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DRAFT  

Minutes 

Hartford Planning Commission 

February 14, 2022 

 

THIS MEETING WAS CONDUCTED IN COMPLIANCE WITH  

THE VERMONT OPEN MEETING LAW  

WITH ELECTRONIC PARTICIPATION  

 

 

Present: Bruce Riddle, John Reid, Toby Dayman, Robin Adair Logan, Dillon Bianchi, 

John Heath, Colin Butler, Kim Souza, Selectboard Liaison, Lori Hirshfield, Planning and 

Development Director, and Jo-Ann Ells, Zoning Administrator 

 

Absent: None 

 

Bruce Riddle read the Remote Meeting Script and took a roll call.  

 

Administrative Matters  

 

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

considered a “Preferred Site” for a solar array. 

 

Troy McBride of Norwich Technologies and Dana Clawson, Hartford Environmental 

Sustainability Coordinator were present. 

 

Norwich Technologies had submitted a memo to the Planning Commission on February 

3, 2022, explaining that they are assessing a site on Christian Street for a 500 kw AC 

solar array and want the Planning Commission to consider the site a “preferred site” 

 

Dana Clawson introduced the application and acknowledged that another meeting may be 

needed as there was a short amount of time available with the Planning Commission 

before their Public Hearing.  

 

Troy McBride introduced himself, gave a quick overview of the project, noted a letter 

had been sent to neighbors, and asked if the Commission had any questions. 

 

John Heath asked for information about fencing, the impact of the project on wildlife, and 

maintenance of the facility.   

 

Troy McBride stated that the property would be brush hogged 1-2 times a year. He 

explained that the fence would have a 6” opening to allow small wildlife in and keep 

large wildlife out. He noted that this fence is used at the solar array on the corner of 

Route 5 South and Drew Road in Hartford. 

 

Toby Dayman asked what the “white dots” on the plan represented. Troy McBride stated 

that they represented the limits of disturbance.   
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Toby Dayman stated that he was nervous about the visibility.  

 

Toby Dayman asked about the schedule. Troy McBride stated that permitting typically 

takes six months to a year and they hoped to be in construction in the spring/summer of 

2023. 

 

Toby Dayman asked if the access road was a new road. Troy McBride stated that an 

access road would need to be built.  

 

John Reid noted that the Town Climate Action Plan encourages expansion of forest 

canopies. He asked if the project site was all forested. Troy McBride stated that the site is 

currently wooded. John Reid commented that this was contrary to the goal of the Town 

Climate Action Plan. Troy McBride noted that he believed the Town Plan has a strong 

energy section that supports solar.  

 

Noting that they were out of time to review the request, Dana Clawson stated that he 

would schedule a follow-up meeting.  

 

Public Hearing  

 

Bruce Riddle opened the Hearing, explained hearing process, took a roll call, and 

administered the oath.  

 

1. Application #22-01 by Dewey Historic Barns, LLC (owner/applicant) for approval of  

the subdivision of lot 13-0024-003 into two lots, 131 Fowler Lane, Quechee, in QG and 

RL-1 zoning districts.  

 

Steve Dandeneau and Craig Jewett were present.  

 

Jo-Ann Ells reviewed the draft Findings of Fact noting one typographical error.  

 

Toby Dayman noted the location of the proposed driveways and the need for an access 

easement. He asked for confirmation that the application was for a subdivision and not 

any construction. Steve Dandeneau noted that he understood he would need Zoning 

Permits for any construction. 

 

John Heath asked if the applicant intended to renovate existing structures. Steve 

Dandeneau stated that he hoped to renovate and add on to the barn for a dwelling and 

renovate the pole barn and incorporate it into a new dwelling.  

 

There was no public comment. 

 

John Reid moved to close the Public Hearing. Dillon Bianchi seconded, and the motion 

passed unanimously.  
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John Reid moved to approve the application as presented. Dillon Bianchi seconded, and 

the motion passed unanimously.  

 

2. Application #22-02 by Mark Zeytoonjian (owner/applicant) for approval of  

amendments to the Red Barn Farms Planned Development involving changes to the 

building envelope for house site #6 and to increase the maximum building height on 

house site #7, lot 7-0047-003-H6 and 7-0047-003-H7, Galaxy Hill Lane, Quechee, in the 

Red Barn Farms Planned Development. 

