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Public Open House #1 Summary 

Purpose: Public Open House #1 

Date and Time: July 10, 2025, 6:00 PM – 8:00 PM 

Location: Colton Firehouse, 80 Riverside Drive, Colton, NY 13625 

 

The Town of Colton has initiated an update to its existing Comprehensive Plan, originally adopted in 
1977. The Comprehensive Plan will provide a blueprint for long-range planning in the community.  

On Thursday, July 10, 2025, the first public open house for the Colton Comprehensive Plan was held. The 
event took place at the Colton Firehouse from 6:00 to 8:00 PM and drew more than 40 participants, 
including residents, property owners, business owners, and other stakeholders. Outreach for the event 
included the project website (ColtonPlan.com), flyers distributed throughout the Town, a press release 
and project cards. 

The open house featured an interactive, walk-through format with eleven (11) activity stations. 
Attendees were able to explore the stations at their own pace, learn about different aspects of the 
project, and share their input and ideas. A Participant Guide was provided to help navigate the stations 
and encourage feedback.  

The activity stations included: 

• Station #1 - Project Overview: The what, why and how of the project. 
• Station #2 – Community Profile: Highlights of existing conditions. 
• Station #3 – Tell Us about Colton: Use the sticky notes to describe what makes the town special 

and what you’d like it to be like in 5, 10, or 20 years. 
• Station #4 – Challenges & Strengths: Share your concerns and identify opportunities Town-

wide. 
• Station #5 – The Places We Gather: Using the stickers and map, identify where you go, what 

you do there and how you get there. 
• Station #6 –Serving the Generations: What are your generational needs (Housing, healthcare, 

etc.)?  
• Station #7 –Idea Center: Share your ideas on a variety of topics such as economic development, 

housing infrastructure, recreation and more.  
• Station #8 –Public Spaces: An interactive activity to identify concepts for public spaces in Town.  
• Station #9 – Kids Table: This is a place for kids to be creative and share their ideas. 
• Station #10 –Take the Survey: Take the online community survey!  

https://www.coltonplan.com/
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• Station #11 –Other Thoughts: Have more to share? Write it down at this station!  
 

Station #1. Project Overview 

This station provided an overview of comprehensive planning and the principles of smart growth.  
• A Comprehensive Plan is both a vision for the future and a blueprint for how to get there. The 

Comprehensive Plan will identify a vision for the future and outline a series of 
recommendations and steps to implement the vision. 

• The planning process is being led by the Town of Colton, guided by the Comprehensive Plan 
Steering Committee, facilitated by a consultant team led by M.J. Engineering and Land 
Surveying, P.C., supported by CLA Site and E.M. Pemrick & Company, and funded by the New 
York State Department of State under Title 11 of the Environmental Protection Fund. 

 
Comprehensive Plan Steering Committee 

• Jeff Rousell 
• Anne Townsend 
• Lisa Fisher 
• Judy Fuhr 
• Randa Mitchell 
• Kirke Perry 
• Jason Pfotenhauer 

 
The NYS Department of State’s Smart Growth Community’s Planning Program, administered by the 
Office of Planning, Development & Community Infrastructure (OPDCI), provides funding to eligible 
communities to develop or update comprehensive plans, area plans, or zoning codes that incorporate 
Smart Growth principles. These principles focus on Equity, Economy, Environment and 
Energy/Climate. 
 
This project was prepared with funding provided by the New York State Department of State under 
Title 11 of the Environmental Protection Fund. 
 
The Smart Growth Principles were provided.  

 

Station #2. Community Profile 

This station provided an overview of Colton’s demographics, growth trends, income, education, and 
employment. Village population, population growth, and age group percentages were displayed in 
tables and graphs. Income, education, and employment data were also displayed in tables and 
graphs, accompanied by a brief narrative highlighting notable data.  
Nine (9) maps were displayed at this station: 

• Project Area 
• State & Private Land Classifications 
• Existing Land Use 
• Existing Zoning 
• Environmental constraints  
• Parks, Recreation, & Conserved Lands  
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Station #2. Community Profile 

• Known Wetlands 
• Community Services  

 
Community Profile Highlights include the following: 

• The median age is 48.7 years old; this is almost ten years older than the median age of St. 
Lawrence County. 

• Almost 30% of Colton’s population is over the age of 65. 
• The population is 1,530, with many homeowners at a little below 90 percent (86%) 
• More than a third of Colton’s residents have a bachelor’s degree or higher 

 

Station #3. Tell Us about Colton 
This station allowed participants to share what they hope Colton will look like in the future and 
describe what makes the Town so special. 
 
Themes included in changes observed in Colton over the past 30 years: 

• Changes in age demographics, specifically in youth populations 
• Enhancement and expansion of municipal services and facility improvements 
 

Changes identified by participants (written as presented, in no particular order):  
• The school population has grown  
• Improved education opportunities  
• Fewer young people 
• Lenny Road is not the same small, banked beautiful trail it used to be 
• Support services upgrades, more division in town over motorized vs. non-motorized rec.  
• Facility improvements, more local events, more outdoor recreation, crowded holidays and 

increased motorized trail activities  
 
Themes included in what makes Colton unique: 

• Strong network of motivated citizens, fostering a welcoming and friendly environment 
• Plethora of outdoor recreation opportunities bolstered by the proximity to NYS public lands 
• A wealth of natural resources promoting a scenic atmosphere 
 

Unique characteristics identified by participants (written as presented, in no particular order):  
• The school population has grown  
• Friendly, helpful people, beautiful terrain 
• Supportive school and lovely people 
• Its greatest resources is its people, great school 
• Water, schools, NYS park trails 
• Close to colleges & resources 
• Availability of a variety of recreation free or low cost 
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Station #3. Tell Us about Colton 
Themes included in aspirations for Colton in 5,10, or 20 years: 

• Upgrades to public recreation infrastructure to expand access to outdoor activities 
• Continued conservation of natural resources, sustaining the untouched scenic beauty 
• Growth in local population and tourism, leveraging Colton’s emphasis on close-knit 

intracommunity relationships 
 

Aspirations identified by participants (written as presented, in no particular order):  
• Growing population, more housing, more lodging, and more families  
• Vibrant community with well planned accommodations + forward thinking decision makers. 

Open, welcoming + multi-dimensional, some diversity would be nice. 
• A hub for recreation, and reunions of family in a community-based setting 
• Acceptance for everyone, better government 
• Walking & biking routes near the river 
• More sidewalks to cover the entire town 
• Better governance/leadership 
• Still wild, natural beauty. Lots of public access 
• Increased tourism  
• More walkable/bikeable  
• Develop a culture of tolerance for all forms of recreation. Utilize current resources to increase 

tourism + population.  
• Motels to support increased tourism 
• Youth club house (Peer run, volunteer to be a member, age out to leadership position) 

 
 

Station #4. Challenges & Strengths  
This station encouraged participants to share their insights about challenges and strengths for the 
Town of Colton. 
 
Common themes related to challenges and concerns included:  

• Difficulties for local businesses to thrive resulting in a lack of restaurants, stores and hotels 
• Gaps in available government services including water quality, emergency facilities, and 

transportation conditions 
• Insufficient access to healthy foods leading to substantial ‘food deserts’ in portions of town  

 
Challenges identified by participants (written as presented, in no particular order): 

• No hotels/restaurant  
• We need a place to shop for local products 
• Aging population 
• Global warming/forest fires 
• Park for people & park for dogs 
• Locally owned businesses instead of corporate box stores 
• General displeasure to change, limited promotion of what the area can offer 
• Water quality/testing 
• Food desert, need of place for fresh fruit & vegetables 
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Station #4. Challenges & Strengths  
• Food production, promote agriculture + join county agricultural districting  
• No restaurant, no gathering place 
• More 3rd spaces 
• More extensive water & sewage 
• Lack of easy/quick access to larger towns  
• Paid emergency workers 
• Housing  
• Small local businesses that grow, then crash and balance of overuse and not being seen 
• Fire house needs guest Wi-Fi 
• Old septic systems 
• Erosion – along Pine Road especially  
• No hospitality businesses  
• Town budget too reliant on Brookfield funding/taxes 
• Increased taxes due to Brookfield re-evaluation 
• Expertise to execute  
• No promotion/ food/ etc. Turning water release that brings folks from afar to Colton 

 
Common themes related to strengths included:  

• Vast natural and recreational resources  
• Sustainability and stewardship  
• Strong sense of community  

 
Strengths identified by participants include (written as presented, in no particular order): 

• The river 
• Public spaces 
• Our natural resources 
• Solid willing management  
• BTI program + invasive (knotweed) removal 
• A gorgeous river which we need to use more 
• Wild, serene secluded natural spaces  
• Good community spirit 
• Access to natural areas 
• State Park, a variety of natural resources to capitalize on 
• Outdoor recreation, sustainable living, environmentally friendly housing, educational 

platforms for the upcoming generations 
 

Station #5. The Places We Gather 

This station included a board and large town boundary map enabling participants to identify areas of 
public activities. Including where you gather, how you get there and what activities you take part in.  
 
Common themes from the ‘Places we Gather’ activity:  

• Participants added “fishing” as a recreational activity throughout water bodies and streams 
on the map 
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Station #5. The Places We Gather 

• Gathering spaces for socialization included the Morgan Road Disc Golf and reservoir access; 
Swift Field and the South Colton hamlet area; Higley Flow State Park;  

• Neighborhoods included areas around Arbuckle Pond, Gulf Road, intersection of Route 56 
and French Pond Road, the Hepburn Library and Colton hamlet area; west side of Route 56 
between No. 4 Road and Sunday Rock; Riverside Drive between Main Street and Leary Road 

• Shopping and dining, as well as places of worship were noted primarily in the Colton and 
South Colton hamlet areas, and at the intersection of Routes 56 and 3 in Sevey 

• Both motorized and non-motorized watercraft dotted most water bodies throughout the 
Town and non-motorized watercraft was noted on Stump Bay, which is generally too shallow 
for motorized boats  

• Bicycling and hiking were noted throughout the Town indicating popular hiking and cycling 
routes beyond the officially mapped trails and on roads that lack bicycle facilities  

 
Map comments (written as presented, in no particular order): 

• (directed at Cottage Road) “buying lots and making McMansions”  
• Wanting a trailhead at Swift Field  
• Broken bottles, litter, and trash along river shore and at boat launches  
• “no sidewalks” on Gulf Road  
• Kayaking spots overlap with fishing spots  

 
 

 

Station #6. Serving the Generations 

 This station included an opportunity for participants to identify their specific generational needs, 
including services, housing, shopping, healthcare, etc. 
 
Common themes from generational needs station included:  

• Over all generations an emphasis on the expansion of dining options was in high demand  
• Healthcare was identified as a high priority for Baby Boomers 
• Employment/economic opportunities are essential for Generation X and Millennials 

 
Generational needs identified by participants include (written as presented, in no order): 

• Traditionalists/Silent Generation 
o Restaurant, coffee shop 

• Baby Boomers 
o Healthcare services  
o Gathering spaces & events (avoiding isolation) 
o A place to age! More dining options 
o Restaurants, gas stations 
o Healthcare, continuing education, pool, gym 

• Generation X 
o Housing, jobs 
o Housing to age in place, café 

• Millennials/Generation Y 
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Station #6. Serving the Generations 

o Bike lanes, jobs, restaurants 

 

Station #7. Idea Center 

This station promotes participants to share their insights about various topics including economic 
development, housing options, infrastructure, transportation, and recreation for the Town of Colton. 
 
