
 
   
 
  
      

PLANNING COMMISSION 
Draft Minutes 
August 7, 2019 

 
            
MEMBERS PRESENT:  Sally Miller, Ben Jervey, Sam Segal, Susan Boston, Michael Pacht, Sara 

Stadler  
MEMBERS ABSENT:  Eric Goldberg 
OTHERS PRESENT:  Christian Avard, M. Joseph Haynes, Carole Pickett, Barbara O’Connell, 

Kat Gray, Butch Sutherland, Mary Riley, Ray Bourgeois, Jill Davies, 
Patrick Fultz, Isabelle Chicoine, Derek Demas, David Brown, Diane 
Brown, John King, Susan Fuller, David Hill, Michael Brands 

            
 
I.  OPENING 

Chair Miller opened the meeting at 7:30 pm.   
 
 
II. APPROVAL OF MINUTES 

The July 3, 2019 and July 17, 2019 minutes were approved.  
         
 
III. NEW BUSINESS 

A. Michael Dunne - Village Zoning Map Amendment 
The Town Planner presented an informal request by Michael Dunne to rezone 43 Pleasant Street 
to allow up to three residential units on site.  The current zoning, Light Commercial, only allows 
two units.  The neighboring Residential High Density zoning does allow up to 3 units on the ½ 
acre parcel. A map of the property and the LC district was viewed.  After discussion, the Planning 
Commission agreed that adding the three unit allowance to Section 310 Light Commercial of the 
Village Zoning Regulations would be okay with them. A public hearing would be required. 

 
B. Follow Up - Short Term Rentals 
Chair Miller gave a brief review of the STR rewrite process.  The PC has been working on this 
for nearly a year now.  The original STR regulations were written in the early 2000s, predating 
the STR enabler websites Airbnb and Homeaway.  

 
A moratorium proposed by the Selectboard and Trustees last month was never enacted. The 
Trustees are currently working to draft an ordinance to enable enhanced enforcement, which 
would be administered by the newly revamped Fire Chief’s position. The Trustees meet again on 
August 13. 

 
The Selectboard noted they have not yet decided to adopt an ordinance or not. Four of the five 
members were in attendance.  

 
The Town Zoning Regulation amendment to remove the Residential Five Acre and Forest 
Reserve districts from their exemption status in Section 526 Short Term Rental is in effect.  It will 
remain in effect until March 2020 or at such time the Selectboard takes action on it.  
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Chair Miller compared Short Term Rentals to home occupations and B&Bs which are regulated 
as a residence based business.  

 
Ms. Riley, Selectboard, clarified the Selectboard’s requested time frame for adoption.  The 
original request was to have a  regulation ready in September. This was due to the thought that 
the proposed STR amendment required immediate action.  However, State Statutes allow a one 
year window by which the Selectboard have to act on an amendment request.  

 
Chair Miller noted that a number of documents prepared by both Jill Davies and Derek Demas 
were available on the table. 

 
Although it was agreed that enforcement of STRs can be quicker and more efficient under an 
ordinance, the PC will continue the zoning rewrite of both Town and Village STR regulations.  

 
Chair Miller also noted that any adopted regulations need to be enforceable. 

 
Ms. Davies, working with an 8 member study group, submitted a worksheet of their 
recommendations.  The group includes three Short Term Rental owners (Town residents and in 
the exempt R5 zone), two inn/b&b owners, two residents and a realtor. 

 
The recommendations ask for the following: a one year test period, annual permit with renewals 
granted only once one proves compliance w/regs, exemption allowances, no change in frequency, 
continue the R5 and Forest Reserve exemptions for at least a year, allow two guestrooms with a 
minimum of a 2 night stay, manager must live within 15 minutes of property, no weddings or 
catered events, new owner needs new permit, proof of valid insurance, State tax number, 
inspection by Fire Chief, and the owner occupied requirement was not decided. 

 
Ms. O’Connell and Ms. Gray, both STR owners and members of the study group, stated support 
for the Davies document.    

 
Ms. Riley asked if an annual permit means a full review or a simple renewal process.  

 
Mr. Segal asked for examples of parallel reviews which involve both the State and the Town. 

 
The Town Planner noted conditional use reviews and Act 250 permitting mirror each other. 

 
Mr. Sutherland stated the following examples: fire chief/state fire marshall’s office, local/state 
tax, and health officer/ health department.  

 
Mr. Fultz, study group member, stated the group’s chief concern is safety. 

 
Mr. King, Lincoln Street resident and STR applicant, compared today’s regulatory environment 
with a time 40 years ago when his family owned and rented a beach house. STRs allow full time 
residents to live in Woodstock. Woodstock’s affluence requires the side income of a STR. 

 
Mr. Demas, STR owner, is against inn and B&B type restrictions for STRs. Special consideration 
should be granted to holiday periods when the community is inundated with tourists. 
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Ms. Pickett, owner of three adjoining South Woodstock properties, one of which is a STR, did not 
like the 10 event limit. Although she lives across the street from the STR she is not allowed the 
foliage season exemption as she does not live in the STR.  The STR net profit is only $2000 a 
year. 

