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To: Long Range Planning Committee (LRPC) 
Cc: Westford Selectboard; Harmony Cism, Administrative Officer & Planning Coordinator 
From: Darren Schibler, Senior Planner and Kate McCarthy, Senior Planner 
Date: June 3, 2025 
Re: Westford Future Land Use Map Draft Recommendation 
 

 
Regional Future Land Use Map Update - Draft Recommendation 

 
Municipality: Westford 

1. Overview of Engagement Activities 

Below is a brief overview of the public engagement activities conducted, including dates, formats (e.g., public 
meetings, surveys, workshops), and the number of participants. 
 

Date Activity Attendees Engagement Method Staff 
10/10/2024 Selectboard Meeting 9 Municipal Selectboard C. Baker 

12/12/2024 Initial meeting with municipal 
staff 

5 Municipal Staff D. Schibler 
K. McCarthy 

2/3/2025 Joint Planning 
Commission/Selectboard 
meeting 

17 Municipal Selectboard D. Schibler 

3/5/2025 Rotary Club 20 Community Meeting or 
Event (Municipal) 

D. Schibler, M. 
Balassa 

3/11/2025 Working Group Meeting #1 10 
 

Other Municipal Board 
Meeting 

D. Schibler 
K. McCarthy 

4/1/2025 Working Group Meeting #2 11 Other Municipal Board 
Meeting 

D. Schibler 
K. McCarthy 

4/16/2025 Working Group Meeting #3 14 Other Municipal Board 
Meeting 

D. Schibler 
K. McCarthy 

5/13/2025 Joint Planning 
Commission/Selectboard 
meeting 

22 Municipal Selectboard D. Schibler 
T. Newton 

 

  

https://ccrpcvt.sharepoint.com/sites/Shared/Shared%20Documents/RegionalPlanandMTP/ECOS%202026%20Plan/ECOS%20Engagement/Round%202%20(FLU%20&%20Housing%20Targets)/Materials/ccrpcvt.org/LRPC
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2. Community Context and Public Engagement Assessment 

The following themes and information about community context emerged from initial engagement and informed 
FLU Map development in Westford: 

• Westford adopted a form-based zoning code in 2016 for the Village Center. 

• The Town was working towards a shared public wastewater (in-ground) system for the Town Common area 
that would have supported housing on the 1705 VT-128 property. However, the required bond vote failed 
due to community opposition to significant growth in the Village Center. 
 

• Based on discourse during these engagement efforts, the Town may be considering a significant shift in its 
land use policy compared to what is currently documented in the Town Plan. 

o Specifically, there are questions in the community about whether the existing Westford Village is 
the best place for future growth and investment, or whether there are other areas (such as along 
Plains Road) that are more suitable. 

• Staff and the PC have found better public receptivity to the term “attainable housing” rather than affordable 
housing. 

• The Town purchased a property in the Village Center on 3/31/2025 to enable the replacement of septic 
systems for the adjacent municipal offices and library. 

Key populations for engagement were identified:  

• Community members engaged in wastewater bond vote. 

• Landowners of large working lands parcels will be interested in how the Rural FLU categories will affect 
Westford. 

• Coordinating with library staff was identified as a way to reach populations that don’t otherwise participate 
in civic affairs. 

To acknowledge this context and facilitate conversation, CCRPC staff worked with Town of Westford staff to 
assemble an Act 181 Working Group. The Working Group included the key populations above and members of the 
Planning Commission and Selectboard. Many interested residents also attended. Themes in these conversations 
and other outreach (online map) are summarized below. They echoed previous conversations about wastewater 
and the future of development in and around the Village Center. Conversations also highlighted the need for more 
housing that is attainable and people’s concerns about regulation of rural lands. 

 

  

https://ccrpcvt.sharepoint.com/sites/Shared/Shared%20Documents/RegionalPlanandMTP/ECOS%202026%20Plan/ECOS%20Engagement/Round%202%20(FLU%20&%20Housing%20Targets)/Materials/ccrpcvt.org/LRPC
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3. Key Findings from Public Engagement 

Below is a summary of the main themes, concerns, and suggestions that emerged from the engagement process. 

