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S.325

Introduced by Committee on Natural Resources and Energy

Date: January 30, 2026

Subject: Conservation and development; land use; municipal zoning; housing
Statement of purpose of bill as introduced: This bill proposes to establish a
task force to develop a detailed proposal to create residential opportunity

overlay districts.

- vimrent ool

An act relating to regional planning and Act 250 Tier jurisdiction

It is hereby enacted by the General Assembly of the State of Vermont:

1O 11D O O O O - T T I\ T >
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(a) Creation. ere is created a task force to develop and recommend a

detailed proposal to creat®gesidential opportunity overlay districts. These

districts would be governed by a @ge of model zoning bylaws that address all

critical land use issues with clear and objeCie standards. Once codes are

developed and published, municipalities would hav®ghe option to adopt the

codes in areas. In those areas, residential development that Thgets the

requirements of the code would be submitted to a zoning administrat®sfor a
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Grats would be available for municipalities seeking to adopt the model code.

A StatSMggency would oversee municipal adoption of the code to ensure that

the districtsWvould be designed to allow for housing density that would be

dense enough tSmeet that municipality’s share of the State’s housing targets.

(b) Membership% The task force shall have nine members with expertise

related to planning and Agning. The members shall be the following:

(1) one member of th&House, appointed by the Speaker of the House;

(2) one member of the SeMate, appointed by the President Pro Tempore

of the Senate;

(3) a representative of the Vermorm§Association of Planning and

Development Agencies;

4) the Commissioner of Housing and Corfgnunity Development or

designee;

(5) a representative from the Vermont Natural Resgrces Council;

(6) a representative from the Vermont League of Citiesnd Towns;

(7) arepresentative from Let’s Build Homes;

(8) a representative from the affordable housing development

community, appointed by the President Pro Tempore of the Senate; and
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(1) develop illustrated model codes that use only clear and objective

standar®¢ for critical land use issues, embed New England town-building

principles, %d integrate flood and historic protections;

(2) prop®e how these codes will be administered and which entity

would oversee then% and

3) recommend the process for how municipalities would adopt these

codes.

(d) Assistance. The task folge shall have the administrative, technical, and

legal assistance of the Department & Housing and Community Development.

The Department may hire a third-party%onsultant to assist and staff the task

force, which may be funded by monies app¥priated by the General Assembly

or any grant funding received.

(e) Report. On or before December 1, 2026, th&task force shall submit a

written report to the House Committees on Environme and on General and

Housing and the Senate Committees on Economic Developtent, Housing and

General Affairs and on Natural Resources and Energy with its Model codes

and recommendations for legislative action.

(f) Meetings.

1) The Commissioner of Housing and Community Development sh#
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% A majority of the membership shall constitute a quorum.

(4) TIMtask force shall cease to exist on December 31, 2026.

(g) Compensdion and reimbursement.

(1) For attendamge at meetings during adjournment of the General

Assembly, a legislative meMgber of the task force serving in the legislator’s

capacity as a legislator shall be%ptitled to per diem compensation and

reimbursement of expenses pursuant™o 2 V.S.A. § 23 for not more than six

meetings.

(2) Other members of the task force witg are not otherwise compensated

by their employer shall be entitled to per diem comMgensation and

reimbursement of expenses as permitted under 32 V.S. A § 1010 for not more

than six meetings.

(3) The payments under this subsection shall be made froMymonies

appropriated by the General Assembly.

Sec. 2. EFFECTIVE DATE

Sec. 1. LEGISLATT™suid NT

The General Assembly finds that : and Resolves No. 181
represented a substantial restructuring of Vermon . e review

AR D 2 e to prove 2 2 %2224 LT 2 Ot
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Wis and Resolves No. 181 and without altering its underlying policy goals.
®E K fop 250 * * *
Sec. 28I 0 V.S.A. § 6001(3) is amended to read:

(3)M) “Development” means each of the following:

% sk ok

(xiM, The construction of a road or roads and any associated
driveways to pro¥de access to or within a tract of land owned or controlled by
a person. For theRurposes of determining jurisdiction under this subdivision,
any new developmeiMor subdivision on a parcel of land that will be provided
access by the road Wgnd associated driveways is land involved in the
construction of the road.

% sk ok

(I1l) For the pX&gpose of determining the length of any road and
associated driveways, the lengiRof all other roads and driveways within the
tract of land constructed after JutN January 1,-2026 2030, shall be included.

k sk

(D) The word “development” ®es not include:

k sk K

(viii)(I)  The construction of & priority housing project in a
municipality with a population of 10,000 or mo%g.

% sk ok

(I1l)  Notwithstanding any other Xovision of law to the
contrary, until January 1, 2027 2028, the constructi of a priority housing
project located entirely within areas of a designated d8ntown development
district, designated neighborhood development area, or Rdesignated growth
center or within one-half mile around such designated cent® with permanent
zoning and subdivision bylaws served by public sewer or W¥er services or
soils that are adequate for wastewater disposal. For puMpses of this
subdivision (II), in order for a parcel to qualify for the exemptioat least 51
percent of the parcel shall be located within one-half mile of the ¥gsignated
center boundary. If the one-half mile around the designated centergxtends
into an adjacent municipality, the legislative body of the adjacent wmuMeipa
municipality may inform the Board that it does not want the exemptioW to
extend into that area. This exemption shall not apply to areas within mapRg

]
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& nont Flood Hazard Area and River Corridor Rule.

Sec. Q. 10 V.S.A. § 6001(35) is amended to read:

“Priority housing project” means a discrete project located on a
single troqg or multiple contiguous tracts of land that consists exclusively of
mixed incoWge housing or mixed use, or any combination thereof, and is
located entir® within designated downtown development district, designated
new town cen®gr, designated growth center, or designated neighborhood
development areMynder 24 V.S.A. chapter 76A, or within an area mapped and
approved by the BRd as eligible for Tier 1B area status and is not currently
approved for Tier 1BWea status under section 6033 of this chapter.

appropriate municipal panel p 'S.A. § 4460(g), a previously
issued permit for a development o Ncated in a Tier 14 area shall
remain attached to the property. HoWgyer, neither¥ge Board nor the Agency of

on the tract or tracts of land unless Mg designa®on is revoked or the
municipality has not taken any reasonable a®§ ce the conditions of
the permit.

(bb) Until Fuly January 1, 26028 2030, no permit o
required for the construction of improvements for one accoMg ,
constructed within or appurtenant to a single-family dmglli
constructed pursuant to this subsection shall not count towards Mg tORgl units
constructed in other projects.

(cc) Until Fuly January 1, 2028 2030, no permit or permit amendm is
required for the construction of improvements for converting a structure Mg
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(1) Notwithstanding any other provision of law to the contrary, until
JanMgry 1, 2627 2030, no permit or permit amendment is required for the
subdigion for or the construction of housing projects such as cooperatives,
condom®giums, dwellings, or mobile homes, and mixed-use development, with
75 units & fewer, constructed or maintained on a tract or tracts of land,
located enti®gly within the areas of a designated new town center, a designated
growth centeMyor a designated neighborhood development area served by
public sewer oMywater services or soils that are adequate for wastewater
disposal. HousiMg units constructed pursuant to this subdivision shall not
count towards the (%al units constructed in other areas. This exemption shall
not apply to areas wilgn mapped river corridors and floodplains except those
areas containing pre®&gisting development in areas suitable for infill
development as defined W 29-201 of the Vermont Flood Hazard Area and
River Corridor Rule.

(2)(A) NotwithstandingNgy other provision of law to the contrary, until
Fuly January 1, 2627 2030, no Mgmit or permit amendment is required for the
subdivision for or the constructiofgof housing projects such as cooperatives,
condominiums, dwellings, or mobil®omes, and mixed-use development, with
50 or fewer units, constructed or maiMgined on a tract or tracts of land of 10
acres or less, located entirely within:

(i) areas of a designated vilRgge center and within one-quarter
mile of its boundary with permanent zoning Rgd subdivision bylaws and served
by public sewer or water services or soils th& are adequate for wastewater
disposal; or

(ii) areas of a municipality that are Wthin a census-designated
urbanized area with over 50,000 residents and wit/Rg one-quarter mile of a
transit route.

