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Introduction

TheExpandedDowntown Board consideredtheTownof Hartford’sapplicationfor growth
centerdesignationat theirFebruary22, 2010warnedpublic meeting.On March 22, 2010 the
Boardvoted unanimouslyto formally approveHartford’sapplicationwith a changeof
boundaryagreedto at that meetingandawardgrowthcenterdesignationbasedupontheir
reviewoftheapplicationmaterials,thePlanningCoordinationGroup’sFebruary10, 2010
recommendation,andthestatutorydesignationcriteriain 24 V.S.A. §2791.Below is a
summaryof theBoard’sfindings and conclusions,with attachedconditions.This decisionis
basedon following documents:

a. Growth CenterMap datedMarch 22, 2010.
b. Applicationfor Growth CenterDesignationdatedDecember20, 2009, fmalizedand officially

submittedon January20, 2010.
c. Supplementalinformation andcomments:

* Commentsfrom the Agency of Transportationto thePCG,2/1/10
* Letterfrom the SmartGrowthCollaborativeto Kevin Dom,2/8/10
* Memo from the Town of Hartfordto the Board, 2/9/10.
* AttachmentI andRevisedFigure C-2, Buildout Map, andFigure C-3,Growth CenterBuild-

out Resultssubmitted3/26/lO

1. Location of Growth Center

the growth center proposal meets the definition of a growth center established in subdivision 279112 of this title. 24 V.S.A. §
2793ce1A.

4Growth Center" means an area of land that.., is located in one or a combination of the following: 24 V.S.A. § 2791 12A.
i A designated downtown, village center, or new town center;

ii An area of land that is in or adjacent to a designated downtown, village center, or new town center, with clearly defined
boundaries that have been approved by one or more municipalities in their municipal plans to accommodate a majority of
growth anticipated by the municipality or municipalities over a 20-year period. Adjacent areas shall include those lands
which are contiguous to the designated downtown, village center, or new town center, In situations where contiguity is
precluded by natural or physical constraints to growth center development, adjacent areas may include lands lying close
to and not widely separated from the majority of the lands within the designated growth center. Noncontiguous land
included as part of a growth center must exhibit strong land use, economic, infrastructure, and transportation
relationships to the designated downtown, village center, or new town center; be planned to function as a single,
integrated growth center; and be essential to accommodate a majority of growth anticipated by the municipality or
municipalities over a 20-year period. 24 V.S.A. § 2793ce1a and 24 V.S.A. § 27911 2AO and U.
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Hartford’s designateddowntownin White River Junctionis locatedroughly at thecenterof
thegrowthcenteron theeasternsideof thetown. Thegrowth centeralsoencompassestwo
historic villages,Hartford Village andWilder. FIGURE I IN THE APPLICATION P. 3 SHOWSTHE

RELATIONSHIP BETWEEN THE DOWNTOWN AND THE GROWTH CENTER

The2,005-acregrowthcentercomprisesapproximately7%of theTown’s land in a single
contiguousareaaroundtheeastern,mostheavilydevelopedpartofthe town andis targeted
to accommodateapproximately60%of thehousingandwell morethan a majority ofthe
commercialdevelopmentoverthenext20 years.Theoriginallyproposedgrowthcenter
boundaryencompassed2,633 acres,including areasnorth andsouthof theapprovedgrowth
center. PAGES3 AND 41 IN THE APPLICATION AND SUPPLEMENTALA1TACHMENT I.

2. Natural and Historic Resourceswithin Growth Center

the applicant has identified important natural resources"and historic resources within the proposed growth center and the
anticipated impacts on those resources, and has proposed mitigation. 24 V.S.A. § 2793Ce1B.

