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PLANNING COMMISSION  
SPECIAL MEETING  
Tuesday, July 15, 2025 

6:00 p.m. - Hybrid Meeting - Conference Room 
 

 Zoom Link 
 
Planning Commission Agenda and Documents – July 15, 2025 
Meeting ID: 952 4752 2778 
Passcode: 365966 
 
MEMBERS PRESENT: 
 

Terry Carter - Chair Ryan Silvestri 

Judy Pullinen Jean Strong 

 
MEMBERS ABSENT:  

Ted Stryhas   

 
STAFF PRESENT:  

Lisha Klaiber Charlotte Galley 
 
OTHERS PRESENT:  

 Eric Alden Martha Harrison   
    
 
I. CALL TO ORDER   
 

1.    Terry Carter, Chair called the meeting at 6:01 p.m. 
 
 
II. ROLL CALL BY RECORDING SECRETARY 
 

1.    All members present, except Ted Stryhas 
 
 
III. OPENING STATEMENT BY CHAIR 
 

1.  Terry Carter said that she has no comments this evening. 
 
 
IV. CONSIDERATIONS OF ANY CHANGES, ADDITIONS OR REMOVAL TO THE AGENDA 
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1.    No changes were made 
 
 
V. APPROVAL OF MINUTES JUNE 24, 2025 
 

1. Corrections to be made – Judy Pulling should read Judy Pullinen 
2. MOTION by Judy Pullinen and seconded by Terry Carter to accept the minutes from June 

24, 2025 as corrected. Motion passed unanimously. 
   
 
VI. COMMENTS FROM CITIZENS  
 

1. There were none at this time 
 
 
VII. ITEMS OF BUSINESS – TOWN ZONING UPDATES WITH OUR REGIONAL PLANNER 
 

1. Terry Carter said that she had met with Martha Harrison last week and they discussed changes 
that are needed to the zoning regulations.  Some of these are the results of new legislative changes 
at the State level.  (All changes provided by Martha Harrison are included at end of the minutes) 

2. Ryan Silvestri said under Administrative Review, if it is just a change of use, it can be included in 
all districcts 

3. Terry Carter said that when chosen, the new administrator may take on more responsibilities 
4. Noah Schmidt asked if the Administrative officer would still be able to refer items to the DRB 
5. Terry Carter said yes 
6. Martha Harrison said that there is no language in Statute to address Section 290  Affordability.  

She said they added a definition for Recovery Residence. 
7. Terry Carter said that there was an item that the Select Board had rejected that dealt with stamped 

drawings.  She said that the changes necessitated by ACT 181 and ACT 47 will have to be 
incorporated into the Village zoning to make them compatible. 

8. Martha Harrison suggested looking at the Districts, maps and uses for the next meeting.  This will 
include dimensional requirements.  She noted that the current zoning maps may not be by parcel  
boundaries and you may want to adjust them.  Some parcels are in 2 different districts and each 
part treated differently.  She added that Pleasant Street also has flood plain. 

9. Terry Carter suggested that she and Martha Harrison meet again before the next meeting. 
10. Martha Harrison said she will make copies of the maps. 
11. Terry Carter said that diagonal parking has been suggested for the commercial end of Pleasant 

Street. 
12. Martha Harrison suggested holding open houses for the various districts. 
13. Terry Carter said this would be for the new documents, to invite the public first to get input and 

they could provide food.  She suggested doing the Lakes District in the summer when people are 
there 
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14. Judy Pullinen asked if this would be to look at possible or required changes to the districts. 
15. Terry Carter said yes.  She said this would also be for the Town Plan.  She said it is important to 

set goals that can be implemented. 
16. Noah Schmidt asked why change the zoning districts. 
17. Martha Harrison said that changes have been made to lot sizes, uses, where there is water/sewer, 

residential permitted vs. conditional uses. 
18. Ryan Silvestri asked if there is an overlay map of areas with water/sewer. 
19. Martha Harrison has a map – she will provide copies. 

 
 
VIII. YEARLY GOALS – WORKSHOP LED BY JUDY PULLINEN 
 

1. Terry Carter said that at the last meeting, board members were asked to come up with 5 goals 
they feel should be prioritized.  She said that Ted Stryhas send his to her.   

2. Judy Pullinen said the purpose is to  identify what we want to do.  She asked everyone to write 
down their suggestions and put them on larger sheets of paper.  After this was completed, all of 
the goals were categorized and each category counted.  Infrastructure received 23 votes, 
Affordable Housing got 19 and Intentional Economic Development received 17. 

