
 

 

Housing Choice and Affordability in 
Northwest Vermont - 
Understanding & Reducing Regulatory Barriers at the Local Level 

A project funded by the Agency of Commerce and Community 
Development’s Bylaw Modernization Grant Program, with a 
consortium grant made to St. Albans Town (lead), Enosburgh, 
Highgate, Montgomery, and Sheldon. The Town of St. Albans 
contracted with the Northwest Regional Planning Commission to 
complete the project. 

The Northwest Vermont Housing Choice and Affordability Project worked with the Sheldon 
Planning Commission to understand housing challenges and the role that local regulations play, 
and to develop relevant zoning amendments to allow for new housing opportunities. The 
project began with a presentation of the 2022 regional housing needs assessment. Next, NRPC 
completed and presented a housing audit of the town’s zoning regulations to identify potential 
changes that would allow for infill and new housing opportunities. In late 2022, NRPC 
coordinated with the NRPC’s Housing for All campaign to educate the greater community about 
housing challenges and engage in discussions through a Community Conversation on Housing. 
Finally, the bulk of the project consisted of working with the Planning Commission to refine 
zoning amendments and consider next steps in implementation taking into account the local 
context and needs. The project website can be accessed here. 
 
The following materials were developed for the Town of Sheldon during the bylaw 
modernization project: 
1) Project Summary Memo, with link to 

recording of the Community 
Conversation on Housing and NRPC 
Project Website  

2) Housing Needs Assessment Town 
Summary 

3) Housing Bylaw Audit Report  
4) Recommended Zoning Standards  
5) Final Proposed Standards 

6) Draft Proposed Zoning District Map 
7) Draft Sewer Service Area Map 
8) Local Outreach Press Release 
9) Supplemental Materials 

− Housing Bylaw Audit Matrix 
− Zoning Bylaws with Proposed 

Amendments (Available by request) 
− Draft template standards 

https://www.nrpcvt.com/housing/housing-choice-affordability-project/
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Summary of Project Deliverables 
Housing Needs Assessment 
NRPC analyzed data from the 2022 Northwest Vermont Housing Needs Assessment, which 
includes data from the U.S. Census, U.S. American Community Survey, housingdata.org and 
other sources to develop a housing needs assessment summary for Sheldon. The majority of 
new homes constructed in Sheldon are single unit or mobile homes and the number of renters 
appears to be decreasing. Homeownership is not affordable to the median household in 
Sheldon and both young residents and seniors are cost-burdened. While mobile homes may be 
one way residents are finding affordable housing, there is a need for more small multi-units to 
provide increased housing choice and affordability.  

Community Conversation on Housing 
In late 2022, NRPC coordinated with the NRPC’s Housing for All campaign to put on a 
Community Conversation on Housing event. NRPC presented on the recently completed housing 
needs assessment, bylaw modernization opportunities and helped to facilitate a conversation 
from participants on strategies to create and improve housing for everyone in our region. Food 
and kids’ activities were available to encourage and make attendance possible for more families. 
A recording of the conversation can be accessed here. 

Bylaw Housing Audit 
NRPC reviewed Sheldon’s existing bylaws based on the six key topics identified in the Zoning for 
Great Neighborhoods Guide: dimensional standards, parking standards, allowable uses, street 
standards, accessory dwelling units (ADUs), and the development review process. Each district 
was audited, however, the final report focused on the districts intended for higher density 
housing growth: the Village District (VD).  

In the Village District, NRPC identified a 35-foot height maximum the ½-acre minimum lot size 
as major barriers to new housing. Other possible barriers include parking standards, conditional 
review for multi-unit housing, restrictions around multiple use/structures per lot and large yard 
setbacks.   

Initial Recommendations  
NRPC made the following initial recommendations on bylaw changes: 

• Increase height to maximum of three stories with story height specifications.  
• Incorporate build-to zone in the village districts, recommends physical assessment to 

determine appropriate zone width. 
• Reduce minimum lot size in the Village District and Commercial/Industrial District to ¼ 

acre or 1/5 acre. 
• Reduce frontage requirement to between 60 and 75 feet in Village and 

Commercial/industrial District. 

https://www.youtube.com/watch?v=5ruqGMVrfW4
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• Instead of regulating lot coverage, consider including green infrastructure/low impact 
development standards in site plan review.  

• Eliminate conditional use review for multi-unit dwellings. 
• Create administrative site plan review for 3–4-unit dwellings. 
• Allow more than one structure/use per lot in Village District. 
• Update dwelling unit definitions. 
• Reduce minimum parking space requirements per dwelling unit to 1.5 space/unit. 
• Require parking lots to be located to the side or rear of the principal structure. 
• Update accessory dwelling unit standards to comply with statute. 
• Improve street connectivity standards and bicycle and pedestrian infrastructure 

standards. 
• Update road design standards in the future when the State’s update is complete. 

Final Proposed Standards 
In response to discussion and input on the initial recommendations from the Planning 
Commission and public in attendance at meetings, NRPC developed draft bylaw language for 
further consideration. The largest shift in what was initially recommended was the creation of 
separate village districts for Sheldon Springs and Sheldon Creek. Since Sheldon Springs has 
municipal sewer and water, the new HOME Act density provisions apply. NRPC worked with the 
Planning Commission to define a new boundary for the Sheldon Springs District that matched 
with parcel lines and could also be used by the Selectboard as a potential sewer service district. 
The Town was comfortable with the complying with HOME Act provision in the Sheldon Springs 
District, including a 1/5-acre minimum lot size and 1.5 parking spaces per unit.  

Press Release and Community Outreach; Project Next Steps 
The Town will be working through the adoption process for the proposed bylaw modernization 
changes in the fall 2024, following adoption of an updated municipal plan in the summer of 
2024. Leading up to and during the adoption process, the Town will use the press release to 
communicate the project to the community on the municipal website and at public hearings. 
Specific outreach will be made to all residents of the new Sheldon Springs District.  