% sk ok

(3) Notwithstanding any other provision of law to Mg contrary, until
January 1, 2627 2030, no permit or permit amendment is Mguired for the
subdivision for or the construction of housing projects such asXgooperatives,
condominiums, dwellings, or mobile homes, and mixed-use Melopment,
constructed or maintained on a tract or tracts of land, located entireRgwithin a
designated downtown development district with permanent zonMg and
subdivision bylaws served by public sewer or water services or soils t/Rg are
adequate for wastewater disposal. Housing units constructed pursuant toRfis
subdivision shall not count towards the total units constructed in other are®
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S e for infill development as deﬁne in 29-201 of the Vermont Flood
HaXgrd Are(™wig River Corridor Rule.

permit _amendment is required for the
subdivisio iz 15 or fewer of housing with at least

Sec. 4. 10 V.S.A. § 60% is amended to read.:
§6081. PERMITS REONJRED; EXEMPTIONS

% sk ok

(z)(1) Notwithstanding anpther provision of this chapter to the contrary,
no permit or permit amendmeni®g required for any subdivision, development,
or change to an existing project tMgt is located entirely within a Tier 1A area
wnder as established in section 6034%f this chapter:

(2) Notwithstanding any other pRgvision of this chapter to the contrary,
no permit or permit amendment is requirqd within a Tier 1B area approved by
the Board under section 6033 of this chap¥r for 50 units or fewer of housing
on a tract or tracts of land involving 1(Mgcres or less or for mixed-use
development with 50 units or fewer of housiNg on a tract or tracts of land
involving 10 acres or less.

(3) Upon receiving notice and a copy oNthe permit issued by an
appropriate municipal panel pursuant to 24 V.S. AN 4460(g), a previously
issued permit for a development or subdivision located§ a Tier 14 area shall
remain attached to the property. However, neither the Bod nor the Agency of
Natural Resources shall enforce the permit or assert am&dment jurisdiction
on the tract or tracts of land unless the designation 1% revoked or the
municipality has not taken any reasonable action to enforce tRg conditions of
the permit.

% sk ok

(bb) Until Fuly January 1, 2028 2030, no permit or permit amen®nent is
required for the construction of improvements for one accessory dwelliMg unit
constructed within or appurtenant to a single-family dwelling.  ®its
constructed pursuant to this subsection shall not count towards the total umgs

a¥’. od 1n atho nraQle
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royuired for the construction of improvements for converting a structure used
forWcommercial purpose to 29 or fewer housing units.

(ddW Interim housing exemptions.

(1 Notwithstanding any other provision of law to the contrary, until
January ITNg627 2030, no permit or permit amendment is required for the
subdivision My or the construction of housing projects such as cooperatives,
condominiums¥gwellings, or mobile homes, and mixed-use development, with
75 units or few8 constructed or maintained on a tract or tracts of land,
located entirely widgin the areas of a designated new town center, a designated
growth center, or Mdesignated neighborhood development area served by
public sewer or wat services or soils that are adequate for wastewater
disposal. Housing uni®y constructed pursuant to this subdivision shall not
count towards the total us constructed in other areas. This exemption shall
not apply to areas within m&8ped river corridors and floodplains except those
areas containing preexistin® development in areas suitable for infill
development as defined in 29-%)1 of the Vermont Flood Hazard Area and
River Corridor Rule.

(2)(A) Notwithstanding any oBger provision of law to the contrary, until
Fuly January 1, 2627 2030, no permit § permit amendment is required for the
subdivision for or the construction of IMsing projects such as cooperatives,
condominiums, dwellings, or mobile hom and mixed-use development, with
5001’fewel"unlts OH 7 2a—o AR 11— 4 v, 4 v, ana—o ’

acres-or-less; located entirely within:

(i) areas of a designated village c8ter and within one-quarter
mile of its boundary with permanent zoning and sulgivision bylaws and served
by public sewer or water services or soils that areNgdequate for wastewater
disposal; or

(ii) areas of a municipality that are withinNg census-designated
urbanized area with over 50,000 residents and within on&guarter mile of a
transit route.

% sk ok

(3) Notwithstanding any other provision of law to the coXgary, until
January 1, 2627 2030, no permit or permit amendment is requir®{ for the
subdivision for or the construction of housing projects such as coop®atives,
condominiums, dwellings, or mobile homes, and mixed-use develoMgient,
constructed or maintained on a tract or tracts of land, located entirely wit/Rg a
designated downtown development district with permanent zoning alg

woorry O Oyeetvy peot Oy por az O 4% v O O v v
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sMdivision shall not count towards the total units constructed in other areas.
Thizexemption shall not apply to areas within mapped river corridors and
floodMains except those areas containing preexisting development in areas
suitabl®for infill development as defined in 29-201 of the Vermont Flood
Hazard Aga and River Corridor Rule.

(4) Mgtwithstanding any other provision of law to the contrary, until
January 1, M30, no permit or permit amendment is required for the
subdivision for & the construction of 50 units or fewer of housing with at least
20 percent of the Wgits with mixed income housing or mixed-use development,
constructed or maitgined on a tract or tracts of land, located within areas of
a designated village ter and within one-quarter mile of its boundary served
by public sewer or waly services or soils that are adequate for wastewater

disposal.
Sec. 5. 2024 Acts and ResoMgs No. 181, Sec. 22 is amended to read.:

Sec. 22. TIER 3 RULEMARRNG

(a) The Land Use Review B¥ard, in consultation with the Secretary of
Natural Resources, shall adopt ruRg to implement the requirements for the
administration of 10 V.S.A. § 6001(5%A)(xiii) and 10 V.S.A. § 6001(46) and
(19). It is the intent of the General As¥mbly that these rules identify critical
natural resources for protection. The BoXd shall review the definition of Tier
3 area; determine the critical natural resoumgs that shall be included in Tier 3,
giving due consideration to river corridoXg, headwater streams, habitat
connectors of statewide significance, ripariaMgareas, class A waters, and
natural communities, determine any additional Mtical natural resources that
should be added to the definition; include md&gures to ensure that no
municipality or region is disproportionately impaci® by Tier 3 designation
that would limit reasonable opportunities for Tier 1 & Tier 2 designations;
determine which and under what circumstances criterMy under 10 V.S.A. §
6086(a)(1)—(10) should be part of Tier 3 area review,; an®determine how to
define the boundaries. Rules adopted by the Board shall incl®ge:

& sk ok

(c¢) The Board shall file a final proposed rule with the SecreMgy of State
and the Legislative Committee on Administrative Rules on or beforoWebruary
+ June 30, 2026 2028. After the Land Use Review Board files the rule¥ith the
Legislative Committee on Administrative Rules, it shall submit a Wgport
describing the rules and the issues reviewed under this section to the H&§se
Committee on Environment eand-Energy and the Senate Committee on Natulg/
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S 6. 10 V.S.A. § 6025 is amended to read:
s 60X. RULES

& sk ok

(d) CoMgistent with the intent of subdivision 6001(3)(A4)(xii) and the Tier 3
rulemaking equirements, the Board shall have authority to adopt rules
establishing M process to limit the criteria that would apply to road
development puluant to subdivision 6001(3)(A)(xii) and development within
Tier 3 areas. TheWules shall define which criteria will be reviewed and under
what circumstances.

Sec. 7. 2024 Acts and Resolves No. 181, Sec. 114 is amended to read.:
Sec. 114. EFFECTIVINDATES

This act shall take effect Mg passage, except that:

(1) Secs. 12 (10 V.S.A. 8001); and 13 (10 V.S.A. § 6086(a)(8))—and 24
HOVSA—5600L) shall take effft on Pecember34—26026 January 1, 2028
and Sec. 21 (10 V.S.A. § 6001) shaMtake effect on June 30, 2028;

(2) Sec. 19 (10 V.S.A. § 6001(3%A)(xii)) shall take effect on Fuly—4-—2026
January 1, 2030;

& sk ok

Sec. 8. 10 V.S.A. § 6034 is amended to read.:
§6034. TIER 1A AREA STATUS
% sk ok
(b) Tier 1A area status requirements.

(1) To obtain a Tier 14 area status under this Xction, a municipality
shall demonstrate to the Board that it has each of the folloWgng:

& sk ok

(G) The municipality has identified and planned for Mg maintenance
of significant natural communities, rave; threatened, and endan¥gred species
located in the Tier 14 area or excluded those areas from the Tier 1 AWgrea.

