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Growth Management Ordinance

I. Background
A. Purpose of the Ordinance
The purpose of this Ordinance is to prevent crisis conditions caused by abnormal spurts of growth with its resulting demands on limited public resources, including but not limited to roads, housing, schools, refuse disposal, and other matters of public health and safety. 
The Master Plan specifically spells out the desire of Croydon Residents to keep the town’s small rural nature.  Croydon is witnessing higher-than-normal inquiries and applications for subdivisions and building permits.  Additionally, the Selectmen (the BOS) are having increasing difficulty in controlling the property tax rate.  The increase in the number of current and anticipated subdivision applications and building permit requests has resulted in the planning board recommending the adoption of a growth management ordinance. 
It is in response to that recommendation that this Growth Management Ordinance is adopted, pursuant to RSA 674:22, to promote and ensure the orderly development of land within the Town of Croydon and to promote the public health, safety, and welfare of its residents. Therefore, building permits will be limited to a total of 8 permits for residential housing, of which 6 will be on a first come first serve basis and 2 by lottery. The process for which is detailed in this ordinance.


B. Growth in Croydon

Croydon’s growth is defined in a number of ways:

1) The number of Major or Minor subdivisions approved over the last 5 years averages less than 3, except for 2024 when there were 6.

2) Table One shows the number of building permit requests over the last 6 years
3) The Master Plan indicates the desire of the community to maintain Croydon's rural character.
4) The Croydon Volunteer Fire Department has submitted a warning that its emergency services will not have the capacity to respond if development is not controlled.
5) The School Board has provided data that if growth is not controlled, either the Croydon School would need to be expanded or students tuitioned to other communities, causing a serious and detrimental impact on property taxes. 
6) Croydon does not have a Police Department, which makes rapid growth of any kind a serious public safety issue
7) Town Hall is not capable in its current capacity to process paperwork or municipal services of any type if rapid development is not controlled. 

All these examples indicate the level of Town concern as it relates to extensive, rapid growth.  A “normal” growth rate was arrived at and defined by looking at the number of Building Permits issued between 2020 and 2025. (See Table 1, below) Therefore, this ordinance is based on allowing a limited growth level consistent with this 6 year average.
Restrictions on Growth

Growth in Croydon is restricted by means other than this Ordinance:

8) The Zoning By-Laws and the Subdivision Regulations permit the Town
to regulate development in conformity with the Master Plan. These restrictions were adopted for purposes of public benefit other than growth control as such.
9) The topography of the Town presents a unique set of constraints to development due to the following characteristics: steep slopes and terrain, the Sugar River and wetlands in general, and Corbin Park. 

C. Efforts to Increase Municipal Services
Through the Capital Improvements Plan and the Master Plan, the Town makes an “orderly” and “good faith” effort to increase municipal services at a reasonable rate consistent with its growth rate average since 2020. The Capital Improvements Plan is updated annually and outlines a budget and timetables for major capital outlays in order to affordably increase and improve facilities and services of the Town. The adoption of such a plan (as indicated in the CIP document) shows a good-faith effort on the part of the Town to provide those services at some later date.

D. Cost and Services to be Provided

Croydon does not have consistent road infrastructure and maintenance, with many unpaved roads, full-time Police, Fire, or EMS. The lack of these services, especially those related to emergency responsiveness, makes it difficult to provide service and respond to the municipal needs of rapid growth. The Town is making progress in development of municipal policies, updating zoning regulations, and improving daily services; however, the cost to implement or grow Police, Fire, and EMS is not something the town can support in the short term. The impact of accelerating this progress is estimated to double or triple the current tax rate. 

E. Ability of Croydon to Accommodate Tax Burden

The CIP covers the next five years and is designed to level scheduled expenditures to avoid major swings in the amounts to be raised by taxation each year.
Expenditures are targeted to increase at the same rate that is projected for the tax base (assessed valuation) to increase. This careful planning, as well as other good financial management practices, is essential in order to keep property taxes at a level where they do not become overly burdensome. This is a serious consideration as property tax increases in Croydon for the past ten years have consistently, and in some cases, exceeded the rate of inflation.