Common themes from the economic development station included:  

• Opportunities for pop-up shopping experiences to elevate small businesses and local farms 
through farmers markets 

• Establish more local businesses with a variety of services for residents including laundry mats, 
pet daycare and coffee shops 

 
Economic development ideas identified by participants include (written as presented, in no order): 

• Laundry mat 
• Pet day care 
• Places to stay other than Airbnb 
• Arts & crafts venue  
• Municipally owned/run internet services 
• Promote local forest products  
• Outlet for fresh produce & farmers market  
• Tool library  
• Farmers market  
• Maker/fixer space 
• Coffee shop/gathering place 
• Stores in South Colton, café in Colton 
• Housing, South Colton store, places to stay 
• Exploit all of the outdoor recreation we have available – especially biking, hiking, birds, fishing 

and paddling  
 
 
Common themes related to housing options included:  

• Provide varied housing options for residents, suited for each stage of life 
• Prioritize affordable housing for long-time residents and young families 
 

Housing options ideas identified by participants include (written as presented, in no order): 
• Affordable family housing  
• Communal living opportunities  
• Housing for those who want to downsize  
• One story homes to age in place and cohousing complex 
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Station #7. Idea Center 

• Duplexes, affordable family housing, and new apartments 
• Housing for young professionals and workers 
• Educational sessions and/or invite companies/individuals with experience in super insulated, 

low cost, zero net energy tiny houses – scalable, modular, customizable tiny house 
communities – lessons learned by others who’ve done it 

 
Common infrastructure themes included:  

• Infrastructure to support local food production  
• Maintain and improve municipal infrastructure (water/sewer and energy) to protect 

environment  
 
Infrastructure ideas identified by participants include (written as presented, in no order): 

• Water & sewage services out to Higley 
• Small wind turbine for housing along the river 
• Water quality around Higley Flow 
• Important to maintain/upgrade existing municipal infrastructure – replacement is too 

expensive 
• Community “Food Forest” serving food pantry + selling excess to public for cost recovery – 

volunteer run with some community support 
• Year-round community green house for water food production + citrus (as is done in Canada 

using climate batteries & geothermal/passive) 
 
Common transportation themes included:  

• Establish appropriate measures to promote safe and accessible cycling, including bike lanes, 
trails and reduced speed limits 

• Mitigate conflict between different modes of transportation 
 

Transportation ideas identified by participants include (written as presented, in no order): 
• Bike path to the State Park from both hamlets  
• Sidewalks on both sides of the street 
• A sidewalk on Gulf Road 
• Places to stop & shop or lounge along routes 
• Fewer vehicles 
• Bike trail along the road 
• Extend speed limit zones, traffic too fast for walking/biking safely on highways 
• Bike lanes & wide shoulders  
• Make developed trails with no motorized traffic  
• Limiting conflict with ATVs for places to walk/bike  

 
Common recreation themes included:  

• New amenities to complement existing recreational spaces and to create new recreation 
opportunities 

• Enhance and expand existing recreational spaces  
 
Recreation ideas identified by participants include (written as presented, in no order): 

• We have a wonderful ice rink 
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Station #7. Idea Center 

• Better signage for both sides of the Stone Valley Trail 
• We need a recreation center for winter + promoting fishing/paddling 
• Music outdoor summer venue  
• Public beach 
• Public restrooms 
• Recreation park near the river with walking/biking track/ courts etc.  
• Concert space/pavilion near river (Tupper Lake Sunset Stage) 
• Grant to clean up dead trees along water way 
• Colton has great XC ski trails  
• Finish development of disc golf course 

 

Station #8. Public Spaces 

This facilitated, interactive mapping experience for participants to identify new gathering places and 
what types of amenities or facilities would enrich public spaces. The following images provide a 
summary of the project concepts and public improvements that were identified by participants:  
 

• Trail connection from Dollar General 
• 5 Miles One way to Browns Bridge 
• Trail Head Improvements with wayfinding 
• Parking Improvements and Wayfinding Signage 
• Gazebo for concerts near the Colton Museum 
• Stair replacement near Zion Episcopal Church and Rectory 
• Outdoor seating and music venue across River Pub 
• Stair connection to Main Street from Town Hall parking area 
• Car top boat launch and fishing pier behind Town Hall 
• Expanded Library grounds with seating 
• Possible Library addition 
• Book Nook Relocation to Main Street 
• Façade Improvements for High Falls Lodge 
• Sidewalk Grant to Dollar General 
• Crosswalks at the intersection of Main Street and Route 56 
• Information Kiosk, EV Stations and parking improvement at lot off of Rt 56 
• Sidewalk connection to Kunoco  
• Expanded campground for American Whitewater Event off of Riverside Drive 
• Overlook Area and Connection to Memorial Park 
• Expansion of Spring Street with Sewer and Water to facilitate affordable housing project 

(negotiate with Brookfield) 
• Connection to Boat Launch/ Beach off of Riverside Drive  
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Station #8. Public Spaces 

 
 

 
 

Station #9. Kids Table 

This was a place for kids to be creative and share their ideas.   
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Station #10. Take the Survey 

This station included a station board with a QR code enabling participants to take the online 
community survey. 

 
 

Station #11. Other Thoughts 

This station included an opportunity for any additional thoughts and ideas. There were no further 
ideas shared at this station. 

 
 
This meeting summary conveys our understanding of the items discussed and agreements reached at this 
meeting. Please forward any additions, corrections and/or questions to my attention. 
 
Submitted by: 
Melia Hema, MJ Engineering, Architecture, Landscape Architecture, and Land Surveying, P.C. 
cc: Project file, NYSDOS, Comprehensive Plan Steering Committee  
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MEETING SUMMARY

Purpose: Smart Growth Comprehensive Plan Committee (CPC) Meeting #1 

Date and Time: April 10, 2025, 12:00 pm 

Location: Colton Town Hall, 94 Main Street, Colton, NY 13625 

Attendees: See Below 

Agenda: 

1. Welcome and Introductions
2. Comprehensive Planning 101
3. Smart Growth Principles
4. Project Scope and Schedule
5. Roles and Responsibilities
6. Interactive Exercise with the CPSC – Challenges and Opportunities
7. Public Participation Overview
8. Next Steps

1. Welcome & Introductions
Discussion 

Jeff Rousell, CPC Committee Co-Chair, welcomed Committee members, Town staff and consultants to
the meeting and initiated introductions.

Members of the Smart Growth Comprehensive Plan Committee in attendance: 
• Jeff Rousell, Committee Co-Chair
• Anne Townsend, Committee Co-Chair
• Lisa Fisher
• Judy Fuhr
• Randa Mitchell
• Kirke Perry
• Jason Pfotenhauer

Department of State (DOS) Representative Jennifer Voss thanked everyone for attending and 
introduced herself.  

MJ Engineering and Land Surveying, P.C., the lead consultants assisting the Town with the 
Comprehensive Plan process, was represented at the meeting by: 

• Jen Ceponis
• Melia Hema

TOWN OF COLTON 
SMART GROWTH COMPREHENSIVE PLAN 
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1. Welcome & Introductions
Discussion 

Jen Ceponis (MJ) provided an overview of the agenda and encouraged members to ask questions at any 
point. Ms. Ceponis also provided an overview of members of the Consultant Team that are not present 
but will be assisting in the Comprehensive Plan process as needed.  

Key Decisions & Outcomes 
N/A 

2. Comprehensive Planning 101
Discussion 

Jen Ceponis (MJ) provided a Comprehensive Plan overview. 

What is a Comprehensive Plan? 
• “Town comprehensive plan” means the materials, written and/or graphic, including but not

limited to maps, charts, studies, resolutions, reports and other descriptive material that identify
the goals, objectives, principles, guidelines, policies, standards, devices and instruments for the
immediate and long-range protection, enhancement, growth and development of the town
located outside the limits of any incorporated village or city. (Town Law – Article 16 §272-A)

• A blueprint for the future of a community
• Broad in nature
• Addresses Community-wide topics
• A document, maps, illustrations that

1. Evaluate the Current State
2. Identify the Desired Future State
3. Determine an Action Plan
4. Describe how to Implement

Why have a plan? 
• Families plan to buy a house, to take a vacation, for a child’s education.
• Businesses plan for profit and growth.
• A comprehensive plan aligns local land use policies

Communities plan for… 
• Population changes
• Economic growth
• Roads, community character, property values, tax base, schools, environmental protection,

transit, recreation, pedestrian safety, sewage disposal, water supply…

Project Approach 
• Understanding where you are (The Existing State)

o Comprehensive Plan Report Card
• Where do you want to be? (The Desired State)

o Identifying a Shared Vision for the Town of Colton
• How do you get there? (Implementation)

o Reality-Based Series of Implementation Steps
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2. Comprehensive Planning 101
Discussion 

There was a discussion regarding the value of community input related to where they want to be and 
why, and how the Comprehensive Plan process can have a significant impact on civic mindedness.  

A Comprehensive Plan is not… 
• Zoning
• Parcel Specific
• A venue to address individual projects under review or in the review pipeline

Ms. Ceponis elaborated by explaining that in New York, your zoning must be consistent with the land 
use vision and policies outlined in a community’s comprehensive plan. A current comprehensive plan 
is necessary before local governments can adopt or amend zoning.  

Determining when to update 
• Elapsed Time: 5 years generally (Colton adopted 1977, 48 years)

o Demographics
o Municipal budgets
o Economic conditions
o Society changes (technology)
o Single issue/focused plans completed

• Land Use
o Are patterns in balance?
o Meet resident expectations and needs?

• Zoning
o Requests for variances or zone changes?

Process 
• Town Board establish a committee (completed)
• Committee to update the plan
• Committee Public Hearing (required)
• Committee to advance updated draft to Town Board for consideration
• Town Board approval process (required items)

o Public Hearing
o GML 239-m- County Planning Review
o State Environmental Quality Review Act (SEQR)

Key Decisions & Outcomes 
N/A 
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3. Smart Growth Principles
Discussion 

Jennifer Voss (DOS) provided an overview of the Smart Growth Principles and Program Overview. She 
noted that certain principles may need to be adapted to better align with the specific context and needs 
of the Town of Colton. 

The NYS Department of State (DOS) Smart Growth Community Planning Program is administered by the 
Office of Planning, Development & Community Infrastructure (OPDCI). The program awards funding to 
eligible communities for the development or update of local and countywide comprehensive plans, 
area plans or zoning codes that emphasize and integrate Smart Growth principles.  

“4 Es” 
Smart Growth is a forward-thinking approach to planning and development that supports and 
integrates four key themes: Equity, Economy, Environment, and Energy/Climate. 

Smart Growth Principles 
• Develop plans and land use regulations that allow for and encourage mixed-use

neighborhoods.
• Enable a diverse mix of housing types that provide for opportunity and choice for all.
• Prioritize infill and redevelopment of existing buildings to revitalize neighborhoods and

downtowns, including areas around public transit.
• Provide well-planned, equitable, and accessible public spaces.
• Encourage compact neighborhood design and concentrated development around existing

infrastructure.
• Preserve open space, agricultural resources, and natural resources.
• Prioritize transportation options such as walking, cycling, and public transportation.
• Promote climate resiliency and adaptation, preferably through nature-based solutions, and

reduce greenhouse gas emissions.
• Build on unique traits to create an attractive and welcoming community with a strong sense

of place.
• Engage in an inclusive, collaborative public planning process that considers the needs and

character of the community.

Key Decisions & Outcomes 
N/A 
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4. Project Scope and Schedule 
Discussion 

Jen Ceponis (MJ) provided an overview of the project scope and schedule. 
 
Ms. Ceponis (MJ) displayed a schedule table and explained that they would be following a 16-18 month 
process, starting in April. The final adoption of the plan is expected to be August 2026.  
 
The three-pronged project approach starts with understanding the existing state, mapping out where 
the community wants to be and finally identifying steps for implementation. 
 
