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1. Introduction

1.1 Concord’s Planning Process

The Concord Selectboard has adopted this Municipal Plan based upon work by the Concord
Planning Commission. The Planning Commission is comprised of volunteers appointed by the
Selectboard. The development of the plan included surveys, with input from residents, forums held
with state and local experts and community members with significant knowledge and experience.
We have made every attempt to understand the issues and values that are most important to this
community, and to develop policies and strategies that best serve the interests of our community.

The Municipal Plan is Concord’s principal policy statement regarding development,
conservation, and related public investments. It identifies what is important to the town, including
our enduring policies as well as new goals and directions, and the plan will guide the community
in the future.

Here in Concord, our first Municipal Plan was created and adopted in 1992, and was updated
and readopted in 2009.

In the spring of 2014, the town began the process of updating the Municipal Plan by creating
and distributing a survey to town residents. Hard copies of the survey were distributed at Town
Meeting, and a link to the online survey was made available on the town website. A total of 168
responses were received, and 98% of respondents named Concord as their primary place of
residence.
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The survey was used to determine what residents viewed as the top planning priorities for
Concord. Respondents to the survey identified:

Roads and Bridges

Quality of Education for Grades Pre K- 8
Quality of Education for Grades 9-12
High Speed Internet

Business Growth

as the top five priorities for planning in Concord. Results of the 2014 survey are incorporated
throughout this document, and a complete report on the survey results are posted on the Town’s
website and available at the Town Clerk’s office.

In addition to updating information in each of the 11 sections of the Plan, a new section, “Flood
Resilience,” was added in accordance with 24 V.S.A. § 4382.

1.2 Advantages of Planning

The advantages of planning for Concord are myriad. They include, but are not limited to:

= The ability to update zoning laws.

= The ability to apply for grant monies, many of which are unavailable without an approved
Municipal Plan.

= The ability for the town to be involved in Act 250 hearings.

= The ability for the townspeople to chart their own course and define what Concord is, and what
we wish Concord to be.
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2. History and Demographic Profile

The Town of Concord was molded by the environment. Rivers and mountains, floods, and
storms dictated the growth patterns and shaped industry.

The lands now known as Concord were first part of a 20,000 acre New York grant, under the
name of Kersborough, in the County of Gloucester, granted to Archibald Hamilton and Company,
October 13, 1770. In 1777, the General Convention of VVermont declared themselves independent,
and in 1779 divided the state into two counties, and each county into two shires. Concord lands
were then within the limits of Cumberland County, with Newbury as the shire. The rights of the
Town of Concord were given by the legislature in 1780. In 1781 the town, consisting of about 47
square miles, was chartered to Reuben Jones and 64 others. In 1784 the first meeting of the
proprietors was held at the inn of Jehial Webb in Rockingham, at which a committee was chosen
to “view ye lands in Concord, and if they find a convenient place for a town plot, to lay out a street,
or streets, five rods wide, and long enough to lay out fifty acre to each right, fronting fifty rods on
one of said streets, said plot to be as neigh ye middle of the said township as ye land will permit.”

The early settlers came from the southern part of Vermont, from New Hampshire, and from
the Royalston and Westboro region of Massachusetts. The first settlement was made in 1788 by
Joseph Ball on the Connecticut River meadows, a triangle bounded by the Connecticut River,
Hall’s Brook, and Mink Brook. (This area has been under the waters of the Moore Reservoir since
1957.)

Joseph Ball built the first grist mill in town, around 1794, on Hall’s Brook. Joseph Morse also
came in 1788, cleared some land, then left to spend the winter in Littleton. The Balls stayed through
the winter in their shanty made on crotches stuck in the ground for posts. The son, John, born in
1789, was the first child born in Concord. Later the same year, the first girl was born to Mr. and
Mrs. Jonathan Lewis and named Sarah. Daniel Gregory came in 1789 from Massachusetts with
his wife and year-old son, making the journey in six weeks. He built the first frame house in town
in the Connecticut River meadows.

The U.S. Census in 1790 lists Concord, Orange County, as having 12 heads of family, and the
1800 Census shows 52 heads of family. The first town meeting was held at the home of Joseph
Morse, October 5, 1794, when Captain Samuel Wetherbee was chosen clerk, and Samuel Hudson
was chosen collector.

A new settlement was established on the Hill around 1796, in the area now known as Concord
Corners. This was intended to be the business center with the stores, blacksmith shop, tavern,
school, lawyer, physician, and hotel. The First Congregational Church was here, as was the first
normal school for the training of teachers. As the population increased, the settlers spread out
towards Royalston Corner, Texas district, East Concord, North Concord, and Miles Pond. In 1838,
John D. Chase built a house in what was known as West Concord, now Concord Village. This area
became the business center. “The Union Block” was destroyed by a fire, which started on October
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19, 1958, forcing relocation of the town offices, businesses, and fifteen persons living in
apartments.