"Important Natural Resources"means headwaters, streams, shorelines, floodways, rare and irreplaceable natural areas,
necessary wildlife habitat, wetlands, endangered species, productive forest lands, and primary agricultural soils, all of which are
as defined in 10 V.S.A. chapter 151.24 V.S.A. § 279114

In general,Hartford’s growthcenterboundarieshavebeendrawnto excludeimportant
naturalresources.Theapplicationidentifiesthefollowing importantnaturalresourceswithin
thegrowthcenter:floodplains,surfacewatersand wetlands,wildlife habitatand two
occurrencesofrare/endangeredspecies/naturalcommunities.FIGURE6, NATURAL RESOURCESMAP,

AND MAPS 59 IN APPENDIX E. Regulatorymitigation strategiesfor avoidingthe impactsof
developmenton theseresourcesincludethe adoptionof overlayzoning districts for wildlife
connectors,agricultureand rural lands,as describedon pages34-35oftheapplication.In
addition,thepresenceof naturalsiteconstraintswill likely limit developmentin some
locations,asdescribedon pages19-20oftheapplication.Hartfordhasidentified "important
naturalresources"within thegrowthcenter,anticipatedimpactson thoseresources,andhas
proposedsufficientmitigation for thoseimpacts.

Theapplicationidentifies four National RegisterHistoric Districtswithin andimmediately
adjacentto thegrowth center.FIGURE7, HIsTORIC RESOURCESMAP. Variousregulatoryandnon-
regulatorytechniquesfor mitigating potentialimpactsto thoseresourceshavebeenemployed
by thetown asdescribedon pages20-21of theapplication. Thetown hasrecognizedthe
high archeologicalpotentialof theareadueto thejunction of two major rivers andhas
excludedsomeareasfrom thegrowthcenterto avoidconflictswith newdevelopment,andis
taking stepsto limit developmentin sensitiveareasuchasalongstreams.Thestepsbeing
takenat this timeto protecthistoric and archeologicalresourcesarefoundto be sufficient
mitigation of anyimpactsto historic resourcesin thegrowth center.
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3. Agricultural Soils and Areas

the approved municipal plan and the regional plan both have been updated during any five-year plan readoption that has taken
place since the date the secretary of agriculture, food and markets has developed guidelines in compliance with 6 V.S.A. § 8,
have been used to identify areas proposed for agriculture, and have been designed so as to avoid the conversion ofprimary
agricultural soils, wherever possible. 24 V.S.A. § 2793ce1C.

Both theHartfordMasterPlanandtheTwo Rivers OttauquecheeRegionalPlanidentify
areasproposedfor agriculturethat are shownon Map 7-A in AppendixE. Furtherdetail
showingagriculturalsoils within thegrowthcenteris providedon Figure 8, Agricultural
Soils Map.

As shownon thosemapsand themapof theapprovedgrowth centerboundary,thegrowth
centerhaslargelybeendelineatedto avoidany undevelopedlandshavingagriculturalsoils as
well asany working farms. Areaswith prime agriculturalsoils on undevelopedlandsandthat
wereincludedwithin thetown’s AgricultureOverlayDistrict requiringadditional standards
for developmentthroughthezoningbylaw wereoriginally includedwithin theproposed
growthcenterboundaries,but theapprovedgrowth centerboundarynow excludesthose
areas.

4. Municipal Plan

the applicant has a regionally confirmed planning process and an approvedmunicipal plan, pursuant to section 4350 of this title,
and the approvedplan contains provisions that are appropriate to implement the designated growth center proposaL 24 V.S.A. §
2793ce1DQ and U.

TheTwo RiversOttauquecheeRegionalCommissionapprovedHartford’s2007municipal
planHartfordMasterPlanandconfirmed its planningprocesson September25, 2007. The
Plancontainsa wide rangeof provisionsthat are appropriateto implementthegrowthcenter.
Theseare summarizedon pages28-30of theapplicationand specificreferencesto Master
Plan sectionsareprovidedon pages13, 21,35 and40.

5. Bylaws

the applicant has adopted bylaws in conformance with the municipal plan that implement the provisions in the plan that pertain to
the designated growth center. 24 V.8k § 2793ce1Diii.