The project tasks for the Comprehensive Plan include: 

1. Comprehensive Planning Committee Meetings 
• Coordination with a Comprehensive Plan Steering Committee (CPSC) 
• Up to 8 meetings held every other month 
• Written meeting summaries 

2. Community Participation Plan 
• Prepare creative and inclusive engagement plan 
• Some activities include: stakeholder interviews; public events; community survey; 

pop-up tables; social media; project website 
3. Community Survey & Stakeholder Interviews 

• Develop an online community survey to reach a broad range of community members. 
• Facilitate group meetings with a focus on topics like history and culture, open space, 

economic growth, etc. 
4. Review Local & Regional Planning Efforts & Ongoing Initiatives 

• Review of existing Town resources and documents 
• Assess application of Smart Growth principles 

5. Community Profile 
• Inventory and analysis of existing conditions, maps, and relevant data 
• Review of vision and goals for the Town 

6. Community Visioning Workshops 
• 2 public open houses with hands-on activity stations and opportunity for the public to 

speak with CPSC and project team 
• 2 public hearings – presentation that provides an overview of draft plan (CPSC and 

Town Board) 
7. Final Comprehensive Plan and Adoption Support 

• Work with CPSC to analyze information gathered and draft the plan document 
• Community-driven process 
• Includes implementation matrix to prioritize immediate, short, and long term-

recommendations 
8. -11. Local, Regional & State Review 

• Submit Draft Plan to Town Board, Adirondack Park Agency (as needed), and County 
for review 

• Initiate SEQR process 
12. – 13. Final Comprehensive Plan & Adoption Support 

• Final updated document based on draft review 
• Complete up to 2 revisions of final documents 
• SEQR compliant materials  
• Adoption support included, as needed 
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4. Project Scope and Schedule 
Discussion 

• Available to Town board and public for review prior to public hearing 
14. – 16. Project Reporting Support 

• Work with Town staff and CPSC to prepare and submit MWBE and other project 
status reporting requirements, as well as Final Project Summary Report and 
Measurable Results 

 
A committee member inquired about the difference between public open houses and public hearings. 
Jen Ceponis (MJ) explained that public open houses are informal, interactive events where attendees 
can drop in at their convenience, learn about the project, and provide feedback. In contrast, public 
hearings are formal proceedings that offer an opportunity for individuals to submit comments on the 
record during the review of the draft plan. 

Key Decisions & Outcomes 
N/A 

 

5. Roles & Responsibilities 

Discussion 
Jen Ceponis (MJ) described the roles and responsibilities of the following groups: 
 
Project Team 

• Town Board 
• Community 

 
Comprehensive Plan Steering Committee (CPSC) 
There was some discussion about public comment during CPSC meetings.   

 
Consultant Team 

• MJ Engineering 
• CLA Site, Peter Loyola 
• EM Pemrick & Co, Ellen Pemrick 

 
Colton Community 

• Residents 
• Business Owners 
• Property Owners 
• Visitors  
• Stakeholders 
• Community Planners 

 
Committee  
Guide the Plan Development 

• Provide Feedback & Input 
• Review Draft Plan Vision, Concepts & Action Items 

Function as an Ambassador / Liaison 
• Community  
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5. Roles & Responsibilities 

Discussion 
• Organizations 

 
Ms. Ceponis (MJ) clarified that each Committee meeting will have a defined purpose, and agendas will 
be sent to the Committee in advance. Meetings will be virtual and in-person, MJ is flexible with the 
scheduling.  
 
The Committee agreed to list events in Town that may be ideal for public engagement. If members 
are interested in attending, MJ can provide material for the project. 
 
Core Team 

• Consultant Team 
• DOS Representatives 
• CPSC Co-Chairs, Jeff and Anne 

Core Team Role:  
• Assist with project logistics such as confirming schedules  
• Review Draft Information 
• Review Draft Plan Language 

 
Consultant Team 

• Facilitate & Coordinate the Planning Process 
o Core Team 
o CPSC 
o Public Engagement 

• Synthesize Information 
• Develop Draft Plan 

 
Key Decisions & Outcomes 

The Committee unanimously decided that public comment will not be part of the Committee meetings. 
Members of the public can share comments during the monthly Town Planning Board meetings and 
agreed to have comment cards available in the Town Hall. 
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6. Interactive Exercise with the CPSC – Challenges and
Opportunities

Discussion 
Jen Ceponis (MJ) led an interactive exercise to elicit committee input on key challenges and 
opportunities in the Town of Colton. MJ provided two large maps of the Town were provided for 
Committee members to mark.  

Committee members offered the following list of challenges facing the Town: 
• Communication is a challenge for the Town, making it difficult to promote recreational 

opportunities to residents and potential visitors
• The large size of the Town
• Town website lacks information for tourists and residents alike
• Town utilizes Facebook for communication but sometimes its difficult to find information
• Limited Broadband throughout Town
• Gaps in County Trails system for UTV users leads to UTVs using roads.
• Conflicting interests (motorized vs. non-motorized recreation)
• Aging population and challenges in aging in place.
• Retention of school graduates
• The disappearance of South Colton – making it viable and supportive of tourism
• Property owners do not want UTVs traveling through their property (a problem across the 

Adirondack Park)
• How to regulate recreational use on river/reservoirs (paddle boarders vs. wake boaters)
• Pedestrian safety, Bicycling paths and offering simple trails for those unable to do the Stone 

Valley Trail
• Small properties being consolidated and made into larger properties (tear-down and rebuilds)
• Increase in short term rentals
• Weather events, flooding, ensuring resources are available, services like redirecting traffic
• Distance from airports
• Distance to major cities
• Lack of safe sidewalks/bike paths connecting three main population areas
• Property tax changes with Brookfield
• UTV conflicts
• Limited public transit
• Connecting population centers to businesses
• Lack of apartments & affordable housing for young families or potential teachers
• No taxis or ride sharing services
• Lack of hotels and limited bed and breakfasts
• Renting cars is difficult
• Distance from large retailers for grocery shopping
• Flooding resiliency
• Committee members noted Morgan Road as an area of concern for flooding and Coldbrook 

Road as a location for UTV use because of a gap in the county trail system.

Committee members offered the following list of opportunities in the Town: 
• Higley State Park balances the interest of cross-country skiers and UTV users
• Amount of riverfront access
• Various means of water recreation (kayaking, paddleboarding, boating, fishing, swimming)
• Underutilized buildings – potential
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6. Interactive Exercise with the CPSC – Challenges and
Opportunities

Discussion 
• Adirondack Park
• Strong school district and schools as a community gathering space
• Create a central hub that includers public restrooms, EV charging and informative signage
• Capitalize on what Higley Flow State Park can offer to attract not only visitors, but also

homeowners

Committee members offered the following ideas for their vision for Colton in the future: 
• Live big in a small place
• Small communities, amenities (trails, kayaking)
• Access to cafes, hotels, more cultural activities/ programs
• Integrating current architectural style with new development
• “Enhance the quality of life for residents and visitors alike by upgrading our walking

infrastructure to foster stronger connections between people, neighborhoods, and the
natural beauty that surrounds us. By embracing and promoting our unique Adirondack
setting, we aim to cultivate thoughtful, tourism-based economic development that supports
local businesses, and celebrates the active outdoor spirit of our community.”

• “A well respected and highly functioning school district that attracts new, young residents.
Working from home opportunities a major source of employment as well as ancillary
businesses supporting residents and tourists. Clustering of homes in the water district but
recognizing people in the outlying areas move here specifically for space. Developing
recreational opportunities for all interests.”

Key Decisions & Outcomes 
• Committee to continue to share thoughts and ideas with MJ Team.

7. Public Participation Overview
Discussion 

Jen Ceponis (MJ) provided an overview of the public participation process: 

Public Involvement 
• Key Stakeholder Group Meetings (up to 6)
• Public Workshops/Meetings

o Including committee public hearing
• Student Engagement (1 in-person activity)
• Pop-Up Activities (up to 2)
• Public Survey
• Project Website
• Web/ Social Media Outreach
• Marketing & Branding Initiative
• Town Board and Committee updates

Anticipated Deliverables: 
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7. Public Participation Overview
Discussion 

• A public engagement plan outlining public involvement methods such as public meetings, key
stakeholder interviews, one electronic public survey, and a formal committee public hearing

Key Decisions & Outcomes 
• Once developed, MJ to share Project Website with Committee.

8. Next Steps
Discussion 

Jen Ceponis (MJ) provided an overview of the next steps in the process: 

• Establish regular CPC meeting schedule
o Every other month on a Tuesday afternoon

• MJ to prepare Public Participation Plan
• MJ to Prepare Draft Project Website
• Photos of Town
• Draft Community Profile

Key Decisions & Outcomes 
• Committee Members selected Tuesday afternoons of every other month as a regular meeting

time.
• Committee to send pictures of the community to MJ.
• MJ to send calendar invitation for Committee meetings and share materials in advance of

next meeting.
This meeting summary conveys our understanding of the items discussed and agreements reached at this 
meeting. Please forward any additions, corrections and/or questions to my attention. 

Submitted by: 
Melia Hema, MJ Engineering and Land Surveying, P.C. 

cc: Consultant Team, Comprehensive Plan Update Committee, Town File 
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MEETING SUMMARY 
Purpose: Smart Growth Comprehensive Plan Steering Committee (CPSC) Meeting #1 

Date and Time: June 24, 2025, 12:00 pm (Virtual) 

Location: Colton Town Hall, 94 Main Street, Colton, NY 13625 

Attendees: See Below 

Agenda:  

1. Welcome  
2. Project Schedule Update 
3. Existing Conditions Highlights 
4. Public Engagement Overview 

a) Draft Public Engagement Plan 
b) Project Website 
c) Public Engagement #1 
d) Stakeholder Group Discussion 

5. Next Steps  
 

1. Welcome  
Discussion 

Jen Ceponis (MJ) welcomed the Committee to the meeting and initiated introductions. The CPSC met 
in-person at the Village Clerk’s Office and the MJ Team presented virtually. Jen Ceponis provided a 
rundown of the meeting agenda. 
 

Key Decisions & Outcomes 
N/A 

 

2. Project Schedule Update 

Discussion 

Jen Ceponis (MJ) provided a project schedule update and shared that the project team and Town were 
right on schedule. With ongoing core team meetings, establishing the steering committee, and a draft 
Public Engagement Plan  

Key Decisions & Outcomes 
N/A 

 

 TOWN OF COLTON 
SMART GROWTH COMPREHENSIVE PLAN 
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3. Existing Conditions Highlights 
Discussion 

Jen Ceponis (MJ) provided an overview of existing conditions and mapping, based on publicly available 
data and permitted sources. She encouraged the steering committee to share any concerns or identify 
inaccuracies.  
 
Project Approach 

• The Existing State – Existing Conditions: Understanding where you are  
• The Desired State – Identifying a Shared Vision for the Town of Colton: Where do you want to 

be? 
• Implementation – Reality-Based Series of Implementation Steps  

 
Overview of Existing Conditions Mapping 
Preliminary Draft Mapping: 

• Existing Zoning 
• Existing Land Use 
• APA Land Use Classification 
• Parks & Recreation 
• Agricultural Resources 
• Environmental Constraints 
• Regional Context 

 
Jen Ceponis (MJ) clarified that there will be a description and context for each map within the 
Community Profile.  
 
Overview of Existing Demographics 
Preliminary Data: 

• Population 
• Income 
• Household Characteristics 
• Housing Occupancy 
• Housing Type 
• Housing Cost 
 

Key Decisions & Outcomes 
• CPSC members recommend adding a similar sized community for demographic comparison. 
• MJ will add a disclaimer to the Wetlands map noting it does not reflect the full extent of 

wetlands in Colton. 
• Committee members will confirm whether the South Colton to Russell trail is known by another 

name. 
• MJ will update the map label to "Stone Valley Trail." 
• The CPSC will review the mapping and demographic material and provide comments by July 1, 

2025 
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4. Public Engagement Overview 
Discussion 

Jen Ceponis (MJ) presented an overview of the planned public engagement. 
 
Engagement Approach: 

• Connect 
• Listen  
• Discover 

 
Ongoing Activities 

• Public Engagement Plan 
• Project Website with Comment Form 
• Melia Hema (MJ) presented and ran through the Project Website: www.ColtonPlan.com 
• Comment Form at Town Hall (hardcopy) 
• Drafting Community Survey – need CPSC feedback! 

