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Village of North Bennington — Master Plan 1992-1997

PREFACE

The purpose of the plan is to provide a a comprehensive framework to guide actions,
programs, policies and implementing measures. The process leading to its preparation
started in October, 1988. Commencing, the numerous subcommittee meetings and
planning commission meetings were held to form its contents. An excellent response was
received from a public opinion survey and the results incorporated into the plan.
Committee members themselves prepared portions of the plan. Village residents
provided written statements some of which are directly included. The plan is both a
blueprint for the future and a dynamic document over time reflecting change and new
conditions. By statute the plan expires every five years and must be reevaluated before
readoption. The plan incorporates objectives, statements of policy,and recommendations
and provides the foundation for implementing measures.

North Bennington is fortunate to be rich in its people, history, environment and a
working village. As stated by one resident, “People and the historic character are
uniquely interwoven” and “the character is genuine.” * One goal of the State Planning
Act is to maintain the historic settlement pattern of compact villages separated by
rural countryside. The North Bennington Plan places special emphasis on these values.
The village also recognizes that it has common borders and interests with its neighbors
(Bennington Town and Shaftsbury) and its function and relationships to the broader
regional context. With or without Act 200, the Village recognizes its responsibilities to
its residents and its neighbors. During the course of this planning process many areas
were identified that suggest the need for close coordination with Shaftsbury and the
Town of Bennington.

In summary no plan is forever and we are not the last generation. Like those
before us and hopefully those that follow, residents will take pride in their village

and its future.
*Mrs William “Babs” Scott
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Village of North Bennington — Master Plan 1992-1997

1.0 SHORT HISTORY, TODAY, PEOPLE & ECONOMY

1.1 PROLOGUE -- BEGINNINGS IN MASTER PLANNING

In 1966, the Burgess Report, contained in a three volume compendium of facts, figures, charts, maps,
recommendations, was commissioned by the Town of Bennington. It focused on Bennington Town. In its
day, it was a gold mine of facts, future optimism, and fanciful prose.

In 1970, the Bennington County Regional Planning Commission published THE REGIONAL PLAN.
To many of us, it was our first real overview of 14 of the 17 Towns within Bennington County. Its scope
tied together many of the town plans already existing and suggested ways towns could better meet
their individual goals within a regional framework. In 1983, they came out with, THE REGIONAL
PROFILE, giving us further insights how much we all are dependent on one another for the quantity and
quality of life we have, or want to pursue. With the passage in the early 1980's, of the Vermont
Municipal and Regional Planning and Development Act, Title 24 V.S.A. Chapter 117, (ACT 200) tools
and direction were added to help the towns and municipalities update their individual Master Plans
and zoning bylaws.

When Rural Bennington and the Village of Bennington elected to combine their respective
governments, North Bennington decided to retain its own Village Charter.

The original Master Plan of 1973 relied heavily on the 1966 Burgess Reports' description and
recommendations for the North Bennington section of the Bennington Town Plan. Some of the people
who labored on that earlier version were Fred Welling, as Village Trustee Chairman; and Planning
Commissioners Larry Powers, Art Wickenden, Carl Jolivette, Madeline Gratton, and Lionel Nowak.
Commissioners, in these éarlier times, acted as a dual board, combining the duties of Planning
Commission and Zoning Board of Adjustment.

The Master Plan was renewed in 1978, 1983 and 1988 with little changed. Some of the original
recommendations have come to pass. Others, for one reason or another, were lost or simply not do-able.

We are by Vermont law, required to review, and if necessary, update, and formally re-adopt
Master Plans every five years. In October of 1988, a committee of Village residents formed a study
group for the purpose of reviewing and rewriting the Master Plan. This Master plan is more
comprehensive than earlier ones. The number of extra pages, topics covered, and maps, is an indication
on how life has become ever more complicated.

The Committee has met on a regular basis at least once a month and at times more often. It
conducted several surveys, a Village's Sunday afternoon get-together to explain our purpose and gain
input. Suggestion boxes for comments were placed at several locations. Act 200 originally required that
we address 32 areas of concern. That proved too unwieldy, the Legislature later reduced that to twelve.
A goodly number of local folks contributed in the makeup of the Master Plan. While they remain
anonymous, their efforts were much appreciated by those who persevered with additional countless
hours of personal research and report writing and rewriting; without which progress couldn't have been
made. David and Jean Aldrich, Julia Randall, Beth Boepple, Meg Woolmington, Marguerite d'Aprile-
Smith, Clenn Frost, David Shaughnessy, Ralph Adler, Kevan Jones, Jon Traver, and Rob McWaters.

A very special "Thank You" for efforts beyond the normal course of duties is reserved for the
BCRC and its staff: Greg Burke, Executive Director for always being there with his encouragement for
constant updates and rewrites, a resourceful person, a Section author, and friend; Colette Galusha, the

T 1w



Village of North Bennington — Master Plan 1992-1997
interns who did much of the assembly on the computer; and Jim Henderson for pitching in when needed.

1.2 A SHORT HISTORY

Joseph Haviland acquired the Patent on lands surrounding the creek running through North
Bennington in 1739. He named it Haviland's Mills and settled the area in 1761. His son-in-law, Moses
Sage, denounced him as a Tory in 1776, took over the settlement and renamed it Sage City. The
Commissary for Colonel John Stark, fed American troops at the Battle of Bennington, with corn meal
ground at the mills on the creek.

The Village prospered. What is now known as Paran Creek (a biblical name) supplied power to
more than a dozen mills. Flax, cotton, furniture, carpenter's squares, shoes, soap, shirts, underwear,
boilers and dressed marble were made in this Village in the nineteenth century, and well into the
twentieth. Stereopticon items, and later, Kiddy Kars were manufactured by the C. L. White Company.
Both items brought national recognition to the Village.

In 1852, a devastating flood washed out all the factories along the creek. In addition, a series of
equally disastrous fires over the next half century destroyed the other major factories. Some were
rebuilt, but the strong industrial base of the Village had already begun to erode and it gradually took
on the more residential character it enjoys today. The houses on either side of Main Street were, for the
most part, businesses below and residences above.

Hiland Hall, whose grandfather, (Thomas) developed a farm and in 1779, built the farmhouse
off Park Street, was elected to the United States Congress in 1830. He was Governor of Vermont 1860-62.
His son-in-law, Trenor Park returned to his wife's hometown in 1864. He built a "summer cottage"
(Park- McCullough House.) Park also built The Bank, (1864) which he also founded in 1864, the new
school on School Street (1870), the Congregational Church (1873), and the Railroad Depot (1880)
which he determined to be "the most elegant station in Vermont." Park's son-in-law, John McCullough
(Senior), inherited the "summer cottage.” He made it his principal residence and became Governor in
1900. The house is presently on the National Register, owned and operated by a nonprofit association,
and is open to the public for tours and historical research.

North Bennington is, perhaps, unique in both its political and architectural history. It should be
the intent of the Village to retain its inherent vitality without becoming precious or "restored."

1.3 THE VILLAGE TODAY

North Bennington Municipality comprises 2.1 square miles. Today it is a fairly compact and
homogeneous complex, centered along Main Street (Routes 67 and 67a), and retaining its largely 19th
century residential character. Hinsdillville, at the south end of Water Street, is somewhat isolated
from the Village Proper. The Historic District (National Register) includes the heart of the Village
along Main, Prospect, Mechanic, Sage, Houghton, Bank, Church, School, and West Streets.

Many factories and mills have been destroyed by fire and flood. Of the survivors, Haviland's
Privilege, has been rehabilitated and converted to seven condominiums. The Red Mill, on Pleasant
Street, received in 1992, a partial "face lift" and the middle section was torn down and rebuilt
following the original design to preserve the outside appearance. The National Hanger complex on
Water Street, while in present use, awaits restoration maintenance to improve the quality of the
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Village of North Bennington — Master Plan 1992-1997

approach to the Village from the south. In spite of difficulties of adapting modern industry to old
industrial buildings, they continue to provide critical industrial employment for area residents. Efforts
to establish an historic industrial waterway park and trailway as discussed in Sections 3.6 and 4.5 can
significantly improve village quality and minimize loss of these historic resources. The surrounding
farms have all disappeared, and old farm and tenant houses are converted to homes. These are being
slowly surrounded by suburban sprawl, American Dream Style, i.e., houses of various patterns,
materials, size, and price, strung along former dirt roads on lots ranging from one to ten acres, most
frequently 1-3 acres. This is the post-war pattern of development all over the U.S., changing our
landscape and destroying local ambience. Where allowed to continue, it puts increasing strain on civic
resources, ruins the countryside, and endangers the sense of community that was characteristic of New
England villages. To alter the pattern of development demands commitment from both private and
public sectors. This plan needs to pay special attention to natural resources and policies for their
protection. '

The Village is in an unique position, situated entirely in the Town of Bennington, bounded on the
north by the Town of Shaftsbury. The Village boundary line goes through the middle of Bennington
College (eastern side) and the middle of the Scott and former McCullough properties (western side).
The Shaftsbury line is just north of the Depot below Hawks Avenue, and cuts across Bank Street
extension. In the opposite direction, it bisects a portion of Paran Lake to meet the Bennington Town line.
The residents of Harrington Road (Bennington), Harvest Hills (Shaftsbury), Cold Springs Road
(Shaftsbury), White Creek Road (Shaftsbury), Corey Drive (Shaftsbury), Paran Acres (Shaftsbury),
etc. have direct ties to North Bennington; they use the Post Office, and children attend North
Bennington school. The municipal /town line (North Bennington-Shaftsbury Town) does, at times, seem
unrealistic, but legal hurdles discourage efforts to make changes. However it has, and continues to be
demonstrated that practical and mutually beneficial cooperation does exist in solving problems as they
occur. The sharing of road crews and equipment on occasion and the shoreline protection efforts for Lake
Paran are good examples. Further suggestions as to how we deal with preserving open spaces would
further relate as to how each municipality zones abutting lands.