 
Ms. Chicoine, study group member and B&B owner, stated the foliage exemption was left as is 
due to the historic need to house tourists in leaf peeper season. 

 
Mr. Segal feels one should be allowed to use their home without upsetting our neighbors. STRs 
make it more affordable to live here.  It appears the rules make it impossible to do STRs.  He 
agrees with the annual compliance recommendation.  

 
Mr. Pacht noted the  rules as currently written do allow STRs to function. 

 
Chair Miller stated the STRs are regulated due to impact on community, the increase in 2nd home 
owners, lodging concerns, and affordable housing impacts.  She felt there is no need for radical 
change of the regulations. 

 
Mr. King felt primary home owners should be allowed to do more STRs. 

 
Mr. Fultz felt the regulations need to address the tipping point of STRs, the balance between 
running a business in a residence versus income supplement for the home owner.  

 
Mr. Pacht stated he would consider major holiday use allowances. He agreed safety is the number 
one issue. 

 
Ms. Brown felt this has become a we/they situation (locals versus outsiders). Alumni week should 
be exempt as it draws people with roots in the community.  Additionally, STRs provide an 
affordable rental for those that cant afford a stay in a hotel or B&B. 

 
Ms. Boston would consider additional rentals for homestead properties, owned by local residents. 

 
Chair Miller noted that if one wanted unlimited rental events, one could apply for a B&B permit. 

 
Members of the audience noted the cost of a B&B becomes expensive when one has to address 
the state fire code, $10,000 for a sprinkler or a station connected alarm system. 

 
Mr. King wants people to live here, STRs allow one that opportunity. Second home owners will 
buy up all property with no left to live here. 

 
Mr. Fultz stated B&B bookings are down from what they were used to be.  This loss is caused by 
the rapid rise of STRs. 

 
Mr. Pacht asked the Town Planner about noise complaints. 

 
The Town Planner noted yes from time to time rowdy behavior is called in.  With B&Bs and inns 
the noise issue is generally addressed immediately by the owners. 

 
Mr. Segal felt taking care of the neighborhood impacts is key to regulation. Parking, traffic, 
garbage, light pollution, etc. should be addressed. 
Mr. Pacht would support raising the number of events from 6 - 10 in the village.  He would also 
consider allowing exempt periods during holiday times. Each holiday could be specified in the 
regulations. 
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Chair Miller noted one needs to review the calendar to determine potential holiday periods. 
 

Mr. Fultz stated that including holidays could expedite the number of events rapidly. Ten times a 
year is equivalent to one renting their STR the whole three months of the summer.  

 
Mr. Segal, STR owner, stated ski season is busy. Even the edge seasons for mountain biking can 
be busy. 

 
Mr. Pacht noted he has 14 years of reservation experience as a former B&B owner. 

 
Mr. King relayed his 21 years of experience with hotels in Vermont. Times are changing and the 
regulations need to reflect this. Potential buyers need to have an opportunity to stay in a local 
home.  Numerous homes have been purchased after a stay in a local STR. 

 
Ms. Boston agreed to increasing Village events to 10.  She also felt STRs located in R5 and FR 
zones need to be included in the regulations. She borders a five acre zone where homes are built 
close to the street for practical purposes. These homes need to be regulated. 

 
Chair Miller felt the maps need to be reviewed.  A distance factor could be put in place which 
could allow properties well removed from their neighbors to be exempt. 

 
The PC agreed with the current TZR maximum of 6 guests and 3 bedrooms with a 2 night 
minimum stay. 

 
A discussion of proof of STR insurance was not resolved. The Town Planner will question the 
Town’s attorney.   

 
A local manager available 24/7 was agreed to.  The proposed 15 minute response time was not. 

 
The new owner/new permit concept such as it exists in the Village was agreed to. 

 
The application process was discussed.  

 
Mr. Segal did not see a need to include floorplans at the time of application. 

 
The Town Planner explained the number of bedrooms to be rented is an important part of the 
process. A floor plan reveals this necessary information. 

 
Chair Miller, in a wrap-up, noted the PC’s home work for next meeting will be to look at the 
zoning map regarding the R5 situation, look at the calendar for holiday exemptions, think about 
use of outbuildings and the potential for an owner (+6 months) occupied bonus. The discussion 
will continue at the September 4 meeting. 

 
Ms. O’Connell noted concern for removal of the R5 exemption. 

 
 

 
IV. OLD BUSINESS       
 A. Village Zoning Rewrite No Action 

 
 B. Town Plan - Education Chapter 
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The PC agreed to hold a special meeting on September 18 to review the Education Chapter of 
the Town Plan.  
 

VI. NEXT MEETING 
Next PC meeting is scheduled for September 3, 2019.  

 
 
VII.  ADJOURNMENT 
 The meeting was adjourned at 9:25 pm. 
        Respectfully submitted, 
     
 
  
        Michael Brands, AICP 
        Town/Village Planner   
 
 
 
 
 
 
 
 
     