In the summer 2024, NRPC will assist the Planning Commission with presenting the proposed 
new Sheldon Springs District and the potential to consider a sewer service area to the 
Selectboard. The Town has an outdated sewer ordinance and may want to consider updating 
the ordinance and adding a sewer service area in the future. The Planning Commission has also 
identified an area consisting of a few parcels that would be a good candidate for a 
Neighborhood Designation Area. NRPC has recommended that they reach out to the main 
property owner to understand their interest in housing development.  



 

 

 
Housing Needs Assessment Town Summary 
 



Sheldon Housing Needs Assessment
A project funded by the Agency of Commerce and Community Development’s Bylaw Modernization 

Grant Program

893 Housing 
Units

While Sheldon had high population growth from
2000-2010, since 2010 population has decreased
somewhat. Despite population loss, the number of
households has grown due to smaller household sizes.
The growth in household units has been driven
primarily by non-family households.

Non-family households refers to any household where
members are not related by birth, adoption or
marriage. Roughly 3% of Sheldon’s population lives
with nonrelatives excluding unmarried partners and
2% of those over 21 are living with their parents. It is
likely that some of these residents would prefer to
form their own households. There is no evidence of
crowding in housing units in Sheldon.

According to the 2020 Census, there are 893
housing units in Sheldon. The number of housing
units in Sheldon has grown entirely due to new
single unit homes and new mobile homes. This is
similar to the regional trend, although Sheldon is
seeing more growth in mobile homes than the
region as a whole, which may support affordability.

4.4 % Seasonal Units

.3% Short-Term Rentals

Seasonal units and short-term rentals are both
relatively rare in Sheldon. Compared to the regional
average, the percentage of seasonal units is much
lower.

The number of renter households in Sheldon has
decreased 10% in the last 10 years, representing
102 fewer renter households.
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All data from 2020 US American Community Survey except where otherwise noted.

Short-term rental data: AirDNA via Housingdata.org.

Household, Family and Total Housing Units: US. 
Census 2020



Sheldon Housing Needs Assessment

Family households have higher average median
income than non-family households, however this
trend is not as extreme as in the region average. Since
most of the new household growth in Sheldon is of
non-family households, more affordable housing
options may be necessary.

Renter and owner-occupied households in Sheldon
have relatively similar median incomes. However,
there are high margins of error that make this data
hard to interpret.

Homeownership is generally not affordable in
Sheldon. To afford the median house price of
$250,000, a household would need to earn $72,000
a year, while regional median income is only
$67,000. The median family household could afford
the median home, but the median non-family
household cannot.

Rental units are more affordable option in Sheldon,
with rental units being affordable to median and
low-income residents. However, given that only 10%
households are renters, there are limited options for
lower-income residents.
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Residents under 35 and senior residents are much
more likely to be cost-burdened. Region-wide,
residents of color are more likely to be cost-
burdened at all income levels.

54%
46% 42%
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Under 35 65+

20%
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Conclusions
Household growth has slowed in Sheldon compared
to the region overall. The majority of new homes
constructed are single-family or mobile homes, and
the number of renters has decreased.
Homeownership is generally not affordable in
Sheldon, and cost-burden for housing is high
amongst both young residents and senior residents.
The increased number of mobile homes may be one
way residents are finding affordable housing, but
there appears to be a decrease in smaller multi-unit
options that can also be an affordable option for
residents.

Median Home Price: VT Property Tax Records via Housingdata.org



 

 

 
Housing Bylaw Audit Report  
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on

t s
et

ba
ck

 is
 a

pp
ro

pr
ia

te
 fo

r a
 v

ill
ag

e 
di

st
ric

t. 
Ha

s t
he

 to
w

n 
m

ea
su

re
d 

ex
ist

in
g 

se
tb

ac
ks

? 
 C

on
sid

er
 re

du
ci

ng
 si

de
/b

ac
k 

se
tb

ac
ks

 to
 5

’. 
 

Lo
t s

iz
e 

an
d 

Fr
on

ta
ge

. R
ed

uc
e 

m
in

im
um

 lo
t s

ize
 fr

om
 ½

 a
cr

e 
to

 ¼
 a

cr
e,

 o
r l

es
s.

  H
av

e 
ex

ist
in

g 
lo

t s
ize

s b
ee

n 
m

ea
su

re
d?

 R
ed

uc
e 

vi
lla

ge
 fr

on
ta

ge
 re

qu
ire

m
en

t t
o 

75
’ (

if 
m

in
 

lo
t s

ize
 is

 se
t a

t ¼
 a

cr
e)

. C
on

sid
er

 w
he

th
er

 re
gu

la
tin

g 
lo

t w
id

th
 w

ou
ld

 b
e 

m
or

e 
ap

pr
op

ria
te

 th
an

 fr
on

ta
ge

 in
 th

is 
di

st
ric

t a
nd

 c
on

sid
er

 w
he

th
er

 fr
on

ta
ge

 c
om

pl
ic

at
es

 
de

ve
lo

pm
en

t a
pp

ro
va

ls.
 

Lo
t c

ov
er

ag
e.

 S
he

ld
on

 d
oe

s n
ot

 re
gu

la
te

 b
y 

lo
t c

ov
er

ag
e,

 m
ay

 w
an

t t
o 

co
ns

id
er

 a
 

m
in

im
um

 lo
t c

ov
er

ag
e 

to
 e

ns
ur

e 
th

at
 th

e 
di

st
ric

t i
s b

ui
lt 

ou
t t

o 
ap

pr
op

ria
te

 d
en

sit
y.