North Concord was part of a tract of land granted in 1791 as Thomas Pearsall’s Gore. The early
settlement was on the Moose River below the Victory town line. In 1803, the Vermont legislature
incorporated the land into a town and named it Bradley Vale in honor of Stephen Row Bradley,
Vermont’s U.S. Senator. In 1856, Bradley Vale was divided between Victory and Concord and
renamed North Concord.

In 1871 Russell Brothers owned a
large sawmill in East Concord, and the
East Concord rail depot was built.
There may have been a settlement in the
area known as Tinkerville, but no
records remain. There is a record of
Capt. F.C. Harrington’s exploration of
the underground cavern known as
Miles Cave on the back of Miles
Mountain in 1871. In 1887, there were
several mills in Miles Pond and about a
dozen dwellings.

The East Concord Store In 1901, the Holiday Herald, West
Concord, Vermont, noted that “In the

town of Concord, there are five post
offices, five churches, three railroad
stations, twenty-six manufacturers,
mechanics and artisans, fourteen
merchants, two physicians, two
lawyers, eight secret societies and
one not secret, and a public library
of 800 volumes.” On June 10, 1904,
the name of the village was changed
from West Concord to Concord
Village.

While the town was supported
by numerous farm operations in
1880, it was Concord's industrial
development that accounted for a Concord Village
peak in Concord’s population,
which Census figures placed at 1,612 residents. Logging operations in Concord and surrounding
communities supplied Concord's industries with huge quantities of saw logs, which were milled

LW AT CONSIADM R
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into dimensional lumber for use in building construction and other product production. The
railroad had created a means to ship Concord's wood and dairy products to the state's larger
industrial towns. The town's rivers and streams supplied most of the power that was needed for the
town's industries. Many businesses were established during this period to provide services and
goods that were in demand by the industries and by the people that lived and worked in Concord's
villages. By 1910, census figures show the population had fallen to 1,080. This drop may have
been related to the closure of Concord’s many saw mills around the turn of the century. The 1927
flood wiped out many of the businesses that remained along the river.

By 1937 the largest business in Concord was the New England Creamery. The town's 40 dairy
farms supported the creamery operation. By this time most of the town's original industries and
service businesses had closed.

In 1930, the population of Concord was 1,043, with 353 residents in Concord Village. In 1970,
U.S. Census figures placed Concord's population at 896 residents. By 1980, census figures show
the population had increased to 1,125, but 1990 figures show a population of only 1,093. Since
1990, Concord has experienced a modest growth in population, with the 2010 Census showing
1,235 residents. In 2012, the US Census’ American Community Survey population estimate for
Concord was 1,266.

Figure 1: Concord Population, 1790-2010 (US Census)
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The State of Vermont has provided population projections through the year 2030, looking
at two scenarios, “A” and “B”. They did these alternate projections to account for the drop in
growth that was due to the nationwide economic downturn from 2000 to 2010. The projection
“A” was based on the net migration trends of the 1990s, while projection “B” used the migration
rates of the 2000s. Both projections indicate a substantial decrease in population of school age

children and an increase in those over the age of 50.

Figure 2 Essex County Population Projections by Age, 2010-2030

Census 2030 2030
Ages 2010 | Projection A Projection B
<5 254 187 111
5t0 19 1064 737 501
20to 34 803 650 470
351049 1304 1011 834
50 to 64 1661 1011 1293
65 to 74 702 999 1272
75 and older 518 894 999
Source: Vermont Agency of Commerce & Community Development, August 2013
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3. Land Use

By the late 1800's, five distinct villages had been established within Concord's borders: North
Concord, Miles Pond, East Concord, Concord Corners, and West Concord. The latter, which is
comprised of the area from Concord Village west to the Kirby town line, is known as “Concord.”
In addition to these five villages, there is also Shadow Lake. Each village has its own distinct

characteristics. _ _
Figure 3: Concord Properties by Category, 2013
Over the years, the villages that #

make up Concord have seen many parcels
changes in the number of local Residential Properties with less than six
) ) . ) acres of land 243
industries, commercial establishments, Residential properties with more than six
local farms, woodland and rural acres of land 182
agriculture. The town no longer has an Mobile home unlanded 38
industrial base, and very few acres of Mobile homes, landed 91

' Seasonal properties with less than six
the town's ?8,100 acres of Ifand are acres of land 123
currently b_elng farmed. Th_e shift awa_‘y Seasonal properties with more than six
from agriculture and industry in acres of land 64
Concord in the past seventy years is | |Commercial _ 21
significant. However, 90.47%  of Apartr_nenF _b_undlngs with more than 4 units 1

, . Electric utilities 6
Concord’s land cover remains forested, Farm 4
and logging within the town's wooded Woodland 18
areas still represents an important part Misc. (included undeveloped land not
in the town's economic structure. forested) 223
Approxmately one third of the Source: Vermont Dept. of Taxes, “Municipal Listed Values
woodlands used for silviculture are and Equalized Values by Category, 2013

owned and managed by an individually
owned logging operator. Some of the cut-over tracts are being subdivided and sold as building
lots.

