
WEST WINDSOR PLANNING COMMISSION
Draft Minutes 
April 5, 2010 

Present: Hal Pyke, Barbara Truex, Al Keiller, Mark Isenberg, Jason Rasmussen, Tom Kenyon, 
Glenn Seward, Martha Harrison 

1. Call to Order – Chair Hal Pyke called the meeting to order at 10:35 AM. 
2. Changes or Additions – None 
3. West Windsor Town Plan - Review Chapter 13 (Implementation): Al asked how Chapter 13 

relates to the recommendations for actions at the end of each chapter. Jason said the statute 
does not have specific requirements for the Implementation chapter but usually it includes 
broader actions that encompass the more detailed recommendations. Hal said a recent court 
case (JAM Golf) established that South Burlington’s town plan was too vague and didn’t 
support its zoning regulations, which therefore could not be enforced. Barbara asked if West 
Windsor’s draft plan and maps are adequate in that respect. Jason said there are a few areas 
in the Natural Resources chapter where it would be helpful to include a list of scenic areas, 
wildlife habitat, and things like that. Barbara said she thinks the plan does have some 
specificity regarding the Route 44 corridor. Hal said Mile Long Field is specifically 
protected. Using ridgelines as an example, Jason said if the town plan says, “We should 
protect our ridgelines” but doesn’t define where they are on a map or how they should be 
protected, that’s too vague. Hal said it would be nice to get the Conservation Commission to 
help identify scenic and natural resources. Barbara said she thinks one of the 
recommendations is to review the regulations for consistency with the Town Plan. Hal said 
he has copies of the regional planning commission’s guidelines for reviewing town plans. 
Tom asked if the regulations can specify building height relative to tree height. Hal said yes. 
The PC talked about the type of ridgeline language that should be included in the town plan 
and the zoning regulations and how ridgeline regulations might affect the value of ridgeline 
property. The PC made minor revisions to Chapter 13 and talked about the need to create a 
capital budget and program. Al noted that the Town Plan emphasizes consideration of a 
sewer line extension and asked if that should be included in the implementation chapter. 
Mark said he thinks the third action item in Chapter 13 encompasses a possible sewer line 
extension. Hal said item #2 also covers infrastructure improvements. Mark expressed 
concern about the management of the existing water system at the Resort. Barbara said that is 
the type of thing that a feasibility study should address. Hal said the owners of the Resort 
applied to become a public water utility and asked Martha what became of that. Martha said 
she is not sure but she can look into it. Tom said when it comes to planning and development 
review, septic should come first. Martha said the state has jurisdiction over wastewater. Mark 
said Act 250 looks at larger septic projects. Al asked if the town would initiate a sewer 
feasibility study. Jason said in terms of the town plan, the state has jurisdiction now. Jason 
said the town plan is supposed to address state planning goals and one of those goals is that 
concentrated areas of development, where existing septic systems are a problem, should be 
addressed in the town plan. Jason said one of the ways to address the problem is to do a 
feasibility study to determine the best possible solution. Barbara noted that the town meeting 
survey results did not indicate much support for a sewer line feasibility study. Mark noted 
that Martha had mentioned in an email some other roadblocks to village development, such 
as parking. Martha said the state is moving so fast with school consolidation plans that, once 



people realize the potential consequences for the school, there may be more support for a 
sewer line extension. Glenn asked about the status of school consolidation. Tom said he 
thinks the main push is to consolidate administrative functions. Tom reiterated that he thinks 
septic issues should be the PC’s highest priority. Hal said if we can get the Selectboard and 
the town to approve a feasibility study to extend the sewer line, that’s probably the best we 
can do in the next five years. Hal said he is concerned that the town will not support 
extension of the sewer line into the village. Tom was concerned that the existing line might 
not be large enough. Glenn said the existing line was designed to accommodate the entire 
Resort build-out and then some. Hal said a fire district could be set up. Tom asked if the 
wording on the feasibility study recommendation is strong enough to provide the Selectboard 
with plenty of direction to proceed. The PC seemed to think that it is. Barbara noted that the 
lack of a sewer line is not the only constraint on growth in the village; there are other issues, 
such as parking, that need to be addressed. The PC talked about moving the Tools section 
from Chapter 1 to Chapter 13. Al commented that the word “tool” is a noun and some of the 
so-called tools listed are not really tools. Al suggested including the verbs, or actions, under 
Implementation and the nouns under Tools. The PC agreed and reviewed the list of tools. 
Jason suggested adding Conservation Fund and Recreation Plan to the list of tools. Mark said 
we should include the capital improvement plan. Hal said the PC will probably do a minor 
update of the zoning regulations after the Town Plan is finished and then start work on a 
capital improvement plan. The PC agreed to include the community survey results in the 
Town Plan as an Appendix, indicating the date of the survey and the percentage of registered 
voters who participated. The PC agreed to incorporate Elvin Kaplan’s suggestions in Chapter 
1. Hal and Barbara suggested some minor changes to Chapter 1. Jason said the town could 
establish local Act 250 review if they are concerned about how the language in the Town 
Plan is interpreted. Local review would allow the town to look at a project’s impact on 
schools and town services and it’s conformance with the Town Plan. Hal said, because West 
Windsor has established subdivision regulations, Act 250 only intervenes with developments 
of 10 acres or more. Al said since sizable projects would be infrequent and wouldn’t require 
a lot of overhead, he thought it might be a good idea. Tom said he wouldn’t suggest local Act 
250 review at this time. Tom said he thinks Act 250’s consideration of town plans is 
adequate. Al asked which local board would conduct local Act 250 review. Jason said the 
DRB would do it. Glenn said he thinks it would be overwhelming for the DRB to deal with 
an Act 250 review in conjunction with a PUD application. The PC reviewed the demographic 
data and agreed to remove the chart showing average residential property taxes from 2003. 
The PC talked about preserving large tracts of agricultural soils but allowing small tracts to 
be developed since small tracts don’t have the potential to become economically viable 
farms. Martha referred the PC to the language in Chapter 2 under “Agricultural Areas.” The 
PC reviewed the goals at the end of Chapter 1. Barbara wondered how many agricultural 
enterprises there are in West Windsor. Tom asked if forestry is considered agriculture. Hal 
said forestry is one of the criteria for current use. The PC agreed to modify the goal to 
include forestry. The PC discussed the third goal and agreed to mention “low-impact non-
residential uses.” The PC agreed that West Windsor no longer has “large, capital intensive 
industry.” There was discussion about changing the word “promote” to “manage.” Al said he 
thinks “promote” is the right word to use for the third goal, but the PC should think about 
what they want to promote; what would add to the tax base, not detract from the 
environment, and employ local residents. Barbara said she’s not comfortable with the word 
“promote.” Glenn suggested that the word “reasonable” is open to interpretation too. Hal said 



“manage” is a neutral word. Jason said he thinks what the PC is trying to convey with goal 
#3 is that concentrated development should be located in the village or at the resort. Tom said 
he likes the word “manage.” The PC agreed. The PC made some additional modifications to 
the third goal. The PC agreed that the fourth goal is fine the way it is.  

4. Minutes – March 15, 2010: Barbara made a motion to approve the minutes of March 15, 
2010, as written. Mark seconded the motion, which passed with Al abstaining.  

5. Other Business – Tom asked Hal if the Planning Commission would update the Selectboard 
on their activities at the Selectboard’s May 10th meeting. Hal said yes.  

6. Next meeting – The PC agreed to meet on April 21st at 6:30 PM.  
7. Adjourn – The PC adjourned by consensus at 12:20 PM.     

Respectfully submitted, 

Martha Harrison 


