
MEETING MINUTES 
MUNICIPALITY OF WOODSTOCK, VERMONT 

WOODSTOCK PLANNING COMMISSION 
31 The Green 

Woodstock, VT 05091 
 

The Woodstock Planning Commission held a public meeting on Wednesday, January 4th, 2023 
to discuss the following: 

 
Members present: Susan Boston, Chair, Mary Margaret Sloan, Vice Chair, Frank Horneck, Laura 
Powell, and Nico Seldon, Brad Lawrence. 
Public present: Rebecca Mitchell  
Staff present: Steven Bauer 
 
Administrative Tasks 

Call to Order: Susan Boston called the meeting to order at 7:02 PM. 
Adjustments to Agenda: None. 
Approve Minutes:  

• Nico moved to approve the 12/7/2022 minutes. Laura Powell seconded. 
VOTE: 6-0. Approved. 

 
Housing Bylaw Modernization 
The Commission discussed the following ongoing proposed amendments to the Village Zoning 
Regulations to facilitate the development of attainable housing: 
 
Updated the allowable uses, review requirements, and dimensional requirements in following 
Districts: 

o Residential Medium Density (RM) 
o Residential High Density (RH) 
o Residential/Office (RO) 
o Central Commercial (CC) 
o Commercial/Light Industrial (CL) and  
o Light Commercial (LC) 

 
To summarize the changes to uses include:  
• Three-household dwellings require administrative approval instead of conditional use 

approval. 
• Accessory Dwelling Units accessory to single- and two-household dwellings change to a use 

not requiring a permit. 
• The conversion of an existing single- or two-household dwelling into a two- or three-

household dwelling within the existing footprint changes to a use not requiring a permit.



• Home occupations, as defined in Article I and Section 514, is a use not requiring a permit. 
• Reduce the dimensional requirements, including density, minimum lot frontage, and 

setbacks. (See attached). 
 
Susan Boston moved to have Steven prepare a transmittal draft that reflects the proposed changes 
to the dimensional requirements in RMD, RHD, LC, CC, CLI, and RO districts. Laura Powell 
seconded the motion.   
 
Nicholas Seldon expressed concerned that the setbacks are too small, referencing Lincoln Street. 
Brad Lawrence noted that most of the houses near him (Charles Street) are set back far from the 
property lines. Frank Horneck noted that living in a high-density area comes with the expectation 
that there will be noise, neighbors will be close. Nicholas Seldon posited that potential sellers of 
single-family homes might be upset about losing privacy or other issues when adding ADUs in 
single-family neighborhoods. Laura Powell argued that there are no exclusively single-family 
neighborhoods - many homes appear to be single-family but aren’t in fact single-family. Mary 
Margaret Sloan brought up ADUs and what their purpose is – if it’s a short-term rental with 
people coming and going regularly, that changes the character of the neighborhood. 
 
Chair Boston asked if the difference between a 15ft and a 10ft setback is substantive enough to 
make a difference. Steven Bauer stated that we could find specific cases where the setback could 
impact the owner’s decision to build an ADU or not to build an ADU.  
 
Nicholas Seldon reiterated his surprise that the setbacks are originally so small and changing 
them to an even smaller margin might upset folks. 
 
Brad Lawrence suggested houses aren’t right on the property lines, so the setbacks aren’t 
indicative of how far away neighbors could be. He has more concerns about the setbacks when a 
residential zone abuts a commercial zone (i.e. Charles Street). 
 
Steven Bauer reiterated that the dimensional requirements are a proactive measure to help 
remove obstacles to housing, which is something the Commission has stated is a priority. 
 
Nicholas Seldon suggested that there’s plenty of opportunities for development for affordable 
housing, including the site on Route 4 that’s currently for sale. Chair Boston stated that the East 
End Committee put together a prospectus to developers for that site that included mixed use 
proposals about five years ago but there was no interest.  
 
Chair Boston posited that just because we are potentially removing obstacles to ADUs, doesn’t 
mean that there will necessarily be a rush to build ADUs, it will be a slow process. 
 
Nicholas Seldon stated that affordable housing is a large undertaking, something for a large 
development to tackle like a 20- or 30-unit building, not a couple of ADUs in a residential 
neighborhood.  
 



Mary Margaret Sloan stated that the Enabling Better Places document emphasize that how we 
should tackle this is through incremental change and asked if when the Commission reviews the 
definition of ADU at the next meeting and evaluate it based on the issues raised.  
 

VOTE: 6-0. Approved. 
 

Laura Powell moved to have Steven update the language from the zones discussed at the 
previous meeting to include the zones discussed this meeting and to reflect the specific language 
in Enabling Better Places pg 27, versus, the 1200-square feet/building envelope language talked 
about previously. Susan Boston seconded the motion. 
 

VOTE: 5-1 (Seldon – Nay) Approved. 
 
Website Survey 
 

• Laura Powell and Frank Horneck shared that the website survey is going out again next 
week. So far, we have received 14 responses and hope to get 50 total by the end of 
January. They asked for more promotion from the Commission, especially for residents 
that might not get the listserv.  

 
Action Items 
 

• Steven will draft the new language for dimensional requirements.  
• Laura and Frank will continue to work on the survey.  
• Chair Boston asked that the minutes be sent to the Commission in addition to posting 

them to the website.  
• Laura is planning to give a presentation at the February meeting regarding the STR 

policy. Mary Margaret volunteered to help collaborate on this project. Chair Boston 
stated that there was a 2019 committee that studied STRs and offered to send the 
previous documentation to Laura. 

 
Chair Boston asked about a solar array on Pomfret Road, asked for clarification on 
screening/partial screening requirements per the Energy chapter of the Town Plan. Steven stated 
he doesn’t have direct knowledge of the project but will look into it.  
 
Mary Margaret Sloan made a motion to adjourn the meeting. Laura Powell seconded the motion. 

VOTE: 6-0. Approved. Meeting adjourned at 8:53 