& sk ok

* % * Municipal zoning * * *

Sec. 9. 24 V.S.A. § 4460 is amended to read.:

NV F90U. /1 C 1 VICTIY
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o)(1) This subsection shall apply to a subdivision or development that:
(A) was previously permitted pursuant to 10 V.S.A. chapter 151;
B) is located in a Tier 1A area pursuant to 10 V.S.A. § 6034, and

(M has applied for a permit or permit amendment required by zoning
regulations Agbylaws adopted pursuant to this subchapter.

(2) The Wppropriate municipal panel reviewing a municipal permit or
permit amendmg pursuant to this subsection shall include conditions
contained within a Wermit previously issued pursuant to 10 V.S.A. chapter 151,
so that the conditionNgnay be enforced as part of the municipal permit, unless
the panel determines th& the permit condition pertains to any of the following:

(A) the constriMgion phase of the project that has already been
constructed,

(B) compliance witMg another State permit that has independent
Jurisdiction;

(C) federal or State law th®% is no longer in effect or applicable;

(D) an issue that is addr&ged by municipal regulation and the
project will meet the municipal standard®or

(E) a physical or use conditio that is no longer in effect or
applicable or that will no longer be in eff§t or applicable once the new
project is approved.

(3) After issuing or amending a permit coMaining conditions pursuant
to this subsection, the appropriate municipal panel%all provide notice and a
copy of the permit to the Land Use Review Board.

(4) The appropriate municipal panel shall compMwith the notice and
hearing requirements provided in subdivision 4464(a)(My of this title. In
addition, notice shall be provided to those persons requiRgg notice under
10 V.S A. § 6084(b) and shall explicitly reference the existing A4 250 permit.

(5) The appropriate municipal panel’s decision shall R issued in
accordance with subsection 4464(b) of this title and shall incliMe specific
findings with respect to its determinations pursuant to subdivision (¥ of this
subsection.

(6) Any final action by the appropriate municipal panel affectifg a
condition of a permit previously issued pursuant to 10 V.S.A. chapter 151 sh¥l
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Sec. 10.NPISCRETIONARY REVIEW OF HOUSING,; REPORT

(a) OMyor before January 15, 2027, the Department of Housing and
Community Mgvelopment, after consultation with the Vermont League of Cities
and Towns, LeXs Build Homes, the Vermont Natural Resources Council, and
the Vermont PlaRgers Association, shall report to the General Assembly on
recommendations Wr _how to reduce the negative impacts of discretionary
review of residenti® development. The Department shall consider the
following: whether thetate should establish a Vermont Model Code to assist
municipalities seeking toNeplace discretionary review with clear and objective
standards; the potential v8ue of the federal Right to Build Zone legislation
and_steps the State can tdR to maximize that value:; and incentives and
planning assistance the Sta¥ can offer municipalities seeking to limit
discretionary review.

(b) The report shall also inclu®g a status update on the 802 Homes pilot
program _and recommendations for hM to improve the efficiency of appeals of
municipal zoning permits for housing.

(c) The report shall be submitted to th&House Committees on Environment
and on Housing and General and the Xgnate Committees on Economic
Development, Housing, and General Affairsgnd on Natural Resources and

Energy.

* % * Regional Planning "% *
Sec. 11. 24 V.S.A. § 4348 is amended to read:
§ 4348. ADOPTION AND AMENDMENT OF REGIO PLAN

& sk ok

(b) 66 Sixty days prior to holding the first public heariMg on a regional
plan adoption, a regional planning commission shall submit aNgraft regional
plan to the Land Use Review Board for review and commen® related to
conformance of the draft with sections 4302 and 4348a of this title M chapter
139 of this title. The Board shall coordinate with other State agencieand the
Community Investment Board and respond within 60 days unless more¥mne is
granted by the regional planning commission.

(c) The regional planning commission shall hold two or more pub¥

CU & VvV C A9 U C A7, U/ C U/ U V ropuscu iU U
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spgcified within the bylaws of the regional planning commission.

A1) At least 30 days prior to the first hearing, a copy of the proposed
plan —amendment, a report documenting conformance with the goals
establisMgd in section 4302 of this chapter and the plan elements established in
section 4%¥8a of this chapter, and a description of any changes to the Regional
Future Lan®Use Map with a request for general comments and for specific
comments wilg respect to the extent to which the plan er—amendment is
consistent withNhe goals established in section 4302 of this title, shall be
delivered physica®y or electronically with proof of receipt or sent by certified
mail, return receipt§equested, to each of the following:

% sk ok

(e) Any of the fordping bodies, or their representatives, may submit
comments on the propos& regional plan er—amendment to the regional
planning commission, and Mgy appear and be heard in any proceeding with
respect to the adoption of the PRgposed plan er-amendment.

(f) The regional planning comgission may make revisions to the proposed
plan er-amendment at any time no¥ess than 30 days prior to the final public
hearing held under this section. If%he proposal is changed, a copy of the
proposed change shall be delivered PRysically; electronically with proof of
receipt; or by certified mail, return r¥ipt requested, to the chair of the
legislative body of each municipality withiMghe region and to any individual or
organization requesting a copy at least 30 da¥g prior to the final hearing.

% sk ok

(h)(1) Within 15 days following adoption, a r&gonal planning commission
shall submit its regionally adopted regional plan¥p the Land Use Review
Board for a determination of regional plan comMgliance with a report
documenting conformance with the goals established M section 4302 of this
chapter and the plan elements established in section 43458 o0f this chapter and
a description of any changes to the regional plan future laniRse map.

% sk ok

(4) The Land Use Review Board’s affirmative determin®¥on shall be
based upon finding the regional plan meets the following requireme®gs:

% sk ok

(j) Minor amendments to regional plan future land use map. A re¥onal
planning commission may submit a request for a minor amendmer®y to
boundaries of a future land use area for consideration by the Land Use Revi®
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roygonal planning commission board. The Land Use Review Board, after
conMyltation with the Community Investment Board and the regional planning
comn®gsions, shall provide guidance about what constitutes a minor
amendmMgnt. Minor amendments may include any change to a future land use
area cons¥ting of fewer than 10 acres. A minor amendment to a future land
use area sMgll not require an amendment to a regional plan and shall be
included in (Mg next iteration of the regional plan. The Land Use Review
Board may adoMrules to implement this section.

& sk ok

(n)  Regional Man amendments, non-minor future land use map
amendments, and TierWJB area status requests. Regional plans may be
reviewed from time to Wyne and may be amended in the light of new
developments and changed¥onditions affecting the region. Non-minor future
land use map amendments Wgall be processed as part of a regional plan
amendment. _Tier 1B area stMys requests may be made separate from the
regional plan approval or amendMgnt process.

(1) Process.

(A) To amend a regional planShich may include a non-minor future
land use map amendment, a regional Kanning commission shall hold one
public hearing. At least 15 days in adMgce of the hearing, the regional
planning commission shall provide notice of Mg public hearing to parties listed
in_subdivision (d)(1) of this section and the Mgnd Use Review Board. The
public _hearing notice shall include a descripMgn of changes to the plan
including non-minor amendments to future land uNgmaps, or any changes to
Tier 1B area status.

(B) After adoption of the regional plan am8&dment, the regional
planning commission shall submit a request to the Land Mg Review Board for
an_affirmative determination of regional plan compliance foghe regional plan
amendment.

(C) Stand-alone requests for Tier 1B area status shall b&submitted to
the Land Use Review Board after the public hearing reqiMged under
subdivision (A) of this section.

(D) The Land Use Review Board shall hold a public hearing®ithin
30 days after receiving the request for an affirmative determination of regMyal
plan amendment compliance or approval of Tier 1B area status. The Land De
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p amendment, or Tier 1B area status request or amendment shall not
chdge the expiration date of the regional plan.