The Planning Commission sought and received many comments for the plan. One in particular
seemed to.summarize the special quality of the Village today. As one longtime resident wrote.* “The

strength of North Bennington over the years is that it has always had a mix of residential and small
business — in a rather helter skelter way. It has made for a strong feeling of community. For instance,
when I was a kid, there was a number of key places: Railroad Station; Morrissey’s short order soda
fountain/candy/poolroom (present Villager Restaurant); Sheperds’ Store to Powers and Robinson; Ed
Nash’s blacksmith shop; White's Hotel; Percey’s Newsroom and cab service; second floor of the Bank
for movies and amateur theatrical, etc.” The letter goes on: "Obviously trying to duplicate the past
would not work, but when I look at the way the pattern interwove the people of our small community.
It suggests that there might be some good contemporary applications. North Bennington's focus should
be on the small, of all kinds!”

* Mrs William "Babs" Scott
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Today, several factors give North Bennington an unusually genuine and cohesive environment as a
"working" village: (1) its surviving nineteenth century architectural theme that exerts a strong sense of
its original character, (2) the relative absence of recent intrusions to the historical character, (3) the
sympathetic adaptation of several pivotal buildings to compatibfe contemporary uses, (4) the compact
mix, (5) the "waterways" and old mills, (6) large and small open spaces for active and passive
recreation, (7) the high utilization of buildings which contribute to the economic and social vibrancy
of the Village, and (8) the contrast of the countryside relatively undeveloped and still having key
open lands such as the Park-McCullough House and environs and the campus at Bennington College.

1.4 THE PEOPLE AND ECONOMY
Employment:

In 1980, the Village provided residence to 729 employed persons, of which 90% worked in
Bennington County. 85% of the employed worked less than 19 minutes from their residences. The
greatest percentage of the work force by occupation was in professional and managerial areas, followed
by administrative services. The top five industrial classifications for employment included, in order:
(1) Educational Services, (2) Manufacturing, (3) Retail Trade, (4) Health Services, and (5) Construction.
The largest employer is Bennington College with 250 equivalent full time employees.

Population Trends — 1970, 1980, 1985, 1990:

Between 1970 and 1980 the population increased by 9.1%, adding approximately 141 residents. It
is estimated that an additional 69 residents were added between 1980-85. The 1990 Census showed a
drop to 1520 residents, a decrease of 165 or 9.8%. The recent rate of growth is less than the Town, and
less than the Region. The Village population appears to fluctuate as a percentage of the total Town
population for the past twenty years. The fluctuations may be tied to Bennington College enrollments
when the Census are taken. The College enrollment in 1980 was 594, in 1990 it was 581. This is of serious
consequence to the Village when computing Federal and State Financial Aid since the College Campus
is not a taxpayer. The Village of North Bennington is also bordered by Shaftsbury to the north which
has experienced considerable residential growth. Except when looking at a map, it is hard to
distinguish between some of the Village and Town of Shaftsbury properties. It is estimated that there
are 450 residents in Shaftsbury that immediately adjoin North Bennington Village. When considering
the capacity of the North Bennington Graded School (K-6), consideration must be given to population
growth in the Village and adjacent town areas. The 1988-89 enrollment was 147 and Shaftsbury has
been roughly 40% of this amount, but this percent will continue to increase.

Age Composition:

The median age of Village residents in 1990 was 23.6 yrs. The residency figure of 1520 people
breaks down to 658 males, 862 females. A part of this division could be attributed to Bennington College
enrollments. According to 1990's Census, 17% of the population is under 18 and 83% from 18 to over 85 yrs
of age. Within the 2.1 square miles of the Municipality. The density rate is 723.8 people per square

mile.
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Population Projections:
If you use the official census figures indicated below, the rate of growth was 702 individuals

between 1970 and 1980 indicating a growth rate of 42%. The 1990 Census indicated a population of
1,520, down from the 1980 figure of 1,686. That is a decrease of (9.8%) from 1980. It would appear
numbers can be deceiving. In 1990, North Bennington represented 9.2% of the Town population, the
Village population projections for the future cannot be reasonably ascertained. Planning for future
growth in a small place like North Bennington, it is difficult since small absolute increases/decreases
in population may have greater implications on our small area. The availability of land for future
growth is also a factor, as is the conversion of older homes to house more residents. The land use section
of the plan will take into account any changes in land use regulations for consistency with the projected
growth rate.

TOTAL POPULATION
% of Change
1960 1970 1980 1990 1980 - 1990
North Bennington 1,437 984 1,686 1,520 (9.8%)

B Town

as percentage of Town) 11.9% 6.7% 10.7% 9.2% (1.5%)
Sources: 1980 and 1990 Census; Vermont Dept. of Health; BCRC Regional Plans— 1970
1983, 1992

Note: Since 1950, the College students have been counted as residents in the area
in which they were living while attending College.

Sources quoted all indicate the various decade (1960 thru 1990) U.S. Census Reports as the base for their
figures. However, in their own reports they come up with different numbers. The reliability of the 1990
Census had been disputed. The Census Bureau in 1991 refused to review their original Report.

1.5 HOUSING

Housing Units increased by approximately 73 units between 1980-87 (16.2%): 34 single family and
39 units in structures with more than one dwelling unit. The multi-family units represent conversions of
existing dwellings for the most part with the exception of a new 21 units elderly housing project,
(Homestead Mews, 4 buildings), built in early 1980s.The composition of housing as stated above is now
in question when compared with the official 1990 Census. On site inspections do indicate housing
growth. Further summarization continues in paragraphs below Housing Comparison Chart.
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ESTIMATED HOUSING COMPOSITION

1987 - 1990 U.S. CENSUS HOUSING COMPOSITION COMPARISONS

Total Housing Total Housing % of Total % of Total
Housing Type Units Units

1987 1990 1987 1990
Detached 297 264 56.6 60.4
2 Dwelling Units 88 79 16.8 18.1
3&4DU 71 44 13.5 10.1
5 or more DU 51 24 9.7 (1) 5.5
Mobile Homes 18 18 34 4.1
Summer & “Other” 0 8 0 18

Total: 525 437 100% 100%

(1) Difference between 1987 and 1990 may have been due to a discrepancy in counting of units in a
elderly housing project.

Determining a annual housing growth rate is difficult since the 1990 Census indicates actual
housing to be less than in 1980 and 1987.. Also the population decreased as a percentage of the Town
(1.9% ). Small numbers can lead to wide swings in projections. Bennington College students have
previously been included in people counts. As of 1990 the College enrollment has decreased. Population
number would have wide swings depending on enrollment in the year of the Census count.. A growth
rate projection would probably be a small positive number as building in the community is apparent
judging from the Permits being issued. Rental units in 1990 represent approximately 35% of the Total
units, that is: 151 rental units of 437 total. The average person per unit was 2.6 in 1987 and 3.65 in 1990.
Forty three of the rentals fall within or close to the gross median rent figure. Median gross rent for a 2-
bedroom house in 1980 was $250. In 1987 the same unit with some utilities (Heat & hot water.) was
$400.. The 1990 Census, figures indicate a rental unit range from $250 to $999.00. The median figure
given is $368.00, (2-bedroom unit). The disparate dollar range is influenced by location, square footage,
and supplied / non supplied utilities.

An effort was undertaken in 1983 to assess the potential for a housing rehabilitation program in
North Bennington. Part One of the survey conducted at that time identified 38 structures having
substandard conditions in one or more of these areas: roof, foundation, exterior walls, porch, and
windows. Part Two of the survey included door-to-door surveys of the same structure/units based on the
survey format provided by the Agency of Development and Community Affairs. A 73.7% response (28
surveys) was obtained from the pre-identified 38 structures. Based on units/households, the survey
response was approximately 50%. It demonstrated that 64.3% of the households would be eligible for
assistance. The total identified need for housing rehabilitation is 41 units in 24 structures. Efforts
should continue to secure Grants to upgrade older housing stock in the Village, which would have the
added benefit of maintaining the historic qualities of some of the structures as well.
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2.0 GOALS

Desired development should be guided by The Village Master Plan as approved by the voters, by
Planning Commission Site Reviews and the continued evaluation of Zoning By-laws of the Village. It is
important that Village residents know, or have available for reference, Village laws, Ordinances,
Master Plan, and Zoning Bylaws. Current copies will be available at the Village Depot Office, and the
Village Library.