  

Fr
on

t s
et

ba
ck

  
Ye

s 
Ya

rd
 S

et
ba

ck
 

N
o 

Fr
on

ta
ge

 
N

o 
Lo

t C
ov

er
ag

e 
Ye

s 
M

in
 lo

t 
siz

e/
de

ns
ity

 
N

o 

Al
lo

w
ab

le
 U

se
s 

Al
lo

w
ed

 b
y 

Ri
gh

t  
Y 

 
Al

lo
w

ed
 b

y 
rig

ht
. A

llo
w

in
g 

du
pl

ex
es

 b
y 

rig
ht

 is
 a

pp
ro

pr
ia

te
 fo

r a
 v

ill
ag

e 
ce

nt
er

. 
Co

ns
id

er
 a

lso
 a

llo
w

in
g 

3-
 a

nd
 4

-u
ni

t d
w

el
lin

gs
 a

s a
 p

er
m

itt
ed

 u
se

. 
Al

lo
w

ed
 P

/S
 a

nd
 C

/S
. P

er
m

itt
ed

 u
se

 w
ith

 si
te

 p
la

n 
re

vi
ew

 m
ay

 b
e 

ap
pr

op
ria

te
 fo

r u
p 

to
 8

 u
ni

ts
 to

 c
on

fir
m

 d
es

ig
n 

st
an

da
rd

s a
re

 m
et

. C
on

di
tio

na
l u

se
 re

vi
ew

 st
an

da
rd

s 
ne

ed
 n

ot
 a

pp
ly

 si
nc

e 
th

es
e 

us
es

 a
re

 d
es

ire
d 

an
d 

in
te

nd
ed

 fo
r t

he
 d

ist
ric

t. 
Co

nd
iti

on
al

 u
se

 re
vi

ew
 is

 a
pp

ro
pr

ia
te

 fo
r m

ul
ti-

un
it 

us
es

 o
ve

r 8
 u

ni
ts

.  
U

se
s/

St
ru

ct
ur

es
 p

er
 lo

t. 
Th

e 
di

st
ric

t a
llo

w
s f

or
 m

ul
tip

le
 u

se
s w

hi
ch

 is
 a

pp
ro

pr
ia

te
 fo

r 
a 

vi
lla

ge
 d

ist
ric

t. 
Co

ns
id

er
 a

llo
w

in
g 

m
ul

tip
le

 p
rin

ci
pa

l s
tr

uc
tu

re
s w

ith
ou

t r
eq

ui
rin

g 
a 

PU
D.

  

Al
lo

w
ed

 P
/S

 
N

o 
Al

lo
w

ed
 C

/S
 

Ye
s 

U
se

s/
St

ru
ct

ur
es

 
N

 

Pa
rk

in
g 

Sp
ac

es
 p

er
 u

ni
t 

N
 

Sp
ac

es
 p

er
 u

ni
t. 

Re
du

ce
 p

ar
ki

ng
 m

in
im

um
 to

 1
 sp

ac
e/

un
it.

 C
on

sid
er

 fa
ct

or
in

g 
in

 o
n-

st
re

et
 p

ar
ki

ng
. 

Lo
ca

tio
n.

 C
on

sid
er

 st
ro

ng
er

 st
an

da
rd

s t
ha

t r
eq

ui
re

 p
ar

ki
ng

 to
 b

e 
at

 th
e 

sid
e 

or
 b

ac
k 

of
 th

e 
bu

ild
in

g.
 

Lo
ca

tio
n 

N
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Pa
ge

 5
 o

f 7
 

  O
th

er
 S

ta
nd

ar
ds

 

St
an

da
rd

 
Co

m
m

en
ts

 
St

re
et

 
St

an
da

rd
s 

Co
nn

ec
tiv

ity
.  

Cu
rr

en
t s

ta
nd

ar
ds

 fo
r c

on
ne

ct
iv

ity
 a

re
 st

ro
ng

.  
Si

de
w

al
ks

/C
om

pl
et

e 
St

re
et

s.
 C

ur
re

nt
 st

an
da

rd
s r

eq
ui

re
 d

ev
el

op
er

s t
o 

ad
d 

sid
ew

al
ks

 fo
r s

ub
di

vi
sio

ns
 o

f 4
 u

ni
ts

 o
r m

or
e.

 C
on

sid
er

 re
qu

iri
ng

 
sid

ew
al

ks
 fo

r a
ll 

de
ve

lo
pm

en
ts

 in
 th

e 
Vi

lla
ge

 D
ist

ric
t. 

 
St

re
et

/r
oa

d 
de

si
gn

 st
an

da
rd

s.
 W

he
n 

ne
w

 st
at

e 
de

sig
n 

st
an

da
rd

s c
om

e 
ou

t, 
re

vi
ew

 fo
r a

pp
ro

pr
ia

te
 u

pd
at

es
. C

on
sid

er
 w

he
th

er
 1

1 
ft 

tr
av

el
ed

 
w

ay
 is

 su
ffi

ci
en

t (
ra

th
er

 th
an

 1
6 

ft)
. D

ev
el

op
 d

es
ig

n 
st

an
da

rd
s f

or
 si

de
w

al
ks

. C
on

sid
er

 u
pd

at
in

g 
st

or
m

w
at

er
 re

gu
la

tio
ns

 to
 re

qu
ire

 o
n-

sit
e 

tr
ea

tm
en

t o
f s

to
rm

w
at

er
 th

ro
ug

h 
lo

w
-im

pa
ct

 d
ev

el
op

m
en

t. 
Ac

ce
ss

or
y 

Dw
el

lin
g 

U
ni

ts
 

Cu
rr

en
t d

ev
el

op
m

en
t r

eg
ul

at
io

ns
 e

xc
ee

d 
st

at
e 

m
in

im
um

 st
an

da
rd

 fo
r p

er
ce

nt
ag

e 
of

 b
ui

ld
in

g 
siz

e 
by

 a
llo

w
in

g 
an

 A
DU

 o
f u

p 
to

 4
5%

 si
ze

 o
f 

pr
in

ci
pa

l d
w

el
lin

g.
 U

pd
at

es
 n

ee
d 

to
 b

e 
m

ad
e 

to
 m

ee
t s

ta
te

 re
qu

ire
m

en
ts

 o
f a

t l
ea

st
 9

00
 sq

ua
re

 fe
et

 a
nd

 a
llo

w
in

g 
fo

r a
n 

AD
U

 w
ith

 a
ny

 n
um

be
r 

of
 b

ed
ro

om
s.

 A
llo

w
in

g 
a 

la
rg

er
 A

DU
 si

ze
 if

 A
DU

 is
 in

 e
xi

st
in

g 
st

ru
ct

ur
e 

co
ul

d 
fu

rt
he

r s
up

po
rt

 A
DU

 d
ev

el
op

m
en

t. 
AD

Us
 c

ou
ld

 b
e 

fu
rt

he
r 

en
co

ur
ag

ed
 b

y 
al

lo
w

in
g 

m
or

e 
th

an
 1

 A
DU

 p
er

 lo
t i

f s
et

ba
ck

 a
nd

 p
ar

ki
ng

 st
an

da
rd

s a
re

 m
et

. 