3.1 Growth

Today, the town currently supports and maintains a small commercial base which is scattered
throughout town and largely located on residential properties. A report of Concord's real estate
valuations in 2013 shows that 187 properties were classified as “seasonal,” down from 191 in
20009, the time of the last Municipal Plan. This likely reflects conversion of vacation, or seasonal,
homes to year-round occupation. The total number of year-round residential properties (not
including mobile homes and seasonal properties) increased from 410 to 425 since the time of the
last Municipal Plan (See Figure 3). Concord’s current development incorporates a mixture of
residential, seasonal, and commercial areas surrounded by rivers and streams, mountains, and
hillsides scattered throughout the five village areas that make up the Town of Concord.
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3.2 Land Use Trends

The Town of Concord has not yet felt major development pressures, which has allowed the
town to focus on planning for possible future development. However, Concord is a major
transportation route between St. Johnsbury, VT, New Hampshire, and Maine, making the Town
very attractive for residential, commercial, and second-home buyers. Although growth in
population and housing has been modest in the last 10 years in Concord, Essex County as a whole
actually lost population from 2000 to 2010. Concord's development pressure may continue to grow
due to the Burke Mountain ski resort expansion, as well as continued development in Littleton,
NH. Although all of the Burke Mountain development that was anticipated at the time of the 2009
Municipal Plan has not materialized, the use of the mountain for bike trails has increased and has
been a tourism draw. The current owner of the Burke Mountain ski area has plans for significant
expansion, and recently broke ground on a 116-unit slope-side resort and conference center. The
hotel complex is expected to open in December of 2015, and will include a restaurant, meeting
facilities and a ski shop. It is anticipated that additional commercial development will occur in the
Village of East Burke and the Town of Lyndonville, with increased demands on the services of
those towns and the roads that connect into and out of the Burke Mountain area. Concord should
anticipate some secondary development due to the expanding tourism market and second-home
market of the Burke area. A rise in vacation properties in Burke, and subsequently the property
values, may result in increased development in Concord to meet the housing needs of those
employed at the expanded ski resort and other businesses.

Concord is also experiencing increased development around the Miles Pond and Shadow Lake
areas with increased upgrades to existing properties and conversion of single owner seasonal
properties to year-round residential and rental properties.

Because of this forecasted increase in development pressure, the Town of Concord should look
to guide the development to appropriate areas that will maintain the character of Concord, foster
economic development, maintain a mixture of uses in the village areas, and protect local natural
resources.

The Town of Concord welcomes an increase in development. The Town has experienced an
increase in small business growth, but attracting larger commercial or industrial development has
been difficult. The Town recognizes there is significant potential to build upon the local tourism
industry as Burke Mountain expands and other recreational activities such as camping, swimming,
boating, hunting, fishing, ATV riding, and snowmobiling increase within our borders.

3.3 Village Growth and Village Centers

Facing this new growth, the revision of the 2009 Municipal Plan yielded several goals for the
Town of Concord. These goals continue to be relevant. Primarily, the town believes it is important
to concentrate growth in the village areas throughout the town. The villages have a significant
amount of development potential, which may ultimately help to lessen the tax burden on residents.
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Concord’s villages should maintain their traditional design through small-lot sizes, mixed uses,
pedestrian elements (such as sidewalks and cross walks), and neighborhood green spaces.
Adaptive reuse is encouraged in order to revitalize neglected and under-utilized properties before
adding on to existing neighborhoods. The villages should also see the commercial sections of their
main streets become popular public gathering areas with additional shops, restaurants, and service
businesses. As the villages grow, areas for new residential blocks and streets should be designated
to attract development that will fit in with design of existing neighborhoods. The town would like
the villages of North Concord, East Concord, and Concord Corners to maintain and/or develop its
mixture of uses (mostly residential and/or small businesses), encouraging commercial and
industrial development in appropriate locations along Route 2, while avoiding “strip” commercial
development — that is, linear commercial development along highways with limited pedestrian
access and lack of connection to other land uses. The Town would like to accommodate new rural
and tourism-oriented businesses throughout, without sacrificing the rural landscape and scenic
views that attract both new residents and tourists.

The 2014 Survey of residents asked respondents to rate the level of importance of various
planning issues in Concord Village. The top five by level of importance were “Promoting Business
in Concord Village,” “Reducing Vehicular Speeds,” “Encouraging Preservation and Reuse of
Historic Structures,” “Ensuring Walkability,” and “Ensuring Affordability of Housing.”

An area of Concord village encompassing the central civic uses has been identified that may
be appropriate for Village Center designation by the State (See “Proposed Village Center” map in
appendix). The Planning Commission has also identified an adjacent area to the north and west of
the identified “village center” area, extending along Route 2 as far as Barney’s convenience store,
that would be appropriate for additional mixed commercial and higher-density residential
development. The main obstacle to such development is the lack of off-site water and sewer
service.