The purpose of this section is to provide a overview and sense of direction of community interest
and concern. The Goals enumerated are the result of expressed public opinion, select surveys, and a
support committee of interested citizens and as modified through public hearings. They will also serve
as benchmarks to evaluate progress and provide foundations to other recommendations and policies of
this plan.

Goals As Projected:

1. The Village should concentrate on improvements to existing facilities, namely, sidewalks, roads,
storm sewers, water system, rather than expansion.

2 Continue co-operation with the Town of Bennington regarding upgrading or potential expansion in
the sanitary sewer system.

3 Continue the policy of providing public and continued encouragement of privately reserved
open spaces. This includes a range from a mini-park in the higher density areas, to larger
conservation and open space areas in the rural sections of the Village.

4. Restore and maintain sidewalks in the Vlllage that have been lost to expanded street paving,
parking, and traffic. Encourage the expansion of pedestrian sidewalks in in the built-up portion of
the Village. In regards to the remaining marble slab walks, repair or, if feasible replace slabs. A
suggestion would be to combine good slabs from the Village walkways needing extensive work and
utilizing usable stone elsewhere.

5. Take advantage of the semi-public ownership character (industrial, educational, highway) of
the banks of Paran Creek and the Walloomsac River; by providing bank improvements,
landscaping, a Greenways trail system, including easy public access.

6.  Provide performance standards to preclude and alleviate existing environmental pollution.
7. Maximize citizen participation in the planning and zoning process by direct notification to
affected parties, interested or concerned residents, and adjoining property owners to a project

which may affect them.

8. If adequate water supply is available, permit water taps for individual properties, but not for
subdivisions or properties that would consume a disproportionate amount for the property size.

9. Consider how we shall maintain, or permit altering the mix and existing settlement patterns of
residential, small businesses, and public facilities in the Village which have contributed to a
strong feeling of community, individual character, and scale

10.  The future focus of business should be on a small scale of all types and specialties compatible with
the village environment and life style.

11. A priority focus is to retain open land and the good agricultural land especially in the current
VR-40 Districts. To achieve open space protection, the plan provides for reconsideration of
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density, identification of resource potential, land suitability for specific development, allowable
clustering to maximize open space protection. Other measures include working with owners of
larger parcels to prepare alternative site plans and the use of land trust techniques.

Establish a series of overlay zones (resource protection, scenery, fragile areas, land suitability,
etc.) and policies for their protection.

Adopt subdivision regulations requiring good site planning and engineering standards. (We now
utilize Town of Bennington guidelines. We may consider having a different philosophical
approach.) At a minimum, identify major development projects requiring special review
procedures. (Act 250, soil and water testing, etc.).

Reassess the status of the Lake Paran shoreland protection zone to ensure protection of the
shoreline and recreation/scenic values of the lake. Coordinate with other municipalities bylaws
and regulations. (Actually very little of Lake Paran shoreline is within North Bennington.)
Protect and maintain current recreational resources and expand opportunities for access and views
along greenways/waterways.

Provide special designation of resources and areas that have special values such as: Historic-
cultural, scenic roads and areas, open land, natural areas, wildlife habitat, stream banks and
shorelines, water supply - water sheds, sensitive areas, etc.

Maintain the historical and architectural heritage of the Village and encourage preservation of
structures and places. Adaptive reuse should be sensitive to historic and architectural quality.

Future land use and development must take into account the affect on natural and historic
resources identified.

Encourage full utilization of industrial space and avoid undue impacts such as noise, emissions,
odor, light and glare, traffic and parking, waste disposal, etc. Consideration should be given to
protection and enhancement of historic waterways and associated natural resources if in
nearby proximity. ‘

Allow provision for affordable housing commensurate with the Village needs and consistent with
the scale of housing in the village.

Public/Quasi-Public investments should coincide with the existing settlement pattern and avoid
scattered growth and uneconomical provision of services.

Special attention should be given to the retention of the distinctive edge separating the built up
portions of the Village from the rural countryside.

Encourage intermunicipal coordination and cooperation of mutual planning interests with the
Towns of both Bennington and Shaftsbury.

Provide facilities and services within the existing and financial capability of the Village.
Avoid a rate of growth or location of growth which burdens the ability to provide facilities
and services.

Encourage the use of renewable energy resources and, when appropriate encourage the siting and
placement of structures for solar access. To encourage recycling, and reduction of the solid
waste stream.

Education. Educational prerogatives and direction are more properly left in the hands of the
local School Board. Concurrently with the writing and review of this Master Plan version (1992),
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the School Board, and its Committees, are conducting their own investigations regarding
facilities and future direction. Section 7.2 EDUCATION, Gives a broad view.

RECOMMENDATIONS:

1.

That the Trustees be encouraged at each annual meeting to submit for voter approval, their
recommendations for the upcoming year, as to any proposed improvements pertaining to municipal
services and their costs, as outlined in this Section This is not meant to suggest that every goal or
all portions of a specific goal under consideration has to be completed in any one year, but rather
to establish an ongoing pattern of continued improvement of the infrastructure in all sectors of

our Community.

3.0 LAND SUITABILITY AND NATURAL RESOURCES

3.1 SURFICIAL HYDROLOGY

Principal water bodies include Lake Paran, Paran Creek with its four mill ponds, a short

stretch of the Walloomsac River, and Wetlands identified in the National Wetlands Inventory. There
are several seasonal runoff streams.

A

Lake Paran: (Also see Sections 3.6, and 7.3)

Lake Paran is bordered by the Village of North Bennington, and the Towns of Bennington
and Shaftsbury. Lake Paran was originally a natural lake. Its' shape, surface and depth were
defined by natural land contours, and silting. The present lake was created with the building
of the railroad dam in 1850. It now has a surface area of 36 acres, and the elevation at MSL is 647
feet. Lake Paran is a regulated water body in that the Water Resources Board prohibited boats
powered by motors effective July 14, 1980. The present use is for swimming, fishing, boating and
ice skating. It is estimated that 2/3rds of the lake is infested with Eurasian Milfoil, a non-
native aquatic plant. Needless to say, Eurasian Milfoil threatens the value and use of Lake
Paran. Aquatic nuisance control for this species is a high priority. Shoreland protection, not only
from a aesthetic viewpoint, but to avoid other sources of pollution and erosion, and to maintain
water quality, is equally important. The Shoreland protection zones adopted by North
Bennington Village and the Towns of Bennington and Shaftsbury is a positive step to protect
water quality. However, additional build-out of the shoreline from an aesthetic viewpoint
can threaten the natural setting of the lake. Maintenance of water quality of the head
waters of Paran Creek above the lake is also important to the overall water protection strategy.

Paran Creek - Walloomsac River: (Also see section 3.6)

Paran Creek is the primary tributary to Lake Paran. The creek rises in the northeastern
part of Shaftsbury, east of Trumbull Mountain. There is also a large tributary from West
Mountain in Shaftsbury. In North Bennington the creek flows southward from the lake through
four mill ponds: Upper Mill Pond, Grist Mill Pond, Cushman Pond, and Polygraphic Pond. A study
of Vermont Rivers (Vermont Natural Resources Agency, and the National Park Service)
recognizes special values for both wildlife habitat and historical - archaeological sites. The
historic value is especially evident with the series of mill ponds and dams. Restoration of the
Stark Paper Mill (former Grist Mill) into condominium apartments, and conversion of the
Walbridge Red Mill on the opposite bank, (it is a hand rug weaving establishment today)
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portrays the historic, scenic, and educational values of the Creek environment. Retention and
improvement of the quality of the built and man-made environment along the creek is a
formidable task well worth pursuing. In recognition of these special qualities, Section 4.11 further
incorporates Historic Waterways (HW) and suggests imposing an overlay district on the planning
map to encourage restoration, improvement and preservation.

North Bennington has approximately 3,500 feet of frontage along the northern edge of the
Walloomsac. Like Lake Paran, the Walloomsac has special natural, historic, and archaeological
values. A portion of the area along the river is also designated as a flood plain. (see Section 4.6).
Although the frontage is relatively small, it represents a link in a continuum for a greenway
along the Walloomsac in the Town and Village.

C.  Wetland: (Wet Soils) (Also see Section 3.6)

Wetlands are generally characterized by hydrophytic vegetation and hydric soils. The
source of information for wetlands in North Bennington includes the U.S.Department of Fish and
Wildlife Wetland Inventory, and U.5.Soil Conservation Service Soils Maps. The maps serve as a
guide for wetland locations, but site evaluation is necessary to more accurately identify the
perimeter of influence. Wetlands border Lake Paran, Paran Creek and its mill ponds, Walloomsac
River, and in other low lying areas such as: Bennington College, College Road, Both north and
south sides of Overlee Road following Vermont Railroad's track bed, and Mattison Road. Recent
state law and this plan advocate the protection of wetlands. A more detailed assessment will be
necessary to determine the values in each case, should modifications, filling in, draining, etc. be

undertaken.
3..2 TOPOGRAPHY -- SLOPES. RIDGELINES

Slopes with grades of 20% or more were mapped for the entire Village at 1"'=400"' with five foot
contour intervals. Slopes in this range are considered to pose severe limitations for construction. The
largest area identified is at the southern end and west of Park Street. Other areas to a much lesser
degree, but equally important, include: Lake Paran, western border of Bennington College near Paran
Creek, and a section sandwiched between Park and Water Street running north and south. Ridges and
ridge lines are not visibly apparent from within the Village. However, from certain distant viewing
points the natural hillsides and tops are quite visible. The highest elevation near the lower part of
Park Street is 824 feet. (presently the William and Paul Scott property.) The undulating open and
wooded terrain in the more rural areas creates a more subtle type of ridge and land profile. In both cases
the siting of new construction, utilities, etc. need to be sensitive to visual change, especially from

important vantage points (Austin Hill, Murphy Road).
3.3 SOILS AND EARTH RESOURCES

Tables for the types and characteristics of soils are include at the end of this Section. The U. S.