De
ve

lo
pm

en
t 

Re
vi

ew
 

Pr
ov

is
io

ns
 

Th
er

e 
m

ay
 b

e 
op

po
rt

un
iti

es
 to

 st
re

am
lin

e 
th

e 
de

ve
lo

pm
en

t r
ev

ie
w

 p
ro

ce
ss

 fo
r h

ou
sin

g 
in

 a
 w

ay
 th

at
 re

du
ce

s t
he

 ti
m

e 
an

d 
co

st
 o

f g
et

tin
g 

a 
zo

ni
ng

 p
er

m
it 

w
hi

le
 a

t t
he

 sa
m

e 
tim

e 
pr

od
uc

in
g 

de
ve

lo
pm

en
t t

ha
t a

lig
ns

 w
ith

 th
e 

to
w

n 
pl

an
 a

nd
 d

ev
el

op
m

en
t r

eg
ul

at
io

ns
. M

an
y 

op
po

rt
un

iti
es

 fo
r s

tr
ea

m
lin

in
g 

th
e 

re
vi

ew
 p

ro
ce

ss
 in

vo
lv

e 
re

du
ci

ng
 th

e 
am

ou
nt

 o
f d

isc
re

tio
na

ry
 re

vi
ew

 b
y 

th
e 

DR
B 

an
d 

in
cr

ea
sin

g 
ad

m
in

ist
ra

tiv
e 

re
vi

ew
 b

y 
st

af
f. 

Th
er

e 
is 

a 
co

st
-b

en
ef

it 
in

 m
ov

in
g 

in
 th

is 
di

re
ct

io
n 

sin
ce

 it
 re

qu
ire

s c
ar

ef
ul

 c
ra

fti
ng

 o
f p

re
sc

rip
tiv

e 
st

an
da

rd
s t

ha
t 

ca
n 

be
 a

pp
lie

d 
ad

m
in

ist
ra

tiv
el

y 
an

d 
m

ay
 re

qu
ire

 th
at

 y
ou

r t
ow

n 
hi

re
 a

dd
iti

on
al

 st
af

f. 
Co

ns
id

er
 a

nd
 d

isc
us

s t
he

 fo
llo

w
in

g 
to

ol
s:

 
• 

Fo
rm

 B
as

ed
 S

ta
nd

ar
ds

, i
nc

lu
di

ng
 c

ha
ra

ct
er

-b
as

ed
 fr

on
ta

ge
 re

qu
ire

m
en

ts
  

• 
Ad

m
in

ist
ra

tiv
e 

Re
vi

ew
 fo

r S
ite

 P
la

n 
Re

vi
ew

 
• 

Ar
e 

de
ns

ity
 b

on
us

es
 w

or
ki

ng
 fo

r G
ro

w
th

 C
en

te
r D

ist
ric

t, 
or

 sh
ou

ld
 th

e 
st

an
da

rd
s t

ha
t e

na
bl

e 
de

ns
ity

 b
on

us
es

 ju
st

 b
e 

re
qu

ire
d?

 
• 

Co
ns

id
er

 c
om

pl
ex

ity
 a

nd
 e

ffi
ci

en
cy

 o
f P

UD
 re

gu
la

tio
ns

 
• 

Ev
al

ua
te

 n
um

be
r o

f n
on

co
nf

or
m

iti
es
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Pa
ge

 6
 o

f 7
 

 To
w

n 
Zo

ni
ng

 
Di

st
ric

t: 

M
od

el
 

Di
st

ric
t 

St
an

da
rd

 
Ta

rg
et

 S
ta

nd
ar

ds
 M

et
 

Co
m

m
en

ts
 

Commercial/Industrial District 
 

Town Center 

Di
m

en
sio

na
l 

He
ig

ht
 

N
o 

He
ig

ht
. C

ur
re

nt
 h

ei
gh

t r
es

tr
ic

tio
ns

 m
ay

 li
m

it 
tw

o-
st

or
y 

m
ix

ed
 u

se
 b

ui
ld

in
gs

 w
ith

 
hi

gh
er

 fi
rs

t f
lo

or
 o

r 2
.5

 st
or

y 
st

ru
ct

ur
es

. C
on

sid
er

 re
gu

la
tin

g 
by

 st
or

y 
in

st
ea

d 
of

 b
y 

he
ig

ht
.  

Se
tb

ac
ks

.  
Fr

on
t s

et
ba

ck
 is

 a
pp

ro
pr

ia
te

 fo
r a

 v
ill

ag
e 

di
st

ric
t. 

Co
ns

id
er

 re
du

ci
ng

 
sid

e/
ba

ck
 se

tb
ac

ks
 to

 5
’. 

 
Fr

on
ta

ge
 a

nd
 lo

t s
iz

e.
 R

ed
uc

e 
vi

lla
ge

 fr
on

ta
ge

 re
qu

ire
m

en
t t

o 
40

’. 
Co

ns
id

er
 w

he
th

er
 

re
gu

la
tin

g 
lo

t w
id

th
 w

ou
ld

 b
e 

m
or

e 
ap

pr
op

ria
te

 th
an

 fr
on

ta
ge

 in
 th

is 
di

st
ric

t. 
Re

du
ce

 
m

in
im

um
 lo

t s
ize

 fr
om

 ½
 a

cr
e 

to
 ¼

 a
cr

e.
  

Lo
t c

ov
er

ag
e.

 S
he

ld
on

 d
oe

s n
ot

 re
gu

la
te

 b
y 

lo
t c

ov
er

ag
e,

 si
nc

e 
up

 to
 1

00
%

 lo
t 

co
ve

ra
ge

 is
 a

pp
ro

pr
ia

te
 fo

r t
hi

s d
ist

ric
t t

hi
s i

s a
pp

ro
pr

ia
te

.  

