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Please submit this document to planning commission in its entirety with no edits. 
 

1.  Make demolition a permitted use.  Table 2.8 
Status:  Discussed at 6/18/26 PC Meeting.  No resolution 

2. Accessory Structures: Table 2.8 
a. Allow one accessory structure per leasehold 

Status: Accepted by PC 
Comment: Addresses fairness issue 

b. Make accessory structure demolition and replacement in the same footprint 
a permitted use: 

Status: Not yet approved 
Comment: Would eliminate onerous conditional use proceeding and 
make fairer and comparable to other areas of the Town. 

c. Make accessory structures outside of the 25-foot side setback a permitted 
use, with conditional use approval required for accessory structures 
between 10 and 25 feet of a side boundary. 

  Status: Discussed in June 18 PC meeting.  
3. Alterations to seasonal dwellings outside historic district.  Table 2.8. G (3) 

Status:  Reviewed, No Resolution 
Comment: More standards may be needed for massing, fit on site to 
conform to topographic and natural limitations. Removes burden on 
leaseholders outside historic district to address historic preservation 
criteria.  The provisions of Section G, District Design Review Standards, 
address the importance of considering the character of the area in 
conditional use review, both in the historic district and throughout the 
Shoreland Seasonal Home Management District.  

4. Allow for tents and small campers up to 2 weeks per season 
Status: Discussed 6/18/26. No resolution 
Comment: Addresses concern about long term seasonal use by RVs and 
campers that could burden wastewater system.  Does not allow for large 
campers or RVs.  Requires definition. 

5.  Maximum Building Coverage: Table 2.8 
Status: Discussed 6/18/26 and 7/9/26. No resolution 
Comment:  Recommendation from TPLA Committee as presented on July 9, 
2026: Maximum Building Coverage is the greater of existing or (1) for 
leaseholds of less than two-thirds of an acre, 1,500 square feet or (2) for 
leaseholds of two-thirds of an acre or larger, 1,800 square feet.  See 
attached chart.  With a recommended maximum lot coverage of 20%, total 



allowable expansion under this provision = 25,121 square feet.  Total likely 
expansion under this provision = 13,668 square feet.  The likely expansion 
equals  0.55 percent of the TPLA acreage or 0.14  percent of all the Town-
owned Thompson’s Point acreage. 
FOR MORE DISCUSSION OF BUILDING COVERAGE PLEASE SEE THE TWO 
NOTES AT THE END OF THIS DOCUMENT. 

6.  Maximum Lot Coverage: Table 2.8   
Status: Discussed 6/18/26 and 7/9/26.  No resolution (NOTE: In the summer 
of 2025 it was our understanding that the then Planning Commission agreed 
to the 20% lot coverage in order to bring this standard in line with the SPA.)  
Comment: The 20% maximum impermeable coverage would make the Town 
regulation consistent with the Shoreland Protection Act (SPA), and SPA-
required Best Management Practices for stormwater runoff mitigation would 
ensure impermeable areas are managed appropriately (as addressed in 
Stormwater Runoff, F(5), #8 below).  

7.  Sideyard Setback: Table 2.8. 
Status: Discussed 6/4/26.  25 foot setback recommended.  Accepted by PC. 

8.  Stormwater Runoff: Table 2.8. F(5) 
Status: To be discussed 7/9.26 
Comment: We recommend that an Erosion Prevention and Sediment Control 
(EPSC) plan prepared by a qualified engineer be required of applicants.  The 
State of Vermont's Shoreland Permitting Best Management Practices guide1 
describes BMPs to handle stormwater runoff and to control erosion and 
contain soil on the project site.  The Plan will specify measures to be taken to 
protect Lake Champlain through all phases of a construction project, from 
site preparation to post-construction permanent controls.  A qualified 
engineer would prepare the EPSC plan in conformity with The Vermont 
Standards and Specifications for Erosion Prevention and Sediment 
Control.2  Once a project has been completed, revegetation with locally 
native species should be required.  
[1] https://dec.vermont.gov/watershed/lakes-
ponds/permit/shoreland/appresources/shoreland-bmps  
[2] https://dec.vermont.gov/document/Vermont-Standards-and-
Specifications-for-Erosion-Prevention-and-Sediment-Control  

9. Add word “unique” to natural features referred to in Table 2.8. G.(2) 
Status: Not addressed or scheduled. 
Comment: Focuses on and protects important natural features and 
minimizes burden to applicant. 

10.  Adds a reference to Section 3.8 to Table 2.8. (D)(3) regarding relocation of an 
existing seasonal dwelling. 

Status: Not addressed or scheduled. 
Comment: Relates the relocation of existing seasonal dwellings to the LURs 
section on nonconforming structures. 

11. Table 2.8 (F)(5).  Remove the word standing in last sentence.   



Status: Not addressed or scheduled. 
Comment: Editorial  change.  Not necessary. 



TPLA COMMITTEE NOTES ON REASONS FOR PROPOSED TWO TIER BUILDING COVERAGE 

• Currently, leaseholds under 2/3 acre are almost at 1500 sq ft (1,446) on average, 
and those over 2/3 acre are almost 1800 (1,766) on average— so essentially nothing 
would change from what exists now.  

• Setting the small/large split at 2/3 acre puts fewer camps in the 1800 category than 
splitting at the median (0.415 acres) or average (0.50 acres).  

• There are few  2/3+ acre leaseholds likely to expand their camps, and just 14 that 
possibly could — a small portion of the 114 camps.  

• Design standards and design review (whether by DRC advising DRB or DRB alone) 
ensure that camps won't be out of the character of the area they're in, and won't 
offend the average person.   

• Existing building coverage1 is a very small fraction of all leased area (6.98%) or 
173,835 SF, and an extremely small portion of Thompson's Point (1.73%) — in the 
highly unlikely outcome of all possible expansions, the increase in coverage would 
still be very small – to 7.99% or an additional 25,121 SF of leased land or 1.98% of 
the entire town owned land.  The more likely scenario as explained by Charlie 
Russell at the July 9, 2026 PC meeting, is an increase of 13,668 SF or less than a 
third of an acre. 

• Based on recent experience, limited expansions may come at a pace of one or two a 
year, while total replacements happen perhaps once every 2-3 years.     

• Between the SPA requirements, our requested strengthening of rules on erosion 
control, and vigorous Conditional Use review, expansions and replacements will 
result in improved environmental and water quality protection while protecting the 
historic character of the area  

TPLA COMMITTEE COMPARISON OF 1500/1800 OPTION WITH 1500 ONLY OPTION: 

OPTION A MAX BLDG SF MAX LOT 
COVG 

# 
EXPANDABLE 

% 
EXPANDABLE 

<.67 1500SF <20% 50 58.14 % 
>.67 1800SF <20% 14 50.00% 
TOTAL   64 56.14% 
OPTION B MAX BLDG SF MAX LOT 

COVG 
# 
EXPANDABLE 

% 
EXPANDABLE 

 1500SF <20% 62 54.39% 

 
1 Not including accessory buildings. 



TPLA COMMITTEE COMPARISON OF OPTION A AND OPTION B: LIKELY EXPANSION 

(Based on Charlie Russell testimony before Planning Commission on 7.9.26) 

OPTION LIKELY 
EXPANDABLE 

% LIKELY  
EXPANDABLE 

AVG 
EXPANSION 
(SF) 

TOTAL  
INCREASE 

A: 1500 SF  25 29.07% 344 8606 
A: 1800 SF 8 28.57% 633 5062 
A: TOTAL 33 28.95% 415 13,668 
B: 1500 SF 32 28.07% 356 11,398 

 

 

 
 