Soil Conservation Service is the source of the information. Original maps are of a approximate scale of
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1"=1200" and are included but reduced to fit plan page format. Map(s) information included are:
SOIL TYPES BASE MAPS: (showing specific overlays)

PRIMARY AGRICULTURAL SOILS MAP - illustrates large areas along West Street,
River Road (Harrington), College Road, Mechanic Street, and Mattison Road.

BUILDING CONSTRAINTS MAP - includes slight, moderate, and severe categories. For
construction the severe rating translates into special engineering, design, construction, and
maintenance cost, and potential adverse environmental impacts

SAND AND GRAVEL MAP - illustrates the potential for sand and gravel sites. Much of the
area shown for sand and gravel is already developed.

WET SOILS MAP - and SCS Classification includes poorly and very poorly drained soils,
flooded soils, and water bodies.

Soils information provides guidance for overall growth and density and, subject to site
verification, individual site development potential.

SOIL CONSERVATION SERVICE
SOIL SURVEY LEGEND FOR NORTH BENNINGTON, VERMONT

MAPPING
UNIT

SYMBOL MAPPING UNIT NAME
18-B,C Windsor loamy fine sand
21-A Limerick silt loam
22 Histosols and Aquents, nearly level
23 Histosols and Aquents, nearly level
24-A Carlisle mucky peat
25-AB Belgrade silt loam

26-A Raynham silt loam

27 Udipsamments and Udorthents

28 Udifluvents, loamy - skeletal

29 Occum fine sandy loam
30-B Danforth gravelly fine sandy loam
34 Pootatuck fine sandy loam

40-B,D Galway-Nellis-Farmington Complex
42-C Macomber-Taconic Complex, rocky
43-CD Macomber-Taconic Complex, very rocky
63-A Combine with 26-A, Raynham silt loam
64 -B,C,D Stockbridge silt loam, stony

65-C Stockbridge silt loam, very stony
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66-ABC Georgia loam, stony

67 - ABC Georgia loam, very stony

69-B Massena silt loam, very stony

70 - A,B,C,D,E Groton gravelly fine sandy loam

71-A Hero gravelly fine sandy loam

80-C,D Combine with 42, Macomber-Taconic Complex

84 - B,C,D Nellis silt loam, stony

86-B Amenia silt loam, stony

87-A Amenia silt loam, very stony

88 -AB Combine with 68, Massena silt loam, stony

89-A Combine with 69, Massena silt loam, very stony

91-CD Combine with 41, Galway-Farmington Complex, very rocky
MAP FLOOD SOIL LIMITATIONS FOR PRIMARY
SOIL PLAIN DWELLINGS WITH BASEMENTS* AGRICULTURAL

SYMBOL SOILS SLIGHT MODERATE SEVERE SOILS & SIL.OPES

18 B B C
21 X ALL
22 X ALL
23 X ALL
24 ALL
25 ALL
26 ALL ABC
27 Requires on-site evaluation
28 X ALL
29 X ALL
30 B
34 X ALL
40 ALL
42 ALL B
43 ALL
63 ALL
64 B C D B, C
65 B C D B, C
66 D A,BC
67 ALL
69 ALL
70 AB C D,E A, B
71 ALL A, B
80 ALL
84 B C D B, C
86 ALL
87 ALL
88 ALL
89 ALL
91 ALL

* All soils have been rated severe for septic tank absorption fields, however various engineering
and site design techniques may be employed to overcome these limitations.
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3.4 SCENIC ROADS, VIEWS, AND WALKWAYS/BIKEWAYS

Scenic Roads: On March 13, 1990, the Village Trustees approved the
designation Scenic Road to the following. ‘

1.  Park Street running south from West Street to River Road.

Park Street is the only dirt surfaced road left within the confines of North Bennington. The
Trustees also approved maintenance, and improvements such as ditching, regrading and installation of
new culverts. Such improvements when done, must bear in mind, the scenic and historical character of
that stretch of road as a thoughtful reminder to our past. Traveling north from the southern end of Park
Street, the western side of the road, is bordered by the steep wooded slope of the William/Paul Scott
property, leading to the lands and remaining farm buildings of the Kenneth Nolan property and,
finally to the stone-walled lawns of the Park-McCullough Historical Association's holdings. The
eastern side of Park Street from its southern beginnings starts with wooded lands until the junction with
Hillside Street. Thereafter more dwellings become apparent. As the road travels north, the downward
slope of the land on the eastern side of the road becomes more pronounced. Established homes, some
erected in the 1950s, several from earlier times, plus more recent construction, dot the eastern side of the
road. Continuing north, next comes land known as "The Night Pasture." formerly part of the large Hall
Farm holdings. This has passed into new ownership (1990. R. Pembroke Jr.). Deed restrictions limit
construction on this land to only one dwelling and the balance kept to agricultural use. Finally,
approaching the juncture with West Street, the buildings of the Former Prospect School. These
buildings are now used by United Counseling Service of Bennington to run "Head Start" Early
Childhood programs add their charm and character.

2. Knapp Road running west from the intersection of Park street to the Town of Bennington
boundary. '

Knapp Road has been blacktop paved for many years. It is a continual link with Park Street and
Harrington road, for walking, jogging and, as a bike pathway around that tract of land locally known
as the Hall Park McCullough farm property. Traveling West, Knapp Road is bordered on it
southernly side, by a stone-wall area of the Park-McCullough Historical property, then John
McCullough's home and lands then flowing into open lands still within the Village and exiting into
Bennington Town. The northerly side of the road starts with land owned by William Scott,(Paralleling
the Park McCullough Historical House property on the eastern side of the road.) adjoining next is Carl
Jolivette's/ M.Manning's open land then spaced along its remaining length within the Village, six
dwellings toward the Bennington Town boundary. This "trail” continues to be enjoyed by all generations
of North Bennington residents.

While the above named roads have some protection under the scenic designation, there are
other areas within the Village that are worthy of consideration and protection. College Road, with its
college swamp, smaller wetland areas. Wetlands bordering the Village boundary stemming from Lake
Paran along the railroad bed leading to Bennington Village, are havens for much small wildlife and

flora.
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RECOMMENDATIONS:

Protection in these areas, if deemed desirable, must include concerned property owners and
complimentary zoning bylaws. Presently, much of the land under consideration here is in VR20 and VR
40 designations. Perhaps it's worthwhile to consider additional or redesignate zoning. Consideration of
the larger tracts, to be zoned/rezoned as VR 50 or RC (Rural Conservation.) One rationale for
considering VC 50 and RC zones is the limited future ability of the Village to extend and supply
adequate municipal services for higher population density.

It is appropriate to refer here also to Section 3.2 Topography - Slope, Ridgelines in discussions

of esthetic values.

3.5 OPEN SPACE
Public Open Land Availability

The continual improvement of Village public lands for the use and enjoyment of its residents.
Although the Village has public open spaces, some are not clearly defined nor particularly inviting.
The addition of trees, shrubs, and simple benches would encourage their use as well as enhance the

Village as a whole.

RECOMMENDATIONS:

We would propose a planned improvement schedule, phased over ten years, with yearly phases
proposed for voter approval at the annual Village meeting under Capital Improvements Planning by

the Board of Trustees.

1. Lincoln Square. It does not appear to be a "square” and the traffic pattern is confusing as well as
dangerous. A study should be undertaken to determine if a redesign of the Square is feasible, and
the probable impact on this area of the Village.

2. Depot and Village Office At the other end of the Village Center, the Depot has been well
landscaped, (Needs upkeep.) but the public land to the east ignored. The Depot could be visually
connected to the playground on Houghton Street by the extension of lawn and trees along Depot
Street.

3. Paran Creek at the Firchouse The small triangular plot on the Creek's Eastern shore should be
landscaped and benches installed. Simultaneously, the lot to the West of the old firehouse on the
South side of Prospect Street needs clearer definition as to borders. Plantings and a bench or two

would indicate public access to the river.

4. Paran Lake Although the space around the swimming access to Lake Paran is privately
administered, itis a natural resource of great value to the Village. Well-designed plantings of
trees and shrubs on the hillside above the lake and around the parking area should continue to
be encouraged. Development and protection of Paran Lake has to be done on conjunction with the
Town of Shaftsbury. Their proposed 1990 Master Plan under Section 5.2 Natural Resources show

similar concerns.
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5.  Welling Field The access road, fishing/boat ramp area could be considered in further park style
landscaping. Paran Creek from the dam base to Sage Street bridge would make a worthwhile
first stage walking, bicycle, trailway. Further down in time a continuation of this trailway
alongside the Paran creek utilizing both public and private land, extending the path to the
Walloomsac, with an extension to the Burt Henry bridge. However, while the Planning
Commission is actively encouraging a Green Trail philosophy,it should clearly understood that
private property owners shall be actively involved in any study of projected green pathsways
and they shall be contacted to gauge their interest and willingness. It is not the purpose here to
imply a roughshod treatment toward anyone's property rights.