Fr
on

t s
et

ba
ck

  
Ye

s 
Ya

rd
 S

et
ba

ck
 

N
o 

Fr
on

ta
ge

 
N

o 
Lo

t C
ov

er
ag

e 
Ye

s 
M

in
 lo

t 
siz

e/
de

ns
ity

 
N

o 

Al
lo

w
ab

le
 U

se
s 

Al
lo

w
ed

 b
y 

Ri
gh

t  
Y 

 
Al

lo
w

ed
 b

y 
rig

ht
. A

llo
w

in
g 

du
pl

ex
es

 b
y 

rig
ht

 is
 a

pp
ro

pr
ia

te
 fo

r a
 v

ill
ag

e 
ce

nt
er

. 
Al

lo
w

ed
 P

/S
 a

nd
 C

/S
. P

er
m

itt
ed

 u
se

 w
ith

 si
te

 p
la

n 
re

vi
ew

 m
at

 b
e 

ap
pr

op
ria

te
 fo

r u
p 

to
 8

 u
ni

ts
 to

 c
on

fir
m

 d
es

ig
n 

st
an

da
rd

s a
re

 m
et

. C
on

di
tio

na
l u

se
 re

vi
ew

 st
an

da
rd

s 
ne

ed
 n

ot
 a

pp
ly

 si
nc

e 
th

es
e 

us
es

 a
re

 d
es

ire
d 

an
d 

in
te

nd
ed

 fo
r t

he
 d

ist
ric

t. 
Co

nd
iti

on
al

 u
se

 re
vi

ew
 is

 a
pp

ro
pr

ia
te

 fo
r m

ul
ti-

un
it 

us
es

 o
ve

r 8
 u

ni
ts

.  
U

se
s/

St
ru

ct
ur

es
 p

er
 lo

t. 
Th

e 
di

st
ric

t a
llo

w
s f

or
 m

ul
tip

le
 u

se
s w

hi
ch

 is
 a

pp
ro

pr
ia

te
 fo

r 
a 

vi
lla

ge
 d

ist
ric

t. 
Co

ns
id

er
 a

llo
w

in
g 

m
ul

tip
le

 p
rin

ci
pa

l s
tr

uc
tu

re
s w

ith
ou

t r
eq

ui
rin

g 
a 

PU
D.

  

Al
lo

w
ed

 P
/S

 
N

o 
Al

lo
w

ed
 C

/S
 

Ye
s 

U
se

s/
St

ru
ct

ur
es

 
N

 

Pa
rk

in
g 

Sp
ac

es
 p

er
 u

ni
t 

N
 

Sp
ac

es
 p

er
 u

ni
t. 

Re
du

ce
 p

ar
ki

ng
 m

in
im

um
 to

 1
 sp

ac
e/

un
it.

  
Lo

ca
tio

n.
 C

on
sid

er
 st

ro
ng

er
 st

an
da

rd
s t

ha
t r

eq
ui

re
 p

ar
ki

ng
 to

 b
e 

at
 th

e 
sid

e 
or

 b
ac

k 
of

 th
e 

bu
ild

in
g.

 

Lo
ca

tio
n 

N
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Pa
ge

 7
 o

f 7
 

 To
w

n 
Zo

ni
ng

 
Di

st
ric

t: 

M
od

el
 

Di
st

ric
t 

St
an

da
rd

 
Ta

rg
et

 S
ta

nd
ar

ds
 M

et
 

Co
m

m
en

ts
 

Rural Lands 1 District 
 

Neighborhood 
Di

m
en

sio
na

l 
He

ig
ht

 
N

o 
He

ig
ht

. C
ur

re
nt

 h
ei

gh
t r

es
tr

ic
tio

ns
 m

ay
 li

m
it 

tw
o-

st
or

y 
m

ix
ed

 u
se

 b
ui

ld
in

gs
 w

ith
 

hi
gh

er
 fi

rs
t f

lo
or

 o
r 2

.5
 st

or
y 

st
ru

ct
ur

es
. C

on
sid

er
 re

gu
la

tin
g 

by
 st

or
y 

in
st

ea
d 

of
 b

y 
he

ig
ht

.  
Se

tb
ac

ks
.  

Fr
on

t s
et

ba
ck

 is
 a

pp
ro

pr
ia

te
 fo

r a
 v

ill
ag

e 
di

st
ric

t. 
Co

ns
id

er
 re

du
ci

ng
 

sid
e/

ba
ck

 se
tb

ac
ks

 to
 5

’. 
 

Fr
on

ta
ge

 a
nd

 lo
t s

iz
e.

 R
ed

uc
e 

vi
lla

ge
 fr

on
ta

ge
 re

qu
ire

m
en

t t
o 

40
’. 

Co
ns

id
er

 w
he

th
er

 
re

gu
la

tin
g 

lo
t w

id
th

 w
ou

ld
 b

e 
m

or
e 

ap
pr

op
ria

te
 th

an
 fr

on
ta

ge
 in

 th
is 

di
st

ric
t. 

Re
du

ce
 

m
in

im
um

 lo
t s

ize
 fr

om
 ½

 a
cr

e 
to

 ¼
 a

cr
e.

  
Lo

t c
ov

er
ag

e.
 S

he
ld

on
 d

oe
s n

ot
 re

gu
la

te
 b

y 
lo

t c
ov

er
ag

e,
 si

nc
e 

up
 to

 1
00

%
 lo

t 
co

ve
ra

ge
 is

 a
pp

ro
pr

ia
te

 fo
r t

hi
s d

ist
ric

t t
hi

s i
s a

pp
ro

pr
ia

te
.  

Fr
on

t s
et

ba
ck

  
Ye

s 
Ya

rd
 S

et
ba

ck
 

N
o 

Fr
on

ta
ge

 
N

o 
Lo

t C
ov

er
ag

e 
Ye

s 
M

in
 lo

t 
siz

e/
de

ns
ity

 
N

o 

Al
lo

w
ab

le
 U

se
s 

Al
lo

w
ed

 b
y 

Ri
gh

t  
Y 

 
Al

lo
w

ed
 b

y 
rig

ht
. A

llo
w

in
g 

du
pl

ex
es

 b
y 

rig
ht

 is
 a

pp
ro

pr
ia

te
 fo

r a
 v

ill
ag

e 
ce

nt
er

. 
Al

lo
w

ed
 P

/S
 a

nd
 C

/S
. P

er
m

itt
ed

 u
se

 w
ith

 si
te

 p
la
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Emily Klofft
Is 25 an appropriate max for this district? Under new housing law, I read it as a maximum can't be imposed as a condition of a conditional use permit so should there be one in the bylaw?
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Sheldon Bylaw Modernization: Proposed Zoning Amendments 3.4.24 
 

Type Notes on Standards Bylaw Section 

Review Standard - Allow duplexes wherever single unit dwellings are allowed, this is 
a change from restricted to conditional in the Rural Lands 2 and 
Source Protection District. 

