Braintree Planning Commission
Regular Meeting Minutes DRAFT
December 19, 2024
7:00pm
Braintree Town Office, 932 Vermont Route 12A, Braintree, VT 05060
Virtually: Join Zoom Meeting
https://zoom.us/j/92791782101?pwd=cE85LytjcFdWenhpMU40K3VOLON3UT09
Meeting ID: 927 9178 2101 Passcode: 836662

The meeting was called to order at 7:03pm. In attendance were Nathan Cleveland
(remote), Jackson Evans, Paul Kendall, Jennifer Phipps and Malcolm FitzPatrick.

Under Public Comment, Nathan Cleveland noted that the Planning Commission had been
asked for a report to be included in the Annual Town Report. He will prepare a draft and will
incorporate the summary of changes that Kyle Katz provided.

The minutes were approved with the addition of Malcolm FitzPatrick’s name added to the
names of those in attendance at the last meeting.

A review of ADU language from various towns provided by Kyle Katz moved swiftly,
and with little discussion, into a review of pocket neighborhoods. Malcolm began the
conversation by stating that he felt that the Planning Commission had enough to deal with in the
current zoning bylaw and that Pocket Neighborhoods seemed unneeded. He further noted that he
felt there was little difference between these and PUD’s. Jennifer agreed with Malcolm and noted
that she felt that there were better ways to deal with increasing housing opportunities. Nathan felt
it would be a good topic to raise at the Public Forum. Paul felt that we have worked to increase
housing in certain areas and is in favor of allowing pocket neighborhoods in the Village Districts

but would want them to be permitted conditionally. Nathan favors them being permissible with


https://zoom.us/j/92791782101?pwd=cE85LytjcFdWcnhpMU40K3V0L0N3UT09

site plan approval. He also noted that Pocket Neighborhoods that stretched outside of the Village
Districts may become sprawl and run counter to statewide planning goals. Malcolm closed out
the discussion by asking if Kyle could provide some examples of Pocket Neighborhood language
from other towns, as he did for ADU’s.

The next item for discussion was the draft of the Zoning District Map with River
Corridors overlaid. Nathan began the discussion by noting how many structures exist in the low
lying areas near the or within the River Corridor. This will become a problem as new legislation
does not allow expanding or rebuilding structures in the river corridor, meaning that eventually
most of these households will need to relocate. He also asked if the Planning Commission felt
differently about any of the bylaw work to date given this new map. Malcolm Malcom raised the
question of how a Zoning Administrator would measure the edge of the river corridor in the
field. Paul pointed out that the map does not include the Mud Pond Overlay Zoning District.

The Planning Commission then reviewed the Summary of Changes to the Bylaw
provided by Kyle Katz. Paul noted a possible mistake in the reference to ADU’s. This paragraph
references the section of the bylaws that deals with ADU’s as 3.2 but Paul believes it should be
3.12. This will need to be confirmed. Nathan feels that this document will be the main point of
discussion at the January 16 Public Forum.

The Public Forum was discussed next. Jackson will check that the Town Hall is available
that day. Kyle Katz will bring refreshments and copies of the zoning map. Nathan will ask him if
TRORC can provide paper copies of the Town Plan and the Summary Document. Nathan will
also continue to try to connect with the Herald and will write a letter to the editor. Jackson will

post an announcement on Front Porch Forum. He will also ask Janice to post links to the bylaw



and summary of changes document on the town website.
A discussion on On Farm Accessory Businesses was tabled for another date.
Under Additional Business, Jennifer noted that the chart on page 68 of the bylaw lists the
minimum lot size for the Village District as 1 acre though it is noted elsewhere as 'z acres.
Having no other business to conduct, the meeting was adjourned at 8:15pm.

Next Regular Meeting/Public Forum: January 16, 2025 at 7:00 pm.

Summary of Action Items from Meeting:
1. Prepare Draft of report for Annual Town Report - Nathan
2. Request Pocket Neighborhoods from other VT Towns from Kyle - Nathan
3. Request that Kyle add Mud Pond Overlay to Map - Nathan
4. Check section reference in ADU section of Summary Doc - Nathan/Kyle
5. Public Forum Planning Action Items:

A. Request use of Town Hall - Jackson

B. Bring Refreshments - Kyle

C. Communicate with Herald/write letter to the editor - Nathan

D. Front Porch Forum Announcement - Jackson

E. Post by law and summary doc to town website - Jackson/Janice

F. Have hard copies printed and available at Town Office - Jackson

Respectfully submitted,

Jackson Evans