Thetown’s zoningbylaw was lastamendedin 2008, andthe subdivisionregulationsin 1987.
Thezoningbylaw sectionsthat implementtheMasterPlanprovisionspertainingto the
growthcenterare listed anddescribedon pages33-35andspecificreferencesto bylaw
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sectionsprovidedon pages13, 21, 35 and40. Thesebylawsconformto thePlanand are
foundto be adequateto implementthegrowth centerprovisionsin theplan.

Of particularnote aretheprovisionsadoptedto promotehigherdensityin villagesandthe
downtownand to increaselot coverageand densityrequirementsoutsideof theseareasbut
within theproposedGrowthCenter,in keepingwith statutoryrequirementsfor growthcenter
designation.Thescaling-backof the commercialandindustrialzoningdistricts that until
recently,spannedtheentirelengthofRoute5 from theinterchangesouthto theboundary
with Hartford, is also recognizedto be a majorachievement.

6. NaturalandHistoric ResourcesOutsidetheGrowth Center

the approvedplan and the implementing bylaws further the goal of retaining a more rural character in the areas surrounding the
growth center, to the extent that a more rural character exists, and provide reasonable protection for "important natural
resources" and historic resources located outside the proposed growth center. 24 V.S.A. § 2793ce1Div.

Hartford’sMasterPlanincludesspecificrecommendationsfor retainingrural characterand
importantnaturalresourceprotectionoutsidetheGrowthCenterincluding a substantial
down-zoningof rural land in thetown from 5 to 10 unitsperacrein therecentbylaw
revisions,andcreatingoverlayzoneswith specificprovisionsto protectscenicand important
natural resourcesin identifiedlocations. TheseMasterPlanprovisionsaredescribedand
referencedon pages28-29of theapplicationand thepertinentbylaw changesrecommended
in thePlanwereimplementedin the2008zoningbylaw amendment,and arefoundto be
adequateto satisfythis requirement.

7. Infrastructure and Capital Planning

the applicant has adopted a capital budget and program in accordance with section 44264430] of this title, and that existing and
planned infrastructure is adequate to implement the growth center. 24 V.S.A. § 2793ce1E.

Hartford’s2010-2015Capital ImprovementProgramwasadoptedin March, 2009 andthe
town is currentlydraftingits annualupdateto thebudgetandprogramto be adoptedin
March 2010for thenext six years.An overviewof the improvementsneededto supportthe
GrowthCenteris providedon pages36-40oftheapplication.

Thetown is currentlyupgradingtheWhite River Junctionwastewatertreatmentplant which
servesthegrowth centerandwill havesufficientcapacityto accommodatetheanticipated
growth over thenext20 years. PAGE 9 OF THE APPLICATION, AND WASTEWATER PROJECFIONSON PAGE 64
IN APPENDIX B.

Theapplicantnotedat thePCG meeting that hook ups outside the GrowthCenterandthe
PlannedGrowthAreasshownon themap on page 3 and theSewer/WaterServiceArea on
page15, will not be allowedexceptwherealreadyapproved.

Transportation facilities arediscussedon Pages9 - 11 and 37 - 40. From theperspectiveof
theAgencyof TransportationAOT, it is difficult to ascertainwhether"existingandplanned
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infrastructureis adequateto implementthegrowth center."Theinformation provideddid not
addresscurrentandfuture level of serviceLOS at key intersectionsfor exampletheRoute
5/SykesMountainAvenue,Route5 in vicinity of the1-91 interchange,Route 14/Route4 and
perhapsotherswithin theproposedGrowthCenter.LOS dataprovidesa baselinefor
comparisonas volume increasesover time. In addition,an evaluationof crashdatawould
alsobe beneficial for purposesof determiningtheneedfor roadwayimprovementsfor key
intersectionsandroadwaysegmentswithin theproposedgrowthcenter.

Thecapitalbudgetandprogrammustsupportnecessaryroadwayimprovementsshould
growthresultin reductionof servicelevel at intersectionsseeingincreasesin thevolumeof
traffic.