3. Ryan Silvestri said we need to understand that this is a difficult environment for Affordable 
Housing.  He suggested incentivizing surrounding communities and providing transportation. 

4. Judy Pullinen suggested incentivizing year round rentals 
5. Noah Schmidt said this is all connected.  He could see development on 100N, but the area needs 

water/sewer.  He said that handicapped parking is a priority. 
6. Terry Carter said that the results of the last survey the Planning Commission did, said that people 

thought that parking is an issue in the winter..  She said they have also discussed pedestrian 
safety. 

7. Ryan Silvestri said there is a natural progression economy to housing.  We need to create 
opportunities.  We need signs for pedestrian safety. This board needs to agree – at least 80% - on 
what we identify as priorities and where Ludlow should be in 5 to 10 years.  We don’t have a 
clear identity. 

8. Terry Carter said we all have different ideas.  We need incentives for Affordable housing and 
maybe a cap on the number of STR units 

9. Judy Pullinen suggested incentivizing Full time rentals.  She said that Provincetown gives money 
to property owners that rent long term to people who live and work in the town. 

10. Noah Schmidt said that incentive programs are important. 
11. Judy Pullinen suggested designating specific areas for full time residents only 
12. Noah Schmidt said that may not stand-up legally. 
13. Ryan Silvestri said that this board cannot control the economics of the town or the real estate.  

Homeowners do have rights..  We should not put too much effort into something that may be 
challenged in court.  We can control only what we can control.  He said the demand is great, but 
there is no incentive for developers to build in the entire state. 

14. Jean Strong said if there are no jobs to go with the housing – which should come first. 
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15. Judy Pullinen said that for the new town plan, the first thing we should look at is 5 -10 year 
visions. 

16. Eric Alden said that the town can purchase affordable houses and deed restrict them for single 
family rentals.  He referred to town plans from 2019, 2012, and 2004 and affordable housing has 
consistently been a prioritized goal.  He said that you have had the same things as goals in the 
town plans for the last 20 years. 

17. Jean Strong said we need a town planner or facilitator.  It is a real mistake when all of the boards 
are not all together.  Things don’t get done.  She said that Ludlow has not taken action for 20 
years. We are not in the position to make changes .  We need strong leadership and we have to 
hold the people in charge accountable. 

18. Terry Carter said that she met with Brendan McNamara and he said it will take time to hire a new 
Zoning Officer/Town Planner – at least until October. 

19. Ryan Silvestri said it takes capital and the Education taxes are so high that the municipalities keep 
their budgets lower.  It takes money and resources.  He said that municipalities statewide are 
suffering.  

20. Judy Pullinen said we need to start somewhere.  We can make recommendations to the Select 
Board.  We need a town planner and we should suggest incentives to the Select Board. 

21. Noah Schmidt asked if it is capital or doing the work.  The work is hard. 
22. Jean Strong repeated that we need a facilitator or town planner. 
23. Terry Carter said we need a person who will be able to help people get things done in the 

Planning office. 
24. Eric Alden suggested they create a Ludlow Affordable Housing Authority and if they do, people 

will donate to it. 
25. Noah Schmidt said the Fire Department sponsored Fire and Ice and collected $100,000 for new 

radios. 
26. Judy Pullinen said we need to look at our goals and make recommendations.  We need to write a 

plan for Affordable Housing to purchase homes and create a housing authority and come up with 
grants. 

27. Eric Alden said that there are homes in Ludlow – on the market for around $228,000. 
28. Jean Strong said that people have to have work. 
29. Ryan Silvestri added, work that pays a salary to afford rent. 
30. Terry Carter said we will put this on the agenda for next month. 
31. Judy Pullinen suggested addressing one category at a time 
32. Ryan Silvestri suggested starting with pedestrian safety. 

 
 
XI. OTHER BUSINESS 
 

1. Terry Carter said that they presented to the Trustees comments about pedestrian safety and Justin 
Hyjek sent her more suggestions.  She said she will get on the Trustees’ agenda for next month. 