% sk ok

Sec. 12. R4 V.S.A. § 4348a is amended to read:
§ 4348a. MENTS OF A REGIONAL PLAN

(a) A regidal plan shall be consistent with the goals established in section
4302 of this titloWgnd shall include the following:

% sk ok

(12) A future [8gd use element, based upon the elements in this section,
that sets forth the preMgnt and prospective location, amount, intensity, and
character of such land us& in relation to the provision of necessary community
facilities and services and %at consists of a map delineating future land use
area boundaries for the lanMuses in subdivisions (A)—(J) of this subdivision
(12) as appropriate and anyNther special land use category the regional
planning commission deems ne®ssary,; descriptions of intended future land
uses, consistent with the smart Yowth principles in_section 4303 of this
chapter; and policies intended to supRgort the implementation of the future land
use element using the following land udg categories:

(A) Downtown or village cen®gs. These areas are the mixed-use
centers bringing together community econic activity and civic assets. They
include downtowns, villages, and new toyWg centers previously designated
under chapter 76A and downtowns and villag®gcenters seeking benefits under
the Community Investment Program under seC¥pn 5804 of this title. The
downtown or village centers are the traditional ane®Qr historic central business
and civic centers within planned growth areas, villgge areas, or may stand
alone. Municipalities may have more than one centerNncluding planned new
or_emerging centers that anchor planned growth or Wlage areas. Village
centers are not required to have public water, waswater, zoning, or
subdivision bylaws. It is the intent that most towns in VerMpont have at least
one village center in which additional housing units are suppoXed.

(B) Planned growth areas. These areas include th&high-density
existing settlement and future growth areas with high conceMgations of
population, housing, and employment in each region and town, as apopriate.
They include a mix of historic and nonhistoric commercial, residenMgl, and
civic or cultural sites with active streetscapes, supported by land devel¥gment
regulations; public water or wastewater, or both; and multinMgal
transportation systems. These areas include new—town—eenters—downtowRg
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d-the following criteria:
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(iii) The area is generally within-walkingdistancefrom compact

and _has Myltimodal connection to the municipality’s or an adjacent

municipality Wdowntown; or village centersnew-towh-ecenter—or-growth-center.
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(vi) c area provides for opportunity for development, infill
development, and rdgvelopment that is needed to meet the regional and
municipal housing tard¢s that wmeets meet the present and future needs of a
diversity of social and ingne groups in the community.

(vii) The area¥s served by planned or existing transportation
infrastructure that conforms With ~complete streets= principles as described
under 19 V.S.A. chapter 24 anMgstablishes pedestrian access directly to the
downtown; or village center—or¥gew—town—center. Planned transportation
infrastructure includes those investn®ts included in the municipality’s capital
improvement program pursuant to secgn 4430 of this title.

(C) Village areas. These areas Bglude the traditional settlement area
or a proposed new settlement area, typicdy composed of a cohesive mix of
residential, civic, religious, commercial, and W mixed-use buildings, arranged
along a main street and intersecting streets tINg are within—walking—distance
compact and _have multimodal connections for Mgidents who live within and
surrounding the eore downtown center or village Niter. -T—kese—aﬁas—mehtde

G-o€ ae o AFred o Ao 30 0
t t "" t t

Hﬁge%ﬁ%ﬂ%eﬂﬁ#age%ﬁ%deﬁgm%ﬁon— Vzlla areas shall meet the

following criteria:
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(iv)  The municipality has either municipal pRplic water or
wastewater. If no public water or wastewater is available, the aBga must have
soils that are adequate for wastewater disposal.

(v) The area has some opportunity for infill developmerMor new
development areas where the village can grow, support the developmgnt of
housing to meet the regional and municipal housing targets, and be Mgod
resilient.
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rdqpurces, identified by regional planning commissions or municipalities based
upoW, existing Agency of Natural Resources mapping that require special
consi¥gration for aquifer protection; for wetland protection; for the
mainterRce of forest blocks, wildlife habitat, and habitat connectors, or for

other co rvatzon purposes -T—ke—mappmgﬂ@‘—ﬂ%ese—aﬁas—aﬁd—aeaw
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(d)  With the ¥ception of preexisting, nonconforming designations
approved prior to th& establishment of the State Community Investment
program, the areas eligiMe for designation benefits under that program upon
the Land Use Review Bod¥d’s approval of the regional plan future land use
map for designation as a doWgitown center or village center shall not include
development that is disconnecg from a downtown or village center and that
lacks an existing or planned ped®rian connection to the center via a complete
Street.
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Sec. 13. 24 V.S.A. § 4303 is amended to%gad:
§ 4303. DEFINITIONS

The following definitions shall apply thrOyghout this chapter unless the
context otherwise requires:

& sk ok

(43) “Smart growth principles”’ means growth Mat:

(A) maintains the historic development patteMg of compact village
and urban centers separated by rural countryside;

(B) develops compact mixed-use centers at a scal®appropriate for
the community and the region;

(C) enables choice in modes of transportation;

(D) protects the State’s important environmental, nat®al, and
historic features, including natural areas, water quality, scenic resour™®gs, and
historic sites and districts;

(E) serves to strengthen agrzcultural and_forest industries Mgd

ai— oo oo fli oto o J o o] a0 oo b thoco daa Jactid oo .
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pAOlic utilities and services;

(G) supports a diversity of viable businesses in downtowns and
villa ;

X!) provides for housing that meets the needs of a diversity of social
and incom®&groups in each community, and

) eflects a_settlement pattern that, at full build-out, is not
characterized b¥

(i) s@gttered development located outside compact urban and
village centers that Myexcessively land consumptive;

(ii) develOWynent that limits transportation options, especially for
pedestrians;

(iii) the fragmNation of farmland and forestland;

(iv) development¥at is not serviced by municipal infrastructure
or that requires the extension oWgnunicipal infrastructure across undeveloped
lands in a manner that would ext®d service to lands located outside compact
village and urban centers; and

(v) _linear development aMgng well-traveled roads and highways
that lacks depth, as measured from the hi%iway.

Sec. 14. REPEAL

24 V.S.A. § 4476 (formal review of regionalqglanning commission decisions)
is repealed.

Sec. 15. REGIONAL AND MUNICIPAL PLAN EXRENSIONS

Any regional or municipal plan due to expire ¥ 2026 shall have its
expiration date extended until December 31, 2026.

* % * State Community Investment Program¥§ * *
Sec. 16. 24 V.S.A. § 5801 is amended to read:

§ 5801. DEFINITIONS
As used in this chapter:
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(8) “Planned growth area” means an area on the regional plan¥uture
land use maps required-undersection434Sa-of this-titte—which-meay-encor®ea

e Fa Zh P o to a oo o te O3 9 0 oY= WatrWa O R L Wa o 9 11 e )
a—aow O O S O SoTia a1t —u VIV ¥

R D g
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d&ionated as a neighborhood.
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) “Sprawl repair” means the redevelopment of lands with buildings,
traffic ar¥ circulation, parking, or other land coverage in a pattern that is
consistent Wgh smart growth principles as defined in section 4303 of this title.
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(12) “Sta® Designated Downtown and Center or Village Center” or
“designated centeMy means a eontlguow downtown or vzllage a—portton—of

O o
2a—o v, v, atiora pta

area center approved Mypart of the LURB review of regzonal plan future land
usemaps v." fa ‘l:v ."‘l :"":'l‘ :ll : ‘l :‘: l‘ ‘l :‘: l‘

S i S

AN O 9 0 O O£ . WaR% o |41 0 13 N
aoproval—o S 1OTTOT 1% vt aric arsS.

(13) “State-designated Dgsignated neighborhood” or “neighborhood”
means a eontngmus—geographi-e vMage area or planned growth area approved

as part of the Land-UseReviewBaqgrd LURB review of regional plan future
land use maps that is compact-and-adMgeent-and contiguous to a center.