Common Themes  

• The Act 181 mapping process raised many questions about the future of Westford’s land use, including 
whether the Regional Future Land Use Map and Tier 1B areas could be updated if the Town changes its 
local land use map and policies. CCRPC confirmed that local changes can be accommodated when the 
regional plan is amended or readopted.  

• Some people expressed uncertainty about whether the historic village center should be the focus of 
growth, while others saw the village center and surrounding areas as places where housing could be 
accommodated. 

o Some felt it unsuitable for growth out of concern for rural character; lack of wastewater was 
another obstacle. 

o Some advocated for arguing that it be a Hamlet, rather than a Village Center.  

o Some argued that a new growth area should be developed, such as near Plains Road. Other 
working group members suggested that the Village Center and Village Areas (neighborhoods) be 
expanded to include more land area. 

• Working group members emphasized the need to ensure that housing is attainable to Westford residents, 
regardless of the total housing target assigned by CCRPC or where housing is located.  

• Despite lack of consensus around where and how to accommodate compact housing in Westford, the 
Working Group agreed that individual landowners should have control over decisions of how to use their 
own property. They also agreed it is important to remove duplicative or unnecessary regulation to 
development wherever possible in Westford, such as through Tier 1B exemptions. 

• It was important to community members to have development along roadways represented as “Rural 
General,” rather than incorporated with nearby categories like Rural Agriculture & Forestry or Rural 
Conservation.  

• At Working Group meetings and in public comments, there was ongoing confusion about the purpose of 
the rural Future Land Use categories (Rural General, Rural Agriculture and Forestry, and Rural 
Conservation). CCRPC and Town staff worked to clarify that the Regional Future Land Use Map is not a 
zoning map and that the rural categories will not have any regulatory impact. CCRPC received multiple 
comments requesting that parcels be changed from one category to another, with some commenters 
voicing concern about regulatory implications of a given category even with CCRPC’s clarifications (noting 
that once things are on a map they may be used by the State for other purposes in the future). 

• Respondents to the online map provided helpful input regarding the specifics of certain parcels, such as 
whether or not they were enrolled in Use Value Appraisal (Current Use) and how parcel configurations may 
have changed. 

https://ccrpcvt.sharepoint.com/sites/Shared/Shared%20Documents/RegionalPlanandMTP/ECOS%202026%20Plan/ECOS%20Engagement/Round%202%20(FLU%20&%20Housing%20Targets)/Materials/ccrpcvt.org/LRPC
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Points of Tension 

• There were divergent views about the role of Westford’s historic village center in future growth that CCRPC 
expects will be discussed during an upcoming municipal plan update. 

• Discussion of housing targets sparked conversation and differing views about where to accommodate 
housing and how to accommodate compact and attainable housing, especially in light of the recent voter 
rejection of the wastewater bond. 

• Community leaders expressed that the regional plan update’s complexity and accelerated timeline make it 
unrealistic to conduct authentic public engagement in Westford around land use issues, especially in light 
of the town’s state of public discourse. 

4. CCRPC Staff Discussion and Map Notes 

As the above points of tension continued to surface in its discussions, the Westford Working Group determined 
that they could not recommend changes in Town land use policy without more robust input from community 
members. Since there wasn’t time for that before CCRPC’s regional plan expires, the Working Group agreed that 
the regional future land use map should be based on a strict interpretation of the existing adopted Town Plan.  

The attached map of the proposed Regional Future Land Use Map covering Westford reflects Westford Town Plan 
Map 8 and 8a, “Current Zoning” and “Transects & Designations” along with the associated descriptions of future 
land use areas in Chapter 9 of the Plan. This map incorporates a number of considerations based on local context 
and feedback. 

The Village Center and surrounding Village Areas build on the Town of Westford’s “Common” and “Village” areas in 
its municipal future land use map and Form Based Code Overlay. 

• The boundary for the Village Center is based on Town Plan Map 8, “Current Zoning.” 