6. A Design Study To improve the intersection of Main and Bank Street.

7. General Tree Planting While there is no space between curb and sidewalk on most village
streets, homeowners should be encouraged to join in a unified planting on the inside of the
sidewalks. In 1991, the Trustees, in cooperation with the Town of Bennington, planted 17 trees
within the Village. This was under a Federal SPA Grant. In the 1992 Federal defense budget,
additional grant money is available. It is hoped we are able to continue with this program.
There are organizations dedicated to reintroducing disease resistant American Chestnut and
Elm, which could return some splendor to the Village scene.

8.  Signs Simple signs should be posted at the Village limits to identify its boundaries and to aid

travelers.

Rural Open Space

In May, 1989 an inventory of open land, use and acreage, was obtained from the Listers office in
the Town. Without consideration to development potential or plans for future use, open land was simply
divided by zoning requirements for the areas to determine housing units. The resuits for some of the
areas follow: College Road - 40 units; Harlan Road - 28 units; Mattison Road - 129 units; Mechanic
Street - 100 units; Park Street - 250 units, (total-547 units). While these projections may never come to
pass, it serves to illustrate the potential for change and would undoubtedly impact many of the goals
the Master Plan advocates. Some of the larger parcels are located along Mattison Road, Park Street,
River Road (to the Town line), and West Road. In order to protect many of the values advocated by the
plan, several sections articulate policies. Additionally Section 4.0 identifies many special overlay
districts which provide an additional set of values for a particular area. These are to be taken into
account for future growth and can be encompassed as part of the zoning bylaws. The concept of "net"
density is also provided so that land development is logically fitted to land suitability and resource
values. Early in 1992 former McCullough Farmlands bordering Knapp Road were further sub divided.
Several parcels were acquired by a local resident, also the "McCullough Woods" came under Land Trust
protection. While the Deeds are heavily restricted, it is a indication that people, as private citizens,
take very seriously the preservation of the Village's open lands.
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3.6 STREAM MANAGEMENT

While the Village of North Bennington does not have a extensive network of rivers and
streams within its borders, attention should be given to several areas of potential concern.

The Walloomsac River, for a short distance, is the southern boundary of the Village. The
riverbank, land currently owned by Chemical Fabrics Corp., was in previous years used as a dumping
ground by the Polygraphic Company of America for old wood skids, paper bailing wire, old inks cans
and miscellaneous metal discards. A monitoring system should be established to alert to any possible
leaching of undesirable wastes. This riverside is also discussed and covered under Section 4.8 Flood
Plains.

Paran Creek, from Paran Lake dam, flows through the Village, onward down Paran Valley on
the eastern side of route 67a to its egress into the Walloomsac River. Paran Creek contains four separate
millponds. The upper one with it's dam by the firehouse on Prospect Street. The middle upper one
situated on the Haviland's Privilege condominium complex. The middle lower one with it's dam at the
head of National Hanger's stone mill building. The lower one with it's dam behind the present BCIC
building. In times past, there was some historical value in the Paran Valley as many mills operated
there. Fire and flood removed most traces. The last foundations removed were where Chemical Fabrics
now has its propane storage tanks next to the creek on the south side of route 67a. Efforts are being
made, and should continue, to establish a public use walkway along the creek from the dam to the
Walloomsac. According to Flood Hazard Maps dated February 21, 1975 and June 17, 1986, only that few
hundred yards from the 67a crossover bridge south to its meeting with the Walloomsac is shown on
Flood Plain maps. (See Section 4.8. Flood Plain management.) .

There are also several lesser known streams and streamlets. Some feed and meander through
wetlands. Others act as natural storm runways and channeling only during the spring runoff. Their
location, paths of flow, should be located and documented. They are a important resource in preventing

storm and water damage to property and buildings.

POLICIES:

1. Restrict development and filling in of wetlands, along the main stream channels, to protect
their recharge and water storage benefits as they relate to flooding and to protect them as
wildlife habitats.

2. Encourage appropriate setbacks from streams in areas where soil conditions might result in

pollution, soil erosion, and sedimentation.

3. Encourage the natural state of streams except when there is a potential threat against life and
property.

RECOMMENDATIONS:

1. Generally encourage and improve the anesthetically pleasing aspect of the waterways.

2. Continue to pursue the idea of a Greenway trail from Paran Dam to the Walloomsac.

3. Locate, identify, and document streams on Geographical Information System map overlays
(GIS).
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4. Generally follow VT State Agency of Environmental Conservation guidelines. Often stream
ways and wetlands are closely entwined.

4.0 LAND USE
4.1 DIRECTIONS FOR PLANNING AND POLICY

For more than two years a subcommittee of interested citizens and the Planning Commission took
on assignments, sought public opinion, and met regularly to prepare the updated Plan. Several common
themes relevant to this land use chapter were identified. Some are similar to and, complementary to
the overall Goals enumerated in Section 2.0:

— Maintain and upgrade the Village infrastructure and support improvements and expansions
which complement existing facilities and land use policies. Infrastructure may include:
sidewalks, roads, utilities, water, sewer, trails, parks, etc.

— Continue to encourage public and private reserved open spaces. This can range from small
greens and parks in higher density areas, to larger conservation and open space tracts of
the Village countryside.

— Provide performance standards for future growth to avoid potential environmental impacts

and to mitigate existing impacts.

— Retain the mix, scale and balance of the existing settlement pattern for all types of uses:
residential, commercial, industrial, and public uses. Together they contribute to individual
and community character.

— Future business should be on a small scale and be of various types and specialties compatible
in a Village setting.

— Provide for high and low density of development which reinforces the historic—cultural
settlement pattern. Use conventional and creative planning techniques to achieve this theme:

- Size, bulk, and density standards

- Special overlays for resource protection and consideration to land suitability for development
~  Preservation of open space through clustering especially on larger tracts in the rural sections

— Scenic designations of landscapes and roads

~  Shoreline and waterway designations

— Consider design review of the built environment and the use of broad standards to ensure overall
compatibility of new and adaptive uses. Such standards need not prescribe a particular period
or style.

— Assess the compatibility of land use in the bordering towns of Bennington and Shaftsbury,

and work toward consistency of common planning objectives.
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4.2 SETTLEMENT PATTERNS

Topographically, the Village occupies generally undulating terrain bisected by the narrow
valley of Paran Creek, a tributary of the Walloomsac River. The Creek falls a total of 110 feet over a
series of dams (5) and cascades while flowing through the Village from its northeast to south
boundaries. Southeast of the creek valley, the village climbs the north slope of 750 foot Bingham Hill.

The water power of Paran Creek provided the original impetus for the settlement of North
Bennington, and a succession of mill-ponds along the course of the Creek marks the sites of former or
existing mills and factories that constitute a linear industrial area. The largest pond, Known as Lake
Paran, lies northeast of the Village: its dam was constructed to serve also as the embankment for the
railroad that connects North Bennington with Bennington Village five miles to the southeast.

The modest commercial center of North Bennington ascends the slope northward from the Creek
along Main Street (the principal north-south axis) to the main railroad line (an east-west axis) that
passes through the north section of the Village. More precisely, there are two small clusters of
commercial buildings standing at the street line: an older (early nineteenth century) one surrounding
Lincoln Square at the foot of Main Street and a slightly larger (and somewhat later) one occupying the
vicinity of the Bank Street intersection (from the bank north along Main Street to the railroad tracks).
The other stretches of Main Street are residential in character with detached houses set back from the
street, although interrupted by the railroad and related buildings north of the commercial center. The
principal residential areas of the Village radiate from the commercial center along intersecting streets

The street plan of North Bennington evolved through a period of about a century, becoming
roughly radial in pattern surrounding the Village core; most street intersections occur at oblique angles.
Building setbacks along the streets vary with the terrain, building types, and period of development.
Scattered small parks and the triangular Lincoln Square contribute landscaped open spaces, especially
along Main and Prospect Streets. Where the later street crosses Paran Creek, mini-parks provide
openings to the millponds both upstream and down stream of the arch bridge.

.Along most of the streets of North Bennington there formerly stood large deciduous shade trees,
most commonly maples and elm. These trees have succumbed to encroaching vehicle traffic. highway
salt, disease, and age. Sadly the demise of the formerly luxuriant street-side canopy has removed some
of the olden Village charisma.

Remnants of marble slab sidewalks constitute a distinctive element of the village's street
environment. The marble slabs may have been the product of a marble sawing mill that operated on
Water Street early in the nineteenth century (A enterprise with a short life due to the poor quality of
local marble). Only a few short stretches of the slabs remain in place, principally along Main and Bank
Streets, many of the slabs are cracked and broken.