(1 5) “Vzllage area” means an area O the regzonal plan future land use
maps ed-piirsie cetion—4348a-ofb R CREOTRDA

O e
oOa—6 ™ 4% ay O G t

1 e e e e meetzng the requirements of
subdzvzszon 4348a(]2)(C) of thzs title and th may be designated as a

neighborhood.
Sec. 17. 24 V.S.A. § 5803 is amended to read:

$ 3803. DESIGNATION OF DOWNTOWN AND VILLAM CENTERS

(a) Designation established. A regional planning commi¥gion may apply to
the LURB for approval and designation of all downtown and WJage centers by
submitting the regional plan future land use map adopted bWthe regional
plannzng COmMMISSION. he—regtonal—plan—tfuture—tand— 1S H I entif

oo
a 1 G

e%zgrb-leﬁihdeﬁgmaﬁon—as—eeﬁers— T he Department and State Boxg shall

provide comments to the LURB and the regional planning commissNg on
areas eligible for center designation as provided wnder in section 4348 oMghis

ehapter litle.
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* & * Tax Credits * * *
Sec. 18. 32 V.S.A. § 5958b is amended to read:
§ 5930bb. ELIGIBILITY AND ADMINISTRATION

& sk ok

(c) Application shall be made % accordance with the guidelines set by the
State Board. The guidelines shallgclearly indicate that only applications
located in Step 2 and Step 3 State desi®gated centers or Step I centers where a
portion of the designated center is listed®gr eligible for listing in the national
register of historic places shall be considery

& sk ok

Sec. 19. AP™RLPRIATIONS

(a) In fiscal vear $200,000.00 is approprid¥d from the General
Fund to the Agency of Commercomggd Community DevOdpment to develop
additional model plans as part of the 802 HOPs

(b) In fiscal year 2027, $100,000.00 is approprial®eieoMy the General
Fund to the Land Use Review Board to conduct public encdmmigut and

* * * Fffective Date * * *
Sec™8]9 FEFFECTIVE DATE
*** Act 181 Repeals * * *

Sec. 1. 2024 Acts and Resolves No. 181, Sec. 19 (road jurisdiction) is
amended to read:

Sec. 19. [Deleted.]
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Sec. 2. 2024 Acts and Resolves No. 181, Sec. 21 (Tiers 2 and 3) is amended to
read:

Sec. 21. [Deleted.]

Sec. 3. 2024 Acts and Resolves No. 181, Sec. 114 is amended to read:
Sec. 114. EFFECTIVE DATES
This act shall take effect on passage, except that:

(1) Secs. 12 (10 V.S.A. § 6001); and 13 (10 V.S.A. § 6086(a)(8))—and2+
HOFSA—S6004) shall take effect on December34-2026 January 1, 2028;

(2) Sec. 19 (10 V.S A §6001(3)(A)(xi)) shall rake effect on Julv 1,
2026; [Deleted.]

Sec. 4. REPEAL

2024 Acts and Resolves No. 181, Sec. 22 (Tier 3 rulemaking) is repealed.
Sec. 5. REPEAL

2024 Acts and Resolves No, 181, Sec. 34 (Tier 2 area report) is repealed.
Sec. 6. 10 V.S.A. § 6081 is amended to read.:
§6081. PERMITS REQUIRED; EXEMPTIONS

& sk ok
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impromggents for an accessory on- farm buszness for the storage or sale of
qualifying Pmegucts or the other eligible enumerated products as defined in 24
V.S.A. § 4412(17)(I). No permit or permit amendment is required for the
construction of improgents for an accessory on-farm business for the
preparation or processing OYwgualifying products as defined in 24 V.S.A.
§4412(11)(A)(i)(1), provided that Mege than 50 percent of the total annual
sales of the prepared or processed qua™eggg products come from products
produced on the farm where the business is loCtWeg. This-subsection-shatinot
appiy—te No permit or permit amendment is requirc®r the construction of
improvements related—to—hosting—events—or—farm—stays—mgart—of for an
accessory on-farm business for educatzonal recreational, or sociWagyents that
feature agricultural practices or qualifying products, or both, as defindtwg 24
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(t)(1) No permit or permit amendment is required for the construction of
improvements for an accessory on-farm business for the storage or sale of
qualifying products or the other eligible enumerated products as defined in
24 V.S.A. § 4412(11)(A)(i)(1).

(2) No permit or permit amendment is required for the construction of
improvements for an accessory on-farm business for the preparation or
processing of qualifying products as defined in 24 V.S.A. § 4412(11)(4)(i)(1),
provided that more than 50 percent of the total annual sales of the prepared or
processed qualifying products come from products produced on the farm where
the business is located. This-subsection-shatl-not-appiy-to

(3) No permit or permit amendment is required for the construction of
improvements related—to—hosting—events—or—farm—stays—as—part—of for an
accessory on-farm business of educational, recreational, or social events that
feature agricultural practices or qualifving products, or both, as defined in
24 V.S.A. § 4412(11)(A)(i)(II). Types of events may include concerts and farm
stays with_five or fewer dwelling units. To qualify for this exemption, the
accessory on-farm business shall not:

(A) have noise exceed 70 dB at the property boundaries; and

(B) have events that continue past 10:00 p.m.

(4) For purposes of this subsection, ‘‘feature agricultural practices or
qualifving products” means that a host farm’s agricultural practices or its
qualifying products are a substantial component of any educational,
recreational, or social event the accessory on-farm business hosts.

& sk ok

(z)(1) Notwithstanding any other provision of this chapter to the contrary,
no permit or permit amendment is required for any subdivision, development,
or change to an existing project that is located entirely within a Tier 1A area
under as established in section 6034 of this chapter:

(2) Notwithstanding any other provision of this chapter to the contrary,
no permit or permit amendment is required within a Tier 1B area approved by
the Board under section 6033 of this chapter for 50 units or fewer of housing
on a tract or tracts of land involving 10 acres or less or for mixed-use
development with 50 units or fewer of housing on a tract or tracts of land
involving 10 acres or less.

(3) Upon receiving notice and a copy of the permit issued by an
appropriate municipal panel pursuant to 24 V.S.A. § 4460(g), a previously
issued permit for a development or subdivision located in a Tier 14 area shall
remain attached to the property. However, neither the Board nor the Agency of
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Natural Resources shall enforce the permit or assert amendment jurisdiction
on the tract or tracts of land unless the designation is revoked or the
municipality has not taken any reasonable action to enforce the conditions of
the permit.

(dd) Interim housing exemptions.

(1) Notwithstanding any other provision of law to the contrary, until
January 1, 2627 2028, no permit or permit amendment is required for the
construction of housing projects such as cooperatives, condominiums,
dwellings, or mobile homes, with 75 units or fewer, constructed or maintained
on a tract or tracts of land, located entirely within the areas of a designated
new town center, a designated growth center, or a designated neighborhood
development area served by public sewer or water services or soils that are
adequate for wastewater disposal. Housing units constructed pursuant to this
subdivision shall not count towards the total units constructed in other areas.
This exemption shall not apply to areas within mapped river corridors and
floodplains except those areas containing preexisting development in areas
suitable for infill development as defined in 29-201 of the Vermont Flood
Hazard Area and River Corridor Rule.

(2)(A) Notwithstanding any other provision of law to the contrary, until
Fuly January 1, 2627 2028, no permit or permit amendment is required for the
construction of housing projects such as cooperatives, condominiums,

dwellings, or mobile homes, with 50 or fewer unitsi—eonstructed-or-maintained
on-a—tract-or-tracts-oftand-of. _To qualify, the housing project, including any
land incidental to the use of the housing project such as lawns, parking lots,
driveways, leach fields, and accessory buildings, shall be on 10 contiguous
acres or less, located entirely within:

(i) areas of a designated village center and within one-quarter
mile of its boundary with permanent zoning and subdivision bylaws and served
by public sewer or water services or soils that are adequate for wastewater
disposal; or

(ii) areas of a municipality that are within a census-designated
urbanized area with over 50,000 residents and within one-quarter mile of a
transit route.
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(3) Notwithstanding any other provision of law to the contrary, until
January 1, 2627 2028, no permit or permit amendment is required for the
construction of housing projects such as cooperatives, condominiums,
dwellings, or mobile homes, constructed or maintained on a tract or tracts of
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land, located entirely within a designated downtown development district with
permanent zoning and subdivision bylaws served by public sewer or water
services or soils that are adequate for wastewater disposal. Housing units
constructed pursuant to this subdivision shall not count towards the total units
constructed in other areas. This exemption shall not apply to areas within
mapped river corridors and floodplains except those areas containing
preexisting development in areas suitable for infill development as defined in
29-201 of the Vermont Flood Hazard Area and River Corridor Rule.

Sec. 7. 24 V.S.A. § 4460 is amended to read.:
$ 4460. APPROPRIATE MUNICIPAL PANELS
ok ok
(g)(1) This subsection shall apply to a subdivision or development that:
(A) was previously permitted pursuant to 10 V.S.A. chapter 151;
(B) is located in a Tier 1A area pursuant to 10 V.S.A. § 6034, and

(C) has applied for a permit or permit amendment required by zoning
regulations or bylaws adopted pursuant to this subchapter.

