. 1607 
 

This meeting will be held in-person at 6 Lincoln Street in the Kolvoord Room at Brownell Library and 
remotely.  Options to join the meeting remotely:  
• JOIN ONLINE:  Join Zoom Meeting   
• JOIN CALLING: (toll free audio only): (888) 788-0099 | Meeting ID: 953 1240 7791; Passcode: 040339  

 

https://us06web.zoom.us/j/95312407791?pwd=U2NoWHBNWnJ5WEcwalVXV0M3cGl0dz09


 

CITY OF ESSEX JUNCTION 
PLANNING COMMISSION 

PUBLIC HEARING 
MINUTES OF MEETING 

December 5, 2024 
DRAFT 

 
MEMBERS PRESENT: Diane Clemens, Chair; Scott McCormick, Vice Chair; Elena Juodisius; Elijah 
Massey, Kirstie Paschall. 
ADMINISTRATION: Michael Giguere, City Planner. 
OTHERS PRESENT: Cora Delucia, Alia Liebowitz, Brandon Streeter.  
 
1. CALL TO ORDER 
Ms. Clemens called the meeting to order at 6:30 PM. 
 
2. AGENDA ADDITIONS/CHANGES 
City Planner Giguere suggested adding Agenda Item #6a, a draft summary for the City Council.  
 
3. PUBLIC TO BE HEARD 
a. Comments from Public on Items Not on Agenda 
None. 
 
4. MINUTES 
a. November 7, 2024 
 
MOTION by SCOTT McCORMICK, SECOND by ELIJAY MASSEY to approve the minutes of 
November 7, 2024 as amended. VOTING: unanimous (5-0); motion carries.  
 
The following amendments were made:  

• Adjust comments attributed to Commissioner Juodisius to be attributed to Commissioner 
Paschall, and vice versa.  

 
5. BUSINESS ITEMS 
a. Traffic calming policy presentation 
City Planner Giguere introduced Alia Liebowitz, a geography and urban planning student at the 
University of Vermont, noting that she has interned with the City and has assisted in drafting an updated 
traffic calming policy. He noted that the City’s traffic calming policy hasn’t been updated since 2004, 
and further noted that the policy is limited in scope in terms of the types of measures residents can 
request for traffic calming. He said the goals of updating this policy have been to modernize it and lower 
the barriers to entry for residents to make requests for traffic calming measures.  
 
Ms. Liebowitz described the process she used to inform updates, which included interviewing planners 
in neighboring municipalities (Burlington and South Burlington) about the strengths and weaknesses of 
their traffic calming policies, reviewed case studies, consulted with local nonprofits, used federal 
guidelines and strategies, and researched traffic calming policies of larger cities to inform potential 
innovative approaches.  
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She then walked through the proposed updates, which were compiled into a draft traffic calming 
manual. She described a revised process by which an individual can suggest areas for traffic calming 
measures and criteria by which those requests can be scored by City staff to determine eligibility. She 
noted that this process includes community engagement and technical review by City staff to inform the 
scoring. She noted a proposed approach that would pilot a measure prior to permanent installation, to 
determine effectiveness and gather additional feedback. She noted various traffic calming features, 
include speed bumps, humps, tables, cushions, chicanes, and marked crosswalks.  
 