Town of Concord Municipal Plan 12
Page

Adopted July 7, 2015



3.4 Rural Lands

There is a mixture of agricultural and woodland corridors, large-to-small lot residential areas,
recreation land, wetland areas, open space, forested areas, two recreational bodies of water and a
few commercial enterprises throughout the town.

The town would like to maintain the sense of rural
open and woodland space. To accomplish this,
residential development and other uses can
continue to be allowed but encouraged to have the
least impact on the surrounding landscape. To
maintain natural, scenic, and environmentally
B sensitive areas, the development permitting
"| process should address these elements. Some of
these sensitive areas identified by residents include
Miles Pond, Shadow Lake, the Moose River and its
i floodways, traditional farming areas, prominent
The view from Shadow Lake Road local hills, scenic viewsheds [Royalston Corner
Road, Streeter Road, Goudreault Hill, the Miles Mountain ridge, the Shadow Lake area, the Miles
Pond area], significant forest areas, and important wildlife habitats. As the town grows, these
sensitive areas should not end up in isolated pockets due to residential sprawl, but rather be
maintained in corridors that complement the local landscape, encourage connectivity to the
villages, and provide significant recreation opportunities.

As Concord was molded by the environment, now the town's future growth will affect the
environment. Overall the future vision of the Town of Concord includes bustling village centers
surrounded by a scenic rural landscape with all the elements identified in this plan cooperatively
working together to welcome economic development and accommodate new growth that protects
our natural resources, endorses new technology, and ensures a rich quality of life without changing
the character of the Town.

3.5 Elevation Considerations

Traditionally, the town's steep slopes and rolling terrains have limited Concord's residential,
commercial, industrial, and agricultural expansion. Concord's landscape is dominated by the Miles
Mountain range, which has the town's highest elevations at 2,432 feet. This undeveloped area is
composed of steep forested slopes which drain into a significant watershed area that encompasses
many tributaries and wetland areas in Concord and in neighboring towns. This area includes
Victory Bog. Goudreault Hill at 2,012 feet, has gentler slopes which guide the area'’s rain and snow
runoff into natural watershed collection areas, including Miles Pond and the Moose River. Shadow
Lake is a collection area for Shaw Mountain, 1,800 feet, and surrounding hills. East Concord's
elevations average between 800 and 1,100 feet. These lands are made up of rolling hills and some
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fairly level areas. Its watershed includes the Connecticut River. Western Concord's lowlands are
separated by the Moose River, elevation 800 feet. The higher elevations in western Concord,
averaging 1,100 feet in elevation, are predominantly rolling hills that melt into the town's only
meadow lands. The higher elevations of North Concord are gentle rolling hills that drain into
meadow lands on the Moose River. The town's highlands have provided Concord's residents and
wildlife with a number of water supplies. At the same time, multiple elevation changes within the
town's lowlands tend to restrict the area’s development and agricultural potential.

The town's development districts, or corridors, should be designed to make the best use of
these moderately sloped areas.

3.6 Zoning

Concord's Zoning Bylaws were originally adopted on November 15, 1973 and amended in
1975, 1978, 1987, 1988, 1994, and 2012.

In 2011 the Concord Planning Commission held public work sessions to explore how the
Town’s zoning could be updated to protect Concord’s rural and scenic areas, while encouraging
and directing growth to nodes which were historically the centers of development activity in the
Town. Several ideas were explored at the work sessions, which were summarized in a report
dated July 25, 2011. Recommendations that emerged were:

the creation of a conservation overlay zone;
e the establishment of shoreland and riparian buffer zones;

e the use of planned unit developments to preserve open space through clustering of
lots;

e design standards that would minimize the visual impact of new development;

e downzoning (reducing the permitted density) of land in the Goudreau Hill and
Streeter Road areas to preserve scenic viewsheds;

e Reuvising of lot width requirements and setbacks in the Low Density district so as to
better achieve the stated land use objectives of this district;

e Village Center Designation as a means to encourage revitalization of business
properties.

Although the zoning bylaws, as revised in 2012, do not establish the lakeshore buffers
recommended in the 2011 Land Use Investigation report, the State Shoreland Protection Act
passed in 2014 now requires a state permit for any development within 250 feet of lakes greater
than 10 acres in size. Shadow Lake, Miles Pond and the Moore Reservoir in Concord are all
greater than 10 acres and any development, including clearing, within 250 feet of their shores is
subject to the State permit standards. A 100-foot setback from the mean water level is generally
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required for new development, and impervious coverage is generally restricted to 20% and clearing
is generally restricted to 40% of the lot area. Existing lakeshore development is grandfathered,
although a state permit would be required if any expansion was proposed. If a Town’s ordinance
standards meet the level required, the Town is permitted to seek delegation of the State Shoreland
Permit Program from the State.