2. Judy Pullinen said the board should start working on action plans and recommendations. 
3. Terry Carter noted that when they ask to get on the other boards’ agendas, if we want them to 

vote, the agenda item should say “Discussion and Action.” 
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4. Jean Strong suggested that maybe the town manager could present some of the suggestions..  She 
said the boards seem to lack leadership or direction 

5. Terry Carter said that Brendan McNamara said the public hearing will happen and there will be 
lots of commentary. 

6. Ryan Silvestri said when they make a proposal to the Select Board or Trustees, they have to 
present Actions, Budget, Money Source and time lines. 

7. Judy Pullinen said we need to get money in the budget and find out about incentives and give this 
information to the Select Board.  We need to create budget items and get them built into the 
budget. 

 
 
X. ADJOURN 
 

1. MOTION by Judy Pullinen and seconded by Ryan Silvestri to adjourn. Motion passed 
unanimously.   

2. Meeting adjourned at 7:44 p.m. 
 
Respectfully Submitted 
 

Lisha Klaiber 
 
 
 

____________________________________ 
Terry Carter., Chairman 

____________________________________ 
Jean Strong 

 
 
____________________________________ 
Judy Pullinen 

 
 
____________________________________ 
Ted Stryhas 

 
 
____________________________________ 
Ryan Silvestri 
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SECTION 260 Town - CONDITIONAL USES 
(In accordance with sec. 4414 (3) (2A)) of the Act. Should read 3A 

 

SECTION 290 Town– AFFORDABILITY REQUIREMENT 
All housing projects comprising 10 or more units are required to provide some affordable 
housing units. Affordable housing must meet the requirements in the definition section of 
these regulations. 
Under this provision affordable units MUST be made available for occupancy (rental or 
purchase) and will be administered by a local/regional housing trust. These units MUST 
remain perpetually affordable and available to person(s) who meet the affordability 
requirements. 
1. A minimum of 15% of all units developed (rounded up) as part of a housing project 
MUST be affordable. 
2. If there are additional affordable units above the required 15% minimum, the developer may add 
one additional full market rate unit for every one of these additional affordable units added to the 
project. 
This provision will come into effect on the date these regulations are approved. 
Any housing project that has been permitted but not yet developed when these regulations are 
approved, will be subject to this provision if an amendment is requested. 
At the time of the amendment, assuming the project was for 10 or more units, or the new 
unit total is 10 or more units, this provision will be applied to the units added as part of 
the amendment process. 
In addition, in all areas served by both municipal sewer and water infrastructure, affordable housing 
development, including mixed-use development, may exceed density limitations for residential 
developments by an additional 40 percent, rounded up to the nearest whole unit, and may exceed 
height limitations by one floor, provided that the structure complies with the Vermont Fire and 
Building Safety Code. 

 
 
