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PROJECT REVIEW COMMITTEE MEETING MINUTES 1 
Wednesday, May 12, 2021 2 

The meeting of the Project Review Committee was held remotely.  Chair A. LaRocque called the meeting to 3 
order at 6:04 PM.  4 
 5 
ATTENDANCE: 6 
Commission:  Garrett, Harold  ; Speer, Neal ; Steen, Colleen ; Irwin, William ; Voegele, Albin ;  7 
Buermann, Robert ;  LaRocque, Alisha . 8 
 9 
Staff:  Emily Klofft. 10 
 11 
Guests: None. 12 
 13 
Changes to Additions to the Agenda:  14 
B. Buermann requested to discuss a question he had received from a regional resident under other business.  15 
 16 
Public Comment 17 
None.  18 
 19 
Minutes 20 
A. Voegele motioned to approve the minutes of the April 2021 meeting with corrections.   B. Buermann 21 
seconded. The motion carried.   22 
 23 
Project Reviews: 24 
 25 
Act 250- NERP Holdings & Acquisitions Co., LLC 26 
Project Details: The proposed project is a roughly 19,000 square foot retail store with 15,000 square foot 27 
outside display area located on Jayview Drive in Enosburg Falls, VT.  28 
 29 
E. Klofft reviewed the site plan and draft project review sheet. The applicant has committed to upgrading the 30 
existing sidewalk along Jayview Drive after the Committee’s previous request. There are wetlands on the 31 
parcel, the project will have 1,065 sq ft direct impact to wetlands and 24,287 sq ft buffer impacts. There will 32 
be 4.01 acres of prime agricultural soils impacts. The project is a commercial project located outside of the 33 
village center. E. Klofft reviewed the regional land use goals and definition of strip development. 34 
 35 
A. Voegele stated that when considering an update to the Regional Plan, requiring a decommissioning plan for 36 
facilities of this type would be beneficial, often times if a building is no longer in use for its original purpose it 37 
can end up vacant.  38 
 39 
B. Irwin asked about the impacts to wetlands and how the wetlands buffer is defined. E. Klofft stated that the 40 
wetlands buffer is a 50’ buffer around the wetlands. A. LaRocque stated that the applicant should be 41 
encouraged to use rain gardens and other Low Impact Development strategies. B.Irwin agreed, and noted that 42 
the project had a large amount of impervious surfaces. The Committee discussed the stormwater 43 
management practices being proposed for the project. 44 
 45 



 

2 | P a g e  
 

B. Irwin stated that he felt it was important to encourage access from the Missisquoi Valley Rail Trail. The 1 
applicant included bike racks, but there is not necessarily a good path from the parking lot to the Rail Trail. The 2 
Committee agreed that they would like to see a commitment in writing to support access to the Rail Trail 3 
through the parcel in the future.  4 
 5 
The Committee discussed the definition of strip development, and whether the project was contributing to 6 
strip development. B. Irwin stated that despite the land use designation of the area, the area was turning into 7 
an area of commercial development. The Committee generally felt that, while existing development in the 8 
area met the criteria for strip development, the new development did not necessarily create new strip 9 
development. The Committee stated that it was important that there be pedestrian and bicycle access from 10 
the Village to this area of development.  11 
 12 
The Committee discussed the potential extension of Jayview Drive. If the area will continue to grow as a 13 
commercial area, the extension will be crucial to ensuring connectivity of the area. E. Klofft reviewed the 14 
permit condition relating to Jayview Drive that was included in the Franklin Foods Act 250 permit. The 15 
Committee requested that a similar condition be requested of the applicant. 16 
 17 
B. Irwin motioned to find that the project was in conformance with the Regional Plan with the following 18 
comments and does have a substantial regional impact. A. Voegele seconded. The motion carried.  19 
 20 

• The applicant should maintain a right of way through the parcel to ensure that Jayview Drive may be 21 
extended from its current location to the Franklin Foods parcel. 22 

• The Committee encourages bicycle and pedestrian walkability and would like a written commitment to 23 
future collaboration over developing an access from Jayview Drive to the Missisquoi Valley Rail Trail. 24 