 
Upcoming Activities 

• Public Open House & Visioning Session (Workshop #1) 
• Community Survey 
• Key Stakeholder Group Meetings 

 
Public Open House & Visioning Session (Workshop #1) 

• July 10, 2025 
• 6:00 – 8:00 PM, Colton Fire House 
• Interactive stations to inform about effort and gather public input 
• MJ Team to prepare materials and facilitate  
• Kick-off Community Survey 

 
Outreach for Open House  

• Publicity June 24 – July 10 
o Press release 
o Email distribution  
o Flyer  

• CPSC to assist in publicizing event 
 
Community Survey 

• Live at Public Open House 
• Online through Survey Monkey 
• Advertised in Press Release, Project Website, Public Workshop 
• Participants can access from mobile devices 
• Hardcopies can be available at Town Hall 
• MJ prepares summary of survey response highlights 

 
Upcoming Activities: 

• Key Stakeholder Group Meetings (July – August anticipated) 
o Business, Housing & Economic Development 
o Parks & Recreation 
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3. Public Engagement Highlights & Themes 
Discussion 

Limited broadband, reliance on Facebook, lack of centralized information, and challenges 
promoting opportunities. 

2. Tourism & Economic Development 
Gaps in trail systems, conflicts between recreational user groups (motorized vs. non-
motorized), limited lodging/ transport options, and the need to strengthen South Colton as a 
destination. Difficulties for local businesses to thrive resulting in a lack of restaurants, stores, 
access to fresh foods (“food deserts”), and hotels. 

3. Housing & Community Needs 
Aging population, loss of young residents, lack of affordable housing, growth of short-term 
rentals, and property consolidation. Limited access to healthcare and emergency services.  

4. Transportation & Accessibility 
Limited public transit, long distances to airports/ retail/ urban centers, lack of sidewalks/ bike 
paths, and difficulty with car rentals/ ride-sharing. 

5. Environment & Resiliency 
Flooding and severe weather risks, resiliency planning and specific areas of concern (e.g. 
Morgan Road). Reliant on Brookfield – water access, control of water levels, dams, taxes.  
 

Future Vision 
• “Live big in a small place” 
• Preserve small community feel while offering rich amenities 
• Trails, kayaking and recreational opportunities for all interests (motorized and non-

motorized) 
• Celebrate Adirondack setting and active outdoor spirit 
• Preserve open spaces and protect natural resources 
• Cafes, hotels, cultural activities, and programs 
• Upgraded- walking infrastructure to connect people, neighborhoods, and nature 
• Expand/ enhance library 
• Create community gathering space(s) 
• Integrating new development with existing architectural style 
• Clustering homes in service areas, while respecting desire for space in outlying areas 
• A well-respected school district that attracts young families  
• Remote work opportunities as a major source of employment 
• Ancillary businesses supporting both residents and tourists 
• Thoughtful, recreational tourism-based growth that supports local businesses 
• Enhancing quality of life for both residents and visitors 
 

Key Decisions & Outcomes 
• MJ will send the raw data from the community survey to the Committee 
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4. Vision & Goals Exercise 
Discussion 

Jen Ceponis (MJ) facilitated the vision and goals exercise with the Committee.  
 
Community Vision – What is a Vision? 

• A vision statement establishes the direction of the community over the next five to ten years 
• It forms the basis for the Comprehensive Plan 
• All subsequent recommendations aim to achieve the established vision 
• Use present tense (as if you are 10 years in the future) 
• Subjects typically addressed: 

o Common values of a community 
o Qualities, resources or assets that make a community unique or describe its identity 
o Attributes people like and want to be sure to keep or want to change about their 

community 
o Preferred future for various subject areas of the community 

 
Draft Community Vision 

• Incorporates 
o CPSC #1 Visioning session feedback 
o Input compiled from public engagement initiatives  
o NYS Smart Growth Principles  

 
Smart Growth Principles 

• Develop plans and land use regulations that allow for and encourage mixed-use 
neighborhoods. 

• Enable a diverse mix of housing types that provide for opportunity and choice for all. 
• Prioritize infill and redevelopment of existing buildings to revitalize neighborhoods and 

downtowns, including areas around public transit. 
• Provide well-planned, equitable, and accessible public spaces. 
• Encourage compact neighborhood design and concentrated development around existing 

infrastructure. 
• Preserve open space, agricultural resources, and natural resources. 
• Prioritize transportation options such as waking, cycling, and public transportation. 
• Promote climate resiliency and adaptation, preferably through nature-based solutions, and 

reduce greenhouse gas emissions. 
• Build on unique traits to create an attractive and welcoming community with a strong sense 

of place. 
• Engage in an inclusive, collaborative public planning process that considers the needs and 

character of the community.  
 

DRAFT Vision for Discussion 
• The Town of Colton will be a welcoming Adirondack waterfront community that balances its 

scenic beauty and natural assets while celebrating its active outdoor spirit. Its walkable, 
connected hamlets will provide year-round opportunities to live, work, learn, and play, 
supporting residents of all ages. The Town has a vibrant, tourism-based economy supported 
by local businesses. Thoughtful, sustainable growth will maintain affordability and nurture 
opportunities to strengthen the Town’s tight-knit, small-town character, allowing residents to 
live big in a small place. 
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4. Vision & Goals Exercise 
Discussion 

• After discussion the following revised vision was provided: 
o The Town of Colton will be a welcoming Adirondack waterfront community that 

balances its scenic beauty and natural assets while celebrating its active outdoor 
spirit. Its walkable, connected hamlets will provide year-round opportunities to live, 
work, learn, and play, supporting new and existing residents of all ages. The Town 
has a vibrant, tourism-focused economy that allows local businesses to thrive. 
Thoughtful, sustainable growth will maintain affordability and nurture opportunities 
to strengthen the Town’s tight-knit, small-town character, allowing everyone to 
create a home and live big in a small place. 

 
Comprehensive Plan Building Blocks 

• The MJ Team displayed a flow chart of the comprehensive plan building blocks 
 
DRAFT Guiding Principles 

1. Small-town character with outdoor lifestyle appeal 
2. Vibrant, connected community with balanced growth 
3. Strong schools & workforce opportunities 
4. Protect and leverage natural resources for thoughtful growth 

 
DRAFT Goals 

1. Stewardship of Nature & Recreation 
Goal: Protect the Raquette River corridor, key open spaces and natural resources while 
leveraging recreational assets like the Stone Valley Trail, Higley Flow, and scenic vistas - 
expand access, wayfinding, and maintenance so boating, hiking, skiing, and paddling remain 
defining experiences and attractions. 
REVISED Goal: Protect the Raquette River corridor, key open spaces and natural resources, 
balancing conservation and recreation. Leverage recreational assets like the Stone Valley 
Trail, Higley Flow, and scenic vistas by expanding and improving access, wayfinding, and 
maintenance so that boating, hiking, skiing, paddling, multi-use trails, and other outdoor 
activities remain defining experiences and attractions.  
 

2. Complete, Connected Hamlets (Higley, Colton Hamlet, South Colton) 
Goal: Focus investment in the hamlets with sidewalks or walking paths/trails, bike 
lanes/shoulders, crosswalks, lighting, and signage; cluster new mixed-use and small-scale infill 
so some daily needs are within a short walk or ride. 
REVISED Goal: Focus investment in the hamlets with sidewalks or walking paths/trails, bike 
lanes, crosswalks, lighting, and signage; cluster new mixed-use and small-scale infill so some 
daily needs are within a short walk or ride. 

 
3. Homes for Every Stage of Life 

Goal: Encourage a mix of single-family, senior/assisted living, and modest multi-unit or 
cottage homes to support aging in place and attract/retain young households and employees; 
manage short-term rentals so they complement, not crowd out, year-round housing. 
REVISED Goal: Encourage a mix of single-family, senior/assisted living, and modest multi-unit 
or cottage homes to support aging in place and attract/retain young households and 
employees; reinvest in existing housing and manage short-term rentals so they complement, 
not crowd out, year-round housing. 
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4. Vision & Goals Exercise 
Discussion 

 
4. Hamlet Vitality & Local Enterprise 

Goal: Nurture small, sustainable shops and services (cafés, outfitters, eateries, lodging) and 
create reasons to stop—beautification, storefront grants, pop-ups, and programming that ties 
downtown to the river/trail system. 
REVISED Goal: Nurture small, sustainable shops and services (cafés, outfitters, eateries, 
lodging) and create reasons to stop—beautification, storefronts, pop-ups, and programming 
that tie hamlets to the river/trail system. 
 

5. Community Connections and Resilience 
Goal: Leverage strong relationships with school and library as community anchors and 
develop year-round attractions, events or celebrations that strengthen community 
connection, attract visitors, and support local businesses. 
 

6. Reliable Infrastructure & Fiscal Health 
Goal: Identify key roadways for improvements, including new sidewalks or trails. Work with 
partners to expand broadband/cell coverage, and water access facilities; pursue grants and 
partnerships to ease the local tax burden while maintaining core services. 
 

7. Communications & Tourism Promotion 
Goal: Strengthen communications and tourism promotion by creating a clear, cohesive 
community brand and providing accessible information that connects residents and visitors to 
the Town’s destinations, recreational assets, and events. 

 
Key Decisions & Outcomes 

• The committee and MJ team will revisit #6 to include physical infrastructure. The Committee 
recommended reaching out to the Department of Public Works supervisor for guidance.  

 

5. Next Steps 

Discussion 

Jen Ceponis (MJ) provided an overview of the next steps: 
1. Refinement of Draft Vision & Development of Goals 
2. Development of preliminary recommendations 
3. Schedule October CPSC #4  
4. Public Engagement Event #2 

Key Decisions & Outcomes 
 

• MJ will coordinate with the Core Team to confirm the Public Engagement Event #2 date, time, 
and location. A press release and flyer will be prepared to promote the event.  
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This meeting summary conveys our understanding of the items discussed and agreements reached at this 
meeting. Please forward any additions, corrections and/or questions to my attention. 
 
Submitted by: 
Melia Hema, MJ Engineering and Land Surveying, P.C. 
 
cc: Consultant Team, Comprehensive Plan Update Committee, Town File 
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MEETING SUMMARY 
Purpose: Smart Growth Comprehensive Plan Steering Committee (CPSC) Meeting #4 

Date and Time: October 28, 2025, 12:00 pm  

Location: Zoom Meeting 

Attendees: See Below 

Agenda:  

1. Welcome  
2. Project Schedule Update 
3. Public Engagement Update 
4. Draft Community Profile 
5. Vision & Goals, Preliminary Recommendations Discussion 
6. Next Steps  

 

1. Welcome  
Discussion 

Jen Ceponis (MJ) welcomed the Committee to the meeting and initiated introductions. The CPSC met 
in-person at the Village Clerk’s Office and the MJ team joined virtually. Jen Ceponis provided a rundown 
of the meeting agenda. 
 

Key Decisions & Outcomes 
N/A 

 

2. Project Schedule Update 

Discussion 
Melia Hema (MJ) provided a project schedule update and shared that the project team and Town were 
right on schedule. With ongoing core team meetings, establishing the steering committee, and a draft 
Student Engagement Materials, completion of the first Public Open House and a community survey. 
 

Key Decisions & Outcomes  
N/A 

 

 TOWN OF COLTON 
SMART GROWTH COMPREHENSIVE PLAN 
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3. Public Engagement Update 
Discussion 

Melia Hema (MJ) provided an overview of the recent public engagement and resulting highlights and 
themes gathered from results.  
 
Engagement Overview 

• Open House #1 has already taken place 
• There has been 1 pop-up event (Higley Ice Cream Social) 
• 228 Community Survey Responses 
• 2,620 Website page views & 580 unique visitors 
• 5 Stakeholder group meetings 
• 1 Listening session with Brookfield  
• Upcoming student engagement 
• Upcoming Open House #2 
• Upcoming Public Hearing 

 
Second Upcoming Public Open House 

• Overview of project and process 
• Highlights from public outreach 
• Students’ comments 
• Draft Vision 
• Draft Goals 
• Preliminary Recommendations  

 
Key Decisions & Outcomes 

N/A 
 

 

4. Draft Community Profile 
Discussion 

Jen Ceponis (MJ) introduced the Draft Community Profile that had been sent out to all committee 
members.  
 
Draft Community Profile 

• Publicly available data 
• Mapping 
• Previous planning document  
• Adopted local and state policy  
• Inventory of existing community facilities, services, and resources 
• Public input & community priorities 

 
Key Decisions & Outcomes 

• J Pfotenhauer (St. Lawrence County) will send revisions and comments to MJ 
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5. Vision & Goals, Preliminary Recommendations 
Discussion 
Discussion 

Jen Ceponis (MJ) facilitated the discussion on the Draft Vision & Goals, and Preliminary 
Recommendations that will be presented at upcoming Public Open House. Committee members can 
discuss possible changes during the meeting or send comments to MJ later. 
 