Today, several factors give North Bennington an unusually genuine and cohesive environment as a
"working" village: (1) its surviving nineteenth century architectural theme that exerts a strong sense of
its original character, (2) the relative absence of recent intrusions to the historic character, (3) the
sympathetic adaptation of several pivotal buildings to compatible contemporary uses, (4) the compact
mix, scale, and diversity of uses in the high density areas, (5) the "waterways" and old mills, (6) large
and small open spaces for active and passive recreation, (7) the high utilization of buildings which
contribute to the economic and social vibrancy of the Village, and (8) the contrast of the countryside
relatively undeveloped and having key open lands such as the Park-McCullough Historical house and
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grounds, Hall Farm home and property, (now Nolan's), the Hall "Night Pasture” (now Pembroke’s),
and Bennington College.

4.3 LAND USE ELEMENT, CLASSIFICATION, POLICIES

A fundamental part of the Village Plan is the Identification of planning districts to guide the
type, location, and density of land use and future growth The districting plan in the present zoning does
not adequately address the needs and expectations that have been identified. The following
classification is expanded to more effectively deal with the quality of change and future growth. The
land use classification for the Village is divided into several planning districts and keyed to the land
use plan map and several resource maps. In some areas with unique or special features the use of overlay
districts is used. This type of designation highlights significant resources that might otherwise be
overlooked.

CLASSIFICATION
Residential Districts
Village Residence (VR):
VR-3, VR-8, VR-10 {Connected to public water and sewer)

VR-20 (Connected to either public water or public sewer)
VR-40 (No public water or public sewer)
Commercial-Industrial Districts
Village Commercial (VC)
Industrial (1)

Educational Campus

Bennington College (EC)

Special Overlays
Flood Hazard Areas (FH) (Walloomsac River, Paran Lake")
Historic Waterway (HW) (Paran Creek, Mill Ponds and Dams)
Shoreland Protection (SP) (Lake Paran)
Historic District (HD) (Village Core area)

* The Lake Flood Hazard Areas of Lake Paran are in the Town of Bennington.Only a small length
of the Walloomsac River borders North Bennington.

4.4 RESIDENTIAL DISTRICTS AND STANDARDS

Residential Districts: VR 3, 8, 10, 20, 40:

North Bennington has approximately 321 structures with 432 units (Listers Records— May, 1989).
The type of units include: Single Family (78.5%), Two-Family (10.3%), Multi-Family with 3+ units
(4.7%), Mobile Homes (5.0%), and mixed uses with an apartment (1.5%). Density varies considerably
but is generally grouped into two categories: Higher Density (VR 3, 8, 10, and 20), and Lower Density
(VR 40). The VR figures refer to the minimum lot sizes in thousands of feet per dwelling unit. Example:
VR 3 requires a minimum of 3,000 square feet per dwelling unit, VR 40 Requires a minimum of 40,000
square feet per dwelling unit.
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Higher Density Districts:

The higher density districts are generally located in the upper part of Water, Bank and Main
Streets and the lower section of Water Street. These areas of compact development require the
provision of public water and municipal sewer connections. They also require higher standards of street
improvements, curbs, sidewalks, gutters, storm sewer, and street lighting. The variety of density
patterns is reflected in the multiple districting plan for these higher density areas.

In the Town of Shaftsbury is a similar compact type of development (Upper Main Street) It is
planned for Village Residential requiring similar infrastructure. Policies should reflect the
compiementary of the adjoining bordering areas. Because of the amount of open land available for
future growth outside the Village, there needs to be a cooperative understanding to review inter-
municipal impacts.

The preceding paragraph refers specifically to the District One segment of the Town of
Shaftsbury. In a overall, larger context, it would also include those portions of the Town of Bennington
in close proximity to North Bennington's municipal borders, also the need for inter-municipal
cooperation exists in dealing with adjoining Low Density Districts.

POLICIES:

1. Provide a variety of residential districts to reinforce the existing density and settlement
patterns and diversity of such patterns.

2. Provide compact residential single, two-family, and multiple family dwellings provided
they are served by public water and sewer.

3. Individual Multiple Family (MF) structures should not exceed six dwelling units, although
there may be more than one structure per site consistent with density standards. MR projects
may not be compatible in all locations, and the relationship to surrounding land uses should be
given special attention for compatibility. MF projects should be treated as conditional uses.

4. Larger projects (5+ units) should be accommodated with higher standards of site and off site
improvement, accountability under Act 250, sub division regulations, and impact costs/fees for
such improvements as: sidewalks, storm sewers, landscaping, streets, project access considering
both public and fire and emergency vehicle requirements, drainage, etc.

5 Encourage the provision of open space such as mini-greens/parks and linear open space paths
along streams or hillsides and connecting nodes of activity in the Village.

6. Maintain the values and integrity of the man-made and natural historic character of the Village.

RECOMMENDATIONS

1. Improved, to a larger scale, and more clearly defined Zoning Maps are needed. On the
present publicly available map, VR-3 is indistinguishable. A large scale zoning map of the
Village Core should be made.

2. Generally, official maps should be of the same scale as being developed under the Vermont's
GIS system 1:1250. This will further facilitate the development of more meaningful and
understandable specific overlay projects.
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understandable specific overlay projects.
Low Density Districts:

The balance of the Village is designated in the current plan as Village Residential VR-40 and
requires 40,000 square feet per unit. This area consists of scattered single family dwellings and a
significant amount of open lands. Based on a survey of open lands and current zoning, 300+ new units can
be accommodated. Conventional zoning alone will not achieve the goals of open land preservation and
resource protection. Likewise, down zoning to a lower density may not achieve the goals unless there is
a substantial reduction of density (5+ acres per unit). An alternative or complementary approach to
rezoning is special recognition that not all lands are alike to support a given level of density. Land
suitability combined with recognition of special resource lands provides a framework for how the
Village should evaluate future growth. Agricultural lands, scenic areas, forested areas, Shoreland of
waterbodies and streams, flood hazard areas, soil suitability and steep slopes, and well head
protection (North Bennington Water Source) are included as a special overlay to the underlying district
as an added consideration of future land use. Other voluntary efforts are also commended and
encouraged, such as the initiatives of the Scotts and McCulloughs to preserve open lands in conjunction
‘with the Nature Conservancy/Vermont Land Trust. Bennington College is a major land owner and a
significant contributor to open space. The campus should be given a special district zoning to reflect
actual use rather than classifying it as Village Residence, VR-40. (See Section 7.2 for further
information.)

Overall, the low density district must avoid conventional cookie-cutter type development to
achieve the goals and values of the plan. The application of creative techniques such as clustering and
planned residential designs must be applied to maintain the integrity and character of a site and

surrounding area.

POLICIES:

1.  Provide for and maintain a density of at least 40,000 square feet for single family dwellings
with suitable private on - site water and sewer. Density for any particular parcel should reflect
land capacity - suitability and resources which have been identified.

2. Residential projects of greater than three lots and containing [five (5)], [ten (10)] acres shall be
evaluated for appropriate density based on land suitability and to retain, to the maximum
extent possible, special resources such as agricultural and open land.

3. Require and provide incentives for creative site planning and design such as: cluster and
planned residential development (PRD).

4.  Avoid the extension of municipal capital improvements such as water and sewer. Likewise,
maintain the existing Village road network and avoid new municipal roads in the
low density districts.

5. Encourage the provisioh of parks and open space through public, quasi-public, and private means.

Supplemental Performance Standards:
In addition to the foregoing residential and other district policies, the following standards
generally apply to all residential development. In some cases they may also apply to nonresidential

uses.
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Density: Residential diversity should maintain a level of density compatible with land suitability
to support a project. While zoning prescribes an overall density scheme, not all land has the same
development potential. All development must carefully assess land suitability.

Natural Condition: Natural features of the land including terrain, natural ground cover, trees,
wetlands natural or unique features should be integrated in the preliminary site planning stages.

Settlement Pattern: New development must carefully be integrated into the Village. This requires
sensitive integration and fit in the built-up compact area as well as in the outlying rural countryside.
For example, grid /cookie cutter conventional subdivisions would not be consistent with this standard
in the rural areas.

Infrastructure: Utilities and roads should be sited in a manner that provides the least possible
intrusion, especially in the open undeveloped portions of the Village.

Slopes: Residential development should be limited and carefully planned on slopes that are

greater than 15%. Where natural slopes exceed 20% no residential development and associated
improvements should occur.

N&tﬂ&&dgglmmd_ﬂjlﬁmm_ea Natural ridgelines and profiles are an important natural
asset of the Village; (Bingham Hill and McCullough Woods, to name two). The siting of permanent
construction must be done in a manner to mitigate any aesthetic impacts that might result. Ridgelines
and hill profiles are not necessarily higher elevations in the Village, but could include the

natural ridge profile around Lake Paran.

Water Supply and Sewer: Residential development should be supported by adequate water supply
and sewerage disposal. On-site sewerage systems must obtain required local and state permits.

Erosion Control and Earth Modification: During construction, builders should follow state and SCS
conservation practices to minimize erosion and effect on natural drainage patterns. Such work should
avoid filling of natural drainage, wetlands, floodplains, and other fragile environmental areas.
Site Planning and Design: Projects must assess the viability of creative site design techniques such
as clustering to maximize protection of special resources identified in the plan. Relationships to

adjoining properties shall also be considered.

