MINUTES
	SPRINGFIELD DEVELOPMENT REVIEW BOARD
	TUESDAY November 7, 2017 - 7:00 P.M.
	96 MAIN STREET, TOWN HALL, SPRINGFIELD, VT
Site Visit at 6:15pm attended by: DRB Members: Chair Steve Kraft, Wilbur Horton, Karl Riotte, Lori Claffee, Walter Clark, 
Applicants: Bill Morlock, Matt Moore, Erik Chrisman, 
Public/interested parties: Walter Martone, Walter Wallace
A.	CALL TO ORDER:   The Chair called the meeting to order at 7:04

B.	ROLL CALL: Members: Chair Steve Kraft, Wilbur Horton, Karl Riotte, Lori Claffee, and Walter Clark 
Applicants: Bill Morlock, Matt Moore, Erik Chrisman, 
Public/interested parties: Walter Martone, Walter Wallace
	Also present: Bill Kearns Secretary and Administrative Officer

C.	ADMINISTER OATH: I hereby swear that the evidence I give in the cause under consideration shall be the whole truth and nothing but the truth.  All applicants and Bill Kearns took the oath. 

D.	CONFLICT OF INTEREST: Does any member of the Board have a conflict of interest regarding any matter scheduled for public hearing? 	None declared. 

E.	REQUESTS AND PUBLIC HEARINGS:

1.	A request by Springfield Housing Unlimited for Conditional Use and Site Plan Review approval  for the project known as the Woolson Block, which is a mixed-use commercial building constructed in the 1860s; the proposed project is the complete renovation and historic restoration of the Woolson Block structure to include the demolition of the rear addition along the Black River and development of commercial/retail spaces at the Main St. level, with a supportive housing program (single resident units) at the rear of this level and apartments on the second and third floor.  The application includes the adaptive re-use of an historical building, commercial/retails uses of offsite public parking and leased spaces. The Woolson Block is located, in the Central Business Zoning District and the Downtown Design Control Overlay District; this project subject to review by the Downtown Design Review Commission in addition to approval by the Development Review Board; this project is known as 31-41 Main Street, Parcel No. 26-5-44.
The Chair read the above notice and called on the Administrative Officer for comments.

Bill Kearns state that the notice was posted, mailed and published as required by law and the Springfield Zoning Regulations. He further stated that the Application*, including all the plans, was before them along with minutes of the meeting of the Downtown Design Review Committee, at which meeting the application was heard and approved and the DDRC’s recommendation of approval to the DRB was made. 
                        * The application for the development includes the following information:
C000 Cover Sheet
C001 Site Legend and Notes
Site Plan (Coleman Survey)
C100 Existing Conditions and Demolition Plan
C200 Site Plan
C300 Water Details and Notes
C301 Storm & Sewer Details and Notes
C302 Site Details and Notes
A400 Building Elevations
A401 Building Elevations
SE100 Electrical Site Photometric Plan
SE101 Electrical Site Lighting Cutsheets
Narrative materials (Application, Site Plan Review Attachment)
At the table for the applicants were: Erik Chrisman, Engineering Ventures (EV); Bill Morlock, Springfield Housing Authority (SHA); and Matt Moore, Housing Vermont (HVT). 

The Chair called on the Applicant to present the matter.  Erik Chrisman of Engineering Ventures commenced the presentation. Erik stated: 

· Woolson Block is a mixed-use commercial/residential building constructed in the 1860s. The current building footprint is 8,327 SF. The removal of the 1,869 SF rear addition along the Black River as part of the proposed project will leave a similar mixed-use commercial/residential building with a footprint of 6,458 SF. Woolson Block will consist of three uses: commercial/retail spaces at the Main St. level, with a supportive housing program (single resident units) at the rear of this level 4 Rooms for tenants one for manager and a kitchen/shared common room). The second and third floors are to be apartments. The basement will be used for storage only. 
· Water and Sewer utility services will be reconstructed as necessary for connection to the Town of Springfield infrastructure, as depicted on the attached plans. Water service is stubbed out on Main St. to provide service for building use and for fire sprinklers for the building.  The interior and exterior building sewers will be completely reconstructed and no roof drain connections to the sanitary sewer are proposed.
· With exception of the rear addition demolition (and associated reduction in roof area), the existing impervious areas and surface drainage paths will be not change. Soil areas temporarily disturbed during construction work and permanently exposed by the rear addition demolition will be stabilized in accordance with the most current edition of the Low Risk Site Handbook for Erosion Prevention and Sediment Control published by the Vermont Department of Environmental Conservation.
· Due to the lack of a designated on-site parking area and the multi-modal means of traveling to the building, an estimate of traffic generated is difficult to calculate. Due to the overall reduction in retail space combined with an overall reduction in residential usage, a reduction in traffic generated by this property is anticipated in the proposed condition. Parking will be leased spaces in the Municipal lot on Factory St. Applicant proposes that 11 such spaces will be sufficient for the building, based on experience with other similar SHA proposed to be 11 spaces for the building.
· Electrical, telecommunications and Fire alarm will be provided and coordinated through the local utility services.
· Timetable for completions of improvements- Work to commence upon receipt of all permits (perhaps Spring 2018) and
construction to be completed in 2019.