• The applicant should incorporate Low Impact Development and other stormwater features. 25 
 26 
 27 
 28 
Act 250- City of St. Albans 29 
Project Details:  The project is a proposed pool, dome, and pool house with associated driveway and 30 
recreation path located at the Hard’ack Recreation Center in St. Albans Town.  31 
 32 
E. Klofft reviewed the draft project site plan and project review sheet. Compared to the site plan that the 33 
Committee had previously reviewed, the new site plan minimizes wetlands impacts, proposes using the 34 
existing driveway with improvements, and moving the location of the recreation path.  35 
 36 
B. Irwin stated that the reduction in wetlands impacts where a good change to the project. 37 
 38 
A. LaRocque left the meeting at 6:40 PM. 39 
 40 
A. Voegele stated that it would be beneficial for the project to connect to the nearby housing development, as 41 
there were already informal pathways in the area. The Committee discussed the potential for a connection 42 
and generally felt that such interconnection would likely be a positive and encourage increased bicycle and 43 
pedestrian access. C. Steen stated that she felt the Committee could not request this interconnection, since it 44 
would rely on a private condominium association granting a right of way. The Committee came to consensus 45 
not to include this as a formal comment in response to the application for this reason.  46 
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 1 
The Committee discussed the lighting associated with the project. The Committee noted that the pool would 2 
be open after dark, but currently lighting was only proposed for the main parking lot. The Committee generally 3 
felt that if the pool was to be used after dark, that it would be important for safety reasons to add 4 
appropriately scaled, low intensity lighting for pedestrians along the recreation path and at the parking lot 5 
area to be added by the dog park area.  6 
 7 
B. Buerrman motioned to find that the project was in conformance with the Regional Plan and does have a 8 
substantial regional impact with the following comment. C. Steen seconded. The motion carried.  9 
 10 

• The Committee requests that the applicant develop a lighting plan for the recreation path and road to 11 
ensure the safety of pedestrians after dark.  12 

 13 
Section 248- Georgia BESS, LLC 14 
Project Details: The project is a 5 MW battery electric solar system located off Ballard Road in Georgia. 15 
 16 
E. Klofft stated that she had contacted the Division of Fire Safety and the Georgia Fire Chief, as requested by 17 
the Committee at its April meeting. The Division of Fire Safety stated that projects that exclusively connect to 18 
the electrical grid are not regulated by the Division. The Georgia Fire Chief stated that he had discussed the 19 
project, and that the applicant had committed to providing training. With this training, he was comfortable 20 
with Fire Department’s ability to handle the fire risk associated with the project. 21 
 22 
B. Irwin stated that he had no concerns with the project if the Fire Department was comfortable with the 23 
project. C. Steen stated that she felt the commitment to training should be in writing. The Committee 24 
generally concurred. 25 
 26 
The Committee discussed whether or not the project represented a substantial regional impact. E. Klofft 27 
reviewed the definition of substantial regional impact in the Northwest Regional Plan. The Committee felt that 28 
it met criteria number 6 : “A project that will materially affect the existing or potential capacity to provide 29 
essential or required public services by one or more municipalities adjacent to the municipality where the 30 
proposed development is located” given the projects potential impacts on the electric grid. 31 
 32 
 33 
B. Buermann motioned that the project was in conformance to the Regional Plan and does have a substantial 34 
regional impact, with the condition that NRPC requests that the Public Utility Commission require the applicant 35 
to commit to training the Georgia Fire Department. A. Voegele seconded. The motion carried. 36 
 37 
Act 250- Richard Louko, Sand Shed 38 
Project Details:  The proposed project is a roughly 900 square foot sand shed located in a residential 39 
subdivision in Fairfax, VT. The sand shed is already constructed and the application is in response to a notice of 40 
violation.  41 
 42 
E. Klofft reviewed the draft project review sheet. The application lacked details in some areas which made 43 
evaluating it more difficult. The project does not conform with the CBES standards. The project will generate 44 
9.57 one-way trips a day. The project is located in a residential subdivision, outside of an existing settlement. 45 
The project is associated with a home business. 46 
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 1 
The Committee discussed the project’s land use and its location. B. Irwin stated that it was in a residential 2 
area, which may create a conflict of land use. C. Steen stated that based on the application, it was not clear 3 
what exactly the business use for the sand shed was. The Committee requested that staff reach out to the 4 
Fairfax Zoning Administrator to determine if the use was in conformance with local zoning.  5 
 6 
The Committee discussed the potential impacts of traffic to the area. The Committee requested that staff look 7 
into the Act 250 jurisdictional criteria for this type of project and any past similar projects the Committee has 8 
reviewed.   9 
 10 
 11 
Updates 12 
E. Klofft provided an update on the PurposeEnergy St. Albans. The project is currently in the discovery phase. 13 
The Committee discussed questions they had related to the project including emissions, impacts to 14 
wastewater and smell impacts.  15 
 16 
Other Business 17 
B. Buermann brought up a question from a regional resident related to Act 250 regulations around subdivision 18 
in municipalities without zoning; specifically, whether there was a minimum required ROW for subdivision. E. 19 
Klofft stated that in municipalities without zoning, a subdivision of 6 units or more would require Act 250 20 
review, but a subdivision of less than 6 units would not trigger Act 250.  21 
 22 
Adjourn 23 
A. Voegele motioned to adjourn. C. Steen seconded. The Committee adjourned at 7:45 PM.  24 
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