(2) The appropriate municipal panel reviewing a municipal permit or
permit amendment pursuant to this subsection shall include conditions
contained within a permit previously issued pursuant to 10 V.S.A. chapter 151,
so that the conditions may be enforced as part of the municipal permit, unless
the panel determines that the permit condition pertains to any of the following:

(A) the construction phase of the project that has already been
constructed,

(B) compliance with another State permit that has independent
Jurisdiction;
(C) federal or State law that is no longer in effect or applicable;

(D) an issue that is addressed by municipal regulation and the
project will meet the municipal standards, or

(E) a physical or use condition that is no longer in effect or
applicable or that will no longer be in effect or applicable once the new
project is approved.

(3) After issuing or amending a permit containing conditions pursuant
to this subsection, the appropriate municipal panel shall provide notice and a
copy of the permit to the Land Use Review Board.

(4) The appropriate municipal panel shall comply with the notice and
hearing requirements provided in subdivision 4464(a)(1) of this title. In
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addition, notice shall be provided to those persons requiring notice under
10 V.S A. § 6084(b) and shall explicitly reference the existing Act 250 permit.

(5) The appropriate municipal panel’s decision shall be issued in
accordance with subsection 4464(b) of this title and shall include specific
findings with respect to its determinations pursuant to subdivision (2) of this
subsection.

(6) Any final action by the appropriate municipal panel affecting a
condition of a permit previously issued pursuant to 10 V.S.A. chapter 151 shall
be recorded in the municipal land records.

Sec. 8. 2024 Acts and Resolves No. 181, Sec. 14 is amended to read.:
Sec. 14. CRITERION 8(C) RULEMAKING
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(c¢) The Board shall file a final proposed rule with the Secretary of State

and Legislative Committee on Administrative Rules on or before June 15, 2026
2027.
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Sec. 9. PUBLIC ENGAGEMENT PLAN

(a) On or before January 15, 2027. the State Natural Resources
Conservation Council shall contract with the Vermont Council on Rural
Development and the Vermont Association of Conservation Districts to develop
a_report outlining recommendations for a public engagement plan, in
consultation with the Land Use Review Board and the Land Access and
Opportunity Board. The contractors shall:

democratic

(1) _ensure the engagement planning process does not presuppose
outcomes or take positions on policy and political issues;

(2) utilize nonpartisan_facilitation for statewide, democratic public
engagement,
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(3) ensure alignment with the core principles for community engagement
plans developed pursuant to 3 V.S.4. § 6006; and

(4) design the plan to inclusively and meaningfully engage a full range
of stakeholders, including Vermont residents and landowners and historically
marginalized communities.

(b) The purpose of the public engagement plan would be to gather
statewide input from Vermonters to inform the General Assembly on.

and critice al resources not already well protected by current land use
policy, permitting prO ™ o1 other regulatory tools, including agricultural
soils, rare natural communities, Rlocks, habitat connectors of statewide
significance, and headwaters; and

(1) the risks of losing working lands, both agricultural and forestland,

and the causes of those risks, and critical natural resources not already well-
protected by current land use policy, permitting programs, or other regulatory
tools, including agricultural soils, rare natural communities, forest blocks,
habitat connectors of statewide significance, and headwaters; and

(2) equitable, efficient, and effective regulatory or nonregulatory tools
to protect these working lands and critical natural resources and the barriers
to land stewardship.

(c) On or before January 15, 2027, the Council shall submit the report with
the recommended public engagement plan to the House Committee on
Environment and the Senate Committee on Natural Resources and Energy.

(d) In fiscal vear 2027, $30,000.00 is appropriated from the General Fund
to the State Natural Resources Conservation Council for the public
engagement plan design described in this section.

Sec. 10. 2 V.S.A. chapter 32 is added to read:

CHAPTER 32. JOINT LEGISLATIVE ENVIRONMENTAL OVERSIGHT
COMMITTEE

¢ 1031. CREATION OF COMMITTEE

(a) Creation. There is created the Joint Legislative Environmental
Oversight Committee whose membership shall be appointed each biennial
session of the General Assembly. The Committee shall exercise oversight over
the Land Use Review Board and Agency of Natural Resources permitting

processes.
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(b) Composition. The Committee shall be composed of six members: three

members of the House of Representatives, who shall not all be from the same
party, appointed by the Speaker of the House; and three members of the
Senate, who shall not all be from the same party, appointed by the Committee
on Committees.

(c) Procedure. The Committee shall elect a chair and vice chair from
among its members and shall adopt rules of procedure. The Chair shall rotate
biennially between the House and the Senate members. The Committee shall

keep minutes of its _meetings. lmmpeaiitisdinaauciinaimiieamauha |

quorum shall consist of four members.

(d) Meetings. When the General Assembly is in session, the Committee
shall meet at the call of the Chair.The Committee may meet six times per year
during adjournment and may meet more often subject to approval of the
Speaker of the House and the President Pro Tempore of the Senate.

(e) Compensation. _For attendance at a meeting when the General
Assembly is not in session, members of the Committee shall be entitled to
compensation for services and reimbursement of expenses as provided under
subsection 23(a) of this title.

() _Assistance. The administrative and legal services of the Joint Fiscal
Office_and the Olffice of Legislative Counsel shall be available to the
Committee.

ensure Sesg communication and coordination regarding the implementation
of the statutes anOPedegs part of 2024 Acts and Resolves No. 181, how the
permitting process under [0 V- Omisgchapter 151 is working, and how the new
Board structure is working. The Commiltommslgl] also meet with the Agency of
Natural Resources to learn about Agency efforiSwaigprove and better
coordinate its permitting processes and to coordinate effortwmige further

(2) Duties. The Committee shall meet with the Land Use Review Board to
ensure strong communication and_coordination regarding the interpretation
and implementation of the statutes amended as part of 2024 Acts and Resolves
No. 181, how the permitting process under 10 V.S.A. chapter 151 is working,
and how the new Board structure is working. The Committee shall also meet
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with the Agency of Natural Resources to learn about Agency efforts to improve
and_better coordinate its permitting processes and to coordinate efforts for
further improvements to the process for applicants and outcomes for
Vermonters.

(h) Sunset. The Committee shall cease to exist on July 1, 2029.
Sec. 11. LAND USE REVIEW BOARD REPORTS

(a) The Land Use Review Board shall deliver reports that collect the data
and analyze:

(1) whether and how Act 250 jurisdiction over commercial activities on

farms should be revised, including accessory on-farm businesses on or before
November 15, 2026;

(2) the effects of Act 250 mitigation actions on_primary agricultural
soils on or before July 1, 2027, and

(3) the effects of jurisdictional triggers and criterion 9(L) on the
development of retail and service businesses outside village centers in
addressing sprawl and strip development, and how to improve the effectiveness
of criterion 9(L) on or before November 15, 2027.

(b)  The Board shall engage relevant stakeholders as part of the
development of this report.

(c) The report shall be submitted to the House Committees on Agriculture,
Food Resiliency, and Forestry and on Environment and the Senate Committees
on Agriculture and on Natural Resources and Energy.

* % * Regional Planning * * *
Sec. 12. 24 V.S.A. § 4348 is amended to read:
$ 4348. ADOPTION AND AMENDMENT OF REGIONAL PLAN
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(b) 66 Sixty days prior to holding the first public hearing on a regional
plan adoption, a regional planning commission shall submit a draft regional
plan to the Land Use Review Board for review and comments related to
conformance of the draft with sections 4302 and 4348a of this title and chapter
139 of this title and, if it is seeking an optional determination of energy
compliance, to the Department of Public Service for review and comments
related to conformance of the draft plan with section 4352 of this title. The
Board shall coordinate with other State agencies and the Community
Investment Board and respond within 60 days unless more time is granted by
the regional planning commission.




BILL AS INTRODUCED AND PASSED BY SENATE AND HOUSE S.325
2026 Page 30 of 40

(c) The regional planning commission shall hold two or more public
hearings within the region after public notice on any proposed plan eo#
amendment. The minimum number of requived public hearings may be
specified within the bylaws of the regional planning commission.