Walter Clark asked about parking and the proposed 11 spaces. The issue was who would lease them.  The applicant will and they will belong to the building’s operator. 
He also asked about the transitional housing.  Bill Morlock said the program requires the participants spend 6 months in the unit in this building and then another 18 months in the program in other housing – 2 years altogether. 
Lori Claffee asked for more information and Bill Morlock said there would be 4 rooms, plus one for manager, with a common kitchen and place to eat and gather. Bill Morlock said he is in charge of the program with partnerships with many other entities including the State of VT, Springfield School and HCRS. The apartments 12 single bedroom apts., 2 studios and 2 2-bedroom apartments on the second and third floors. The primary tenants would be workforce tenants, that is, persons with jobs, some of whom would have Section 8 vouchers. This would be the same make up of tenants as at the Huber building. With regard to the demolition And what would be in the rear, the applicant is not sure since it is not known what is there underneath and behind the wooden structure, and Historic Preservation Office does not want a deck out there, as that would not be historic. So the use of the area abutting the river is undetermined. The granite would likely have to be covered to protect it, but the applicant is not sure how it will be treated. 
Wilbur Horton asked about the ROW on the library side, and if the ramp would not block it and interfere with access to the pole in the rear for servicing by GMP.  Bill Morlock said he would check on that with GMP. Wilbur also asked about the gap at the back of the building and blocking that access for safety reasons. Matt Moore said this would be taken care of.  Wilbur also questioned the lighting, stating that the proposed lighting would be too bright and needed to be redone.  Specifically the lighting Plan SE100 did not average the light, thus the DRB could not see if the lighting met the standards for lighting, which is an average maximum of not more than 2 foot candles. Furthermore the “color temp” needs to match the “white” of the existing street lamps and not the color of the lamps on the Park St. Bridge. Matt Moore stated he understood and would have an expert see to this so that the lighting would be compliant, and a plan showing compliance would be prepared and presented to AO. 
Wilbur and Lori Claffee, in particular, wanted to discuss the parking proposed. Bill Morlock stated that the 11 parking spaces proposed was, in his opinion and based on his experience with Huber and Ellis Buildings, sufficient.  50% or less of the workforce tenants have autos.  For instance in Ellis there are 9 apartments and only 4 or 5 cars. He stated that 11 should be enough, and that SHA could add more spaces if more are needed.  Matt Moore stated they need to rent the apartments to succeed, and if more spaces are needed to accommodate the tenants they would lease them. They would have to he insisted. For the Commercial uses, there are spaces in other public parking for owners and employees and spaces on the street for customers. The parking has been discussed with the Town, including availability through the leases administered by the Police Department. When asked, the applicant said there would be 4 commercial spaces all on the first floor of the building. 

Erik continued with Site Plan Review.  
[bookmark: _GoBack]Landscaping A400.  There would be no plantings.  He then discussed screening for the solar panels. The solar, if net metered would be exempt from Town regulations in any case, member of the DRB noted. If they can do the solar (Historic Preservation might not want them), as now shown the panels would deliver about half of all the electricity they need. There was a long discussion, led off by question by Lori Claffee, about the development of something in the area where the wooden building will be demolished.  Issues include the Historic Preservation Office not willing to allow a deck or anything that is not historic in that space, Perhaps a corner of the area near the bridge could be fenced off for use by pedestrians, perhaps part of the River Walk the town is working on. The applicant stated it was totally open to working with the Town and anyone who has the ability and funding to develop a use compatible with the use of the building 
Bike and sidewalk access is apparent. 
Outdoor storage is limited to the trash cans in the share ROW, in the rear, partially hidden by the building and the ramp.  The bins would be wheeled out for pick up. The ROW is shared with the Library. 
Construction will take about one year once started. 
They have the new Water and Waste water plan permit from ANR. 