SECTION 221.5 Town– LIMITATIONS AND EXEMPTIONS 
A. In accordance with §4413(a) of the Act, the following uses shall be subject to Site Plan Review, and 
the additional standards specified in Section 510.3, by the Development Review Board, but only with 
respect to location, size, height, building bulk, yards, courts, setbacks, density of buildings, off-street 
parking, loading facilities, traffic, noise, lighting, landscaping, and screening requirements, and only to 
the extent that regulations do not have the effect of interfering with the intended functional use: 
1. State- or community-owned and operated institutions and facilities; 
2. Public and private schools and other educational institutions certified by the state department of 
education; 
3. Churches and other places of worship, convents, and parish houses; 
4. Public and private hospitals; 
5. Regional solid waste management facilities certified under 10 V.S.A. Chapter 159; 
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6. Hazardous waste management facilities for which a notice of intent to construct has been received 
under 10 V.S.A. § 6606a. 
7. Emergency shelters. Regulating the daily or seasonal hours of operation of an emergency shelter shall 
constitute interfering with the intended use. 
8. Hotels and motels converted to permanently affordable housing developments. Except for State-owned 
and -operated institutions and facilities, a municipality may regulate each of the land uses listed in (A) 
above for compliance with the National Flood Insurance Program and Ludlow’s Flood Hazard Area 
Bylaws, consistent with the requirements of 24 V.S.A. § 2291(25) and § 4424, provided that these 
regulations shall not have the effect of interfering with the intended functional use. 
B. In accordance with the Act [§4446], no zoning permit shall be required for the following, which have 
been determined by the Village to impose no impact, or merely a de minimis impact on the surrounding 
land area and overall pattern of land development, or which are by law otherwise exempted from 
municipal review: 
1. Any existing structure for which construction began prior to the effective date of these regulations, 
providing such construction complied with all applicable local regulations in effect when construction 
commenced. 
2. Required agricultural practices (RAPs), including farm structures, as defined by the Secretary of 
Agriculture, Food and Markets, and accepted silvicultural practices as defined by the Commissioner of 
Forests, Parks and Recreation, in accordance with the Act [§4413(d)]; however written notification, 
including a sketch plan of the farm structure showing setback distances from road rights-of-way, property 
lines, and surface waters, shall be submitted to the Administrative Officer prior to any 
construction, as required under the RAPs. 
3. Public utility power generation and transmission facilities regulated by the Vermont Public Service 
Board under 30 V.S.A. §248. 
4. Hunting, fishing and trapping activities as defined by the state [24 V.S.A. §2295]. 
5. Ancillary telecommunication facility improvements [as defined in 30 V.S.A. §248a(b)] 
that do not exceed a footprint of 300 square feet and a height of 10 feet in accordance 
with §4413(h)(1)(A) of the Act. 
6. In accordance with §4413(h)(1)(B) of the Act, communications line improvements 
including: 
a. The attachment of a new or replacement cable or wire to an existing electrical distribution or 
communications distribution pole; 
b. The replacement of an existing electrical distribution or communications distribution pole with a new 
pole, so long as the new pole is not more than 10 feet taller than the pole it replaces. 
7. In accordance with §4412(1)(G), a group home (exempt) to be operated under state licensing or 
registration, serving not more than eight persons who have a handicap or disability as defined in 9 V.S.A. 
§4501, or a recovery residence serving not more than eight persons, shall be considered by right to 
constitute a permitted single-unit residential use of property. No permit is required for such a group home 
or recovery residence to be established in a legally existing single-unit house. However, written 
notification shall be submitted to the Administrative Officer prior to establishing such a group home or 
recovery residence. The Administrative Officer shall inform abutters of such written notifications, and 
shall file written notifications in the Ludlow Land Records. 
NOTE: Add the following to the Definitions section – 
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Recovery residence means a shared living residence supporting persons recovering from a 
substance use disorder that: 
(i) Provides tenants with peer support and assistance accessing support services and community 
resources available to persons recovering from substance use disorders. 
(ii) Is certified by an organization approved by the Department of Health and that is either a 
Vermont affiliate of the National Alliance for Recovery Residences or another approved 
organization or is pending such certification. If certification is pending beyond 45 days, the 
municipality shall retain its right to consider the residence pursuant to zoning bylaws adopted in 
compliance with 24 V.S.A. § 4411. 
 
 
Summary of Village Zoning changes: 

140 - Interpretation 

220 – Zoning Permit 

221 - Applications 

221.5 – Limitations & Exemptions, additional changes needed per Act 181 

224 – Permit Expiration  

225 – Effective Date 

226 – Moratorium on Permits Applied for during Bylaw Amendment Period 

227 – Certificates of Occupancy 

228 – Records 

255 – Administrative Review, PC has reviewed – no additional changes needed 

260 – Conditional Use, need to correct statutory reference and confirm removal of everything 
after the first paragraph; otherwise okay 

260.2 – Site Plan (add “lighting”) 

260.3 – General Standards 

270.5 – Standards for PUD review 

280 – Local Act 250 Review 

290 – Affordability, additional minor changes needed per Act 181 

Article 4 – Purpose statements; permitted/conditional uses; dimensional standards; outside 
dining 

510.1 – Home Occupation 

510.3 – Special Public Uses 

520.3 – Principal Uses 
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520.4 – Grading 

520.8 – Reduction of Lot Area 

520.14 – Conversions & changes of use (new section) 

520.15 – Workforce Housing (new section) 

530 – Parking 

540 – Signs 

550.9 – Nuisance complaints (new section) 