The current bylaws establish the following districts:

Rural Lands (RL)- The objective of this district includes land generally characterized by poor
access, poor soil, steep topographic conditions and remoteness from existing concentrated
settlement which would be unduly expensive to serve with public utilities and services. Primary
uses in this category should be forestry and other non-intensive uses such as agriculture.

Low Density (LD)- The objective of these areas are designed to maintain an open quality
through a large part of the more developable parts of Concord by requiring a five acre minimum
lot size. Five acres will be needed in this district to support sewage disposal and water needs of a
proposed use.

Medium Density (MD)- The objective of this district is focused upon the areas of Concord that
are in close proximity to existing areas of settlement, which have good road and utility access.
Lots in this district may require off-lot water and/or sewage service. Lot requirements are designed
to encourage growth in these areas in close proximity to the town's village centers.

High Density (HD)- The objective of these districts represent the town's pre-existing village
centers, which are served by adequate road and utility services. All pre-existing development in
these districts is currently served by individually owned water and sewage systems. Future
development or redevelopment within these districts shall be limited to the ability of the district's
soils and natural water resources to support the proposed development.

Lakeshore (LAKE)- The objective of this district surrounding Shadow Lake and Miles Pond
is designed to provide adequate setback from the seasonal high water mark of the water bodies to
protect them from water pollution and help protect the visual qualities of the shoreline. It is noted
that the current district regulations do not specifically refer to a setback from mean water level,
although 35 feet is the required front, side and rear setback. However, the 2014 State Shoreland
Protection Act establishes a 100-foot setback from the mean water level, as previously noted.

High density development is restricted to the village areas of Concord, North Concord and East
Concord. These areas are generally served by paved and/or dirt roads. Lot sizes and setbacks are
set for each zone.

Floodway limits are also incorporated into the town's zoning bylaws, as is site plan review to
ensure a site and its soils can support the proposed development. Under Concord's bylaws no
structure or site may be used or occupied until a Certificate of Compliance is issued by the
Administrative Officer. These bylaws tend to restrict residential and commercial development to
areas within the community which are served by town roads and utilities. The current bylaws do
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not address or restrict development within wetlands, along stream beds, or in areas where the
topography tends to create potential erosion and water pollution conditions. Although these zones
have been adequate over the past several years, Concord needs to re-evaluate the current zoning
bylaws in light of future development and current land use trends.

3.7 An Evaluation of Concord’s Open Space Conservation Strategies

The Town of Concord is a visual landscape of open spaces, wooded hillsides, and mountains
with scenic vistas within its borders. While there are numerous ways to protect these areas through
regulatory and non-regulatory measures, Concord’s most effective plan to protect open spaces,
preserve prime agricultural lands, protect natural areas and limit the fragmentation of open lands
is likely to incorporate a number of strategies outlined below:

3.7.1 Large Lot Zoning

This technique simply increases the minimum lot size and dimensional standards (such as
setbacks). It typically yields lots that are 10 acres or larger in order to preserve the “rural character”
of an area (though not necessarily farmland).
Avreas along Streeter Road and Royalston Corner
Road to Leonard Hill Road are served by Class 3
roads, with limited access to utilities. Once the site
of several working farms, this area is now
characterized by large contiguous areas of
undeveloped land, served by heavily wooded
roadways that occasionally open up to spectacular
views of neighboring communities and New
Hampshire. The rural character of this residential
area may be best preserved by limited low-density
residential development on large lots with large

setback areas. The view from Streeter Road

3.7.2 Conservation Easements and Restrictions

Conservation easements may be placed on a property title when the property owner requests
to conserve an area or sells the development rights. Conservation easements are a permanent
element within a property's title and are maintained through property transfer. They may only be
removed through permission of the holder of the easement, which usually requires swapping for
other land and a detailed case as to why the property now needs to allow development. Less than
1% of Concord's land is currently in conservation. Concord's conserved land is located on Miles
Mountain at North Concord Bog. It is a property of the University of Vermont and accounts for
just over 270 acres.
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Current use restrictions, unlike conservation easements, can be removed from a property at any
time. Vermont’s Use Value Appraisal Program (aka “Current Use”) allows property owners to
reduce their property taxes by enrolling in the Vermont Current Use Program. The program allows
property owners to pay property taxes based on a reduced per/acre amount set by the state for
agricultural or forestry uses. When the property is removed from current use or developed, the
property owner must pay a Land Use Change Tax, which is 20% of the fair market value of the
property. In most cases, this is a significant sum, which encourages landowners to maintain
enrollment. This program helps to subsidize farmland and forestland in the state and reduces the
loss of these valuable lands to residential development. In 2013, Concord had a total of 59 parcels
of land enrolled in Current Use, accounting for 17,278 acres (15,897 are non-residential; 1,381 are
homestead acres.) Total enroliment accounts for approximately 61.5% of Concord's total acreage.
It is important to note that enrollment of property in current use does not deprive individual towns
of property tax revenue, since the state reimburses towns annually for the difference between the
municipal taxes paid at use value and at fair market value.