During the meeting there was discussion about an alternative plan to expand Commercial space and relocate the supportive housing program to the Park St. level on the Park St end of the building, with the unit to extend to the rear of the building, that is, using the area off the Park St. entrance to the building. SRDC and SOM may lease all the commercial space, provided the spaces are larger, that is, cover the entire first floor. The alternative is not available at this time and the applicant has to move forward without this alternative because they have to get the permit to allow the process to move forward with the State Historic preservation Office, which process takes 90 days or so. The uses are set, 4 commercial uses on first floor, 16 apartments upstairs and the supportive housing unit. All are in the building. The only change would be the location of supportive housing and expansion of commercial on first floor. The residential and commercial use will not change, just their location would change as set forth above. Put another way, by Wilbur Horton and Steve Kraft: uses remain same, footprint remains the same, but there would be changes of location within the building. When asked by Walter Clark about commercial interest in the building, Bill Morlock said there is interest but they want it now, not in 1029. He has had interest expressed by various users from private to the Stat of VT. 
Walter Martone talked about the marketing of the downtown that was about to begin, and with regard to the parking discussion – one of the primary goals of downtown development effort is parking and providing space by building structures to expand parking, as well as finding public parking wherever. 

There was no further desire to address the DRB by the applicant, public, or members.  

MOTION by Wilbur Horton, second Lori Claffee to close the hearing.  Motion passed unanimously. 

The Chair tuned to the findings for the Downtown Design Review District and the Downtown Design Review Committee. 

Findings for DDRC 
MOTION by Walter Clark, second by Wilbur Horton to make the following findings:
1. Project as proposed meets the purposes of the Downtown Design Control District, including maintaining the economic and historic integrity of the downtown, enhance its economic development, promote and improve the structures and maximize economic uses in the area, and especially the area of park St. and Comtu Falls along the Black River. 
2. The reason for demolition of the non-historic part of the structure – the wood structure on the rear of the parcel – is historic integrity and adds to the maintenance of the historic integrity of the downtown. 
3. That the proposal includes a demolition plan, i.e., extent of demolition and reason for it, meets the standards in Table 2.20 (C)1.c.
4. That the plan for demolition and development has been reviewed by the Downtown Design review Committee.
5	That the Downtown Design Review Committee unanimously passed the following Motion: MOTION by Nathan Wardell, 2nd by Sabrina Smith to find that the project as presented meets the purposes of the Downtown Design Review Standards, and to recommend to the Development Review Board that it approve the project as presented.
6.	That the Design Criteria set forth in Springfield Zoning Regulations, Section 5.4 (D) 1. and 2.have been met, including preserving and enhancing the historic features and characteristics of the building in the demolition and treatment of the façade.

Motion passed unanimously.

Site Plan Review:

The DRB considered the SPR standards presented during the hearing and as expressed in the application:  
Section 5.2 Site Plan Review Standards and Procedures (D) General Standards.
1. Safety and efficiency of traffic access.
The mixed-use project is in the Central Business District and is located near existing infrastructure and community services (bus routes, library, banks, State offices, etc.). Main Street also offers both public bicycle and pedestrian travel ways. The configuration of this existing historic structure prohibits the addition of any on-site driveways or new curb cuts.
2. Adequacy of circulation, parking and loading facilities.
The configuration of this existing historic structure prohibits on-site driveways or parking areas. The property is located on a public transit route and is accessible to public bicycle and pedestrian travel ways. Public parking spaces and lots are available in the area and on street parking are allowed in the vicinity of the property. It is the opinion of the applicant, based upon similar facilities and past use of this building, that a lease of 11 designated parking spaces from the Town will be sufficient to meet the needs of the proposed residential use of this property. These parking spaces will be leased from the Town of Springfield by the applicant as required. An overall reduction in required residential parking spaces is anticipated due to the transition from the 21 rented apartments to the proposed 16 rented apartments and 5 single person supportive housing residential. The retail spaces Woolson Block Site Plan Review Application Page 3 will continue to receive deliveries via small vehicles compatible with the limited on-street parking configuration as they have historically. If required, a variance is requested for meeting the requirements for on-site parking.
3. Bicycle & Pedestrian Access
The project is a housing project in the Central Business District and is located near existing infrastructure and community services (bus routes, library, etc.). Main Street offers both bicycle and pedestrian access to public conveyance systems.
4. Landscaping and Screening.
The existing building is surrounded on three sides by Public and commonly owned hardscape features. The forth side (rear) consists of a vertical stone face on the edge of the Black River. These conditions prohibit the addition of on-site plantings and landscaped natural areas for screening. The existing brick roof parapet on the front and two sides of the building screens most of the existing and proposed rooftop equipment as shown on the attached Solar Panel Study exhibit dated October 15, 2017. If required, a variance is requested for meeting the requirements for on-site plantings for landscaping and screening.
5. Storm Water and Drainage.
Overland flow of surface runoff will continue to use the existing drainage paths and discharge points. A reduction in total roof area and no new impervious areas will reduce the overall stormwater discharge in the proposed project conditions.
6. Lighting.
Proposed downcast wall mounted entrance lighting will be provided as shown and detailed on attached Sheets SE100 and SE101 prepared by Pearson & Associates.
7. Outdoor Storage and Display.
Garbage and recycling materials generated on-site will be stored on-site in seven proposed 96-gallon wheeled totes at the rear of the existing alley shared with the Springfield Library.
MOTION by Karl Riotte, 2nd Wilbur Horton to find that the requirements of site plan review are met in the application and will be met, provided the development of the site and is carried out as presented and a new lighting plan is presented to the Administrative Officer which shows the lighting will meet the standards and that plan is approved by the Administrative Officer.  
	Motion was unanimously approved. 
	
Conditional Use Review:
	The DRB considered the CU standards presented during the hearing and as expressed in the application:  
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MOTION Walter Clark moved, 2nd by Karl Riotte to find that the conditional use as proposed and conditioned upon the required parking being obtained by the applicant for the uses proposed, provided that the initial number of parking spaces shall be at a minimum 11 spaces, provided further that additional needs for parking will be met by the applicant leasing more spaces form the Municipality to fulfill the needs of the tenants,  shall not  unduly adversely affect the capacity of existing or planned community facilities; the character of the area; traffic on roads and highways in the vicinity; by-laws in effect or renewable energy resources.
Findings: 
MOTION by Wilbur Horton, 2nd by Walter Clark to make the following findings:
a.	That notice of the public hearing and meeting has been carried out as required.
b.	That a quorum of the Development Review Board was present and voting.
c.	Party status was determined for: Bill Morlock, SHA; Matt Moore, HVT; Erik Chrisman, EV, and Walter Martone. 
d.	That those with party status were given the opportunity to testify on the request.
e.	That the application is a request by Springfield Housing Unlimited for Conditional Use and Site Plan Review approval  for the project known as the Woolson Block, which is a mixed-use commercial building constructed in the 1860s with later additions; the proposed project is the complete renovation and historic restoration of the Woolson Block structure to include the demolition of the rear addition along the Black River and development of commercial/retail spaces at the Main St. level, with a supportive housing program (single resident units) at the rear of this level and as an alternative in the basement off the Park St. entrance, and apartments on the second and third floor.  The application includes the use of an historical building, commercial/retails uses of offsite public parking and leased spaces. The Woolson Block is located, in the Central Business Zoning District and the Downtown Design Control Overlay District; this project subject to review by the Downtown Design Review Commission in addition to approval by the Development Review Board; this project is known as 31-41 Main Street, Parcel No. 26-5-44.
f.	That the request is permitted under Conditional Use and Site Plan Review in the CB Zoning District, 
g.____	That the proposed conditional use shall not adversely affect the capacity of existing or planned community facilities; the character of the area; traffic on roads and highways in the vicinity; by-laws in effect or renewable energy resources, as previously voted in the affirmative.
h.____	That the requirements of site plan review have been met, as previously voted in the affirmative.
i.	That the requirements of the Downtown Design Control District Standards and Procedures have been met as previously voted in the affirmative.