Commissioner McCormick asked about fund sources for new traffic calming measures, and 
Commissioner Clemens suggested that staff research what part of the budget pays for current traffic 
calming measures as a starting point. Commissioner McCormick also suggested the use of rumble strips 
for bicycle lanes as a physical barrier, rather than painted lines demarcating bicycle lanes. Commissioner 
Massey asked about the thresholds used for the scoring criteria, and City Planner Giguere replied that 
the thresholds will need to be right sized for Essex Junction to make sure they’re flagging conditions as 
appropriate. He also asked whether there are additional municipalities that the Planning Commission 
should look into, and Ms. Liebowitz suggested looking at Winooski’s policy, but she noted that many 
municipalities in other areas don’t have traffic calming policies at all. Commissioner Juodisius asked 
about whether this policy would be open for any individual to submit comments or whether it would be 
more limited to residents, and City Planner Giguere replied that staff would welcome feedback on this 
aspect of the draft policy. She also asked whether the City could explore having a more proactive 
approach to study known areas of concern, rather than waiting for requests to come in from individuals. 
City Planner Giguere agreed, saying that identifying a responsible body (such as the Bike/Walk 
Advisory Committee) could be a good step. Commissioner Clemens said that anyone who uses the 
streets or sidewalks should be able to submit comments to utilize this process. Commissioner Massey 
asked if all primary strategies are tested in snowy environments, and Ms. Liebowitz replied that all were 
taken from Vermont, and some perform better than others with regards to snow removal.  
 
b. Land Development Code Amendments progress update and additional items 
City Planner Giguere noted that though the Planning Commission had prepared a set of Land 
Development Code (LDC) amendments to the City Council, the City Council will not discuss this topic 
until its December 18, 2024 meeting, and further, recent development applications have highlighted the 
need for potential additional adjustments to amendments prior to Council consideration. He said that one 
item is the definition of “Multi-Family Dwelling”, which is currently defined as three or more dwelling 
units. He said that this definition has triggered several parking, driveway, and buffering requirements 
designed for larger-scale developments. He said that recently, this has come up where a small multi-
family dwelling has needed to have 15-foot buffers, even though the district only requires 8-foot 
setbacks for single-family dwellings of similar structure size. He said that staff are recommending that 
the definition of “Multi-Family Dwelling” be adjusted to five or more dwelling units, which aligns better 
with state statute. Commissioner Clemens confirmed that this adjustment would still allow the 
Development Review Board (DRB) to require appropriate buffering. City Planner Giguere said the next 
item pertains to the waiver option for screening and buffering requirements, which currently does not 
have regard for site-specific context or the design of multi-family apartments and is preventing 
applications with structures of similar size to single-family homes from being allowed without a 15-foot 
buffer. He noted that staff are recommending the waiver of this requirement Citywide where there are 
clearly no adverse impacts, rather than just allowing a waiver in the Village Center District. City Planner 
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Giguere then noted an item around residential parking requirements, noting that Act 47 places a 
requirement of 1 parking space per unit for multi-family residential uses (and the LDC currently requires 
1.1 spaces). He said that this does not preclude developers from offering more parking spaces but does 
not allow the City to require developers to build more than 1 per unit. City Planner Giguere then noted 
an item related to curb cut width limits for retrofits versus new builds, noting that it may be beneficial to 
consider the two separately when regulating the widths for triplexes and fourplexes. He noted that staff 
are recommending a 20’ curb cut width limit for new builds and added flexibility through a 27’ limit if 
they involve retrofitting or adding to existing single-family dwellings or duplexes. He also noted minor 
edits from the City Attorney related to Section 201 (Footprint Lots), Section 502.A (Zoning Permit 
Requirements – Land Survey), Section 503.B (Subdivision Classification – Footprint lots), Section 
502.F (Final Site Plan Application Requirements – Land Survey), Section 716 (Fire Access), and 
Section 719.D (Shade Trees).  
 
MOTION by ELENA JUODISIUS, SECOND by SCOTT McCORMICK, that the Planning 
Commission approve the summary report as amended. VOTING: unanimous (5-0); motion 
carries.  
 
MOTION by ELIJAH MASSEY, SECOND by  SCOTT McCORMICK, that the Planning 
Commission resubmit the Land Development Code amendments as discussed to the City Council 
for consideration. VOTING: unanimous (5-0); motion carries.  
 