 

Ann Kynor and Barbara West were present.  

 

Bruce Riddle noted that the application was to A. Change the location of house site #6 to 

comply with a 1999 settlement agreement and B. Increase the height limitation on house 

site #7.   

 

Bruce Riddle asked if the abutters agreed with the proposal. Ann Kynor stated that they 

agreed.   

 

Toby Dayman asked if house site #6 was moving. Ann Kynor stated that it was moving 

to comply with a 1999 settlement agreement.  

 

There was no further comment from the Commission. 

 

There was no public comment.  

 

John Reid moved to close the Public Hearing. Dillon Bianchi seconded, and the motion 

passed unanimously.  

 

John Reid moved to approve the application as presented. Dillon Bianchi seconded, and 

the motion passed unanimously.  

 

Bruce Riddle noted that the next three items on the agenda would be taken in order. He 

explained that the application involving The Upper Valley Haven was for a boundary line 

adjustment and not any construction.   

 

3. Application #22-03 by St. Paul’s Episcopal Church and The Upper Valley Haven,  

Inc. (owners/applicants) for approval of a boundary line adjustment between lots 43-

0074-000 and 43-0092-000, 713 and 749 Hartford Avenue, in a VR-C zoning district and 

a Planned Development. 

 

It was noted that Nate Stearns, Andrew Winter, Eric Christman, Jim Wasser, Doug 

Sonsalla, Kim Butler and Michael Redmond were in attendance.  

 

Jo-Ann Ells reviewed the draft Findings of Fact and reiterated that the application was for 

a boundary line adjustment and that no construction was being proposed.   
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John Heath recused himself from participating noting he is an employee of The Haven.  

 

It was noted that the Church would need an easement from The Haven for access and 

parking until such time as alternative access and parking was approved.  

 

Marie Alvin asked about the alternative access and parking. Jo-Ann Ells clarified that 

none was proposed as part of this application. 

 

Michelle Boleski stated that she was confused over the process and different sections.  

 

Toby Dayman noted that there were three applications: a boundary line adjustment, a 

subdivision, and a Planned Development.  

 

Heidi Duto asked if this application was just for preliminary approval. Jo-Ann Ells stated 

that preliminary and final approval were not required for this type of application.  

 

There was no further comment. 

 

John Reid moved to close the Public Hearing. Dillon Bianchi seconded, and the motion 

passed unanimously.  

 

John Reid moved to approve the application as presented. Dillon Bianchi seconded, and 

the motion passed unanimously (6-0 with John Heath abstaining).  

 

4. Application #22-04 by St. Paul’s Episcopal Church (owner) and Twin Pines Housing  

Trust (applicant) for approval of the subdivision of lot 43-0074-000 into two lots, 479 

Hartford Avenue, in an VR-C zoning district.  

 

Nate Stearns stated that he could answer questions regarding the application. 

 

Jo-Ann Ells reviewed the draft Findings of Fact.  

 

John Heath asked if the existing parking would be part of the lot developed with the 

parish. Jo-Ann Ells stated that this was correct. Nate Stearns explained that there will be 

an easement for parking and access and that no physical changes to parking or access 

were proposed at this time.  

 

Bruce Riddle asked for public comment. 

 

Marie Alvin asked about changes to access and parking. Jo-Ann Ells stated that no 

physical changes were proposed. 

 

Michelle Boleski noted that the Church parking lot is full now and she was curious who 

used it. She noted that it may be being used by The Haven and added that there is a lot of 

traffic in the area.  
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John Reid moved to close the Public Hearing. Dillon Bianchi seconded, and the motion 

passed unanimously.  

 

John Reid moved to approve the application as presented. Toby Dayman seconded, and 

the motion passed unanimously 

 

5. Application #22-05 by St. Paul’s Episcopal Church (owner) and Twin Pines Housing  

Trust (applicant) for Preliminary approval of a Planned Development on proposed lot 43-

0074-001, Hartford Avenue, in a VR-C zoning district. 

 

Nate Stearns and Andrew Winter stated that they were present. 

 

Jo-Ann Ells reviewed the draft Findings of Fact.  

 

Bruce Riddle stated that he was skeptical of the Planned Development. He explained that 

he did not think a lot was gained by approving the Planned Development compared to 

development of multi-family housing under the VR-C zoning district.  He added that he 

was not convinced that 18 units were compatible with the neighborhood, but was willing 

to discuss the application. 