- Do not require conditional use review for multi-unit dwellings 
with 3-4 units in the Village District. Site plan review is still 
required. 

2.4 
  

District Boundaries In Sheldon Springs Village District, align district boundary to match 
proposed sewer district. Maintain Sheldon Creek at ½ acre. 

2.4 

Lot Size In Sheldon Springs Village District, reduce minimum lot size to 8,700 
square feet (about 1/5 acre). 

2.4 

Setbacks - In Sheldon Springs Village District, establish minimum and 
maximum setback in the village districts (10-40 ft). 

- In Sheldon Springs Village District, reduce side and rear yard 
setback from 15 ft to 10 ft. 

2.4 

Frontage In Sheldon Springs Village District, reduce the minimum frontage 
requirement to 70 feet. 

2.4 

By-right bylaws for 
housing 

HOME Act provision regarding by-right bylaws for housing 
developments. 

3.3(C) 

Height In the Village District no structure shall exceed 40 feet nor shall be 
more than 3 stories. Any ground story exceeding 16 feet and any 
upper story exceeding 12 feet shall be considered two stories for 
the purposes of this section. In all other districts, no structure shall 
exceed thirty-five feet. 

4.5 

ADU Regulations 
Update to meet state minimum standards. 5.2 

Uses/structures per 
lot 

Rename Section 5.8 to Multiple Uses/Structures Per Lot (from 
Mixed Use) 

5.8 

Connectivity Add street connectivity into subdivision standards.  7.3 

Definitions Use language of units instead of families, separate small and large 
multi-unit.  
Define Story. 

10 

 

Cross-out text is old language removed 

Red text is new proposed language  

  



SECTION 2.4 ZONING DISTRICT USES AND DIMENSIONAL STANDARDS 

Allowed Uses   
(See Section 2.4(C) for allowed uses in the Flood Hazard Overlay District) 

“P” – Permitted Use   “C” – Conditional Use   “S” – Site Plan Review  “R” – Not Allowed 

 
Sheldon Creek 

Village District 

Sheldon 

Springs Village 

District 

Industrial/ 

Commercial 

District 

Rural Lands I 

District 

Rural Lands II 

District 

Source 

Protection 

Overlay 

District 

Residential Uses 

Accessory 

Structure/Use 
P P P P R C 

Accessory Dwelling 

to Single-Unit 

Dwellings  

P P P P P P 

Accessory 

Agricultural 

Dwellings (Section 

5.2) 

R R R C R R 

Mobile Home Park 

(Section 5.9) 
R R R C/S R R 

Multi-unit dwelling, 

small 
P/S P/S C/S C/S R R 

Multi-unit dwelling, 

large 
C/S C/S C/S R R R 

Seasonal Dwelling P P R P P R 

Single-unit dwelling1 P P C P C C 

Two-unit dwelling P P C P C C 
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SECTION 2.4 ZONING DISTRICT USES AND DIMENSIONAL STANDARDS 

Table 2.1 Dimensional Standards and Uses by Zoning Districts 

Dimensional Standards 

 
Sheldon Creek 
Village District 

Sheldon Springs 
Village District 

Industrial/ 
Commercial 

Rural Lands I 
District 

Rural Lands II 
District 

Source Protection 
Overlay District 

Min. Lot Size 1/2 acre 1/5 acre 2 acres 1 acre 10 acres The same as underlying 
District 

Min. Frontage 100 feet 70 feet 200 feet 150 feet 250 feet 
The same as underlying 

District 

Min Front Property 
Line Setback 

10 feet 10 feet 50 feet 40 feet 40 feet 
The same as underlying 

District 

Min. Side and Rear 
Property Line 
Setback for 
preexisting and new 
lots 1/5 acre or less 

2 feet 2 feet 30 feet 25 feet 25 feet 
The same as underlying 

District 

Min. Side and Rear 
Property Line 
S b k f

5 feet 5 feet 30 feet 25 feet 25 feet 
The same as underlying 

District 

Min. Side and Rear 
Property Line 
S b k f

10 feet 10 feet 30 feet 25 feet 25 feet 
The same as underlying 

District 

Min. Setback/Stream 50 feet 50 feet 50 feet 50 feet 50 feet 
The same as underlying 

District 

SECTION 2.4  ZONING DISTRICT USES AND DIMENSIONAL STANDARDS  

E) Setback requirements: All primary and accessory structures shall conform with the minimum setback 
requirements of the district in which they are located as required in Table 2.1, unless expressly permitted as 
a variance or waiver to these bylaws. The setback is a horizontal line measured from the edge of the property 
line to the nearest part of a building, structure, or parking area on the premises. In the Village Districts, there 
is a minimum front setback and a maximum front setback that shall be applied, see (4) below. 
 
1) The following uses may be permitted in the setback area: Fences (see Section 4.3), signs (see Section 

4.10), utilities, pedestrian walkways and paths.   
 

2) Driveways are permitted in setback areas except within 10 feet of a side or rear property line.  Shared 
driveways are exempt from this regulation.   

  
3) Any interior (non-frontage) lot which does not have frontage on a public or private road or public waters 

shall meet minimum setbacks from all property lines equal to the front setback distance for the district 
in which it is located. 

Commented [GB1]: The Town is considering whether to 
set a sewer service area that would match the village district 
boundaries so that the HOME Act density provisions would 
not apply outside those boundaries. 
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4) In the Sheldon Springs Village 
District, there is a minimum front 
setback and a maximum front 
setback. The area in between the 
minimum and maximum setback is 
called the build-to zone. The front 
façade of the proposed building 
shall be constructed within the 
build-to-zone; however, if 
preexisting adjacent primary 
structures have established a 
consistent setback line within the 
build-to zone, that setback line shall 
be the minimum setback and the 
front boundary of the build-to zone.  