Smart Growth Principles  

• Develop plans and land use regulations that allow for and encourage mixed-use 
neighborhoods. 

• Enable a diverse mix of housing types that provide for opportunity and choice for all. 
• Prioritize infill and redevelopment of existing buildings to revitalize neighborhoods and 

downtowns, including areas around public transit. 
• Provide well-planned, equitable, and accessible public spaces. 
• Encourage compact neighborhood design and concentrated development around existing 

infrastructure. 
• Preserve open space, agricultural resources, and natural resources. 
• Prioritize transportation options such as waking, cycling, and public transportation. 
• Promote climate resiliency and adaptation, preferably through nature-based solutions, and 

reduce greenhouse gas emissions. 
• Build on unique traits to create an attractive and welcoming community with a strong sense 

of place. 
• Engage in an inclusive, collaborative public planning process that considers the needs and 

character of the community 
 
DRAFT Vision for Discussion  

• The Town of Colton will be a welcoming Adirondack waterfront community that balances its 
scenic beauty and natural assets while celebrating its active outdoor spirit. Its walkable, 
connected hamlets will provide year-round opportunities to live, work, learn, and play, 
supporting residents of all ages. The Town has a vibrant, tourism-based economy supported 
by local businesses. Thoughtful, sustainable growth will maintain affordability and nurture 
opportunities to strengthen the Town’s tight-knit, small-town character, allowing residents to 
live big in a small place. 

 
DRAFT (Revised) Vision for Discussion  

• The Town of Colton will be a welcoming Adirondack waterfront community that balances its 
scenic beauty and natural assets while celebrating its active outdoor spirit. Its walkable, 
connected hamlets will provide year-round opportunities to live, work, learn, and play, 
supporting new and existing residents of all ages. The Town has a vibrant, tourism-focused 
economy that allows local businesses to thrive. Thoughtful, sustainable growth will maintain 
affordability and nurture opportunities to strengthen the Town’s tight-knit, small-town 
character, allowing everyone to create a home and live big in a small place. 

 
Committee Feedback: 

• No revisions were suggested  
 
DRAFT Guiding Principles  

• Small-town character with outdoor lifestyle appeal 
• Vibrant, Connected community with balanced growth  
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5. Vision & Goals, Preliminary Recommendations 
Discussion 
Discussion 

• Strong Schools & workforce opportunities  
• Protect and leverage natural resources for thoughtful growth  

 
Committee Feedback: 

• No revisions were suggested 
 
Revised DRAFT Goals  
 

1. Stewardship of Nature & Recreation  
• Goal: Protect the Raquette River corridor, key open spaces and natural resources while 

leveraging recreational assets like the Stone Valley Trail, Higley Flow, and scenic vistas - 
expand access, wayfinding, and maintenance so boating, hiking, skiing, and paddling remain 
defining experiences and attractions. 

• Goal (Revised): Protect the Raquette River corridor, key open spaces and natural resources, 
balancing conservation and recreation. Leverage recreational assets like the Stone Valley 
Trail, Higley Flow, and scenic vistas by expanding and improving access, wayfinding, and 
maintenance so that boating, hiking, skiing, paddling, multi-use trails, and other outdoor 
activities remain defining experiences and attractions. 

 
Committee Feedback: 

• No revisions were suggested  
 

2. Complete, Connected Hamlets (Higley, Colton Hamlet, South Colton) 
• Goal: Focus investment in the hamlets with sidewalks or walking paths/trails, bike 

lanes/shoulders, crosswalks, lighting, and signage; cluster new mixed-use and small-scale infill 
so some daily needs are within a short walk or ride. 

• Goal (Revised): Focus investment in the hamlets with sidewalks or walking paths/trails, bike 
lanes, crosswalks, lighting, and signage; cluster new mixeduse and small-scale infill so some 
daily needs are within a short walk or ride. 

 
Committee Feedback: 

• No revisions were suggested 
 

3. Homes for Every Stage of Life 
• Goal: Encourage a mix of single-family, senior/assisted living, and modest multi-unit or 

cottage homes to support aging in place and attract/retain young households and employees; 
manage short-term rentals so they complement, not crowd out, year-round housing. 

• Goal (Revised): Encourage a mix of single-family, senior/assisted living, and modest multi-unit 
or cottage homes to support aging in place and attract/retain young households and 
employees; reinvest in existing housing and manage short-term rentals so they complement, 
not crowd out, year-round housing. 

 
Committee Feedback: 

• No revisions were suggested 
 

4. Hamlet Vitality & Local Enterprise 
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5. Vision & Goals, Preliminary Recommendations 
Discussion 
Discussion 

• Goal: Nurture small, sustainable shops and services (cafés, outfitters, eateries, lodging) and 
create reasons to stop—beautification, storefront grants, pop-ups, and programming that ties 
downtown to the river/trail system. 

• Goal (Revised): Nurture small, sustainable shops and services (cafés, outfitters, eateries, 
lodging) and create reasons to stop—beautification, storefronts, pop-ups, and programming 
that tie hamlets to the river/trail system. 

 
Committee Feedback: 

• Shift the title of this goal to “Community Vitality and Local Enterprise” incorporate the entire 
community 

 
5. Community Connections and Resilience 
• Goal: Leverage strong relationships with school and library as community anchors and 

develop year-round attractions, events or celebrations that strengthen community 
connection, attract visitors, and support local businesses. 

• (No Revisions) 
 
Committee Feedback:  

• Shorten the title to “Community Connections” but keep the rest of the language the same 
 

6. Reliable Infrastructure & Fiscal Health  
• Goal: Identify key roadways for improvements, including new sidewalks or trails. Work with 

partners to expand broadband/cell coverage, and water access facilities; pursue grants and 
partnerships to ease the local tax burden while maintaining core services. 

• Goal (Revised): Identify key roadways and corridors for improvements, including new 
sidewalks or trails. Work with partners to expand broadband/cell coverage, and water access 
facilities; pursue grants and partnerships to ease the local tax burden while maintaining core 
services. 

 
Committee Feedback: 

• Add infrastructure after corridors for improvements, including new sidewalks, trails and 
shared waterfront access.  

 
7. Communications & Tourism Promotion 
• Goal: Strengthen communications and tourism promotion by creating a clear, cohesive 

community brand and providing accessible information that connects residents and visitors to 
the Town’s destinations, recreational assets, and events. 

• (No Revisions) 
 
Committee Feedback:  

• No revisions were suggested  
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5. Vision & Goals, Preliminary Recommendations 
Discussion 
Discussion 

DRAFT – Preliminary Recommendations  
 
Stewardship of Nature & Recreation 

1. Continue to support Town invasive species and water quality management programs to 
protect the Raquette River, its reservoirs and tributaries. 

2.  Evaluate strategies for reducing dust and airborne particles from recreation vehicles along 
shorelines and streambanks. 

3. Coordinate with Brookfield Power on water releases to attract expert kayakers to Colton.  
4. Develop a Comprehensive Townwide Recreation Plan to identify existing assets, gaps, and 

opportunities for expanding and enhancing both motorized and non-motorized recreation.  
5. Consider zoning amendments and land use tools that enhance protection of natural 

resources.  
6. Coordinate with NYSOPRHP to develop guidelines for docs and boat launch sites and create 

designated areas or seasonal restrictions to improve safety and minimize user conflicts.  
7. Partner with NYSDEC to implement proposed improvements to South Colton Easement area.  
8. Conduct an updated Natural Resource Inventory (NRI). 

 
Committee Feedback: 

• For the second recommendation the committee thought that this should shift away from just 
recreational vehicles and dust.  

• For the fourth recommendation add information about mountain bikes and make sure this 
recommendation emphases all modes of recreational travel.  

• The sixth recommendation will coordinate with DEC instead of NYSOPRHP 
 
Complete, Connected Hamlets (Higley, Colton Hamlet, South Colton) 

1. Create a Town Trails Master Plan to expand opportunities for non-motorized recreation, 
improve connectivity and support active transportation. 

2. Expand public access to the Raquette River in the hamlet areas. 
3. Fill in sidewalk gaps. 
4. Implement Colton’s Complete Streets policy. 
5. Review hamlet districts to ensure they encourage infill and mixed-use development, including 

housing, smallscale retail, and local services, and walkability. 
6. Partner with ATV/OHV/Snowmobile clubs and community organizations to identify strategies 

and initiatives to encourage safe recreational vehicle use and mitigate impacts on quality of 
life for Colton residents. 

 
Committee Feedback: 

• Specific locations in the second recommendation should be shifted to be accessible and safe 
• Sidewalks mentioned in the third recommendation are on Route 58 

 
Homes for Every Stage of Life 

1. Promote the St. Lawrence County first-time homebuyer and housing repair programs (CDBG 
Program). 

2. Implement the recommendation from the St. Lawrence County Housing Assessment to 
conduct a zoning analysis to identify barriers to developing affordable, senior, and multi-
family housing. 
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5. Vision & Goals, Preliminary Recommendations 
Discussion 
Discussion 

3. Leverage Pro-Housing Community designation to apply for funding to assist in development 
of needed housing options. 

4. Determine feasibility of revitalization or removal of vacant and/or dilapidated buildings. 
5. Adopt zoning and land use policies that encourage, or at minimum allow by right, tiny homes 

and accessory dwelling units (ADUs). 
6. Explore feasibility of adopting a Short-Term Rental (STR) policy to mitigate impacts to housing 

affordability and availability from the growth in rentals marketed through AirBnB and VRBO. 
7. Assess feasibility and impact of expanding sewer and water district along Spring Street and 

explore options for available property to support affordable, senior housing. 
8. Consider a Senior Housing Overlay District that relaxes certain design and area bulk standards 

when developed for senior housing projects. 
 
Committee Feedback: 

• Adjust language in first recommendation to suggest town should apply for funding because 
St. Lawrence County does not have the resources for this program. 

• Alter the seventh recommendation to focus on affordable housing for all (not just for seniors) 
 
Hamlet Vitality & Local Enterprise 

1. Explore funding through NYS Homes and Community Renewal to support façade 
improvement program in hamlet areas. 

2. Develop partnerships with St. Lawrence County Chamber of Commerce. 
3. Explore potential for partnering with business communities in Canton and/or Potsdam. 
4. Promote local food access by expanding opportunities for residents to access fresh, locally 

grown food. 
5. Evaluate zoning to ensure it supports Colton’s economic development goals. 
6. Simplify zoning – review hamlet zoning districts to ensure they encourage infill and mixed-use 

development, including housing small-scale retail, and local services. 
7. Evaluate existing hamlet district zoning boundaries to determine if they should be expanded 

to capture adjacent vacant or underutilized parcels that could accommodate infill or mixed-
use development. 

8. Evaluate existing hamlet district requirements to reduce barriers to building mixed-use 
buildings and smaller-scale residential options. 

9. Support Colton’s rural Adirondack hamlet character by ensuring design standards reinforce 
the traditional hamlet scale. 

 
Committee Feedback: 

• Suggestion seven, eight, and nine were sub bullets under suggestion six 
• Add some sort of local revitalization fund or tax incentive to support and nurture new small 

businesses within these suggestions 
 
Community Connections and Resilience 

1. Modernize the Colton Museum property to be a sustainable and accessible community 
gathering space. 

2. Enhance Swift Field Amenities and Accessibility. 
3. Evaluate feasibility and funding availability to support construction of proposed 

improvements at Hennessey Park / John Stone Memorial Trail. 
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5. Vision & Goals, Preliminary Recommendations 
Discussion 
Discussion 

4. Modernize and expand the Colton Hepburn Library to enhance accessibility and community 
use. 

5. Strengthen youth engagement in the local economy – encourage youth involve in local 
economic activities to nurture talent and skills in Colton, build a sustainable workforce, and 
support youth entrepreneurship and employment to build a sense of belonging and 
investment in the town’s future. 