 

John Reid reviewed six items under Section 260-47 B of the Zoning Regulations which 

outline the purpose (conditions) of a Planned Development. He questioned if the structure 

was a multi-family dwelling because there are support/case management services 

provided. He asked how this was an affordable housing project if the tenants were 

coming from The Haven. He noted that he was troubled by the effect on the character of 

the area, He noted more information was needed about the creation of open space 

recreation areas and questioned if the application created an environment in harmony 

with surrounding development as required by the Zoning Regulations noting the criteria 

was vague. 

 

John Reid noted that in order for a density bonus to be granted the Commission needs to 

conclude that developer's plan includes design, innovative features, or facilities.  

 

John Reid noted that the Regulations require that the impact of the development is not 

substantially different than what is allowed in the underlying zoning district. He noted 

that given the associated services with the multi-family dwelling this needed to be 

discussed. He reviewed the objective of the VR-C zoning district and commented that it 

was vague.  

 

John Heath noted that more information about how the application met section 260-47 B 

2, open space and recreation areas, and 260-47 B 3 regarding the pattern of development 

which preserves trees, outstanding natural topography and geologic features and prevents 

soil erosion needed to be provided.  

 

Andrew Winter gave an overview of the project explaining that the proposal was for 18 

residential dwelling units like other residential projects Twin Pines has proposed and the 
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Planning Commission has approved elsewhere in town.  He noted that the units would be 

one bedroom and would help meet the need for permanent housing. He explained that 

they are following an innovative model which includes housing with services to help 

keep people housed. He explained that the project is similar to the “Parkhurst” project in 

Lebanon, NH which has 18 units and been operating for several years. He stated that he 

expects this project to, like Parkhurst, be occupied by single adults, noting Parkhurst has 

only had one couple.  

 

Andrew Winter explained that there would be a community room and an office space for 

support meetings. He added that the proximity to The Haven for services makes this a 

good location.    

 

Andrew Winter explained that the adults at the Haven’s adult shelter (Hixon House) will 

be given first priority. He added that they are looking for approval for 18 dwelling units 

which is four more than allowed under the density in the VR-C zoning district.  He stated 

that the extra units make sense because of The Haven’s services and Hixon House located 

next door and 4 more people will have housing who otherwise might not have housing.  

 

John Heath asked where the open space would be located. 

 

Nate Stearns stated that the bank would remain treed, landscaping would be added, and a 

patio and smoking shelter provided. He added that the open space would be used for the 

storage of snow in the winter.  

 

Robin Adair Logan asked for more information about the development of Parkhurst. 

Andrew Winter explained that they renovated an existing building multi-family dwelling 

adjacent to the Carter Community Building to provide 18 single units. Robin Adair 

Logan stated that she applauded the adaptive re-use of the building. She asked if the 

proposed building was modeled after St. Paul’s Church or the neighborhood.  

 

Andrew Winter explained that they had met with the Vermont Department of Historical 

Preservation regarding he removal of the existing structure.  

 

Robin Adair Logan clarified that she was asking about the design of the proposed 

building.  

 

Doug Sonsala of Studio Nexus stated that the proposed building was driven by St. Paul’s 

architecture and that the goal of the design is to blend in with the hill and trees behind the 

proposed building. He added that muted colors were chosen so that the Church will 

remain the predominant feature. He added that a flat roof was proposed to be sensitive to 

height. 

 

Robin Adair Logan noted that the building design at Parkhurst would fit in better with the 

neighborhood. She asked if Parkhurst was near a school. Andrew Winter commented that 

it is adjacent to the CCB childcare facility. Robin Adair Logan acknowledged that the 

Commission had received a lot of letters regarding safety. 
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Andrew Winter stated that he has met with some of the neighbors and that Twin Pines 

takes safety of the community seriously.  He explained that sight lines to the property are 

considered during the design phase and security cameras are installed. He added that in 

this case, the property is next to The Haven which is staffed 24/7.   

 

Andrew Winter stated that the goal is to get people out of being homeless. Robin Adair 

Logan asked that he remember that there are people who are concerned with safety.  