3.7.3 Overlay Zoning

Concord’s zoning currently includes an overlay for areas of flood hazard. Overlays, however,
can be used for other purposes, such as preventing fragmentation of open space and minimizing
negative impacts to environmentally sensitive lands. 24 V.S.A. 84414(2) specifically authorizes
municipalities to adopt overlay districts to “supplement or modify the zoning requirements
otherwise applicable in underlying districts in order to provide supplementary provisions for areas
such as shorelands and floodplains, aquifer and source protection areas, ridgelines and scenic
features, highway intersection, bypass, and interchange areas, or other features described in §4411
of this title.”

Concord can use a Scenic or Conservation Overlay as a way to conserve important natural
environments in town, without some of the drawbacks of conservation easements and current use
restrictions. Conservation Overlays are an extra coverage over smaller parts of regular zoning
districts that can impose extra precautions for development in those areas. This may be
accomplished by subjecting all proposed development to conditional use review, as well as
establishing more site-specific standards for development within the overlay district. Examples
include:

= limiting the amount of clear-cutting that can occur on a site;

= encouraging the preservation of open space by requiring home sites to be established near the
perimeter of the property;

= |essening the impact on watersheds by requiring vegetation buffers along waterways;

= protecting views along scenic ridgelines by limiting clear-cutting, placing the development
envelope downslope of the ridgeline, limiting the use of lighting; or requiring screening.
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= Limiting the height of buildings in important viewsheds.

The best part of a Conservation Overlay is that it can be tailored to the specifics of a town's
values, whether it is protecting existing forested areas, higher elevations, watersheds, prime
agricultural soils, or important wildlife areas.

3.7.4 Planned Unit Development

24 V.S.A. 84417 encourages towns to allow for planned unit developments (or planned
residential developments) under their bylaw. Concord’s zoning bylaw does not allow for such
development. Planned unit developments may be a very effective tool for encouraging clustering
— a technique that concentrates buildings in one area of a parcel so that a certain amount of land
will remain open for recreation, common open space, and in some cases, environmentally sensitive
features. Clustering in this sense allows the developer to reduce the minimum lot size and bulk
requirements, as long as there is no increase in the total number of housing lots that would have
been allowed under conventional subdivision regulations. The end result may be less
fragmentation of valuable open space that may have occurred if the land were to be subdivided
and developed in strict conformance with the bylaw. Oregon Road, for example, may be able
accommodate more housing in this manner. Planned unit development of an appropriate scale and
density could help to preserve open space along this corridor.

3.7.5 Conservation Commission

The creation of conservation commissions are authorized in 24 V.S.A. Chapter 118. The
commission may be created at any time, either by a vote of the town or by the Selectboard. The
members of the commission are volunteers, and they may advise local officials on conservation
matters, (such as the Selectboard or the planning commission), but they have no authority over
land use issues. Vermont statute spells out the activities that a local conservation commission may
undertake. They include:

= making an inventory and conducting continuing studies of the natural resources of the town;

= creating and maintaining an inventory of lands within the town which have historic,
educational, cultural, scientific, architectural, or archaeological values in which the public has
an interest;

= making recommendations on the receipt of gifts of land or rights thereto, or other property;

= receiving money, grants, or private gifts from any source, for the purpose of conservation
activities;

= receiving gifts of land or other property, with the town’s consent;
= administering conservation lands held by the town;

= providing technical advice to the planning commission or zoning board of adjustment on
specific permits.
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3.7.6 Acquisition of Conservation Lands

24 V.S.A. 84431 allows municipalities to either purchase land or development rights for
conserving land, provided that it done in a manner that is consistent with the Municipal Plan.
Although there is a cost for acquiring conservation lands, there are a few vehicles out to help
municipalities foot the bill. Easements are often held jointly with a local land trust or state agency
that provides matching funds. And, it should be noted that towns with open space plans will be
considered more favorably by conservation organizations that provide matching funds.
Municipalities also fund conservation activities through annual appropriations or a dedicated
portion of the property tax, or through fundraising. Some towns include their conservation
activities into a capital budget and program.

3.7.7 Open Space Plans

Open space plans are one of the supporting plans authorized in 24 V.S.A. 84432. Adopted
separately or as an amendment to the current Municipal Plan, the Open Space Plan would be a
non-regulatory tool to guide public and private conservation strategies. The Open Space plan
typically contains an inventory and map of natural resources to be conserved as open space. It also
identifies specific strategies for conserving those resources (e.g. direct acquisition or conservation
easements, funding sources for acquiring the land). Although the planning commission would
ultimately be responsible for the adoption of the open space plan, a local conservation commission
would obviously play a critical role.

3.7.8 Subdivision Regulation

Concord’s current zoning bylaws contain a section on subdivision in section 607. However,
this section does not provide comprehensive standards for the review and approval of plats.
Subdivision regulation controls the pattern of development, i.e. the way the land is divided up in
order to accommaodate road access and infrastructure. Here are the aspects of development that
subdivision regulation would address:

= Design and configuration of parcel boundaries.