680 – C.O. in SFHA, add RBES/CBES requirements, and remove reference to lender 

690(C) – Change AAP to RAP 
 

Definitions 
Accessory Agricultural Use – eliminate 
Accessory Apartment - eliminate 
Accessory Dwelling Unit - revise 
Adult Day Care - add 
Affordable Housing - revise 
Animal Hospital/Veterinarian – eliminate “veterinarian” 
Auto Service Station - revise 
Bedroom - revise 
Boarding/Rooming House - revise 
Change of Use - revise 
Child Care Facility - add 
Child Care Home - add 
Condominium - revise 
Convalescent Home - eliminate 
Coverage – eliminate? 
Day Care - eliminate 
Delicatessen - eliminate 
Density - revise 
Dormitory - add 
Dwelling Unit - revise 
Dwelling, Two-Unit - revise 
Dwelling, Multi-Unit - revise 
Emergency Shelter - add 
Floor Area - revise 
Government Recreation Area - eliminate 
Group Home - revise 
Health Care Facility - revise 
Home Child Care - eliminate 
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Hotel - add 
Interested Persons - revise 
Kitchen Facilities - revise 
Loading Space - revise 
Lodging House – eliminate 
Lot Coverage - add 
Motel - revise 
Multiple Dwelling Unit Building – eliminate 
Nonconforming Lots/Parcels – eliminate (included in text) 
Nonconforming Structures - eliminate (included in text) 
Nonconforming Use - eliminate (included in text) 
Nursery/Landscaping – revise 
Personal Services - revise 
Principal Use – spelling 
Professional Office/Residence – word order 
Public Recreation - revise 
Public Recreation Area – add (to replace Government Rec Area) 
Real Estate Office – eliminate (covered under “Professional Services”) 
Recovery Residence – add (new statute) 
Recreational Use – how different from Outdoor Recreation?  
Required Agricultural Practice - add 
Rest Home – eliminate 
Restaurant - revise 
Retail Use/Service - revise 
Senior Housing - add 
Sign, Awning – add (if used) 
Sign, Banner – add (if used) 
Sign, Secondary – add (if used) 
Sign, Temporary – add (if used) 
Solar Project – revise   
Substantially Complete – add   
Tourist Home/Private Ski Club – eliminate Private Ski Club & revise 
Transient - add 
Transitional Housing - revise 
Veterinary Clinic/Office - revise 
Wildlife Refuge - spelling 
 
 
SECTION 255 Town– ADMINISTRATIVE REVIEW 
(In accordance with Sec. 4464(c) of the Act.) 
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Applicability: The Zoning Administrator is authorized to review and approve a change from an existing 
retail use to a different retail use within the Village R-C District.(Town R-C, Mountain Recreation 
District, Industrial Districts and Lakes Districts.) 
 
ACT 181 CHECKLIST 

☐  Same dimensional requirements & minimum lot size for single-unit & duplex (in districts that allow year-
round residential development) – 4412(1)(D) 

☐  Multi-unit dwelling (≤ 4) shall be a permitted use on same size lot as single-unit (in year-round 
residential districts with water & sewer) – 4412(1)(D) 

☐  If you regulate Accessory On-Farm Businesses, changes were made to 4412(11) 

☐  In areas with water & sewer that allow residential development, maximum lot size = 1/5 acre; minimum 
density = 5 units/acre – 4412(12) 

☐ 40% density bonus for affordable housing shall be rounded UP – 4412(13) 

☐ Can’t prohibit unrelated people from living together – 4412 (14) 

☐  Hotels/motels converted to permanently affordable housing developments are added to the list of 
“Limitations” – 4413 

☐ The # of required parking spaces shall be rounded UP – 4414(4) 

☐ New section (24 VSA 4428) on Parking Bylaws specifies maximum size of residential parking space 
shall be 9’x18’ (may allow some spaces to be smaller for compact cars/motorcycles) except as otherwise 
required for ADA – 4428(b) 

☐`If new residential units are added to an existing residential building, existing nonconforming parking 
spaces shall count as spaces – 4428(c) 

☐ Parking spaces in an adjacent or nearby lot may count towards the parking requirement for a residential 
building if there is a valid legal agreement in place – 4428(d) 

☐ Public hearings must be warned within 120 days of receiving a complete application – 4464(b)(1) 

☐ Interested persons: Increased the number from 10 to 20 – 4465(b)(4) 

 
HOME Act implications for Municipal Zoning Regulations: 

Parking - 24 VSA 4414 (4) 

In residential districts served by municipal sewer & water, regulations may only require one parking 
space per dwelling unit, except in areas that are located more than one-quarter mile from public parking 
and then the regulations may require 1.5 parking spaces per unit for duplexes and multi-unit dwellings.  

In residential areas not served by both sewer and water, regulations may require 1.5 parking spaces per 
dwelling unit for duplexes and multi-unit dwellings.  
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Deed restrictions or covenants added after July 1, 2023 that conflict with these provisions shall not be 
valid, nor will they be valid if they require a minimum dwelling unit size.  