c. Discussion about Connect the Junction Transit Oriented Development Master Plan 
City Planner Giguere said that staff anticipate conducting a review of the vision and summary of 
changes, and that they anticipate having a public facing version for the Planning Commission’s 
consideration soon. He said that the Master Plan will be available to the public on and will then go to the 
City Council for its consideration. He asked the Planning Commission what it needs in terms of 
information to provide buy-in and support for the Master Plan. Commissioner McCormick said that 
given that some the proposed changes, such as introducing form-based code and changing the physical 
layout of the entire Pearl Street area, are significant, staff should think more seriously about how to 
engage the community in communicating and soliciting feedback about these changes. He said that he 
has worked with Communications Director Snellenberger on some of the City’s strategic planning 
initiatives to figure out what stakeholder groups to target and how to meet them in the community. 
Commissioner Clemens agreed, saying that Commissioners and other board members need to be more 
proactive in engaging directly with the community. Commissioner Massey added that having the Master 
Plan and visions’ key points distilled into an executive summary to communicate them via social media 
or other platforms would be extremely helpful. Commissioner Juodisius suggested that having more 
accessible packaging or places to field surveys would be extremely important for the community 
engagement component of this process. Commissioner Clemens emphasized the importance of engaging 
community members who may not be as proficient in the English language.  
 
d. Mural Application 
City Planner Giguere said that the Vermont Arts Council has an Animating Infrastructure Grant 
opportunity available for communities to integrate public art into upcoming infrastructure projects. He 
said that the City would need to have a sketch-level pitch by March 18, 2025, and a full proposal by 
June 3, 2025. He noted that projects under consideration in the past have included the retaining wall on 
Park Street and the Fire Station. He noted that some staff have expressed a preference for the Fire 
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Station location, given that it is closer to the Five Corners area and will see more traffic, but that others 
prefer the retaining wall option, and that both are potentially viable (though the retaining wall may be 
privately owned and may require additional engagement with the property-owner). Commissioner 
McCormick asked if some of the funding for rebranding could be used for one mural and if a grant could 
be pursued for the other, and City Planner Giguere said he would look into this. Commissioner Massey 
suggested soliciting feedback from the schools on what they would like to see in terms of art. City 
Planner Giguere said that he would like to confirm that this timeline works with the Planning 
Commission’s schedule and noted that a Commissioner could step up to be the single point of contact 
for this application with staff support. Commissioner McCormick asked whether task forces of the 
Planning Commission are subject to Open Meeting Law, and City Planner Giguere said he would 
investigate this. Commissioner Massey said he would be willing to begin working as the point person on 
this and will keep the Planning Commission updated on progress at future meetings.  
 
e. Future Initiatives for the Planning Commission 
City Planner Giguere began by noting the initiatives that will likely need to be addressed by the 
Planning Commission in 2025 and the first half of 2026. These include work on the Transit Oriented 
Development (TOD) Master Plan, working on the Comprehensive Plan update, LDC amendments 
resulting from the TOD Master Plan and Comprehensive Plan updates, the public mural initiative 
discussed above, the traffic calming policy update discussed above, work on the Regional Future Use 
Land Map, policies to address upcoming housing production targets, any implementation of changes 
resulting from statutory changes, any proposals for various changes on Pearl Street and Park Street, and 
the Amtrak station renovation’s stakeholder engagement activities. Commissioner Clemens spoke about 
the importance of identifying and engaging with relevant stakeholder groups and relevant experts both 
for soliciting input for Comprehensive Plan updates as well as input for overall Planning Commission 
activities. Commissioner McCormick noted that one of his priorities for the City is the topic of 
weatherization and said he would be interested in pursuing the topic with the Planning Commission, 
either through Comprehensive Plan updates or other activities. He said he would also be interested in 
seeing the City’s development of a public engagement strategy. He further noted his interest in working 
on LEED construction, low-emission and modular construction, and affordable construction of new 
builds and retrofits, likely in tandem with the DRB. Commissioners talked about the lack of an Energy 
Committee and a Housing Committee for the City, and that there are a few hurdles to forming these 
topic-specific groups at the municipal level. Commissioner Juodisius asked about the feasibility of 
forming subcommittees to facilitate updating different sections of the Comprehensive Plan, and City 
Planner Giguere replied that this is a good suggestion to take into consideration. City Planner Giguere 
also noted that Chittenden County Regional Planning Commission (CCRPC) staff will be at the 
Planning Commission’s January meeting to discuss the Regional Future Land Use Map, which will also 
inform regional housing plans and commercial plans.  