Thedraft capitalbudgetindicatesthat sidewalkconstructionfundswill support1,400feet of
reconstructedsidewalkfor eachof thenext five years.Specificpedestrianandbike projects
within thegrowthcenteralreadyin thebudgetaredescribedin the2/9/10 letter from the
Townto the Board. AOT recommendsin its written commentson 2/1/10, that theTown
aggressivelybudgetto constructnewsidewalksto completeconnections,betweenthe
disparatesegmentsof sidewalksthat will be constructedin isolatedsegnentsasdevelopment
occurs.Stateandfederal funding for sidewalksis extremelylimited, thereforetheTown must
be readyto assumefunding responsibilitiesfor maintainingexistingand constructingnew
sidewalks.

Basedon theinformationprovided,theexistingandplannedinfrastructureis foundto be
adequateto implementthegrowthprojectedfor Hartford’s growthcenteroverthenext20
years.

8. Sizeof Growth Center

the growth center is of an appropriate size sufficient to accommodate a majority of the projected population and development
over a 20-year planning period in a manner that is consistent with the definition under subdivision 279102 of this tide, and that
the growth center does not encompass an excessive area of land that would involve the unnecessary extension of infrastructure
to service low-density development or result in a scattered or low-density pattern of development at the conclusion of the 20-year
planning period. 24 V.S.A. § 2793ce1F.

As notedin findings for Section#1 above,thegrowth centeris sizedto accommodatea
majority oftheprojecteddevelopmentover thenext20 years.Sewer,water line and
transportationextensionsareplannedto service mostparts of thegrowth centerasshownon
Figures 3 and4 anddescribedon pages9-11.Note thatmostof theareasneedingnew
infrastructureto serveundevelopedlandwereexcludedfrom theapprovedgrowthcenter
boundary.Basedon theseandotherconsiderationsdescribedin the application,thegrowth
centerdoesnot encompassanexcessiveareaof land andsufficient provisionsare in placeto
ensurethat scatteredor low-densitydevelopmentwill not result from further investmentin
infrastructureto partsof thegrowthcentercurrently without sewerservice.
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9. Supportfor Downtown,Village Centeror New Town Center

the growth center will support and reinforce any existing designated downtown, village center, or new town center located in the
municipality or adjacent municipality by accommodating concentrated residential neighborhoods and a mix and scale of
commercial, civic, and industrial uses consistent with the anticipated demand for those uses within the municipality and region.
24 V.S.A. § 2793ce1G.

The following designateddowntownsandvillage centersarelocatedin Hartfordand
surroundingtowns:White River JunctionWRJ in Hartford is a designateddowntown,and
Woodstock,Norwich andHartlandhavedesignatedvillage centers.Exceptfor Woodstock’s
village center,which servesprimarily asa touristdestination,all theotherdesignatedcenters
primarily servethe local community.New developmentwithin Hartford’s GrowthCenteris
not likely to affectthevitality of thoseplaces.

WRJ’sdowntownhascarved-outa nichein theregionaleconomyasa centerfor community
services,visual andperformancearts, offices, educationand qualitydining. Thedowntown
hasnot attemptedto competewith tax-freeretail servicesavailableacrosstheborder in New
Hampshire.A RevitalizationPlanhasrecentlybeencompletedto improvethedowntown
infrastructureandpreparefor additionalprivateinvestment.Downtown vacancyratesare
low, evenin this economicdownturn. TheHartfordgrowthcenter,including theWRJ
downtownis characterizedasaregionalemploymentandservicecenter. PAGES43-45OF -rI-fE

APPLICATION.

Outside thedesignateddowntown, butwithin thegrowth center,the Industrial/Commercial2
I/C-2 zonein the SykesAvenuearea,a wide rangeof commercialusesarepermitted.The

downtown is sufficiently healthy andthepotential demandfor office andcultural usesthat

could benefitthedowntownis high enoughto justify allowing a wide variety of commercial

usesin the HC and L’C-2 zoneswithout underminingthe downtown. Theseareaswill also

accommodateusesthat would not fit well in adowntown.

Themix andscaleof usesproposedwithin thegrowth centerareconsistentwith the
municipal and regionaldemandand will supportandreinforce thedesignatedcenters.