(d)(1) At least 30 days prior to the first hearing, a copy of the proposed
plan er—amendment, a report documenting conformance with the goals
established in section 4302 of this chapter and the plan elements established in
section 4348a of this chapter, and a description of any changes to the Regional
Future Land Use Map with a request for general comments and for specific
comments with respect to the extent to which the plan er—amendment is
consistent with the goals established in section 4302 of this title, shall be
delivered physically or electronically with proof of receipt or sent by certified
mail, return receipt requested, to each of the following:
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(2) At least 30 days prior to the first hearing, the regional planning
commission shall provide each of its member municipalities with a written
description of map changes within the municipality, a municipality-wide map
showing old versus new areas with labels, and information about the new Tier
structure under 10 V.S.A. chapter 151, including how to obtain Tier 14 or 1B
status, and the process for updating designated area boundaries. The regional
planning commission shall, if it is seeking an optional determination of energy
compliance, solicit _feedback on _its enhanced energy plan, including
consistency _with section 4352 of this chapter and the enhanced energy
planning standards.

(e) Any of the foregoing bodies, or their representatives, may submit
comments on the proposed regional plan er—amendment to the regional
planning commission, and may appear and be heard in any proceeding with
respect to the adoption of the proposed plan er-amendnient.

(f) The regional planning commission may make revisions to the proposed
plan er-amendment at any time not less than 30 days prior to the final public
hearing held under this section. If the proposal is changed, a copy of the
proposed change shall be delivered physically,; electronically with proof of
receipt; or by certified mail, return receipt requested, to the chair of the
legislative body of each municipality within the region and to any individual or
organization requesting a copy at least 30 days prior to the final hearing.
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(h)(1) Within 15 days following adoption, a regional planning commission
shall submit its regionally adopted regional plan to the Land Use Review
Board for a determination of regional plan compliance with a report
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documenting conformance with the goals established in section 4302 of this
chapter and the plan elements established in section 4348a of this chapter and
a description of any changes to the regional plan future land use map. The
regional planning commission shall also at this time, if it is seeking an
optional determination of energy compliance pursuant to section 4352 of this
chapter, submit the plan to the Department of Public Service for review with a
description of conformance with the enhanced energy planning standards and
with a summary of any comments received during the public hearings.

& sk ok

(j) Minor amendments to regional plan future land use map. A regional
planning commission may submit a request for a minor amendment to
boundaries of a future land use area for consideration by the Land Use Review
Board with a letter of support from the municipality. The request may only be
submitted after an affirmative vote of the municipal legislative body and the
regional planning commission board. The Land Use Review Board, after
consultation with the Community Investment Board and the regional planning
commissions, shall provide guidance about what constitutes a minor
amendment. Minor amendments may include any change to a future land use
area consisting of fewer than 10 acres. A minor amendment to a future land
use area shall not require an amendment to a regional plan and shall be
included in the next iteration of the regional plan. The Land Use Review
Board may adopt rules to implement this section.
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(n)  Regional plan amendments, nonminor future land use map
amendments, and Tier 1B area status requests. Regional plans may be
reviewed from time to time and may be amended in the light of new
developments and changed conditions affecting the region. Nonminor future
land use map amendments shall be processed as part of a regional plan
amendment. _Tier 1B area status requests may be made separate from the
regional plan approval or amendment process.

(1) Process.

(A) To amend a regional plan, which may include a nonminor future
land use map amendment, a regional planning commission shall hold one
public hearing. At least 15 days in advance of the hearing, the regional
planning commission shall provide notice of the public hearing to the parties
listed in subdivision (d)(1) of this section and the Land Use Review Board.
The public hearing notice shall include a description of changes to the plan,
including nonminor amendments to future land use maps, or any changes to
Tier 1B area status.
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(B) After adoption of the regional plan amendment, the regional
planning commission shall submit a request to the Land Use Review Board for
an_affirmative determination of regional plan compliance for the regional plan
amendment.

(C) Stand-alone requests for Tier 1B area status shall be submitted to
the Land Use Review Board after the public hearing required under
subdivision (A) of this subdivision (1).

(D) The Land Use Review Board shall hold a public hearing within
30 days after receiving the request for an affirmative determination of regional
plan amendment compliance or approval of Tier 1B area status. The Land Use
Review Board shall issue its determination within 30 days after the hearing.

(2) Expiration date. Adoption of a regional plan amendment, nonminor
future land use map amendment, or Tier 1B area status request or amendment
shall not change the expiration date of the regional plan.
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Sec. 13. 24 V.S.A. § 4348a is amended to read:
§ 4348a. ELEMENTS OF A REGIONAL PLAN

(a) A regional plan shall be consistent with the goals established in section
4302 of this title and shall include the following:
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(12) A future land use element, based upon the elements in this section,
that sets forth the present and prospective location, amount, intensity, and
character of such land uses in relation to the provision of necessary community
facilities and services and that consists of a map delineating future land use
area boundaries for the land uses in subdivisions (A)—(J) of this subdivision
(12) as appropriate and any other special land use category the regional
planning commission deems necessary,; descriptions of intended future land
uses, consistent with the smart growth principles in section 4303 of this
chapter; and policies intended to support the implementation of the future land
use element using the following land use categories:

(A) Downtown or village centers. These areas are the mixed-use
centers bringing together community economic activity and civic assets. They
include downtowns, villages, and new town centers previously designated
under chapter 76A and downtowns and village centers seeking benefits under
the Community Investment Program under section 3864 5803 of this title. The
downtown or village centers are the traditional and or historic central business
and civic centers within planned growth areas, village areas, or may stand
alone. Municipalities may have more than one center, including planned new
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or_emerging centers that anchor planned growth or village areas. Village
centers are not required to have public water, wastewater, zoning, or
subdivision bylaws.

(B) Planned growth areas. These areas include the high-density
existing settlement and future growth areas with high concentrations of
population, housing, and employment in each region and town, as appropriate.
They include a mix of historic and nonhistoric commercial, residential, and
civic or cultural sites with active streetscapes, supported by land development
regulations; public water or wastewater, or both; and multimodal
transportation systems. These areas include new—town—eenters—downtowns;
village—ecenters; growth centers; and neighborhood development areas
previously designated under chapter 76A of this title. These areas should

generally meet the—smart-growth-prineiptes—definition—in—chapter—39—ofthis
titte-and the following criteria:
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(iii) The area is generally within walking distance from the
municipality’s or an adjacent municipality’s downtown; or village center;+new

town-center—or-growth-center.
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(vi) The area provides fer opportunity for development, infill
development, and redevelopment that is needed to meet the regional and
municipal housing targets that wmeets meet the present and future needs of a
diversity of social and income groups in the community.

(vii) The area is served by planned or existing transportation
infrastructure that conforms with ~complete streets= principles as described
under 19 V.S.A. chapter 24 and establishes pedestrian access directly to the
downtown; or village center—er—new—town—center. Planned transportation
infrastructure includes those investments included in the municipality’s capital
improvement program pursuant to section 4430 of this title.

(C) Village areas. These areas include the traditional settlement area
or a proposed new settlement area, typically composed of a cohesive mix of
residential, civic, religious, commercial, and or mixed-use buildings, arranged
along a main street and intersecting streets that are within walking distance for
residents who live wzthzn and surroundzng the eore downtown center or vzllage

Village areas shall meet the followzng criteria:
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(iv)  The municipality has either municipal public water or
wastewater. If no public wastewater is available, the area must have soils that

are adequate for wastewater disposal.

(v) The area has some opportunity for infill development or new
development areas where the village can grow, support the development of
housing to meet the regional and municipal housing targets, and be flood
resilient.
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(J) Rural; conservation. These are areas of significant natural
resources, identified by regional planning commissions or municipalities based
upon existing Agency of Natural Resources mapping that require special
consideration for aquifer protection; for wetland protection; for the
maintenance of forest blocks, wildlife habitat, and habitat connectors, or for

other conservatzon purposes -T—ke—mappmgﬂ@‘—ﬂ%ese—%as—l%d—aeeompamﬁﬁg

(d)  With the exception of preexisting, nonconforming designations
approved prior to the establishment of the State Community Investment
program, the areas eligible for designation benefits under that program upon
the Land Use Review Board’s approval of the regional plan future land use
map for designation as a downtown center or village center shall not include
development that is disconnected from a downtown or village center and that
lacks an existing or planned pedestrian connection to the center via a complete
Street.
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Sec. 14. 24 V.S.A. § 4303 is amended to read:
§ 4303. DEFINITIONS

Thefotlowing—definitions—shat—apply—throughout As used in this chapter
o . s
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(43) “Smart growth principles”’ means growth that:

(A) maintains the historic development pattern of compact village
and urban centers separated by rural countryside;




