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TOWN OF CHESTER
PLANNING COMMISSION
October 20, 2025, Minutes

Commission Members Present: Scott MacDonald, and Hugh Quinn at Town Hall; Cathy
Hasbrouck and Carl Henshaw via Zoom. Absent: Jeff Holden.

Staff Present: Preston Bristow, Town Planner, and Susan Bailey, Recording Secretary, via Zoom.
Visitors Present: Jason Mancuso of MARC, Peter Hudkins, and Randy Miles at Town Hall.
Call to Order
Chair Hugh Quinn called the meeting to order at 6:30 p.m.
Agenda Item 1, Approve Minutes from September 15, 2025, meetings.

Carl moved and Scott seconded the motion to approve the minutes of September 15, 2025. The
minutes were approved unanimously, as written.

Agenda Item 2, Citizen Comments
There were none.
Agenda Item 3, Municipal Planning Grant Approval

Both the Planning Commission and the Select Board had to approve applying for the grant. The
Select Board has already done so. Preston had agreed to be the primary author and noted they were
asking for more information than in the past. The Regional Commission would assist with the
town plan upgrade, including advice and the ability to produce maps. The state wanted them to
focus on flood resiliency and housing for all. Jason put them in contact with a professor at UVM
who has a class in geographic qualitative research methods with a team of four students who will
do a case study around Chester and housing and develop a community questionnaire and outreach
event. Preston said town plans were changing and didn’t see it as a bad thing. Preston had some
creative ideas to make it inviting to read. Jason agreed with Preston’s goal.

Hugh moved that the Planning Commission approve the application for the Municipal Planning
Grant to update the town plan. Cathy seconded the motion. The motion carried, unanimously.

Agenda Item 4, Future Land Use Maps and Act 250 Tiers (MARC)
Jason gave a PowerPoint presentation, which included a map and a timeline and future land use

areas. Jason confirmed that the neighborhood development area that is in the pipeline for review
this month will become the neighborhood designation. Hugh expected to have something to share
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at the next Planning Commission. Jason said if they were denied, they would have another
opportunity. Jason hoped to get a review with the state board by February and shortly after,
indicating what needs to be fixed. Jason hoped for final approval by August 2026. Jason went
through the land use categories on the future land use map. There was one lot that Peter thought
would be easy to develop and was north-facing Stone Village and should be in Planned Growth
under future land use, as it wasn’t in the floodplain.

Scott thought they should do something to bring in more businesses than residences in that area
and consider making the map business friendly. Jason said it was possible, and Planned Growth
would help with business and housing. There was latitude for it to be looked at in more detail.

Jason addressed rural areas for housing, agriculture, forestry, and conservation. Development could
still happen there but at the lowest density. Scott wondered if there was a way to protect the land
from people who didn’t live here buying properties, clear-cutting them, and then leaving them
barren. Jason said the state oversees forestry and unfortunately, the town and regional commission
didn’t have much to say about it. There was agreement that the map lacked flow.

For the State Designation Program, Chester will receive automatic renewals for their designations.
There is an opportunity to expand the Village Center, if desired. Jason left the paper maps at the
Town Hall for people to view.

Jason suggested Tier 1B and discussed the requirements which would provide exemptions for
housing. Hugh agreed with Jason and wasn’t sure why they wouldn’t want it. Jason pointed out
that some towns don’t want housing, and that would be a reason. Jason believed Tier 1A required
the town to administer Act 250 permits. Preston agreed to opt for Tier 1B and that they had the
capacity to. They agreed that Tier 1A would be an administrative nightmare. There was consensus
that they should go with Tier 1B.

Hugh recommended that they take some time to review the maps and materials and familiarize
themselves with the definitions and terminology. The town has tools available to help them through
a big project, such as the solicitor and MARC.

Agenda Item 5, Review updated draft LED sign language

Preston praised Carl for his research and drafting. Preston noted, though, that he was principally
responsible for the work in front of them. Preston went over the changes to the proposed language,
which also included language for portable EMD signs that could be anywhere. There was
discussion about the height of the sign, and it was decided that Hugh and Preston would research
the size of other area signs. Scott offered to measure the school sign in Springfield.

Randy Miles said the sign at the Riverside School in Springfield is perfect, and the whole idea is
to look forward rather than up. Randy didn’t agree with a single pole but rather granite or
something appealing to frame the sign. Scott said anything lower or higher than 6 to § feet would
distract a driver, and Randy agreed.