F. Use of the Dwellings

As indicated in the Master Plan, homes in Croydon are primarily year-round, single-family units of the type that have historically incurred municipal services equal or greater in cost to the increase in taxes paid. One child in school can make the home tax negative.


Historically over the last 2 years we have seen a 33% increase in building permit applications. We saw 4 permits issued in 2020, 6 in 21, 22, and 23 and then in the last 24 months we have seen 9 each year. The town quickly realized that the amount of building needed to be controlled to allow the town to pace the growth and not over strain our limited municipal services.  See table 1.



   
Table One:

	Year
	ADU
	Addition
	Barn
	Base Equipment
	Cabin
	Garage
	Guest Cottage
	New Home

	2020
	0
	0
	0
	0
	0
	0
	0
	4

	2021
	0
	0
	0
	0
	0
	0
	0
	6

	2022
	0
	2
	0
	0
	0
	1
	0
	6

	2023
	0
	2
	1
	1
	0
	1
	1
	6

	2024
	1
	3
	0
	0
	0
	0
	0
	9

	2025
	0
	2
	1
	0
	1
	3
	0
	9




G. Availability of Land in Surrounding Towns

Our surrounding towns, especially to the northwest, have different topography than Croydon allowing for more concentrated, faster development, and, as a result, those towns are growing rapidly. This has reduced land available for development in those towns and has driven up real estate prices. 

H. Overall Regional Growth

As pointed out above, regional growth is intense and Croydon is attempting to bear its share of that growth.  Passage of this ordinance assures that the rate of growth of the Town is consistent with its historical average and that the rate of growth will not exceed the planned rate of growth of the Town’s services and facilities.


II. Definitions
A. Dwelling Unit: a single unit providing complete, independent living facilities for one or more persons, including permanent provision for living, sleeping, eating, cooking and sanitation.
B. New dwelling units: a newly constructed dwelling unit which is free-standing, part of, or included in an existing structure.

C. Lot: a single, undivided parcel of land whose description and ownership are recorded at the Sullivan County Registry of Deeds.
D. Approved lot: a lot of suitable size and character, and with suitable soil conditions, to have received the necessary permits to allow construction of dwelling units limited to single family and duplexes in the same structure.
E. Record holder:  the owner(s) of a lot or lots in Croydon, as recorded at the Sullivan County Registry of Deeds at the time of the application.
F. Carryover: Indicates the number of units to be added to the next permit year
G. Reserve: Indicates the total number of Permits that carry over then added to the new years amounts. Reserve can not exceed 12 permits for any given year. 


III. The Ordinance
A. 8 building permits per calendar year shall be allowed for the construction of each single family dwelling unit or duplex.

B. The number of major subdivision approvals will not be restricted. 

C. No record holder, either individual, partnership or corporation, may be issued more than two building permits in a growth permit year as defined in paragraph D. below. Land owned as joint tenancy or as tenants in common shall not entitle the owners to more than the number of growth permits which would be available if the land was owned by one individual. If an applicant has any direct or indirect financial interest in any other lot or building for which a building permit has been previously issued or subdivision that has been previously approved in any growth permit year under this Ordinance, the previously issued permit(s) or approvals shall be deducted from the number of permits which would otherwise be available to the applicant.

D. The “growth permit year” is equivalent to a calendar year, i.e. January 1 to December 31.
E. Any unused growth permits at the end of the year, less the previous year’s carry-over, will be rolled over, when the result is a positive number, and added to the number calculated to be available in the next year. In any one year, no more than 12 permits will be issued, which includes all carry-overs. 
F. This ordinance shall not apply to the repair, replacement, reconstruction, or alteration of any existing structures, so long as no new dwelling units are created thereby. It also does not apply to ADUs or multifamily homes where permitted. 