 
Duplexes & Multi-unit Dwellings - 24 VSA 4412 (1)(D) 

In residential districts served by municipal sewer & water, multi-unit dwellings with four or fewer units 
shall be a permitted use (unless the district requires multi-unit dwellings to have more than four units).  

In all residential districts, duplexes are an allowed use with the same dimensional standards as single-unit 
dwellings.  

Note: 24 VSA 4303 has new definitions for “duplex” and “multi-unit (or multi-family) dwelling” 

 
Accessory dwelling units - 24 VSA 4412 (1)(E) 

Except in flood hazard/fluvial erosion areas, single-family dwellings with ADUs are subject to the same 
requirements as single-family dwellings without ADUs. The criteria for converting an existing, detached, 
non-residential building to an ADU shall not be more restrictive than the criteria for a single-family 
dwelling without an ADU.  

However, owner-occupied single-family dwellings with an ADU are considered public buildings (per 20 
VSA 2730 (b)(4)) for fire safety purposes if any part of the structure is rented out (short-term or long-
term).  

Note: 24 VSA 4303 has a new definition for “accessory dwelling unit”  

 
Hotels - 24 VSA 4412 (1)(H)  

Hotels shall not be prohibited from participating in the State’s General Assistance Program.  

 
Density - 24 VSA 4412 (12)  

In residential areas served by municipal sewer & water, the lot size for residential uses shall be 1/5 of an 
acre (8,712 sq. ft) or less and building dimensional standards shall allow 5+ dwelling units per acre. 
Density standards for multi-unit dwellings shall not be more restrictive than density standards for single-
unit dwellings.  

 
Affordable Housing - 24 VSA 4412 (13) 

In residential areas served by municipal sewer & water, bylaws shall permit affordable housing 
developments to exceed density limitations by 40% and height limitations by one floor (provided that the 
structure complies with fire safety code). So, lot size for affordable housing in these areas cannot exceed 
6,222 sq. ft. and multi-unit dwellings can have four floors and 7 units/acre.  

 
Emergency Shelters - 24 VSA 4413 (a)(1)(G), (a)(2) and (a)(3)  

Emergency shelters join the list (state or community owned & operated institutions & facilities; schools; 
places of worship; hospitals; solid & hazardous waste facilities) of uses that may only be regulated with 
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respect to: location, size, height, building bulk, yards, courts, setbacks, density, parking, loading, traffic, 
noise, lighting, landscaping, and screening. And only if regulations do not interfere with intended use.  

Except for state owned & operated facilities, the above uses may be regulated for compliance with flood 
hazard/river corridor regulations, as long as the regulations do not interfere with the intended use.  

Regulating the daily or seasonal hours of operation of an emergency shelter shall constitute interfering 
with the intended use.  

Note: 24 VSA 4303 (40) has the following definition for “emergency shelter”: Any facility the primary 
purpose of which is to provide a temporary shelter for the homeless in general or for specific populations 
of the homeless and that does not require occupants to sign leases or occupancy agreements.  

 
Areas served by municipal sewer & water - 24 VSA 4303 (42) 

A definition for “area served by municipal sewer and water infrastructure” was added (see statute for 
exact wording). Basically it means an area where residential connections to municipal water and 
wastewater systems are not prohibited by state regulations/permits; identified capacity constraints; or 
municipally adopted service & capacity agreements.  

Such areas established by municipal ordinance or bylaw may exclude:  

• Flood hazard/river corridor/fluvial erosion areas 
• Areas (e.g. overlay districts) established to protect natural resources 
• Areas where year-round residential development is not allowed 
• Areas where connections are limited by state regulations/permits, identified capacity constraints, 

or municipally adopted service & capacity agreements 
• Areas that are serviced by sewer & water to address a public health or environmental hazard 
• Areas that serve a mobile home park that is not within an area planned for year-round residential 

growth 
• Areas that serve an industrial site/park 
• Areas where service lines are located to address a public health/environmental hazard, or to serve 

a mobile home or industrial park, but no connections or expansions are permitted 
• Areas that, pursuant to a PUD or a Transfer of Development Rights, prohibit year-round 

residential development 

24 VSA 4303 (42)(B) specifies that “Municipally adopted areas served by municipal sewer and water 
infrastructure that limit sewer and water connections and expansions shall not result in the unequal 
treatment of housing by discriminating against a year-round residential use or housing type otherwise 
allowed in this chapter.” 