 

Colin Butler asked if all of the residents will be in the care of a professional for support 

services. Andrew Winter stated that the focus is to provide permanent housing for people 

who are homeless with priority given to The Haven. He noted that there is a list managed 

by non-profit organizations for people needing housing. He noted that 14 people living at 

Parkhurst came directly from the Haven adult shelter. He added that everyone is 

encouraged to get services and while it is not required participation is high.    

 

Colin Butler asked if providing permanent housing is the hope. Andrew Winter stated 

that with services and support the hope is that people will be able to move on to other 

housing, but people can stay as long as they want.  

 

Colin Butler commented that if another building is built at The Haven there would be a 

lot of development. He noted that their mission is admirable, but they are packing a lot 

into a relatively small lot without a lot of areas for landscaping or open space. Andrew 

Winter commented that during Site Development Plan review this will be outlined. He 

noted that they have worked hard to create a space that will provide screening, is setback, 

and is landscaped.  

 

Colin Butler questioned if a flat roof was the best option and offered that in the long run 

maybe it would be acceptable if the Church is not the focus. He added that the proposed 

modern design does not fit in well. Andrew Winter stated that they could look at another 

design. 

 

Colin Butler noted that questions posed in letters to the Planning Commission have not 

been addressed acknowledging that some were about a shelter that is not before the 

Commission. He noted that he would be interested in hearing from the Police Department 

about safety concerns.  

 

Toby Dayman stated that he would like to see an elevation from Hartford Avenue 

including the Church and proposed building as well as additional vantage points 

suggested that the applicant consider providing two different building designs: one with a 

flat roof and one with a pitched roof.  He added that he hoped that the design of the 

building would not be too industrial. 

 

Dillon Bianchi stated that he was concerned with lot coverage and meeting the criteria 

that the development is harmony with surrounding development. He suggested better 

visuals were needed.  
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A discussion regarding parking followed. Nate Stearns explained that 49 parking spaces 

were proposed and that currently St. Paul’s has 39 parking spaces. He noted that during 

Site Development Plan review they would be asking that the required parking for the 

multi-family dwelling be reduced by 50% (36 required 18 proposed) and that 8 of the 18 

parking spaces be deferred on a property on the south side of The Haven. Andrew Winter 

explained that at Parkhurst, 12 parking spaces are available and there has been an average 

of 6 cars over the past 3 ½ years.  

 

John Heath asked if people could live in the building without services. Andrew Winter 

stated that services are not required, and preference will be given to people currently 

residing at The Haven. 

  

John Heath commented that the massing of the building does not blend in well unlike The 

Hixon House (Haven’s adult shelter) that blends in well.  

 

Bruce Riddle asked for public comment. 

 

Mary Alice Leonard Heath observed that the application appeared to be about density and 

noted that couples could live in the units.  She questioned the total capacity of the 

proposal, with the existing family and adult shelters at The Haven, the pending 

application by The Haven for an emergency shelter, and various services at The Haven. 

She asked about the plan for traffic management noting there is a lot a traffic already with 

the school. She expressed concern with parking, pedestrian access, lighting and noted that 

public transit does not run at night or on the weekends.  

 

Cathy Melocik stated that she was concerned with the design of the building, was in favor 

of affordable housing, would like to hear more about who will live in the building, and 

shared that during review of another Twin Pines project, neighbors were able to weigh in 

on the design of the building.  

 

Deb Winslow stated that she has reached out to the applicant and others to gain 

information on the project, noted that she wrote a letter to the Planning Commission 

regarding density (including a possible shelter that may be proposed by The Haven), 

concerns with parking, noting a lot of cars are parked at The Haven and Church now, 

questioned if the application was in harmony with surrounding development as required 

by the Regulations, noted the height of the building was 38’ including the mechanicals, 

asked that a density bonus not be granted without a better design, and noted that solar 

panels can be done on a pitched roof or on the ground.  

 

Marie Alvin stated that she sent several letters to the Commission and that she is opposed 

to the project. She stated that a three story building is out of character with the 

neighborhood, traffic has increased at The Haven, that the comparison to Parkhurst is not 

appropriate as children at the CCB are watched by an adult, there is no control over 

where people go during the day, she’s had a bad experience with people at The Haven, 

and she does not agree with the density bonus. She stated that the location would be a 
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good spot for families given the proximity to the school. She expressed concern with 

people walking in the neighborhoods during the day. 