10. Capacity for Growth in Downtown, Village Center or New Town Center

the proposed growth center growth cannot reasonably be achieved within an existing designated downtown, village center, or
new town center located within the applicant municipality. 24 V.S.A. § 2793ce1 Gflii.

Datathat thetown collectedfor thebuild-out analysisanddiscussedon pages44-45 and in
Appendix C, shows that within the45-acredesignatedWRJ downtown, less than40,000
squarefeet is vacantand22 acresare theoreticallyavailablefor new development,though

developingmuchof this landwould eliminateparkingthat currently servesbusinessesthat
haveno on-siteparking capacity.SEEDI5CUS5ION ON PAGE 69. Thebuild-out analysisestimates

that about25%of the total commercialspaceneedsfor the next 20 yearscanbe
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accommodatedwithin thedesignateddowntown. Forreasonsdescribedon page45 of the
application,the town showsthat this estimateexaggeratesthedevelopmentpotential ofthe
downtown.Regardless,a majority of the town’s anticipatedgrowth cannotbe accommodated
in the designateddowntown.

11. Definition of Growth Center

A growth center contains substantially the following characteristics: 24 V.S.A. § 279112B.
i It incorporates a mix of uses that typically include or have the potential to include the following: retail, office, services,

and other commercial, civic, recreational, industrial, and residential uses, including affordable housing and new
residential neighborhoods, within a densely developed, compact area;

ii It incorporates existing or planned public spaces that promote social interaction, such as public parks, civic buildings
e.g., post office, municipal offices, community gardens, and other formal and informal places to gather;

iii It is organized around one or more central places or focal points, such as prominent buildings of civic, cultural, or
spiritual significance or a village green, common, or square.

iv It promotes densities of land development that are significantly greater than existing and allowable densities in parts
of the municipality that are outside a designated downtown, village center, growth center, or new town center, or, in the
case of municipalities characterized predominately by areas of existing dense urban settlement, it encourages in-fill
development and redevelopment of historically developed land.

v It is supported by existing or planned investments in infrastructure and encompasses a circulation system that is
conducive to pedestrian and other non-vehicular traffic and that incorporates, accommodates, and supports the use
ofpublic transit systems.

vi It results in compact concentrated areas of land development that are served by existing or planned infrastructure
and are separated by rural countryside or working landscape.

vii It is planned in accordance with the planning and developmentgoals under section 4302 of this title, and to
conform to smart growth principles. [See #12 below.

viii It is planned k reinforce the purposes of 10 V. LA chapter 151 [Act 250].

Hartford’sproposedgrowthcentercontainsthefollowing characteristicsthat substantially
meet thedefinition of growthcenter.

Mix of uses - both theexistingandplanneddevelopmentin the growthcenterinclude a wide
mix of usesas describedon page4 of the application.

Public spaces- public spacesandusesarepresentthroughoutthegrowthcenterasshownon
Figure2 anddescribedon pages4-5.

Central placesor focal points - focal points andanchoringinstitutionsexist throughoutthe
growthcenterandaredescribedon page6.

Densities- asdescribedon pages6-8, Hartford hassuccessfullyupdatedits zoningto
achievea sharpcontrastbetweenrelativelyhigh, maximumdensitiespermittedwithin the
growthcenter,andlower densitiesoutsidethe growthcenterssufficient to maintainrural
character.

Infrastructure investments- Sewerandwater infrastructureis sufficient to meettheneeds
of thegrowthcenterasdescribedon page9.
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Compact development- Hartford’s2,005 acregrowthcenteris appropriatelycompactwhen
consideredwithin the contextof the town’s existing land usepatternsandits role asa
regional center.

Statewideplanning goals and smart growth principles - Hartford’s growthcenteris
substantiallyin keepingwith statewideplanninggoalsandsmartgrowthprinciples.

Act 250 purposes- Act 250’spurposesarereinforcedby Hartford’sgrowth center.