Traffic and Access: Safe and suitable access is required as is storm water drainage from connecting roads
and driveways. Projects should avoid excessive curb cuts along Village roads. Projects which generate
traffic must have road capacity, safe and efficient access, or a new road must be available. One goal of
the plan is to maintain the existing Village road system vs. new Village roads.

Major Development Projects: The subdivision of the land into three lots of any parcel of land existing
on the date of this plan and/or prescribed in the Zoning Bylaws should be subject to special review
procedures as provided for PRD's (Planned Residential Developments— See related portions of Sections
4.0 and 8.0 (Maps) of the Bylaws). Such projects shall take into account special resources identified in
the plan. Additionally, rather than simply dividing a tract area by the zoning density factor,
consideration should be given to net density. Net density and development potential is determined

by netting out those land features having severe constraints for construction: wetlands, water bodies,
steep slopes- 20%+, rock ledge, and floodways.
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steep slopes- 20%+, rock ledge, and floodways.

4.5 COMMERCIAL DISTRICT (VC) AND INDUSTRIAL DISTRICT (V1)

The Village Setting — Main Street Business Core:

The purpose of the VC District is to promote the sound economic development of the Village, by
encouraging a level of commercial, business, and service uses at a scale and intensity of use which
reinforces the existing pattern. Retention of the diversity of the "working" Village appropriately co-
mingled within a primarily residential setting, is a goal of the plan. The rationale behind the
districting plan is to provide for existing established commercial /business uses consistent with the
historical settlement pattern. The appearance of "spots zones" on the map, are an integral part of the
plan. This is different from spot zoning reflecting a piecemeal approach to land use over time without
regard to a plan. North Bennington acknowledges the need, thought its Planning Commission and
Zoning Board of Adjustment, for caution in its approach to minimize nuisances or impacts to surrounding
residential areas.

The Village Commercial/Business District (VC) currently encompasses upper Main Street, going
south to lower Main Street at junction with Prospect Street, (Lincoln Square) and certain other
specifically zoned pockets of buildings. (The Railroad Depot and land, Post Office, Paulin's
Laundromat and gas station, Merchants Bank Building and parking lot, and the Northwest Variety
store/trolley barn property .)

In addition to businesses, (restaurants, garage, plumbing tradesman, brick mason's shop,
architects office, bank and general grocery store) the core district contains single family dwellings,
multi-family dwellings, the McCullough Library. The character of the Village is partly defined by
this mixture and the architectural variety found in all of the buildings.

The residences interspersed with the businesses along with the park areas reflects the historical
aspect of the Village and should therefore be protected and maintained. This blend also reinforces the
Village's identity and is crucial in considering future development.

To allow further business development in the Village center, low intensity businesses that
generate minimal traffic and parking should be encouraged. Professional offices, small retail specialty
shops, should all be included as desirable businesses. One or two residences with rooms available
within the principle dwelling and with ample parking on their premises, may be suitable for overnight
transits with or without meals. There could be a mixture in some existing buildings for one or more of
these types of businesses within a residence.

Several problems need to be confronted in order to maintain and preserve the identity of the
Village. Use of buildings located in and surrounded by residential areas must be made compatible with
the premise that businesses and residences can and should co-exist. Specifically the mill on Sage Street
and the Trolley Barn on Bank Street Extension. The Trolley Barn presently contains Brian Toomey's
woodworking establishment as well as the Northwest Grocery Store. The mill (Shea's) is home to the
Arlin Brown Machine Co. It is under study for other or concurrent uses.

POLICIES:

1.  To promote the sound economic development of the Village. Collectively the business
enterprises should reflect specialized service in a village residential setting. While not
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specifically limited to village residents, it is not intended to create a regional or town service
center which would cause unresolvable impacts such as parking and traffic congestion.

2. The total developed area of a business property should be specified in the Zoning Bylaws.

3. Historic buildings of state and national significance should be reserved and protected. Any
new development must be compatible with the historic nature and character of the Village.

4. Significant natural or topographic land features should be retained.

5. To preserve the historical character and compatible nature of residences and businesses;
signs, the lighting, size and placement of them should be carefully controlled.

6.  Provide for special amenities in a village residential and pedestrian setting: walkways,
lighting, signage, street furniture, bicycle racks, historic markers, etc.

7. Encourage adaptive reuse (recycle) of older structures with permitted uses which are
sympathetic to the historical character of the building and setting.

8. Continue provision of small open spaces and greens in the Village.

Village Industrial District (VI):

The Village Industrial District, like the Village Commercial, is keyed to existing uses. This
approach reinforces the existing settlement pattern, and supports the retention of diversity and the
working Village goal. A difficult challenge is to retain or improve viability of the older historic
manufacturing facilities. (See Section 9.5.) Modemnized and competitive enterprises often follow modern
infrastructure and potential for expansion. Although the industrial buildings-enterprises are
relatively confined and hemmed in, they do represent a substantial industrial base for a small village.
Much of the growth in new industrial employment has been and will continue with small enterprises.
The historic settling of Village industry is along Water Street paralleling Paran Creek. The mill pond
by National Hanger stone buildings, (formerly Cushmans), and the so-called Polygraphic Pond, now
the BCIC building, offer a unique environment and visual impact. Some upgrading of properties and the
streetscape would be a asset to a Industry's image. A historic linear theme park, (A greenways multiple
use walkway / trail.) along Water Street could be a inducement to future investment as well. Industrial
operations are close to residential areas in a relatively tight topographic setting. Minimizing off site
impacts such as excessive noise, reflective glare, odors, air pollutants, hazardous materials storage and
handling are concerns that must be addressed with any proposals regarding new or expanded uses.

POLICIES:

1. Provide for various types of light manufacturing and industrial uses, especially those having
less impact on surrounding properties and the environment. Discourage large retail stores and
Factory Outlet Chains.” and the manufacturing or assembling of large or heavy goods.

2. Encourage investment in the physical plant and landscape setting, especially along Water
Street-Paran Creek. One of the proposals now being studied is the creation of a Village green
trail from the Paran Dam following the Creek to the Walloomsac River.
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Require use of the best practical technology available to minimize off-site impacts such as
smoke, fumes, lowering air quality, noise, unshielded light and glare, handling and use of
hazardous materials and pollution, etc.

Industrial uses require a minimum area of 40,000 square feet. ft. with specific treatment for yards,
landscaping, parking, and driveways prescribed in the zoning bylaw.

As in Village Commercial Districts, outside amenities for pedestrians - employee enjoyment
and use, should be provided.

RECOMMENDATIONS:

1.

Review Zoning Bylaws as to requirements. Present Bylaws require 40,000 square feet plus
ancillary regulations. Actual developmental space available for use should be ascertained.
Bylaws should be tailored to allow use of land actually available, perhaps to encourage
specific types of use.

Survey land available on east side of Water Street located between National Hanger Property
and BCIC property as to actual usable land suitable to promote as a professional office complex
or additional light manufacturing building(s). Survey to include municipal services available
and any limitations necessary for the Village supplied services to cope with any planned
development.

To reaffirm availability or unavailability of other locations within the Village borders,
suitable for some type of industrial site. This should be undertaken when suitable maps with
soil condition overlays become available.

Pursue to completion the Village parking lot at the fire station including black topping ,space
markings and landscaping.
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NORTH BENNINGTON INDUSTRIAL ENTERPRISES — 1992

WATER STREET —

CHEMICAL FABRICS CORPORATION Material coatings

Bennington_County Industrial Corporation Building:

BROWNSTEIN AND EHRICH STUDIOS  Sculptor/ Painter

CULLIGANS WATER CONDITIONING Water Cond. Equip. & Services

EIGHT HOOTER HUNTING CALLS Hunting Calls

JLF/BENNINGTON LEATHER Leather Luggage

MATT KELLY Photographer

K & HPRODUCTS INC Camera, Video Bags

NO. B.LLA.S Art Gallery

NEW DIRECTIONS Management Training / Consultants

NORTH BRANCH TRADING COMPANY  Restaurant Equipment Rebuilding
PREPRESS CONSULTANTS Ind, Computer Rebuilding

PROFESSIONAL SERVICE INDUSTRIES, INC Waste Testing

REHM - BRANDT'S DESIGN  Danish Furniture/Carpeting/Kitchen Cabinetry
RFD Il Music

STATE OF VERMONT, AGENCY OF NATURAL RESQURCES Permit Field Office
VERMONT MAPLE WATER WMaple Flavored Water

WISE EXPRESS Business Form Printing

North Bennington Industrial Building:

NORTHERN LIGHTS FIBERGLASS OPTICAL CABLES Fiber Optical
FURON INC Plastic Machining

HEMMINGS MOTOR NEWS  Archive Storage

NEW ENGLAND GRAPHIC MACHINE Machining and Rebuilding

Old Cushman/Green Mountain Stone Mill Complex:

NATIONAL HANGER CORPORATION Plastic clothes hangers
NATIONAL HANGER CORPORATION  Factory Store

SAGE STREET -
A. BROWN CO., INC. Metal Machining and Engineering
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BUSINESS, INSTITUTIONAL, AND GOVERNMENTAL DIRECTORY: 1992-93