 

Jessica Bowen stated that she understands the need for housing. She questioned if the 

proposal was actually a “multi-family” building since it would be housing single people 

not families. She applauded The Haven’s work but shared that she and her daughter often 

do not feel safe in the neighborhood anymore. She expressed concern with the lack of 

open space in the project and commented that families need support. 

 

In response to Colin Butler’s request for information from the police department, Michael 

Redmond, Executive Director at The Haven, suggested that the Lebanon, NH police 

Department be asked about any safety concerns at Parkhurst.   

 

Suzanne Abetti asked that the applicant consider re-using the existing rectory building. 

She noted it looks more “homey” and should be preserved. She stated that she is not in 

favor of the current design, and thought adding studio apartments and holding a 

community meeting should be considered.  

 

Michelle Boleski asked questions about The Haven including who uses the food bank and 

the number of volunteers. She stated that The Haven has grown, and she does not feel 

safe anymore. She said that she understands the need for affordable housing. She stated 

that Hartford is the only Town that does anything about it and a housing coalition is 

needed. She expressed concern with traffic and parking.   

 

Sherry West stated she did not think the project will provide continued help for housing 

for the unhoused if people are not required to move. She asked if a child could live with a 

parent and if noise from construction would be limited to certain times of the day. She 

stated that the building design does not fit in with the neighborhood. She questioned the 

logistics of maintaining a flat roof and commented that she has problems with activity 

from people coming to the end of Demers Street and going behind the crematorium. She 

added that the effect on wildlife needs to be considered.   

 

Margo Howland-Mastro stated that she echoed Suzanne Abetti’s comments. She stated 

that she agrees that the project is not in harmony with the neighborhood and that a two-

story building that looks like The Haven’s buildings would be more appropriate. She 

asked that the parsonage be saved and that they consider using it for offices.   

 

Andrew Winter shared that the project architect is the same as the one who designed the 

adult shelter at The Haven. He noted that a pitched roof can be added but was concerned 

that this would result in a taller building. Regarding the suggestion on that studio 

apartments be considered, he offered that the proposed units are already very small at 500 

sq. ft. He stated that from his experience with other projects, it is important to have a 

community space on site and that parking can be addressed.  

 

Bruce Riddle stated that he was still skeptical but willing to move to the next round to 

obtain more information. 
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John Heath expressed concerns with safety and impact on the area.  

 

Robin Adair Logan offered that in the New England landscape larger buildings such as 

barns are often behind smaller buildings.  

 

Colin Butler stated that he was still skeptical. He added that he wants to support the goal 

but needs to consider the impact on the neighborhood. He stated that he would like more 

time to think about it. 

 

Dillon Bianchi suggested a Deliberative Session.  

 

John Reid moved to close the Public Hearing. Dillon Bianchi seconded, and the Public 

Hearing was closed. 

 

John Reid moved to enter a Deliberative Session. Dillon Bianchi seconded, and the 

motion passed 5-2 with Robin Adair Logan and Colin Butler opposed.  

 

The Commission left the room to conduct a Deliberative session. 

 

Upon returning, John Reid moved to reopen the Public Hearing. Dillon Bianchi 

seconded, and the Hearing was re-opened. 

 

It was noted that Robin Adair Logan who was participating remotely did not return. 

 

Bruce Riddle stated that he was ready to call a vote. 

 

John Reid moved to close the Public Hearing. Dillon Bianchi seconded, and the Hearing 

was closed. 

 

John Reid moved to approve the application. Toby Dayman seconded.  

 

Bruce Riddle stated that he was not voting to approve the application because it did not 

meet the following sections of the Zoning Regulations 260-47 B: 

 

(3)  A pattern of development which preserves trees, outstanding natural topography and 

geologic features and prevents soil erosion.     

(5)  An environment in harmony with surrounding development.          

(6)  A more desirable environment than would be possible through the strict application 

of other sections of these regulations.          

And he did not support the density bonus.   

 

John Reid, John Heath, Colin Butler, Toby Dayman, and Dillon Bianchi all stated that 

they opposed the application for the same reasons. The motion failed and the application 
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was denied.  

 

Adjournment 

 

At 10:14 p.m., Colin Butler moved to adjourn. John Reid seconded, and the Hearing was 

adjourned. 

 

Respectively Submitted, 

 

     

Toby Dayman, Clerk  

 