• The boundary for the Village Area is based on the edges of the T2 transect in Map 8a “Current Zoning – 
Transects & Designations” (an element of Westford’s Form Based Code overlay), minus permanently 
conserved land (which is mapped as Rural Conservation) and larger parcels enrolled in Current Use (which 
are mapped as Rural Agriculture and Forestry). 

• While some requested that the area be mapped as a Hamlet rather than a Village Center, CCRPC elected to 
document the town’s current policies, as captured in the municipal plan, pending further community 
discussion. Furthermore, CCRPC is statutorily required to include existing Village Center state 
designations in this category; the Town may choose to modify or remove this after further community 
conversation. 

• The Working Group requested slight adjustments to the Village Area boundaries to reflect recent changes 
to the Maple Shade property along Woods Hollow Road. Areas that are under conservation easements 
and/or cannot be developed with buildings are shown as Rural Conservation. 

  

https://ccrpcvt.sharepoint.com/sites/Shared/Shared%20Documents/RegionalPlanandMTP/ECOS%202026%20Plan/ECOS%20Engagement/Round%202%20(FLU%20&%20Housing%20Targets)/Materials/ccrpcvt.org/LRPC
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The pattern of Rural areas reflects the fact that Westford has many rural residential lots developed along the road’s 
frontage that have natural resource land on the undeveloped portion of the parcel. 

• The draft future land use map for Westford released in March 2025 “smoothed out” small areas of Rural 
General throughout Town where the dominant feature was Rural Conservation due to the presence of 
natural resources (primarily forest blocks). However, based on public feedback and to remain regionally 
consistent, areas outside forest blocks were changed back to Rural General in the final map. 

• CCRPC staff are still following up on comments regarding the Current Use status of individual parcels, 
which may result in change between Rural Agriculture & Forestry and Rural Conservation on a few parcels. 
In one case at the intersection of Osgood Hill Road and VT-128, a portion of a Rural Agriculture & Forestry 
parcel may convert to Village Area (since it is within the Town’s Village – T2 transect) if staff can confirm that 
that parcel has been removed from the Current Use program. 

Transition zones in extant parts of town were considered but determined not to be suitable at this time. 

• In contemplating future housing growth, the Working Group discussed identifying several clusters of 
residential development, most notably the Plains Road area, as a Transition areas meriting further study. 
Ultimately these areas were left as Rural General because the town does not currently have policy 
identifying this area for growth. This could be revisited after further local planning work. 

5. Tier 1B Status  

Westford has opted in to Tier 1B for those parcels already included in their previously designated Neighborhood 
Development Area. Working group members, Planning Commissioners, and Selectboard members all agreed on 
this approach because the areas had already been vetted via previous public process. These groups expressed an 
openness to including additional eligible land as Tier 1B, but only after a more extensive public process has been 
undertaken.  

6. Additional Comments 

The Town of Westford intends to conduct a public planning process around future land use planning in the coming 
years in light of conflict about the wastewater vote, at the latest upon expiration of their Town Plan in 2029. The 
issues and questions raised through the Act 181 mapping process provide a strong starting point as the community 
continues its conversations about future land use. CCRPC expects that this planning process will include further 
conversation about the existing Village Center designation, possible expansions of the Village Area to 
accommodate compatible housing growth, and additional locations for future growth.  

CCRPC wishes to thank everybody who participated in the working group. Their time, local knowledge, and 
constructive conversation helped the process greatly. 

For further reading and review: 

• Meeting notes for municipal meetings can be found on CCRPC’s Engagement Page. 
• Staff notes for specific events are available upon request. 
• Link to CCRPC’s internal map viewer can be found here. 
• A spreadsheet of comments received from our online viewer, by municipality, can be found in your packet. 

https://ccrpcvt.sharepoint.com/sites/Shared/Shared%20Documents/RegionalPlanandMTP/ECOS%202026%20Plan/ECOS%20Engagement/Round%202%20(FLU%20&%20Housing%20Targets)/Materials/ccrpcvt.org/LRPC
https://ccrpc.maps.arcgis.com/apps/instant/basic/index.html?appid=9f1c5d5154d34e7cbcacef99a28e4485
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