 
6. COMMISSIONER UPDATES 
a. Discussion about communication summary for City Council 
Commissioner Clemens talked about the need for the City Council to be in better communication and 
have more opportunities for engagement with some of its boards and commissions, such as the Planning 
Commission, which could help advance some of the City’s initiatives (such as the rental registry) and 
shared priorities. Other Commissioners concurred with this need for more synergy, and said they would 
provide feedback to Commissioner Clemens on her draft communication within the next several weeks. 
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Commissioner Clemens then spoke about the housing conference she and other Commissioners attended 
recently, which included topics such as equity and housing. She encouraged others to attend future local 
or regional housing conferences, especially virtual ones.  
 
The Planning Commission discussed rescheduling its January meeting to Tuesday, January 7, 2025, or 
Tuesday, January 14, 2025 (backup date).   
 
7. STAFF UPDATES 
None. 
 
8. ADJOURNMENT 
 
MOTION by SCOTT McCORMICK, SECOND by ELENA JUODISIUS, to adjourn the meeting. 
VOTING: unanimous (5-0); motion carries. 
 
The meeting was adjourned at 9:09 P.M. 
RScty: AACoonradt 



Essex Junction Planning Commission Meeting
January 14, 2025

ccrpcvt.org



1. Act 181 Purpose
2. Interim Act 250 Exemptions for Housing
3. Overview of Permanent Changes
4. Regional Plan Future Land Use Maps
5. Housing Targets
6. Permanent Act 250 Exemptions
7. State Designation Program

Revise once slide order is finalized, 
and add participation plan and map 
review as agenda items.



Act 181’s changes implement the following state planning goal 
that has guided guided Vermont 's  land use planning and 
development review laws since the late 1960s:

To maintain Vermont’s historic settlement pattern of 
compact village and urban centers separated by rural 
countryside.

The Legislature’s longstanding focus on this goal, 
often referred to as “smart growth ,” is  at  the heart  of 
Act 181’s intent and the structure of the law.



ACT 181 aligns local, regional, and state planning, which helps:

This change is intended to recognize that some areas of Vermont are:

PLANNED FOR 
GROWTH

CONTAIN NECESSARY 
INFRASTRUCTURE (E.G. 
WATER, WASTEWATER)

HAVE SUFFICIENT MUNICIPAL 
ZONING REGULATIONS IN PLACE 

TO ADEQUATELY REGULATE 
DEVELOPMENT

modernize how Vermont maps and directs public investments 
to designated centers, and
speed ups Act 250’s transition to location-based jurisdiction.



PROCESS

PURPOSE(S)

ELEMENTS

LOCAL AND REGIONAL PLANNING GOALS (24 V.S.A. 4302)

Must incorporate meaningful participation as defined by 
the Environmental Justice Law (Act 154)

More focus on environmental justice, climate resilience, 
and housing in areas planned for growth

New, standard future land use map requirements

Accommodate a substantial majority of housing needed to 
reach housing targets
Must include environmental justice principles and meet 
housing targets within areas planned for growth



Regional Future Land Use mapping 
isn’t new!

CCRPC has worked with our 
municipalities to develop a similar map 
in the past. 

Act 181 creates specific categories, 
and definitions are now in statute. 
State-level review of regional plan 
(and map) is  new.