SECTION 4.5  HEIGHT LIMITS 

A) In the Rural Land I, Rural Lands II, Industrial/Commercial, Source Protection Overlay District, no structure 
shall exceed 35 feet in height above the average ground level. 

B) In the Village Districts, no structure shall exceed 40 feet nor shall be more than 3 stores. Any ground story 
exceeding 16 feet and any upper story exceeding 12 feet shall be considered two stories for the purposes of 
this section.  

C) Measuring Height: As applied to a structure, the vertical distance measured from the finished grade to the 
peak of the roof, including any mechanical equipment or other rooftop features but excluding roof top solar 
arrays. Where a structure is located on sloping terrain, the height may be measured from the average ground 
level along the wall of the structure. 

D) Exceptions. Under conditional use review, the Development Review Board may permit a structure that 
exceeds the height limits established in this section provided the structure meets all other applicable 
standards required by these regulations, that the structure does not constitute a hazard, and that the 
portion above the applicable height limit shall remain unoccupied except for normal maintenance. 

SECTION 5.8  MULTIPLE USES/STRUCTURES PER LOT 

SECTION 3.3 CONDITIONAL USE REVIEW 

1) C) Conditions of Approval.  In permitting a conditional use, the Development Review Board may 
impose conditions deemed necessary to meet the five conditional use criteria outlined above, the district 
standards outlined in Section 3.3 (C) below, or any other provision of this regulation. These conditions 
may include, but are not limited to, the standards listed below; however, conditions for housing 
developments or the housing portion of a mixed-use development shall not be more restrictive than any 
specific minimum standard set by these regulations unless justified according to 24 VSA 4464(b)(7)(A). 
Increased or decreased lot size or yard dimensions; 

2) Limitations on the coverage or height of buildings because of obstructions to view, the reduction of light 
and air to adjacent property, or to prevent adverse impacts to water quality or other identified natural 
features; 

3) Limitations on the location and number of vehicular access points to the property, in accordance with 

Consistent Setback Lines 

 A consistent setback shall be established by: 
1) At least two adjacent buildings with the same setback 

(within 5 feet), one of which is adjacent to the 
proposed structure, or  

2) At least one primary structure located on both sides of 
the proposed structure with the same setback (within 
5 feet).   

 When assessing whether a consistent setback line exists, 
the front setback of adjacent primary structures may vary 
within 5 feet of each other. The smallest setback shall 
determine the new minimum setback and front boundary 
of the build-to zone. 
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Section 4.2 and 7.3(G). 
4) Increased or decreased street width requirements or other modifications to street design to ensure 

vehicular and pedestrian safety. 
5) Limitations on the hours of operation or levels of daily truck traffic permissible. 
6) Requiring measures to minimize the adverse effects of land alterations on soil erosion, water quality, 

and scenic beauty as may be recommended by the county forester, Natural Resource Conservation 
Service, district highway engineer, and other experts. 

7) Requirements for suitable landscaping where necessary to reduce noise and glare and to maintain the 
property in keeping with the surrounding area.   

8) Specifying a time limit for construction of improvements to land or structures, including conditions to phase 
residential developments to minimize the impact on schools and other community facilities and services. 

9) Requiring a performance bond from the applicant to ensure that the project is constructed and maintained 
in compliance with the permit and these regulations. 

SECTION 5.2  ACCESSORY DWELLINGS 

A) Accessory to single family residences.  One accessory dwelling to a single unit dwelling may be allowed as 
a permitted use of property.  The accessory dwelling unit shall satisfy the following requirements: 
 
1) Floor space of the habitable living area shall not to exceed forty-five (45) percent of the floor space of 

the habitable living area of the single unit residence or 900 feet, whichever is greater; and 
 

2) The accessory dwelling shall be a distinct unit and shall have provisions for independent living including 
areas for sleeping, food preparation, and sanitation; and 

3) The property shall have sufficient wastewater capacity; and 
 

4) All applicable setbacks, coverage and parking requirements for the district in which the residence is 
located shall be met; and 

 
5) The accessory dwelling shall be located within or appurtenant to the single-unit dwelling.  

 

6) Either the primary or the accessory dwelling shall be occupied by the owner of the property. 
 
B) Accessory agricultural dwellings. Up to two (2) additional single-unit dwellings, one (1) duplex dwelling, or 

one (1) multifamily dwelling, not including the primary farm residence, may be approved subject to 
conditional use approval in the Rural Land I Zoning District to house farm workers and their families, subject 
to the following requirements: 

 
1) Occupancy is restricted to farm workers and their families; 

 
2) Each dwelling unit shall meet all district requirements pertaining to single-family dwellings, duplex 

dwellings, and multi-family dwellings, including maximum density; 
 

3) Adequate water and wastewater systems (in accordance with Section 4.12) and off-street parking 
capacity (in accordance with Section 4.8) exist to accommodate residents; 
 

4) If approved, the conditional use decision shall clearly state as a condition of approval that such housing 
is accessory to the principal agricultural use of the property and shall be retained in common ownership 
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for this purpose.  Such housing may only be subdivided and/or converted for sale or use as dwelling units 
separate from the agricultural use if it meets all current local regulations applying to single-unit or multi-
unit dwellings, as applicable, including all density, dimensional and other requirements for the district in 
which it is located. Separate permits shall be required prior to sale and/or conversion. 

 
C) Permit Requirement.  A zoning permit issued for an accessory dwelling shall clearly state that the dwelling(s) 

is permitted only as an accessory to the principal residential or agricultural use of the property and as such 
shall be retained in common ownership.  Such a dwelling unit may be subdivided and/or converted for 
conveyance or use as a principle dwelling only if it is found to meet all current municipal regulations applying 
to a single (or two) unit dwelling, including all density and dimensional requirements for the district in which 
it is located.  All applicable municipal permits and approvals shall be required prior to the subdivision, 
conversion, or conveyance as a principal dwelling. 