Hugh hoped they could vote on the language at the next meeting, on November 379,
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Agenda Item 6, Adjournment

Carl moved to adjourn, and Scott seconded the motion. A vote was taken and passed unanimously.

The meeting was adjourned at 7:50 p.m.
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Draft for 10/20/25 Planning Commission meeting

Under 3.26 Signs; D. General Sign Standards
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26. Electronic Message Display (EMD) Signs: Q

(a) General Standards for EMD Signs: EMD signs are permitted on municipal and school
properties in the Village Mixed Use (VMU) and Residential 2-acre (RES-2) Districts for
community/public service content only, subject to conditional use review by the Development
Review Board, and shall meet the following standards:

1.

10.

An EMD sign shall not have any distracting appearance of motion, including, but not
limited to, flashing, blinking, shimmering, pulsating as well as animation, streaming, or
video displays. ,

An EMD sign shall have characters of sufficient size to be easily discerned and must not
constitute a safety hazard by being a distraction to drivers. All characters will be a
minimum of 6” tall. '

An EMD sign display shall consist only of alphabetic and numeric characters and related
symbols on a plain background, and shall not include any graphic, pictorial, video or
photographic images.

The message display area may have a maximum of four lines of characters, including all
letters, numbers, spaces, or other symbols.

A maximum of two colors shall be used for an electronic message or at the discretion of
the Development Review Board.

Messages must have a display time of no less than eight (8) seconds unless modified by
the Development Review Board.

When the display of an electronic message changes, it must change as rapidly as is
technologically practicable with no phasing, rolling, scrolling, flashing, or blending.

An EMD sign shall include ambient light sensors that automatically adjust the brightness
level of its display to natural ambient conditions and shall not exceed 250 nits during
nighttime or 5,000 nits at any time unless modified by the Development Review Board.
An EMD sign shall automatically shut off between the hours of 11 p.m.—6 a.m.

An EMD sign shall contain a default mechanism that freezes the sign in one position, or
shuts off the device entirely, if a malfunction occurs. '

(b) Design & Mounting Standards for EMD Signs

1.

517\&@/ -

X~ 2
YD@

All EMDs shall be incorporated only into a free-standing, ground-mounted monument
sign.Bafe-mounted, roof-mounted, wall-mounted or box-cabinet-only EMDs are
prohibited.

The EMD display must be designed as an integral element of the monument sign face
and shall be fully enclosed with a permanent frame or cabinet constructed of materials



that match or complement the principal building or adjacent historic structures (e.g.,
painted or stained wood, natural stone, brick, or architectural metal).

3. The decorative frame or cabinet shall extend not less than six (6) inches beyond the
EMD display area on all sides to ensure a finished, recessed appearance.

4. The illuminated EMD panel shall comprise no more than eighty percent (80 %) of the
total sign face area permitted for the monument sign.

5. The free-standing, ground-mounted monument sign containing an EMD shall not exceed
forty-eight (48) square feet in overall size and shall not exceed twelve-{32) feet in overall
height. “+en (10D

6. Frames and bases shall use non-reflective, low gloss finishes in earth tone colors earth
tones and traditional New England hues. Bright or metallic finishes are prohibited.

7. During Conditional Use Review the Development Review Board shall determine that the
proposed monument sign, including the EMD panel, frame, base, and any landscaping, is
compatible with the scale, materials, and architectural character of surrounding
properties and streetscape. The Board may require material samples or renderings to
make this determination.

(c) Portable Electronic Message Display (PEMD) Signs: PEMD signs any self-contained, trailer-
mounted, or otherwise easily movable electronic sign capable of being relocated without
dismantling, including message boards powered by solar panels, batteries, or generators.
PEMD’s may be permitted by the Zoning Administrator in all districts for municipal, school, and
non-profit civic events, and for emergency management purposes subject to the following
conditions:

1. PEMD signs shall be displayed for no longer than 14 consecutive days per deployment
and not more than 4 times per site per calendar year with at least 30 days between
removals and redeployments.

2. PEMD signs shall not be located within a public road right-of-way, within 20 feet of a
neighboring property line, or within seventy-five (75) feet of an intersection (signs within
public road rights-of-way are under the jurisdiction of the Select Board and are not
regulated by this bylaw).

3. PEMD signs shall meet the same General Standards as EMD signs in section
3.26(D)(26)(a).

4. PEMD signs shall be removed immediately after the authorized period or upon order of
the Zoning Administrator if the sigh becomes a hazard, malfunctions, or violates any of
the above standards.
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