= Lotsizes, in order to assure adequate provision for water, wastewater, stormwater management
and utilities, and to avoid the creation of undevelopable lots.

= The placement of storm water management facilities, public and private utilities, landscaping,
and any other necessary improvements as may be specified in the municipal plan.

= The layout of roads, in order to maximize traffic safety and ensure adequate access by
emergency response vehicles.

= Protection of natural resources and cultural features, as well as the preservation of open space.

= Placement and grade of building envelopes, in order to minimize adverse impacts to
neighboring properties from runoff and erosion.
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= How lots are recorded in the land records, and the level of detail that must be recorded, such
as improvements to the lot, such as culverts and drainage, water and sewer, road access,
easements, and the dedication of open space.

= Preservation of open space and rural character is often an overarching goal of the municipality.

Having local subdivision standards would not only let the Concord Planning Commission have
more input into how development occurs in town, it also affects the threshold for the State’s Act
250 Review.

In Towns that do not have both zoning and subdivision regulations, Act 250 review is triggered
when a proposed development will result in construction for commercial or industrial purposes on
more than one acre, and for the subdivision of land into six or more house lots. In towns that have
both zoning and subdivision regulations, this threshold is raised to 10 acres for
commercial/industrial developments, and for subdivisions of 10 or more house lots.

Land Use Goals and Strategies

1. New development should complement traditional development patterns and land uses, and
should retain and protect natural features and special scenic areas, ridgelines, bodies of
water, and contiguous blocks of agricultural and forestland.

e Consider the creation of a conservation overlay district as a means to protect scenic
and environmentally sensitive features in town

e Host open space preservation workshops in the community

e Consider creation of comprehensive subdivision standards that address protection of
steep slopes, prevention of erosion and impacts to surface water, protection of natural
and scenic resources, conservation of agricultural lands, and energy efficiency.

2. Traditional uses that maintain the rural character of Concord, such as farming and forestry,
should be encouraged.

e Host informational workshops for owners of agricultural and forestry-related
enterprises providing information on resources and funds available for business
growth,

3. Encourage reinvestment and adaptive reuse of historic buildings, and facilitate high-density,
mixed-use development in the village areas that provides for a safe and livable work and play
environment.

e Direct tourism-related development to the villages.

e Collaborate with area towns in preparing for increased development and undertaking
expansions in infrastructure and services.
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e Seek Village Center Designation for Concord Village from the state, in order to
provide tax credits for rehabilitation of income-producing properties.

e Investigate the logistics of building a municipally owned and managed water and/or
wastewater system to serve the village areas. Seek funds available through the
Vermont Drinking Water State Revolving Fund (DWSRF) program, and USDA Rural
Development.

e Concentrate residential and industrial development in areas where municipal
infrastructure, such as water and sewer, may become available.

4. Encourage the redevelopment of areas throughout town that currently contain land uses and/or
lot configurations that are incompatible with the attractive, safe and orderly development of
the town.

e Consult with other towns in the region to develop a viable way to address buildings
that are a threat to public health and safety.

5. Balance the need to preserve the rural character of Concord with the ability to attract and
retain employment opportunities, including home occupations and home-based businesses.

e Consider revising lot width and front setback requirements to retain an open, rural
character, and protect scenic vistas.

e Provide for Planned Unit Developments, in accordance with Vermont State statute,
in order to enable cost-effective and energy-efficient development that preserves
open space through clustering.

6. Protect important scenic view sheds, such as Shadow Lake and Royalston Corner, from
impacts from development that is either out-of-scale with what is currently there or obstructs
scenic views.

e Provide for the use of Planned Unit Developments in order to maintain flexibility in
the siting of new development to protect scenic views

e Consider acquiring land or development easements on lands that afford important
scenic views, such as the view from Shadow Lake Road.
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4. Housing

According to the 2010 U.S. Census, there were 816 housing units, 439 of which were owner
occupied, and 83 renter occupied. Of the 294 units identified as “vacant” in the Census, 269 were
seasonal homes. This represents an increase of 18.6% from 1990 to 2010, which has outpaced the
town’s 13% increase in population over this period. This increase also outpaces growth in housing
stock countywide (Figure 4.1).