SECTION 7.3 ROAD STANDARDS 

A) Additional Design Standards.  All roads shall meet the following additional design standards.   
1) Dead end roads are specifically discouraged and are prohibited in excess of 1,200 feet.  All dead end 

roads shall be constructed with a suitable turn around at the end; “T”, “Y”, and cul-de-sac configurations 
suitable to topography and adequate for emergency vehicles to turn around efficiently are permitted.     

2) Roads shall logically relate to topography to minimize site disturbance and to produce usable lots in 
relation to the proposed use of the land they will serve, including the amount of cut and fill required, 
reasonable grades, and safe intersections.  Road grades should be consistent with local terrain.  
Maximum road grade shall not, in any 50-foot section, exceed an average of eight percent. 

3) Roads shall be designed and laid out to: 
a) avoid impacts on natural, historic, cultural and scenic resources, and to enhance the vitality of the 

village areas.  
b) follow existing linear features, such as utility corridors, tree lines, hedgerows, and fence lines, and 

should avoid fragmentation of agricultural land and open fields. 
c) be consistent with existing road patterns in village and other settlement areas, including the 

selection of visually compatible materials, the preservation of existing features, and the 
management of vegetation within the road corridor; and 

d) to maximize connectivity within the subdivision and to adjoining parcels and road networks. 
4) Specific connectivity standards for the Village District.  In the Village District, new public and private 

roads shall comply with the following standards to further a pedestrian friendly network of roads:Road 
Network. New public and private roads shall generally be laid out in a grid pattern by being either parallel 
or perpendicular to the closest intersecting state highway. Intersections with other roads, driveways or 
other rights-of-way shall create right angles (approximate). The DRB may waive this requirement to 
accommodate topographic or physical limitations beyond the property owner’s control. The waiver shall 
be the minimum necessary to accommodate the limitation.  
a) Road Length. New public or private road rights-of-way shall not be longer than 1,400 feet before 

connecting to another public or private road, connecting with a future public or private road 
according to a town approved master plan or official map, or as an alternative, meeting an adjacent 
property boundary with the intent of connecting to a new road when such adjacent property is 
developed. The DRB may waive this requirement to accommodate topographic or physical 
limitations beyond the property owner’s control. The waiver shall be the minimum necessary to 
accommodate the limitation.  
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SECTION 10.2  DEFINITIONS 

Dwelling Unit: A distinct unit with facilities and provisions for independent living, including sleeping, food 
preparation, and sanitation. 

 
Dwelling, Accessory: A distinct unit that is located within or appurtenant to a single-unit dwelling and has 
facilities and provisions for independent living, including sleeping, food preparation, and sanitation, provided 
there is compliance Section 5.2.  
Dwelling, Single-Unit: A structure containing one dwelling unit. Mobile homes and modular or pre-fabricated 
housing meeting this definition shall be considered single-unit dwellings. 

 
Dwelling, Two-Unit: A structure containing two dwelling units. 

Dwelling, Small Multi-Unit: A structure containing three or four dwelling units, including units that are located 

one over the other and units in a row separated (townhouses and rowhouses). 

 
Dwelling, Large Multi-Unit: A structure containing five or more dwelling units, including units that are located 

one over the other and units in a row separated (townhouses and rowhouses). 

Story: The part of a building between any floor and the next floor above, and if there is no floor above, then the 

ceiling above. A basement is a story if its ceiling has one-half of its clear story height above grade level of the lot 

and is used as the first floor of the building on which it is included. A half story means a space under a pitched 

roof which has the line of intersection of roof decking and wall face not more than four feet above the top floor 

level. Half stories are counted as a single story under these regulations. 
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shall have facilities and provisions for independent living, 
including sleeping, food preparation, and sanitation 
facilities. ¶

Deleted: building 

Deleted:  and that is not attached to any other dwelling by 
any means. A structure containing one dwelling unit

Deleted: building 

Deleted: on a single lot 

Deleted: building 

Deleted: on a single lot

Deleted: or more

Deleted: .
Deleted: building 

Deleted: on a single lot

Deleted: three 

Deleted: .
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Press Release 

May 31, 2024 

Sheldon, Vermont.  Sheldon planners have finished a multi-year effort exploring 
how to reduce regulatory barriers in their zoning bylaws to better meet their housing goals. 
The project, Housing Choice and Affordability in Northwest Vermont, was funded by the 
Department of Housing and Community Development as a consortium bylaw 
modernization grant to the Town of St. Albans and the participating communities of 
Highgate, Sheldon, Enosburgh and Montgomery. The Northwest Regional Planning 
Commission (NRPC) was hired to complete the project. As a result, Sheldon has prepared 
a draft bylaw that intends to make housing easier to develop in the town’s village areas, but 
primarily in Sheldon Springs where municipal sewer and water is available.   
 

Housing serves as a foundation for individuals to lead full and healthy lives, 
communities to be vibrant and inclusive, and the local and regional economy to grow and 
prosper. The region’s 2020 housing needs assessment completed by NRPC; however, 
points to our challenges. There is a limited supply of homes on the market and sale prices 
are at an all-time high. Rental housing is in even more short supply. Meanwhile, NRPC 
Senior Planner Greta Brunswick explains, cost-burden for housing is felt most for both 
young and senior residents, the former which our communities seek to recruit and retain 
and the latter of which is increasing in number and has special needs.  

 
Sheldon is reacting proactively to the need for more housing and is looking to take 

advantage of their municipal infrastructure in Sheldon Springs to spur new opportunities. 
Planners hope to work with the Selectboard on identifying a service area for their 
wastewater infrastructure, with the possibility of supporting new walkable neighborhoods. 
They may consider pursuing a Neighborhood Development Area designation from the 
Vermont Downtown Board in the future, which can extend tax credits and permit relief to 
housing developers and landowners. Planners are being somewhat cautious and 
intentional as they also weigh concerns and consider the impact of growth on local school 
capacity, which has been constrained in recent years. 
 

More information on the project can be found at the project website: 
https://www.nrpcvt.com/housing/housing-choice-affordability-project/ and on the Town’s 
website [insert link]. Please contact Nancy West, Planning Commission Chair with any 
questions.   

https://www.nrpcvt.com/housing/housing-choice-affordability-project/
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