6. Partner with school district to recreate an outdoor classroom program that connects students 
with hands-on learning experience in their own community. 

7. Transition Colton to clean energy. 
8. Foster partnerships with nearby colleges and universities to engage students, faculty, and 

institutional resources in supporting local projects, research and community initiatives. 
9. Promote Colton as a welcoming destination for nearby college students and their families. 

 
Committee Feedback: 

• For the first recommendation, there is already a gazebo behind the Museum, but they do 
hope to propose a new gazebo behind Town Hall.  

• The seventh recommendation should be included with other infrastructure goals.  
• For the ninth recommendation, Colton should be welcoming individuals with an 

entrepreneurial spirit, artists and remote workers. 
 
Reliable Infrastructure & Fiscal Health  

1. Conduct a transportation infrastructure vulnerability assessment to understand climate and 
weatherrelated risks and long-term maintenance needs. 

2. Diversify and expand tax base to keep property taxes affordable, sustain high level of services 
to residents, and enable residents of all ages and income to remain in the community. 

3. Explore strategies for reducing maintenance and operations costs for town-owned buildings 
and facilities. 

4. Work with regional partners to ensure sustainability/reliability of South Colton radio tower. 
5. Develop an asset management plan to identify assets, needed upgrades, improvements, costs 

and funding opportunities for town-owned facilities, equipment, and properties. 
6. Create a Capital Improvement Plan to identify big-ticket costs for the next 5-year period, such 

as plow trucks, salt shed, etc. to assist with budgeting. 
7. Invest in existing infrastructure. 

 
Committee Feedback: 

• In the second recommendation add specifics on how this recommendation will be actionable 
 
Communications & Tourism Promotion 

1. Develop a branding and marketing strategy for Colton to elevate community identity and 
highlight Colton’s distinctive features to attract visitors, new residents, businesses, and 
fostering a robust yearround economy. 

2. Develop a tourism plan that highlights Colton’s Adirondack and waterfront setting and 
recreational opportunities to attract visitors and new businesses to support recreational / 
outdoor tourism. 

3. Expand broadband / internet access in Colton. 
4. Foster community connections. 
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5. Vision & Goals, Preliminary Recommendations 
Discussion 
Discussion 

Committee Feedback: 
• For the third recommendation, promoting areas with Wi-Fi, whether that is promoting 

businesses that have WIFI or supporting the creation of internet centers 
• For the fourth recommendation, centralized community connections through a more efficient 

website  
 
CPSC Work to Review: 

• Review DRAFT preliminary recommendations 
• Identify edits needed 
• Identify additional recommendations 
• Provide questions or identify issues that were not addressed 
• Submit feedback by Friday, November 7th  

Key Decisions & Outcomes 
N/A 

 
 

5. Next Steps 

Discussion 
Jen Ceponis (MJ) provided an overview of the next steps: 

1. Refinement of DRAFT preliminary recommendations 
2. Student engagement  
3. Open House #2 

a. Thursday, November 20, 2025, 5:00 – 7:00PM, Colton Firehouse 
4. Schedule CPSC #5 
5. Draft Comprehensive Plan  
 

Key Decisions & Outcomes 
• The CPSC #5 meeting will take place in person December 8th, at 2PM 

 
This meeting summary conveys our understanding of the items discussed and agreements reached at this 
meeting. Please forward any additions, corrections and/or questions to my attention. 
 
Submitted by: 
Melia Hema, MJ Engineering and Land Surveying, P.C. 
 
cc: Consultant Team, Comprehensive Plan Update Committee, Town File 
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Comprehensive Plan Committee 

Name Present 

Jeff Rousell, Co-Chair 
 

Anne Townsend, Co-Chair   X  
Lisa Fisher 

 
Judy Fuhr  
Randa Mitchell  
Kirke Perry X  
Jason Pfotenhauer   

 

Comprehensive Plan Committee Support 

Name Present 

Preston Santimaw 
 

 

Consultant Team and Support 

Name Affiliation Present 
Jen Ceponis,  
Project Lead M.J. Engineering  
Melia Hema  M.J. Engineering  
Jennifer Voss Department of State  
Ellen Pemrick E.M. Pemrick and Company X  
Peter Loyola CLA SITE Landscape Architecture, 

Engineering & Planning, P.C. X  
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MEETING SUMMARY 
Purpose: Smart Growth Comprehensive Plan Steering Committee (CPSC) Meeting #5-6 

Date and Time: January 26, 2026, 1:00 pm  

Location: Zoom Meeting 

Attendees: See Below 

Agenda:  

1. Welcome  
2. Project Schedule Update 
3. Public Engagement Update 
4. Draft Community Profile – Committee Review Draft 
5. Future Land Use Discussion & Exercise 
6. Next Steps  

 

1. Welcome  
Discussion 

Jen Ceponis (MJ) welcomed the Committee to the meeting and initiated introductions. The CPSC met 
in-person at the Village Clerk’s Office and the MJ team joined virtually. Jen Ceponis provided a rundown 
of the meeting agenda. 
 

Key Decisions & Outcomes 
N/A 

 

2. Project Schedule Update 

Discussion 
Jen Ceponis (MJ) provided a project schedule update and shared that the project team and Town were 
right on schedule. CPSC meetings 5 and 6 were combined and the Committee is ready to review the 
draft plan.  
 
Physical copies of the draft plan for Committee review were mailed to Town Hall and are scheduled to 
be delivered by the end of the day.  

• Drafts are for Committee review only 
 

Key Decisions & Outcomes  
N/A 

 

 TOWN OF COLTON 
SMART GROWTH COMPREHENSIVE PLAN 
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3. Public Engagement Update 
Discussion 

Melia Hema (MJ) provided an overview of the recent public engagement and resulting highlights and 
themes gathered from results.  
 
Engagement Overview 

• Open House #1 
• 1 pop-up event (Higley Ice Cream Social) 
• 228 Community Survey Responses 
• 2,620 Website page views & 580 unique visitors 
• 5 Stakeholder group meetings 
• 1 Listening session with Brookfield  
• Student engagement 
• Open House #2 
• Committee Public Hearing 
• Town Board Public Hearing 

 
Student Engagement 

• Youth Perspective 
• Survey 

o Grades 3-5 
o Grade 6 
o Grades 7-12 

• 2nd Grade Town Proposal booklet  
 
Open House #2 

• November 20, 2025 5:00-7:00 PM 
• Colton Firehouse 
• More than 80 Attendees 
• Background Information 
• Public Outreach Highlights 
• Youth Perspective 
• Feedback on Draft Vision, Goals and Recommendations 

 
Participants read text on the Draft Vision, Goals and Recommendations and provided feedback and 
additional comments. 
 
Draft Vision – Input 

• Comment themes included: community and belonging, sustainability and thoughtful growth, 
waterfront and natural assets  

 
Stewardship of Nature & Recreation: 

• Knowing the value of natural resources 
• Need to educate people to be respectful & responsible 

 
Complete, Connected Hamlets (Higley, Colton Hamlet, South Colton): 

• Wayfinding for businesses, trails and for recreation 
• Walking/ biking paths along several roads 
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3. Public Engagement Update 
Discussion 

 
Homes for Every Stage of Life: 

• Take advantage of Pro-housing community designation 
• Need more senior housing 

 
Community Vitality & Local Enterprise 

• Partnerships are valuable 
• Revitalize the arts  

 
Community Connections 

• Have a community gathering space for all ages 
• Space for recreation and for people to learn new skills 

 
Reliable Infrastructure & Fiscal Health 

• Improved broadband 
 
Communications & Tourism Promotion: 

• Signage  
• Advertise community and school events  

 

Key Decisions & Outcomes 
N/A 

 

 

4. Draft Comprehensive Plan – Committee Review Draft 
Discussion 

Jen Ceponis (MJ) introduced the Draft Comprehensive Plan and how it was developed.  
 
How We Got Here 

• Smart Growth Principles – Promotes planning principles that create livable, sustainable and 
equitable communities 

• Steering Committee Input – Gathered Insights and expertise from the CPSC 
• Community Input – Collected feedback from residents through meetings and surveys 
• Data & Existing Information – compiled and described in the Draft Community Profile 
• Draft Vision –Set goals to guide the Town toward the established vision 
• Preliminary Recommendations – Suggested actions the Town can take to implement the 

established vision and goals 
• Draft Plan – All of the previously notes data and information are synthesized into the Smart 

Growth Comprehensive Plan 
 
Outline/ Table of Contents 

• Acknowledgements 
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4. Draft Comprehensive Plan – Committee Review Draft 
Discussion 

• Executive Summary 
• Introduction 
• Community Overview: Colton Today 
• Goals and Recommendations: Colton Tomorrow  
• Future Land Use 
• Town Leadership & Governance  
• Implementation: Getting There 
• Appendices 

 
Executive Summary 
Jen Ceponis (MJ) explained that the Executive Summary is meant to be a 2-page reader-friendly 
“brochure” for the Comprehensive Plan that succinctly summarizes the plan’s purpose and goals.  
 
Introduction: 

• Describes what a Comprehensive Plan is 
• Provides an overview of planning process, including public engagement 
• Describes relationship to the Adirondack Park and involvement of Adirondack Park Agency 
• Provides an overview of the NYS Smart Growth principles  
• Discusses how the plan is organized  
 

Community Overview: Colton Today 
• Community setting 
• A snapshot of Colton Today 

o Key sociodemographic and land use trends 
o Key findings 

 
Goals and Recommendations: Colton Tomorrow  

• Community Vision 
• Guiding Principles 
• Goals Supporting the Community’s Vision  
• Recommended Actions 
• How the recommended actions align with Smart Growth principles 
• Includes context for goal – some key data or findings from Community Profile that support 

need for goals and following recommendations 
 
Smart Growth Principles  

• Develop plans and land use regulations that allow for and encourage mixed-use 
neighborhoods. 

• Enable a diverse mix of housing types that provide for opportunity and choice for all. 
• Prioritize infill and redevelopment of existing buildings to revitalize neighborhoods and 

downtowns, including areas around public transit. 
• Provide well-planned, equitable, and accessible public spaces. 
• Encourage compact neighborhood design and concentrated development around existing 

infrastructure. 
• Preserve open space, agricultural resources, and natural resources. 
• Prioritize transportation options such as waking, cycling, and public transportation. 
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4. Draft Comprehensive Plan – Committee Review Draft 
Discussion 

• Promote climate resiliency and adaptation, preferably through nature-based solutions, and 
reduce greenhouse gas emissions. 

• Build on unique traits to create an attractive and welcoming community with a strong sense 
of place. 

• Engage in an inclusive, collaborative public planning process that considers the needs and 
character of the community 

 
Future Land Uses 

• Section to be updated after CPSC completes Future Land Use Discussion & Exercise 
 
Town Leadership & Governance  

• Overview of Town leadership and government  
• Governance and plan administration 

 
Implementation: Getting There 

• Recommended Next Steps/ Implementation Table  
• Measuring Success 

 
Jen Ceponis (MJ) explained that the Implementation Table is organized by goals and their 
corresponding recommendations. In the “Priority” column, each recommendation is rated high or 
low, with the accompanying number indicating how many votes it received during the second open 
house. Committee members were asked to assess whether the priority ratings were accurate. 
 
The Town is lead on all recommended actions and are therefore not included in the “Potential 
Partners” column.  

Key Decisions & Outcomes 
•  

 

5. Future Land Use Discussion & Exercise 

Discussion 
Jen Ceponis (MJ) facilitated the discussion on the Future Land Use discussion and exercise. 
 
What is a Future Land Use Map? 

• Graphic and written representation of potential future land uses  
• Provides framework and direction for future land use regulations and decision making in the 

community  
• Reflects vision, goals and recommendations for the community in the future 

 
A future land use map is a critical component of the Comprehensive Plan 

• Not parcel specific but identifies general types of land uses (10-20 year timeframe) 
• Helps support the Comprehensive Plan and future zoning, but it is NOT zoning 

 
Factors to Consider 

• Vision and Goals 
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5. Future Land Use Discussion & Exercise 

Discussion 
o Balance development with conservation and protection of Raquette River 
o Connected Hamlets and increased walkability 
o Homes for every stage of life 
o Expanded public access to the River 
o Infrastructure resilience  

• CPSC discussions  
• Stakeholder & public input 

 
Future Land Use Discussion & Exercise 

• What land uses should be different moving forward and where? 
• Where are planned infrastructure improvements? 
• Where should additional commercial development take place? What type? 
• Where should additional residential development take place? What type? 