DECISION OF THE SPRINGFIELD DEVELOPMENT REVIEW BOARD: November 7, 2017:
MOTION by Karl Riotte, 2nd by Wilbur Horton to approve request set forth in subparagraph e. of the Findings, above, subject to the following conditions:  
1.	That all required State and local permits be acquired.
2.	That operation of the activity and construction of the improvements to the site be carried out as presented.
3._____ That the approval allows an alternate plan approval if a commercial agreement is reached between Applicant and SRDC and SOM to rent all the space on the first floor for commercial use, the Applicant proposes to relocate the supportive housing units to the basement off the Park St. entrance and will present plans for this new use arrangement to the administrative Officer for administrative approval.
Motion passed unanimously. 

F.	OLD BUSINESS:  None
G.	NEW BUSINESS:  None
H.	COMMUNICATIONS: 	None
[bookmark: QuickMark]I.	MINUTES:	September 12, 2017
J.	ADJOURNMENT: 	Motion by Wilbur Horton, second by Karl Riotte to adjourn at 9:02 PM. Motion passed unanimously. 
TOWN OF SPRINGFIELD, VERMONT
DEVELOPMENT REVIEW BOARD
SPRINGFIELD, VERMONT 05156
REQUEST TO THE SPRINGFIELD DEVELOPMENT REVIEW BOARD
A request by Springfield Housing Unlimited for Conditional Use and Site Plan Review approval  for the project known as the Woolson Block, which is a mixed-use commercial building constructed in the 1860s with later additions; the proposed project is the complete renovation and historic restoration of the Woolson Block structure to include the demolition of the rear addition along the Black River and development of commercial/retail spaces at the Main St. level, with a supportive housing program (single resident units) at the rear of this level and as an alternative in the basement off the Park St. entrance, and apartments on the second and third floor.  The application includes the use of an historical building, commercial/retails uses of offsite public parking and leased spaces. The Woolson Block is located, in the Central Business Zoning District and the Downtown Design Control Overlay District; this project subject to review by the Downtown Design Review Commission in addition to approval by the Development Review Board; this project is known as 31-41 Main Street, Parcel No. 26-5-44.

The Development Review Board made the following findings on November 7, 2017:
a.	That notice of the public hearing and meeting has been carried out as required.
b.	That a quorum of the Development Review Board was present and voting.
c.	Party status was determined for: Bill Morlock, SHA; Matt Moore, HVT; Erik Chrisman, EV, and Walter Martone. 
d.	That those with party status were given the opportunity to testify on the request.
e.	That the application is a request by Springfield Housing Unlimited for Conditional Use and Site Plan Review approval  for the project known as the Woolson Block, which is a mixed-use commercial building constructed in the 1860s with later additions; the proposed project is the complete renovation and historic restoration of the Woolson Block structure to include the demolition of the rear addition along the Black River and development of commercial/retail spaces at the Main St. level, with a supportive housing program (single resident units) at the rear of this level and as an alternative in the basement off the Park St. entrance, and apartments on the second and third floor.  The application includes the use of an historical building, commercial/retails uses of offsite public parking and leased spaces. The Woolson Block is located, in the Central Business Zoning District and the Downtown Design Control Overlay District; this project subject to review by the Downtown Design Review Commission in addition to approval by the Development Review Board; this project is known as 31-41 Main Street, Parcel No. 26-5-44.
f.	That the request is permitted under Conditional Use and Site Plan Review in the CB Zoning District, 
g.____ 	That the proposed conditional use shall not adversely affect the capacity of existing or planned community facilities; the character of the area; traffic on roads and highways in the vicinity; by-laws in effect or renewable energy resources, as previously voted in the affirmative.
h.____	That the requirements of site plan review have been met, as previously voted in the affirmative.
i.	That the requirements of the Downtown Design Control District Standards and Procedures have been met as previously voted in the affirmative.

DECISION OF THE SPRINGFIELD DEVELOPMENT REVIEW BOARD: November 7, 2017
The Board approved the request by Springfield Housing Unlimited set forth in subparagraph e. of the Findings, above, subject to the following conditions:  
1.	That all required State and local permits be acquired.
2.	That operation of the activity and construction of the improvements to the site be carried out as presented.
3._ 	That the approval allows an alternate plan approval if a commercial agreement is reached between Applicant and SRDC and SOM to rent all the space on the first floor for commercial use, the Applicant proposes to relocate the supportive housing units to the basement off the Park St. entrance and will present plans for this new use arrangement to the administrative Officer for administrative approval.
 

DATED: _________________________	_______________________________
 	STEVE KRAFT, CHAIR
	DEVELOPMENT REVIEW BOARD

Minutes DRB 11.07.2017
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