G. A building permit will be valid for one year from the date of issuance. If the foundation has not been completed by that date, the permit will be withdrawn and added to the number of building permits for the then-current growth permit invalidated by its terms.. The applicant will have to reapply for a new building permit in the normal manner.

H. If a building permit is withdrawn by the permit holder, the corresponding growth permit will be withdrawn and added to the number available in the year of withdrawal. Should the applicant reapply, such a request will be processed as a new application, and all rules then in effect will apply.

I. Building permits are not transferable for any reason, and shall apply to a specific project, location, and applicant only. New owners of the same property must apply for their own permit and cannot use the permit of someone else. However, if foundation construction is completed and continued construction would result in no more dwellings than originally applied for, such a partially completed structure may be completed without acquiring a new growth permit.

IV. Issuance Procedure
A. To be considered for a building permit, an applicant must have satisfied all the requirements for a building permit, i.e. driveway permit, septic approval, approved lot, house plans, etc., and must have executed a Building Permit Application Form. However, owners of an approved lot of record who, in good faith, are prepared to go forward with a building project for a new dwelling unit may reserve a building permit, if otherwise available, by indicating their intention to the Board of Selectman in PERSON. Any such reservation will expire automatically sixty days from the date of issuance if all requirements for a building permit have not been met, unless extended by the BOS for good cause. The BOS may, in their discretion, deny a reservation to anyone who, in his judgment, is not prepared to go forward in good faith.
B. At the completion of the Building Permit evaluation process, the BOS will determine if the applicant qualifies for a Building Permit. This entails ensuring the applicant has not already received the maximum number of permits allowable and permits are still available. If all permits for the present growth permit year have been issued, or if the applicant has been issued the maximum number allowable, the application and its relative sequential position will be held until permits are again available.

C. Should there remain a number of unused permits as of December 1, applicants that have already been issued the allowed permits may apply for an additional single permit according to their relative sequential position. 

D. It is only after the issuance of the Building Permit that construction can commence. 

E. 8 building permits will be issued per year. The first 6 permits will be issued on first-come, first-served basis by having all paperwork and approvals in place prior to applying for a building permit. The remaining two permits will be issued by lottery on August 1st of the calendar year, provided all 6 permits above have been issued prior to August 1. If more than two building permits are available, there will be no lottery, and all available permits will be issued on a first-come, first-served basis for the remainder of the year. 

F. In any year when there are permits available on December 31st, the number of available permits will be carried over to the following year. If there were 3 permits to be carried over to the next permit year this would add 3 permits to the 8 permits available. This carryover process would cap at 12 building permits. The town would never issue more than 12 permits in any year with a carryover. 



V. Annual Review and Termination of Ordinance
A. This Ordinance shall be reviewed by the Planning Board during the autumn of each year as follows:

1) The Planning Board shall continue to determine the growth rate that is appropriate to the Town of Croydon and may use all information available, including the Master Plan and Capital Improvements Plan, and any updates of those that may exist.

2) The Planning Board shall also consider whether the growth permit limitations are no longer necessary and should be abolished.

3) The Planning Board shall recommend to the Town Meeting, Pursuant to RSA 675:3, proposed amendments to or repeal of this ordinance as a result of the review conducted according to 1 and 2 above.
B. This ordinance shall terminate (sunset clause) at the conclusion of Town Meeting in March 2039, unless sooner changed, cancelled or extended.

VI. Severability
Should any section or provisions of this Ordinance be declared by a court of appropriate jurisdiction to be invalid, such decision shall not invalidate any other section or provisions of the Ordinance.

VII. Exception By Select Board
The Croydon Select Board may at its discretion issue a building permit outside of this ordinance should an emergency exist. These would typically be issued to replace a home that has been destroyed or allow the building of a home for handicapped accessibility, or any other reason as determined by the Board that constitutes an emergency. 
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