12. Definition of Smart Growth

‘Smart growthprinciples’ means growth that 24 V.S.A. § 279113
A Maintains the historic development pattern of compact village and urban centers separated by rural countryside.
B Develops compact mixed-use centers at a scale appropriate for the community and the region.
C Enables choice in modes of transportation.
0 Protects the states important environmental, natural and historic features, including natural areas, water quality,

scenic resources, and historic sites and districts.
F Serves to strengthen agricultural and forest industries and minimizes conflicts of development with these

industries.
F Balances growth with the availability of economic and efficient public utilities and services.
C Supports a diversity of viable businesses in downtowns and villages.
H Provides for housing that meets the needs of a diversity of social and income groups in each community.
I Reflects a settlement pattern that, at fufl build-out, is not characterized by:

i scattered development located outside of compact urban and village centers that is excessively land
consumptive;

ii development that limits transportation options, especially for pedestrians;
iii the fragmentation of farm and forest land;
iv development that ía not serviced by municipal infrastructure or that requires the extension of municipal

infrastructure across undeveloped lands in a manner that would extend service to lands located outside
compact village and urban centers;

v linear development along well-traveled roads and highways that lacks depth, as measured from the
highway.

Hartford’s growthcenteris plannedto substantiallyconformto thesmartgrowthprinciples
asfollows.

Historic development pattern - Thetown hasgoneto greatlengthsto maintainthehistoric
developmentpatternofcompactvillage andurbancentersseparatedby rural countryside
throughtheir growthcenterplanningandzoning.

Compact, mixed use centers- Generallythegrowthcenterwill developcompact,mixed
usecentersat a scaleappropriateto thecommunityandregion.

Transportationchoice- As describedon page11, muchof thegrowth centeris servedby
significantpublic transportationthroughthefree, AdvanceTransitservicethat links villages,
employmentcentersandthedowntownwithin thegrowthcenteraswell aswith surrounding
communities.Existing andplannedbicycle andpedestrianinvestmentsare sufficient to serve
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andconnectneighborhoodsanduseswithin the growthcenterasshownon Figures4 and 5 in
the application.

Importantenvironmentalandhistoric features- Measuresfor protectingimportant
naturalandhistoric resourceswithin andwithout the growthcenterarefound to be sufficient.

Agriculture and forest industries - Measuresfor strengtheningagricultureand forest
industriesand avoidingconflictswith them arefound to be sufficient.

Public utilities andservices- Plannedgrowth within the growth centeris balancedwith the
efficient provisionof infrastructureandpublic utilities asdiscussedin findings above.

Diversity of downtownandvillage businesses- Thediversity of downtownandvillage
centerbusinesseswill be substantiallysupportedby the growth centerasdiscussedin
findings above.

Diversity of housing- A variety of housingtypesservinga wide rangeof incomegroups
exists within the growth center,andnew housingdevelopmentis expectedto further
diversify thehousingoptionsasdescribedon page6 of the application.

Settlementpatternthat is not scattereddevelopment,limits transportationoptions,
fragmentsfarm andforest land,requiresextensionof infrastructureacross
undevelopedland,or linear development- As discussedin all the findthgs above,the
Hartford growth centersubstantiallyavoidsadversedevelopmentpatternsat full build-out.

Expanded Downtown Board Approval

The Boardconcludesthat the Town of Hartfordhasdemonstratedthat its growth centerwill
meetthe statutorycriteria for growth centerdesignationasdiscussedherein. The Town has
workedto implementtheproposedgrowth centerasenvisionedin their applicationandhas
demonstratedthroughtheir planandimplementationtools that theywill concentratecompact
developmentwithin the growthcenterandguideover50% of the town’s growth into this area
over thenext20 years.The toolsarein placeto protectimportantnaturalandhistoricresource
lands and theTown is conductingthekind of planningexpectedin the growth centerstatute.

The BoardherebyapprovesHartford’sGrowth Centerapplication,basedon thesefindings and
conclusions.

A

______

evin Dorn, Chair Date
ExpandedDowntownBoard
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