 
Preparation of Bylaws, Amendments or Repeals - 24 VSA 4441 (c) & (h) and 4442(c) 

4441 (c) The written report that Planning Commissions are required to prepare when they consider 
bylaws, amendments, or repeals, must include findings regarding how the proposal effects the availability 
of safe and affordable housing and sections 4412, 4413 and 4414 of 24 VSA, Chapter 117.  

4441 (h) Upon adoption of a bylaw or amendment, the Planning Commission shall prepare an adoption 
report that:  

1. Confirms that zoning district GIS data has been submitted to DHCD. 
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2. confirms that the bylaw has been uploaded to the bylaw database. 
3. Demonstrates conformity with sections 4412, 4413, and 4414. 
4. Provides information on the municipal application of 24 VSA Chapter 117, subchapters 7, 9 and 

10.  

4442(c) Rural towns may no longer adopt bylaws by vote of the town. Bylaws shall be adopted by the 
legislative body unless the legislative body decides to warn a meeting for adoption by Australian ballot.  

 
Appeals of Administrative Officer decisions - 24 VSA 4465 (b)(4) 

Appeals shall not include the character of the area affected if the project has a residential component that 
includes affordable housing.  

 
Subdivision Review - 24 VSA 4418 & 4463 

Bylaws may allow administrative officers to approve minor subdivisions. 

 
Appeals to Environmental Division - 24 VSA 4471 

A determination by an AMP that a residential development will not result in an undue adverse effect on 
the character of the area shall not be subject to appeal if the development is within a designated 
downtown development district (Springfield, Windsor), designated growth center, or designated 
neighborhood development area.  

 
Decisions - 24 VSA 4464 (b)  

A decision rendered by an AMP for a housing development (or the housing portion of a mixed-use 
development) shall not: 

• Require a lot size larger than the minimum 
• Require more parking than the minimum established in the bylaws and in section 4414 
• Limit building size (or reduce height or footprint) to less than that allowed in the bylaws 
• Limit density to below that allowed in the bylaws  
• Otherwise disallow a development to abide by the minimum or maximum applicable standards.  

Except, a decision may require adjustments to the standards if the AO or the AMP issues a written finding 
stating: why the modification is necessary to comply with a local, state or federal permit, or a 
nondiscretionary standard in a bylaw or ordinance (e.g. setbacks from wetlands, SFHA/river corridors); 
and how the restrictions do not result in an unequal treatment of housing or an unreasonable exclusion of 
housing otherwise allowed.  

 
Definition of Development - 10 VSA 6001 (3)(A) and (3)(D)  

Until July 1, 2026, the definition of development includes the construction of housing projects with 25+ 
units located entirely within a designated downtown, NDA, village center (with zoning & subdivision 
bylaws), or growth center, within five miles and within five years. For the purposes of this subsection, the 
construction of 4 or fewer units in an existing structure only counts as one unit. (repealed by Act 181) 
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Until July 1, 2026 January 1, 2027 the definition of development does not include the construction of a 
priority housing project located entirely within a designated downtown, NDA or growth center, or within 
one-half mile around such designated center with permanent zoning and subdivision bylaws served by 
public sewer or water services or soils that are adequate for wastewater disposal. For purposes of this 
subdivision (III), in order for a parcel to qualify for the exemption, at least 51 percent of the parcel shall 
be located within one-half mile of the designated center boundary. If the one-half mile around the 
designated center extends into an adjacent municipality, the legislative body of the adjacent municipal 
may inform the Board that it does not want the exemption to extend into that area. (revised by Act 181) 

To qualify for these exemptions, a person shall request a jurisdictional opinion under 10 VSA 6007 on or 
before June 30, 2026, and shall substantially complete construction on or before June 30, 2029.  

 
Master Plan Permits - 10 VSA 6086b 

A municipality with a designated downtown or NDA may apply to the District Commission for a Master 
Plan permit for (any portion of) that area. Municipalities are not required to own or control the affected 
property. Development of a lot within the Master Plan area shall only require a permit amendment. In 
NDAs, permit amendments shall only be issued for housing development.  

In approving a Master Plan permit, and subsequent amendments, the District Commission may include 
specific conditions. An application for an amendment may use the findings in the Master Plan permit as a 
rebuttable presumption.  

Discrimination 

A person who violates a provision of Chapter 139 (Discrimination; Public Accommodations; Rental and 
Sale of Real Estate) of Title 9 shall be fined not more than $10,000 per violation.  

 