AUTOMATIC
STATE DESIGNATION

REGIONAL PLANS and
FUTURE LAND USE MAPS

STATE LAND USE 
REVIEW BOARD 

APPROVAL

MUNICIPAL OPT-IN
ACT 250 EXEMPTION 

AREAS



PHPs + ½ mile of above designated areas 
[Unlimited units]

Downtowns [Unlimited units]

New Town, Growth Center, and Neighborhood 
Development [75 units] 

Village Center + 1/4 mile [50 units]

Transit Corridors + 1/4 mile [50 units]

Commercial Conversion [29 units]

Accessory Dwelling Units [1 / home]

Hotel/Motel Conversion to Affordable 
[Unlimited units]



Interim Housing Exemptions: Guidance 

Interim Housing Exemptions Map

Contact District Coordinator

Checklist of items and resources

Visual planning tool

Speak with someone directly

https://act250.vermont.gov/document-type/guidance
https://act250.vermont.gov/contact-us


Full Act 250 Exemption 50 Units or Fewer
Act 250 Status Quo Expanded jurisdiction to 

be determined through 
rulemaking and 

stakeholder proces

Limits Act 250 
jurisdiction to encourage 
smart growth housing in 
areas of the municipality 

suitable for dense 
development.

Status quo jurisdiction 
with addition of new 

“Road Rule”  (by 7/1/26) to 
reduce sprawl and 

fragmentation.
Enhances jurisdiction to 
protect VT’s most critical 

natural resources.

EFFECTIVE: 1/1/26

Municipalities to take 
over enforcement of 

existing Act 250 permit 
conditions in areas of the 
municipality suitable for 

dense development.

EFFECTIVE: 12/31/24
EFFECTIVE: 2/15/26

EFFECTIVE: 2/1/26





• Adopt Act 47 pre-
emptions in zoning and 
bylaw

• Temporary Act 250 
exemptions apply now 
through 2026

• Apply for new 
designations and 
boundary changes by 
October

• Apply to LURB for Tier 
1a exemptions

• Engage LURB mapping

• Temporary exemptions 
expire 1/1

• Exemption applications 
due 12/31

• Future Land Use 
guidance

• RPC Study 

• Hiring
• Interim Housing 

Exemptions

• Study: Land Banks, RPCs, 
Act 250 Appeals, more

• Start developing 
updated Regional 
Plans

• Seated Jan 1
• Rulemaking Tier 3 and 

8(c)

• Municipal planning 
grants available

• RPC Plans with new 
Future Land Use - 
12/31

• Tier 3 mapping
• Adopt rules
• Tier 2 Report

• Legislate Act 250 
appeals reform?

• Interim exemptions 
expire

• Spending reports



24 V.S.A. 4348a: (9) A housing element that identifies the regional and community-level 
need for housing that will result  in an adequate supply of building code and energy code 
compliant homes where most households spend not more than 30 percent of their 
income on housing and not more than 15 percent on transportation. To establish housing 
needs, the Department of Housing and Community Development shall publish statewide 
and regional housing targets or ranges as part of the Statewide Housing Needs 
Assessment. The regional planning commission shall consult the Statewide Housing 
Needs Assessment; current and expected demographic data; the current location, 
quality, types, and cost of housing; other local studies related to housing needs; and data 
gathered pursuant to subsection 4382(c) of this t it le. If no such data has been gathered, 
the regional planning commission shall gather it . The regional planning commission’s 
assessment shall estimate the total needed housing investments in terms of price, 
quality, unit size or type, and zoning district as applicable and shall disaggregate 
regional housing targets or ranges by municipality.  The housing element shall include a 
set of recommended actions to satisfy the established needs.



CCRPC Planning Advisory Committee Subcommittee guided 
initial approach

Started developing a draft method before State and Regional 
housing targets are published

Focused on total units  

Including historic trends, infrastructure, municipal plan, 
zoning, and natural resource constraints

Will assess how to deal with price, quality, unit size or type, and zoning district 
after Statewide Housing Needs Assessment is complete



QUESTIONS and DISCUSSION



1. What are we missing in the draft plan?

2. Where in your municipality do you anticipate 
disagreement on the map?

3. PC Involvement?



BLANK SLIDE
Hold for map



MAP DISCUSSION QUESTION

1. Draft question 1

2. Draft question 2

3. Draft question 3



Sarah Muskin, Planner
smuskin@ccrpcvt.org | (802) 540-1241

Darren Schibler, Senior Planner
dschibler@ccrpcvt.org
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