Figure 4.1: Housing Units

According to the

1990 2000 2010 | Actual %
2010 U.S. Census data, Change Change
about three out of every (1990-2010)
ten housing units (33%) Concord Housing 688 764 816 128 18.6%
. . Units
in Concord is a seasonal  "Goncorg 1,003 | 1,209| 1,235 142 | 13.0%
vacation home. This ratio | Population
is roughly in line with the ESSGX_ Count_y 4,403 4,762 5,019 616 14.0%
id Housing Units

county wide average Essex County 6,405 | 6450 | 6,306 99 | -15%
(38.4%), but significantly | population
higher than the rest of the | Vermont 271,214 | 294,382 | 322,539 51,325 | 18.9%
state (15.6%) (Figure Housing Units

i Vermont 562,767 | 608,827 | 625,741 62,974 | 11.2%
4.2). Itis noted that the Population

2013 Grand List data for

Concord (see Figure 3) Figure 4.2 Housing Characteristics
resents a slightly lower
P gntly Concord | Essex Vermont
percentage of seasonal County
properties — roughly 25% Total Housing Units, 816 5019 | 322,539
of all residential 2010
properties in town. Occupied hous.ing units 522 2,818 256,442
...owner occupied 439 2,260 181,407
In 2010 about 16% of ..renter-occupied 83 558 75,035
Concord’s Occupied Vacant housing units, 294 2,201 66,097
. . 2010
housmg units were renter
. .. ...for seasonal, 269 1,928 50,198
occupied, the remaining recreational, occasional
84% being owner- use
occupied. These ...for rent 6 67 6,232
percentages were ...for sale only 8 61 4,213
Source: U.S. Census Bureau - Census of Population & Housing

essentially unchanged
from the 2000 census.

Source: U.S. Census Bureau - Census of Population & Housing

Historical census data suggests that second home ownership continued to be a significant driver
in Concord’s land use patterns from 2000 to 2010, as well as in the County and State. (Figure 4.3).
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However, a comparison of Concord’s grand list data from 2009 and 2013 indicates a slight drop
in the number of seasonal properties during that four- year period.

Figure 4.3:
Historical Data — Vacant Housing Units for Seasonal , Recreational, Occasional Use
1990 2000 % Change(1990-2000) 2010 % increase (2000-2010)
Concord 246 255 3.7% 269 5.5%
Essex County 1828 1844 0.9% 1928 4.6%
Vermont 45,405 43,060 -5.2% 50,198 16.6%

Source: U.S. Census Bureau - Census of Population & Housing

The majority of households in Concord, both owners and renters, moved to their present place

of residence after 1990. (Figure 4.4).

4.1 Senior Housing

Figure 4.4
, Year Householder Moved into Unit
In general, Concord’s adult Concord Essex | Vermont
population has steadily increased County
since 1980. (Figure 4.5) The | Total Occupied Units 542 2,831 256,830
American Community Survey’s 5- Owner O.ccupied 466 2,335 182,744
year estimates released in 2013 Moved in 2010 or later S 4 0,798
7 2000 - 2009 162 818 71,882
indicated that fully a quarter of 1990 - 1999 142 617 45570
Concord’s population was 60 years 1980 - 1989 52 384 29,790
old and over. The State of Vermont’s 1970 - 1979 38 218 16,745
population projections released in R19t69 ‘gear“‘?rd 32 4213; ;iggz
. . . . - enter Occupie )
2013 indicate thaF this aging trend is Moved in 2810 or Iater 20 104 16.860
expected to continue. Although the 2000 - 2009 0 574 47117
overall population in Essex County is 1990 - 1999 3 82 6,689
expected to steadily drop through the 1980 - 1989 0 18 2,138
year 2030, the 60+ population is ggg - 1979:_ 3 12 ggg
- or earlier
expected to rise, and z_icco_unt for U.S. Census Bureau — 2008-2012 American Community Survey 5-year
about 42% of the population in Essex Estimates
County by the year 2030.
Figure 4.5: US Census — Concord Population by Age Category
1980 | 1990 | 2000 | 2010
21 to 61 years 573 | 616 670 | 691
62 to 64 years 30 22 33 38
65 to 74 years 94 90 90 150
75 years or older 31 47 57 64

Source: U.S. Census Bureau - Census of Population & Housing, Table P12
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The 2010 U.S. Census shows that there were 214 non-institutionalized individuals in Concord
who were 65 years or older. The Census Bureau’s American Community Survey of 2012 estimated
this number to be 232, and estimated that 42% had a disability. This data on disability status were
derived from answers to a two-part question that asked about the existence of the following long-
lasting conditions: (a) blindness, deafness, or a severe vision or hearing impairment (sensory
disability) and (b) a condition that substantially limits one or more basic physical activities, such
as walking, climbing stairs, reaching, lifting, or carrying (physical disability).

As Concord’s senior population continues to grow, it is likely that there will be an increased
demand for housing options that would allow residents to either age in place or remain in Concord
for as long as possible. Question 10 on the 2014 Concord Community Survey asked residents to
rate 15 different types of facilities and services in Town. “Availability of Senior Housing” was
rated as the number 2 area in need of improvement.

While many Vermonters continue to work well into their 60s, and many remain active well
beyond 70, many in that age group may no longer have a need for a multi-bedroom home on a
large lot. Both formal studies and anecdotal evidence have shown that seniors prefer to remain in
their home communities. Even if not restricted to those aged 55 and older (the typical “age-
restricted” community) housing developments that are designed in accordance with “universal
design” principles allow people of any age and any physical abili