BILL AS INTRODUCED AND PASSED BY SENATE AND HOUSE S.325
2026 Page 35 of 40

(B) develops compact mixed-use centers at a scale appropriate for
the community and the region;

(C) enables choice in modes of transportation;

(D) protects the State’s important environmental, natural, and
historic features, including natural areas, water quality, scenic resources, and
historic sites and districts;
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(E) serves to strengthen agricultural and forest industries, including
homesteading, small-scale agriculture and forestry, and the housing that
supports these activities, while minimizing conflicts of development with these
industries;

(F) balances growth with the availability of economic and efficient
public utilities and services;

(G) supports a_diversity of viable businesses in downtowns and
villages;

(H) provides for housing that meets the needs of a diversity of social
and income groups in each community, and

(I) _reflects a settlement pattern that, at full build-out, is not
characterized by:

(i) _scattered development located outside compact urban and
village centers that is excessively land consumptive;

(ii) development that limits transportation options, especially for
pedestrians;

(iii) the fragmentation of farmland and forestland;

(iv) development that is not serviced by municipal infrastructure
or that requires the extension of municipal infrastructure across undeveloped
lands in a manner that would extend service to lands located outside compact
village and urban centers; and

(v) _linear development along well-traveled roads and highways
that lacks depth, as measured from the highway.

Sec. 15. REGIONAL AND MUNICIPAL PLAN EXTENSIONS

Any regional or municipal plan due to expire in 2026 or 2027 shall have its
expiration date extended until December 31, 2027.
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Sec. 16. REPEAL

24 V.S.A. § 4476 (formal review of regional planning commission decisions)
is repealed.

* % * State Community Investment Program * * *
Sec. 17. 24 V.S.A. § 5801 is amended to read:
§ 5801. DEFINITIONS
As used in this chapter:
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(8) Planned growth area” means an area on the regzonal plan future
land use maps e dersection ; ;

nay—be—desienated—as—a h g both meeting the
reauzrements of Subdzvzszon 4348a(a)(]2)(B) of thzs title and that may be
designated as a neighborhood.
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(10) “Sprawl repair” means the redevelopment of lands with buildings,
traffic and circulation, parking, or other land coverage in a pattern that is
consistent with smart growth principles as defined in section 4303 of this title.
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(12) “State Designated Downtown and Center or Village Center” or
deszgnated center” means a eontlgbtous downtown or vzllage a—p@i‘ﬁ-@ﬂ—@f

(13) “State-designated Designated neighborhood” or “neighborhood”
means a eontignous-geographie village area or planned growth area approved

as part of the LandUseReviewBeard LURB review of regional plan future
land use maps that is compaet-and-adiacent-and contiguous to a center.
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(15) “Vzllage area” means an area on the regzonal plan future land use
maps adopted—p o which ma

ﬁ#age—eﬁﬁe%on—ﬂ%e%'gh%a%ﬁbﬂ%—land—afe—map meetzn,q the reauzrements of
subdivision 4348a(a)(12)(C) of this title and that may be designated as a

neighborhood.
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Sec. 18. 24 V.S.A. § 5803 is amended to read:
$ 3803. DESIGNATION OF DOWNTOWN AND VILLAGE CENTERS

(a) Designation established. A regional planning commission may apply to
the LURB for approval and designation of all downtown and village centers by
submitting the regional plan future land use map adopted by the regional

plannzng commission. %Eﬂ‘egwﬂﬂﬁﬂaﬁ%ﬁbﬂ‘e—ﬂﬂﬁd—ufe—ﬁ%apﬁkﬁy—bdﬁﬁiﬁf
ehgtb!e{e#deﬁgﬁaﬂ-eﬁ—as—eenteﬁ— T he Department and State Board shall

provide comments to the LURB and the regional planning commission on
areas eligible for center designation as provided wnder in section 4348 of this

ehapter litle.

Sec. 19. 32 V.S.A. § 5930bb is amended to read:
§ 5930bb. ELIGIBILITY AND ADMINISTRATION
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(c) Application shall be made in accordance with the guidelines set by the
State Board. The guidelines shall clearly indicate that only applications
located in Step 2 and Step 3 State-designated centers or Step 1 centers where a
portion of the designated center is listed or eligible for listing in the national
register of historic places shall be considered.
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Sec. 20. 24 V.S.A. § 5808 is added to read:
§ 5808. ANNUAL REPORT

On or before January 15 of each vear, the Vermont Community Investment
Board shall submit a written report to the House Committees on Environment
and on General and Housing and the Senate Committees on Natural Resources
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and Energy and on Economic Development, Housing and General Affairs.
The report shall include, at a minimum:

(1) a summary of the Community Investment Program’s activities during

the preceding fiscal year, including which municipalities received a
designation or new Step, or other actions taken by the Board that confer
eligibility for or priority _access to State funding, tax credits, and other
Program benefits:

(2) an analysis of the types of municipalities benefiting from the
Program by:

(4) county;

(B) population size;

(C) future land use category or categories;

(D) State designation status; and

(E) whether the municipality contains areas eligible for Act 250
exemption through 2024 Acts and Resolves No. 181; and

(3) any legislative, regulatory, or programmatic changes recommended
by the Board to improve the effectiveness, accessibility, and geographic equity
of the Community Investment Program.

Sec. 21. MUNICIPAL APPEALS AND DISCRETIONARY REVIEW OF
HOUSING; REPORT

(a) On or before January 15, 2027, the Department of Housing and
Community Development, after consultation with the Vermont League of Cities
and Towns, Let’s Build Homes, the Vermont Natural Resources Council, the
Vermont Planners Association, the Land Access and Opportunity Board, the
Vermont Association of Planning and Development Agencies, the Vermont Bar
Association, the Vermont Realtors Association, Vermonters for a Clean
Environment, and the Secretary of Natural Resources or designee shall report
on the following:

(1) mechanisms for limiting appeals of municipal permits while
allowing municipalities to _address legitimate concerns with projects,

including:

(A) the most commonly raised issues on appeal; and
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(B) an evaluation of statutory or procedural tools to limit duplicative
or frivolous appeals and recommend legislative action needed, if any,

(2) impacts of discretionary review on residential development,

(3) the potential value of the federal Right to Build Zone legislation and
steps the State can take to maximize that value;

(4) _assistance the State can offer municipalities seeking to limit
discretionary review, including incentives, planning, and whether the State
should develop objective standards, including model codes;

— B LLU TS TTT S

jurisdiction _under the

(5) data on housing that has been built in the areas exempt from Act 250
jurisdiction under 10 V.S.A. § 6081(dd), including the number of units; the
type of units, including the number of affordable units, market-rate units,
second homes, units for short-term rental, units for long-term rental, single-
unit dwellings, and multiunit dwellings; the price; and where the units were
constructed; and

(6) a status update on the 802 Homes pilot program.

(b) The report shall be submitted to the House Committees on Environment
and on General and Housing and the Senate Committees on Economic
Development, Housing and General Affairs and on Natural Resources and

Energy.

* %% Environmental Justice * * *
Sec. 22. 3 V.S.A. chapter 72 is amended to read:
CHAPTER 72. ENVIRONMENTAL JUSTICE
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$ 6004. IMPLEMENTATION OF STATE POLICY
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(i)(1) Beginning on January 15, 2628 2029, and annually thereafter, the
covered agencies shall either integrate the following information into existing
annual spending reports or issue annual spending reports that include:
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$ 6005. RULEMAKING
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(a) On or before Juby—1—2027 January 1, 2029, the Agency of Natural
Resources, in consultation with the Environmental Justice Advisory Council
and the Interagency Environmental Justice Committee, shall adopt rules to:

% sk ok

(b) On or before July 1, 2628 2030, and as appropriate thereafter, the
covered agencies, in consultation with the Environmental Justice Advisory
Council, shall adopt or amend policies and procedures, plans, guidance, and
rules, where applicable, to implement this chapter:
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$ 6007. ENVIRONMENTAL JUSTICE MAPPING TOOL

% sk ok

(c) On or before January 1, 2627 2028, the mapping tool shall be available
for use by the public as well as by the State government.

* % % Effective Date * * *

Sec. 23. EFFECTIVE DATE

This act shall take effect on July 1, 2026, except that in Sec. 6 (10 V.S.A.
$ 6081), subsection (t) shall take effect on July 1, 2027.