 
The Committee noted the area between Spring Street and Lenny Road, adjacent to the Town Transfer 
Station, as being a potential location for future residential development. Its vicinity to the Town’s 
other main buildings and hamlet would support walkable development.  
 
One Committee member suggested another use for the old firehouse that’s near the waterfront. The 
building is currently being used as storage.  
 
Committee members also suggested extending water/ sewer infrastructure to along Spring Street to 
support potential future development.  

Key Decisions & Outcomes 
N/A 

 
 

6. Next Steps 

Discussion 
Jen Ceponis (MJ) provided an overview of upcoming deadlines and potential meeting dates. 
 
CPSC Work to Review: 

• Review DRAFT Comprehensive Plan 
• Review DRAFT Implementation Table – priorities and timeframes 
• Identify additional recommendations 
• Provide questions or identify issues that were not addressed  
• Submit feedback by Mondary, February 16th  

 
 
Next Steps (Timeframes subject to change) 

• Monday, February 16th – Committee submits feedback to MJ 
• Monday, February 23rd – updated Draft Plan to be shared with Committee 
• 1st week of March – Committee Work Session  
• March 2026  

o Draft Smart Growth Comprehensive Plan for Public Review 



                                                  7 

6. Next Steps 

Discussion 
o Committee Public Hearing (end of March) 

• Week of April 20th – Next CPSC Meeting  
• May 2026 - Potential Final Committee Meeting and Vote to Forward Draft Comprehensive 

Plan  to Town Board 
 

Key Decisions & Outcomes 
• Committee members will review the draft plan and send comments to the MJ team by Monday, 

February 16th.  
 
This meeting summary conveys our understanding of the items discussed and agreements reached at this 
meeting. Please forward any additions, corrections and/or questions to my attention. 
 
Submitted by: 
Melia Hema, MJ Engineering and Land Surveying, P.C. 
 
cc: Consultant Team, Comprehensive Plan Update Committee, Town File 
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Comprehensive Plan Committee 

Name Present 

Jeff Rousell, Co-Chair 
 

Anne Townsend, Co-Chair    
Lisa Fisher X 

Judy Fuhr  
Randa Mitchell  
Kirke Perry  
Jason Pfotenhauer   

 

Comprehensive Plan Committee Support 

Name Present 

Preston Santimaw 
 

 

Consultant Team and Support 

Name Affiliation Present 
Jen Ceponis,  
Project Lead M.J. Engineering  
Melia Hema  M.J. Engineering  
Jennifer Voss Department of State  
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MEETING SUMMARY 
Purpose: Smart Growth Comprehensive Plan Steering Committee (CPSC) Meeting #6 – 

Draft Plan Work Session 

Date and Time: March 2, 2026, 1:00 pm  

Location: Zoom Meeting 

Attendees: See Below 

Agenda:  

1. Welcome  
2. Project Schedule Update 
3. Review Draft Comprehensive Plan Comments Received 
4. Discuss Committee Public Hearing 
5. Next Steps  

 

1. Welcome  
Discussion 

The CPSC and the MJ Team met virtually via Zoom for a draft plan work session to review committee 
comments received and proposed revisions to the draft plan. Jen Ceponis (MJ) welcomed the 
Committee to the meeting and provided a rundown of the meeting agenda. 
 

Key Decisions & Outcomes 
N/A 

 

2. Project Schedule Update 

Discussion 
Jen Ceponis (MJ) provided a project schedule update and shared that the project team and Town were 
right on schedule. With anticipated public meetings remaining being the required CPSC Public Hearing 
and required Town Board Public Hearing. The next Steering Committee Meeting (#7) will be scheduled 
for May 2026.  

Key Decisions & Outcomes  
N/A 

 

 TOWN OF COLTON 
SMART GROWTH COMPREHENSIVE PLAN 
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3. Review Draft Comprehensive Plan Comments Received 
Discussion 

Melia Hema (MJ) provided an overview of the comments received and how they were addressed 
through the comment table provided.  
 
Addressing General Comments:  

• Comprehensive Plans are repetitive in nature and many topics are interrelated.  
• Some additional descriptive language was added to reduce confusing jargon and improve 

reader-friendliness. 
• Some recommendations may be similar to other recommendations in different goal topic 

areas but we do not recommend combining the recommendations because it may be helpful 
for future grant-writing.  

 
Jen Ceponis (MJ) then introduced the Draft Comprehensive Plan that had been edited based on 
comments supplied by committee members, going over specific edits, modifications, and comments.  
 
Cover Page 
Committee Feedback: 

• The photos should be altered to show a more accurate depiction of the Town of Colton 
• In the blurb at the bottom of the page ‘State’ is omitted from Department of State 

 
Executive Summary 
CPSC Comments Received: 

• Reworking of organization and use of infographics to be more reader-friendly  
Committee Feedback: 

• There should be the addition of a definition of what Smart Growth Comprehensive Plan is 
 
Introduction 
CPSC Comments Received: 

• Spell out and describe acronyms 
• Consistent title – SGCP vs. CP 
• Minor text edits & format modifications 
• Added recommended quote (need attribution) 

Committee Feedback: 
• Attribution for the quote would be Ann and Jeff  

 
Community Overview 
CPSC Comments Received: 

• Minor text edits & format modifications 
• Modified graphics to incorporate population trend graphic from the Town’s NY Forward 

application 
Committee Feedback: 

• The data used to create the population trend graphic in the NY Forward application was taken 
from the Draft Community Profile.   
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3. Review Draft Comprehensive Plan Comments Received 
Discussion 

Goals and Recommendations 
CPSC Comments Received: 

• Additional descriptions & explanations to technical terms/jargon (i.e. conservation 
subdivisions) 

• “Stewardship of Nature & Recreation” recommendations numbers changed from “R” to “S” 
• Replaced “cottage homes” with “tiny homes” 
• Changed “reliable Infrastructure & Fiscal Health” to “Resilient Infrastructure…” 
• Added “outdoor bathrooms to support public events” to CC2 
• Edit description for “homes for every stage of life…” (i.e. tiny homes) 
• Added proposed picnic area to S6 
• Modifications to language in C1. “Create a Town Trails Master Pan to expand opportunities 

for non-motorized recreation, improve connectivity, and support active transportation” 
• Minor text edits & format modifications 
• Map graphics 
• Describes assigned letters & numbers to recommendations 
• Removed number after priority level to recommendations 

Committee Feedback: 
• Replace photos of tiny homes with a more regional example (i.e. the development in Keene 

around 10890 NY-9N) 
• Add proposed picnic area to S6 
• Higley Flow and the Higley Flow State Park is a critical part of the community character and 

livelihood of Colton residents and should be emphasized more frequently within the Plan 
• In S6, Parishville should be removed because the South Colton conservation easement is only 

in Colton 
• The recommendation for a whitewater rafting self put-in has been assessed by a company 

that evaluated other nearby river communities it was determined to be infeasible based on 
the type and length or rapids and other obstacles in the River. References to whitewater 
rafting should be focused on leveraging the visitors and spectators associated with the 
planned releases that attract highly skilled rafters to Colton.   

• The mobile community clothing reuse program should be named ‘Colton Community Closet’ 
 
Future Land Uses 
CPSC Comments Received: 

• Minor text edits & format modifications 
• Map graphics 
• Discussion – addition of other potential future land uses 

 
Leadership & Governance 
CPSC Comments Received: 

• Minor text edits & format modifications 
 
Implementation 
CPSC Comments Received: 

• Minor text edits & format modifications 
• Describes assigned letters & numbers to recommendations 
• Removed numbers after priority level 
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3. Review Draft Comprehensive Plan Comments Received 
Discussion 

Committee Feedback: 
• The addition of timeframes would be confusing and limit flexibility to the Town so only a 

“priority” column is preferred  
 

Key Decisions & Outcomes 
N/A 

 

 

4. Discuss Committee Hearing 

Discussion 
Jen Ceponis (MJ) facilitated the discussion on upcoming committee public hearings: 
 
Public Meeting #3/Committee Public Hearing 
(Public hearing required per Town Law § 272-a) 

• Committee decides the draft Comprehensive Plan is ready for public review 
• Draft document is released to the public 

o Available online at project & Town website 
o Hard copies made available at Town Hall and Public Library 

• Public hearing date noticed and publicized 
o Formally noticed by the Town 
o Flyer 
o Press Release 
o Email Blast 

  
Key Decisions & Outcomes 

n/a 
 
 

5. Next Steps 

Discussion 
Jen Ceponis (MJ) provided an overview of the next steps: 

1. Refinements to Draft Comprehensive Plan Version 2 
2. Committee Public Hearing Noticing 
3. Release Draft Comprehensive Plan for public review 
4. Schedule #7 meeting 

a. Potential Final Committee Meeting 
b. Consider edits to Draft Plan 
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5. Next Steps 

Discussion 
c. Consider Recommendations to Town Board 

5. Should the Committee advance the draft Comprehensive Plan to the Town Board: 
a. Town Board Public Hearing 
b. SEQRA, required referrals 
c. Additional edits 
d. Adoption  

Key Decisions & Outcomes 
n/a 

 
This meeting summary conveys our understanding of the items discussed and agreements reached at this 
meeting. Please forward any additions, corrections and/or questions to my attention. 
 
Submitted by: 
Melia Hema, MJ Engineering and Land Surveying, P.C. 
 
cc: Consultant Team, Comprehensive Plan Update Committee, Town File 
 

Comprehensive Plan Committee 

Name Present 

Jeff Rousell, Co-Chair 
 

Anne Townsend, Co-Chair   X 
Lisa Fisher X 

Judy Fuhr  
Randa Mitchell X 
Kirke Perry  
Jason Pfotenhauer   
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Comprehensive Plan Committee Support 

Name Present 

Preston Santimaw 
 

 

Consultant Team and Support 

Name Affiliation Present 
Jen Ceponis,  
Project Lead M.J. Engineering  
Melia Hema  M.J. Engineering  
Kerry Gibson M.J. Engineering  
Jennifer Voss Department of State X 
Ellen Pemrick E.M. Pemrick and Company X 
Peter Loyola CLA SITE Landscape Architecture, 

Engineering & Planning, P.C. X 
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Town of Colton 
MUNICIPAL STAFF 

STAKEHOLDER DISCUSSION NOTES 
 
 

Purpose: Stakeholder Meeting 

Date and Time: July 10, 2025, 1:00 PM – 2:00 PM 

Location: Colton’s Clerk Office, 94 Main St, Colton NY 

Attendees: See Below 

 

Municipal Staff 

Summary 
This discussion focused on the current conditions of the Town of Colton from a Municipal standpoint. 
The meeting started with a brief overview of a Smart Growth Comprehensive Plan. Other topics and 
issues that came up in discussion include the following: 
 
Overuse: 

• Higley Flow was once a quiet State Park, but has become more popular, resulting in 
traffic/congestion    

• With the privatization of the waterfront, it has been increasingly difficult for residents to have 
access to the river 

• Stakeholders have proposed that having more food shopping locations could mitigate 
congestion around the limited options already established 
 

Adirondack Location: 
• Colton is one of the only towns with a land use plan approved by the APA. It can be restrictive 

but there are some benefits 
• The state parks and public lands nearby are very attractive to tourists – broad range of 

recreational opportunities available from xc-skiing to mountain biking.  
• The Raquette River attracts expert kayakers because of the class V and VI rapids  

 
Motorized Transit: 

• State Route 56 is a pinch point for ATVs because the St. Lawrence County multi-use trail has a 
gap  

• There is limited enforcement around ATV/OHV laws, fostering an unsafe environment at 
times 
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Municipal Staff 

Summary 
Attendance 

• Jen Ceponis – MJ Team  
• Melia Hema – MJ Team  
• Kerry Gibson – MJ Team  
• Judy Fuhr – Higley Flow State Park 
• Darren Richards – Town of Colton, Code Enforcement officer & DPW 
• Shelley Rayner – Town of Colton, Assessor & Bookkeeper 
• Andrea Malik – Town of Colton, BTI + Invasive Species Director 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This document was prepared with funding provided by the New York State Department of State under 
Title 11 of the Environmental Protection Fund. 
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Town of Colton 
PARKS & RECREATION 

STAKEHOLDER DISCUSSION NOTES 
 
 

Purpose: Stakeholder Meeting 

Date and Time: July 10, 2025, 2:00 PM – 3:00 PM 

Location: Colton’s Clerk Office, 94 Main St, Colton NY 

Attendees: See Below 

 

Parks & Recreation Organizations 

Summary 
This discussion focused on the existing issues and opportunities in the Town of Colton from a Parks 
and Recreation standpoint. This meeting started with a brief overview of a Smart Growth 
Comprehensive Plan. Other topics and issues that came up in discussion include the following:  
 
Comprehensive Resource List 

• A comprehensive website could be beneficial to the public to advertise hard to reach natural 
assets and recreational opportunities   

• Promote membership of ATV/OHV clubs to both foster relationships while holding 
irresponsible riders accountable 

 
Motorized vs. non-motorized recreation  

• There are ways to mitigate conflict between motorized and non-motorized groups – 
walking/bicycling and ATV/OHVs  

• There should be more enforcement for ATV/OHVs regarding safe speeds. It was suggested 
that clubs can assist with this.  