Restaurants and Grocery Markets:
1. No Baloney, Family Dining (Main Street)
2. Gimme Pizza , Fast Food Take-Out (Main Street)
3. North Bennington Main Street Cafe  (Lincoln Square)
4. Powers Market (Main & Sage Streets)
5. Northwestern Market and Variety Store (Junction of Rte. 67 & White Creek Road)

Automotive:
7. Redeemed Repair, repairs, used car sales (Main Street)
8. Paulin's gasoline, laundromat, and convenience store (Bank Square)

Small Business and Commercial Establishments:
9. Brian Toomey, woodworking (Trolley Barn)
10. Tim Smith & Associates, architects (Village Depot Building)
11. Merchants Bank, financial services (Bank Square)
12. Quality Plumbing, plumbing and heating  (Main Street)
13. Countryside Garden Equipment  (Lincoln Square)
14. Whitman's Feed and Garden Supplies (Greenwich Street)
15. Keefe & Wesner Architects, architects (Red Mill, Pleasant Street)
16. McAdoo Hooked Rugs, rug hooking (Red Mill, Pleasant Street)
17. George Glanzberg, VMD, velerinarian (White Creek Rd,Shaftsbury)
18. Cutler's, wood novelly products (Water Street)
19. David T. Mance, PC, forestry and land surveying (West Street)

Governmental - Institutional - Religious
20. Village Offices (old RR Station, Main at Depot Streets)
21. U.S. Post Office (Middle Main Street)

22. McCullough Library, public (Main and West Streets)
23. Park/McCullough Historical House (West and Park Streets)
24, North Bennington Fire House (Lower Prospect Street)
25. Prospect Nursing Home (Upper Prospect Street)
26. North Bennington Baptist Church  (Church Street)

27. St John The Baptist Catholic Church (Houghton Street)

28. Congregational Church (Bank and School Streets)
29. Second Congregational Church (Water and Hillside Streets)
30. Southshire Community School {Bank Street)

31. Village Highway & Water Dept. Garage (Prospect Street)

32. Vermont Agency of Natural Resources (BCIC Building, Water Street)
33. North Bennington Graded School (School Street)
34. Masonic Lodge (Bank Street)

35. Village Government Office: Trustee's Office, Village Treasurer, Village Clerk,
Water Board Planning Commission, Zoning Board of Adjustment
(old RR Station, Main and Depot Streets)
36. United Counseling -- Head Start Programs (Park and West Streets)
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4.6 EDUCATIONAL CAMPUS (EC) - Bennington College

Bennington College is a significant social, economic, and physical asset to the Village and Town.
The College is a major land owner with approximately 525 acres (400 acres in North Bennington).
Institutions such as this are often afforded a special status under zoning bylaw. (Title 24 VSA, Chapter
117, Section 4409) because of the special public benefit they provide. In many respects the College is
like a planned unit development which allows various uses and distribution on a larger tract in single
ownership guided by a master plan for expansion and build out. Since the College is a high density use
compared to other uses in the Village, adequate attention must be given to community fit and impacts:
surrounding land use, natural resources, traffic, intensity of use, landscaping and buffering, water -sewer
demands, etc. Currently the College is zoned for village residential (VR-40), which is inconsistent
with actual use. This Municipal Master Plan proposes a new district for contiguous lands owned by the
College at the primary campus. The purpose of this designation is to facilitate a homogeneous grouping
of uses and related services.

POLICIES:

1. Establish a new Educational District which encompasses the lands owned by
Bennington College at the main campus.

2. Provide for a homogeneous grouping of uses and related services guided by a master plan
of the institution. Examples of uses include, educational facilities, performing arts and events,
library, recreation, day nursery, nursery school, dormitories for temporary dwellings of persons
attending the College, dwellings for faculty and employees, and service buildings related to the
institution’s operation.

3. Establish a review procedure for new construction, any significant change in use, or
the division of land to non-institutional ownership.

4. Significant expansion should be based on an overall master plan of the College.

RECOMMENDATIONS:

1. Inany expansion of the College's physical plant, a study of the effect on the Village's
municipal infrastructure of provided services should be included in any proposals; an evaluation
of impact charges to be leveled in providing necessary construction to supply increased services,
to be a part of such determination.

2. Concurrently, the Village cannot assume that such lands will always stay in College ownership,
and therefore consideration as to protocol necessary in transfers to non-institutional ownership
and its reversion in status to a adjoining zoning district. The consequences of such transfers will

need to be reviewed /revised in terms of other goals of the plan
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Special District Overlays

4.7 FLOOD HAZARD AREAS (FH)

The purpose of this designation is to minimize hazards from flooding through the control of land
use in flood hazard areas. The official designation of these areas are the Flood Hazard Boundary maps
effective June 17, 1986 entitled: FLOOD PLAIN INFORMATION, WALLOOMSAC RIVER ~ SOUTH STREAM -
ROARING BRANCH. TOWN OF BENNINGTON, VERMONT.

Of the maps on file under the above title, Map # H 03 dated February 21, 1975 is applicable to

. North Bennington. It indicates a small portion of the Walloomsac River that also serves as North
Bennington's southern border. Also included is about 200 yards of Paran Creek from the Route 67a bridge
south to its flow into the Walloomsac River. The Soil Conservation Service has also identified
"flooded soils" which generally correspond to the federal study. In addition to the primary purpose of
mitigating flood damage, flood designations have a secondary benefit of maintaining the natural state
of streams and river environments.

Of interest and concern to North Bennington is that while the maps indicate portions of the land
in North Bennington as being in the flood plain, the Federal flood Plain insurance carried by the Town
of Bennington does not cover that flood plain segment within the North Bennington municipal
boundaries because this area is under our zoning control. The Paran valley, with its five dams, four mill
ponds and large lake at the head of the valley is not even included in any flood plain studies. It should
be noted that in the Bennington Town Plan adopted in 1987, page 87, Lake Paran is acknowledged as a
flood hazard area and is shown on NFIP Flood Insurance Rate Map, Panel # 5 effective June 17, 1986.

The five dams are of varying heights on Paran Creek. We presently assume they are all in safe
condition and monitored. It would be prudent for the Village to review Policies and procedures in
dealing with dam inspections and liability. If such a Policy does not exist, the formulation of one
should be considered. Generally, whoever captures the water is liable for any damages that activity
may cause others. In most cases, the dam owner is usually responsible. A Policy should cite the location
of the Dams. Dam classification, (low hazard or high hazard.) The known owners. The procedures in
maintenance and safety inspections, frequency of inspections, by whom inspections done, and procedures
to follow in emergencies. The State's role, if any, in promoting dam safety and inspection should be
included. At the very least, the Trustees should develop a written emergency plan and set of procedures
in the event we are faced with imminent flood conditions in the valley. It can be recalled that in the
last week of June 1978, a potential disaster did exist in regard to the condition of the Paran Lake earth
dam (Carrying the VT RR trackage.) and only emergency response prevented a "high potential danger”
(quote from Louis Sarelas, Town Manager to Governor Richard Snelling).

North Bennington's Zoning Bylaws presently do not contain any references to the Flood Plain
designated area. It is impractical to rezone the areas. However a specific reference to the flood plains
and restrictions would be in order. The North Bennington Municipality is not included in the National
Flood Insurance Program.

An up-to-date Municipal Survey Statement should be formulated if one does not already exist.
The actual need to participate in the Federal Insurance Administration's National Flood Insurance
Program should first be ascertained. In February 1975 and again in March of 1975, the Village was
informed that the FIA had tentatively identified one or more areas having special flood hazards. It is
not presently known how the Village responded. One area identified included a portion of the
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Walloomsac River and several hundred feet of Paran Creek up from its egress into the Walloomsac. As
noted earlier, the upper portion of Paran Valley is not included. Flood Insurance is generally not
available from a commercial source. It can only be obtained from the FIA's subsidized Plan. The local
property owner in turn buys his protection through his local insurance broker from the FIA, but the
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Municipality has be
certified under the Flood Disaster Protection Act for local property owners to apply.

POLICIES:

1.

In the "floodway”, encourage open air uses (recreation, agriculture, etc.) versus structural uses,
obstructions or fill, in order to maintain the capacity of the channel and adjacent land to carry
the 100 year flood.

2. Permit uses as provide for in local zoning bylaws in the floodway fringe, but require appropriate
flood.proofing and/or elevation to minimize flood damage.

3. Restrict development and filling of wetlands along (the main) stream channels to protect
their recharge and water storage benefits as they relate to flooding and to protect them
as wildlife habitats.

4. Encourage appropriate setbacks from streams in areas where soil conditions might result
in pollution, soil erosion, and sedimentation.

5. Encourage the protection of the natural state of streams except when their is a potential
threat against life and property.

6.  Encourage the maintenance of the river front in open space and, where appropriate, provide
a river park, walkways, bicycle path, etc. for recreational enjoyment of the portion of the
river within the Village.

7. Maintain at least a 50 foot wide vegetated strip along the Walloomsac's bank unless
improvements are made relative to policies #5 and #6.

RECOMMENDATION:

Village Trustees should research and formulate a written Policy and set of Guidelines regarding

the dams and ponds within the Village
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The Dams in Paran Creek. From Lake Paran to the Walloomsac River

-
-
-

-

Lake Paran Dam

Dam at Havilands{rivilege

White’s / Polygraphic Dam
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