• State Park police are headquartered in Alexandria Bay which creates challenges for 
enforcement within the park 

 
Other Recreational Activities:  

• Most hunting is for deer and bear (quail, partridge, duck, goose, and turkey are also hunted) 
• Recreational activities within the town include softball, kickball, disc golf, soccer, four-square, 

and a swim program to name a few but stakeholders would like to see a recreation director 
• Swift Park is maintained by the Town DPW but there is a partnership with the school district, 

which provides construction materials for some facilities  
• An in-service day with teachers at Higley Flow resulted in increased utilization by school 

children 
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Parks & Recreation Organizations 

Summary 
• Desire for Colton to offer more accommodations for tourists a without becoming a “tourist 

trap” 

Attendance 
• Jen Ceponis (MJ Team) 
• Melia Hema (MJ Team) 
• Kerry Gibson (MJ Team)  
• Peter Loyola (CLA Site)  
• Judy Fuhr – CPSC Member, Friends of Higley Flow State Park  
• Micheal Rizzo – Higley Flow State Park & Campgrounds (NYSOPRHP)  
• Rodger Murray 
• Eleanor Menz - Friends of Higley Flow State Park  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This document was prepared with funding provided by the New York State Department of State under 
Title 11 of the Environmental Protection Fund. 
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Town of Colton 
BUSINESS & ECONOMIC DEVELOPMENT 

STAKEHOLDER DISCUSSION NOTES 
 
 

Purpose: Stakeholder Meeting 

Date and Time: August 4, 2025, 1:00 PM –2:00 PM 

Location: Virtual (Zoom)  

Attendees: See Below 

 

Business & Economic Development  
Summary 

This discussion focused on the current conditions of the Town of Colton from a business standpoint. 
The meeting started with an overview ofa Smart Growth Comprehensive Plan. Other topics and issues 
that came up in discussion include the following: 
 
Stressors on Business 

• Over the past 30 years businesses have seen less individuals coming to Colton affecting the 
ability of local business to stay open and profitable. 

• Many residents are older, and on fixed incomes, which proves difficult for businesses to raise 
prices with inflation. 

• After the summer months several businesses limit their hours because most employees are 
full-time schoolteachers. 

• The conflict between motorized and non-motorized vehicles has resulted in less activity for 
businesses and restaurants. 

• Other than driving yourself, no alternative way for visitors and residents to get around Town, 
including ride-share or bus services.  

 
Appeal for the Town: 

• There are vast unique natural resources and assets that could generate tourism and bring in 
business that are not leveraged.   

• Traffic into Town is at its peak during the summer months, though it is slower in the off-
season, Colton sees hikers and hunters in the spring and fall, respectively.  
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Business & Economic Development  
Summary 

• The “summer locals”, owners of local camps, who spend the summers in Colton have 
expendable income and are a critical part of the local economy. 

 
Areas to Enhance 

• Implementing new advertising and wayfinding techniques for the Town could attract visitors 
and direct tourists to existing assets. 

• Grooming the sides of roads to accommodate patrons traveling by ATV, cross-country skiing, 
or snowshoeing to local businesses.  

• Ensuring proper clearing of sidewalks in the winter months so patrons are able to safely make 
it to businesses and restaurants.  

Attendance 
• Jen Ceponis (MJ Team) 
• Melia Hema (MJ Team) 
• Kerry Gibson (MJ Team)  
• Ellen Pemrick (E.M. Pemrick) 
• Jeff Rousell (CPSC Co-Chair) 
• Jen Voss (NYSDOS) 
• Kirk Robideau (Mohagany Ridge, Owner) 
• Jennie Robideau (Mohagany Ridge, Owner) 
• Randa Mitchell (Raquette River Pub, Owner)  
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Town of Colton 
REGIONAL PARTNERS 

STAKEHOLDER DISCUSSION NOTES 
 
 

Purpose: Stakeholder Meeting 

Date and Time: August 4, 2025, 2:00 PM – 3:00 PM 

Location: Virtual (Zoom)  

Attendees: See Below 

 

Regional Partners 

Summary 
This discussion focused on the existing issues and opportunities in the Town of Colton from a regional 
standpoint. This meeting started with an overview of a Smart Growth Comprehensive Plan.Other 
topics and issues that came up in discussion include the following:  
 
Rural Challenges 

• Across the county and region, rural communities face challenges due to lack of growth.  
• With many business owners looking to retire, bringing in new entrepreneurs will warrant 

creative problem-solving.   
• Like many rural communities, Colton’s governance structure is less formal and relationship-

based  
• Continuity of programs and services sometimes suffers when leadership changes because 

roles and procedures are not formalized.  
• Colton is a close-knit community where strong personal connections and relationships can 

foster collaboration, but at times may also create barriers to broader participation and 
collective decision-making.  

 
Regional Opportunities 

• Economic programs are available to small businesses in the County but are not taken 
advantage of.  

• Assistance for entrepreneurs throughout the County is available by connecting individuals 
with resources through the county and other agencies/programs.  

• Colton often lacks planning capacity to take part in regional programs and opportunities.  
• No central hub or population center exists for St. Lawrence County, complicating the County’s 

ability to organize events.  
 
 
Outdoor activities  



DRAFT

2 

Regional Partners 

Summary 
• The Town of Colton has a lot to offer - water, parks, and campgrounds - the challenge is 

getting visitors to explore the diverse activities the Town has to offer.  
• Colton is one of the 18 communities in the Adirondack Park with an APA approved land use 

program.   
• There is a multi-use trail through the St Lawrence, but it is primarily used for ATV use. 

 
Housing  

• St Lawrence County helps with CDGB grants but there is a lot of need and limited capacity. 
• St. Lawrence County needs low-cost rentals, but given the high cost of building housing, 

funding assistance and creativity is needed in order to respond to housing demand.  
• Identifying areas that would be acceptable for new housing through zoning, proper utilities 

and community support will prepare Colton for future development opportunities.  
Attendance 

• Jen Ceponis (MJ Team) 
• Melia Hema (MJ Team) 
• Kerry Gibson (MJ Team)  
• Ellen Pemrick (E.M. Pemrick) 
• Patrick Kelly (St. Lawrence County IDA)  
• Kate-Lyn Knight (APA) 
• Jeff Rousell (CPSC Co-Chair) 
• Jen Voss (NYSDOS) 
• Robyn Burgess 
•   (APA) 
• Michelle Capone (DANC) 
• Carlie Leary (ANCA) 
• Ben Dixon (St. Lawrence County Chamber of Commerce) 
• Preston Santimaw (St. Lawrence County Planning)  
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Town of Colton 
COMMUNITY ORGANIZATIONS 

STAKEHOLDER DISCUSSION NOTES 
 
 

Purpose: Stakeholder Meeting 

Date and Time: September 24, 2025 1:00 PM – 2:00 PM 

Location: Colton’s Clerk Office, 94 Main St, Colton NY 

Attendees: See Below 

 

Community Organizations 

Summary 
This discussion focused on the current conditions of the Town of Colton related to services and 
programs offered by local community organizations. The meeting started with an overview of a Smart 
Growth Comprehensive Plan . Other topics and issues that came up in discussion include the 
following: 
 
Historical Properties in Colton  

• Currently, the Zion Church and Colton Museum are listed on the historic registry, and these 
should be preserved 

• It was suggested that additional buildings be nominated to be listed on the State and National 
Registers of Historic Places, such as the Colton Community Church. The Town should research 
the eligibility of other potential historic landmarks.  

 
Lack of Signage and Wayfinding   

• Participants noted a lack of signage and wayfinding for recreation and other destinations in 
the Town; no central, organized method for providing information about or promoting 
events. 

• The whitewater kayak race is a major event and can be a regional draw but there is little 
promotion or information about the race or where to go to watch.  

• No vendors or lodging that support the event 
 
Motorized & non-motorized 

• Enough space to coexist 
• Explore ways to promote better ATV/OHV etiquette 
• There was a discussion about ATV/OHV traffic law enforcement and examples of other 

states/places that have successfully enforced laws to create safe and inviting spaces for 
everyone (i.e. Michigan)  
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Community Organizations 

Summary 
• People from out of town, who may not know local laws, use ATV/OHVs on the roadways 
• The high amount of ATV/OHV traffic creates a lot of noise and reduces quality of life  
• Maps and resources have shifted to online platforms and smartphone applications, helping 

connect ATV/OHV users and promote trail location – but difficult for non-users to access 
information about ATV/OHV recreation 

 
Main Street  

• Curb extensions were installed on Main Street as part of a beautification project and some 
feel they should be removed because people often hit them and damage their vehicles  

 
School District 

• Shared programs –swim lessons 
• Civic engagement for students could be improved 

o Students are responsible, in-part, for use of ATV and dirt bikes on roads that is 
creating conflicts with non-motorized users and residents  

o The group discussed how instilling a sense of community and engagement in 
community can improve behaviors and  

• The school is a reliable public space 
• Swift Field is a unique collaboration between school and Town  
• The school wants more work-based learning and intern opportunities for students to align 

with new graduation requirements - different pathways for students to graduate besides 
regents  

 
Volunteer Opportunities / Social groups 

• There was a discussion about opportunities for cross-promotion of events between different 
community organizations, such as the Neighborhood Center, Raqueteers, Kathryn’s 
Kupboard, etc.  

• Interest in expanding intergenerational programs and events – seniors are looking for more 
social connection and opportunities to volunteer.  

• There are online social groups but many seniors and young people may not on social media or 
connected to these groups but interested in participating (i.e. Crochet group, craft nights) 

• The Neighborhood Center can be utilized more to help promote events and opportunities in 
Town and connect different groups  

Attendance 
• Jen Ceponis (MJ Team) 
• Melia Hema (MJ Team) 
• Karen Bage (Cedarwood Engineering)  
• Jeff Roussell (CPSC Co-Chair) 
• Anne Townsend (CPSC Co-Chair) 
• Dennis Eickhoff (Colton Hepburn Library)  
• Cynthia Hennessy (Raqueteers Senior Citizens Club) 
• Mary Jane Watson (Colton Historical Society)  
• Linda Shaver (SLC Neighbors for Sensible Off Highway Vehicle Standards) 
• Jennifer McKinley (Colton-Pierrepont School District)  
• Kayla Jenkinson (Kathryn’s Kupboard – South Colton Food Pantry)  
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Community Organizations 

Summary 
• Rebecca Allen (SLC Neighbors for Sensible Off Highway Vehicle Standards) 
• Barbara Adams (St. Lawrence County Community Development Program)  
• Lyden Snyder (Higley Flow Association) 
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