
Montgomery Planning Commission Agenda 

Regular Meeting 

Public Safety Building 

March 11, 2025 - 6:00pm 

 Present: Alissa Hardy, Joe Sherman, Patrick Calecas, Kim Morrill, Diane Sherman, Narissa 
Furtado-Cordeiro  

Guests: Emily Klofft (Northwest Regional Planning Committee) 

Meeting called to order at: 6:05 

1. Planning Commission structure for the year.  

a. Nomination to elect Patrick as chair by Alissa, accepted by Patrick. 

b. Motion to close nomination by Alissa, Diane second. 

c. Motion to vote (4-0-1). 

2. Additions/deletions to agenda. 

a. “Discuss Act 181 regional land use designation and Act 250 changes” 

replacing agenda item 4.  

3. Approval of the February 11, 2025 meeting minutes. 

a. Alissa motion to approve as written, Joe second (4-0-1) 

4. Discuss/review Gov Scott's proposal to further relax Act 250 Restrictions to 

accommodate affordable housing. (Act 181 regional land use designation and 

Act 250 changes). 

a. PowerPoint presentation - Introduction of Act 181 (see Appendix A) 



b. Regional future land use map won’t impact bylaws. The state will have the 

same land use areas, will be mapped to receive state designation programs 

including Act 250. Designation program is automatic opt in once mapped.  

c. New state Designations  

i. Benefits: eligibility for tax credits and certain state grants. Caps on 

wastewater fee’s, No restrictions or impact on zoning.  

ii. Neighborhood designation program - town would need zoning and 

subdivision in place to qualify. Old neighborhood designation 

required wastewater and sewer, new program does not.  

iii. Definitions: Village center (Centers, downtown center, village center) 

vs. Village area (Planned growth area, village areas, neighborhoods). 

iv. There is a possibility for some aspects of 181 to change this year 

related to Act 250 exemptions. Planning Commission discussed 

plans to move forward with information provided for Act 181 as it 

stands. New state designation programs discussed in meeting will 

officially go into affect in January 2026.  

d. Act 250 discussion 

i. Permanent change – moving act 250 to location based jurisdiction  

ii. Creates three tiers of Act 250 – majority of state will remain in Tier 2 

which is status quo  



iii. Tier 3 – expanded act 250 jurisdiction for important conservation 

areas of the state. Likely relatively limited area of state - overlay of 

Tier 2 in specific areas of state with natural resources etc.  

iv. Tier 1 A – Full Act 250 exemption (larger towns/cities). 

v. Tier 1 B – 50 units or fewer of housing exempt, would apply to 

communities that have zoning and subdivision regulations and opt in. 

vi. All of Tier 1 (A and B) would require zoning and subdivision regulations 

to opt in. 

vii. Montgomery is not eligible for either Tier 1 options at the moment, 

town does not currently have subdivision regulations. Opting into 1B 

would ultimately be select board decision. 

viii. Center designation and village center don’t require zoning and 

subdivision regulations.  

ix. Under Home Act (separate from Act 250): If you have water/sewer, 

would be required to offer up to quadplex unless you are at capacity 

with systems.  Zoning pre-emptions that apply to areas that have 

local water and sewer that are in the area designated by the town and 

have capacity in service area.  

x. Location based exceptions – Village center + square mile buffer 

applies to Montgomery (similar to Tier 1B). Effective starting July 2024 

through 2027.  



xi. Type based exemptions that apply to all of Vermont (doesn’t affect 

local zoning).  

1. Commercial conversions 

2. Accessory dwelling unit  

3. Hotel/motel conversations to affordable housing.  

e. New regional plan requirements – State created housing target and broke 

them down by regional planning commission. Commission is responsible for 

breaking them down by town. Regional also must equitably distribute 

environmental benefits and burdens.  

i. Regional housing target: took 60% of housing target and allocated it to 

larger communities that have growth plans.  

ii. 40% of house target spread across all other areas based on existing 

housing (size of town and current number of housing units) - Includes 

Montgomery. Rural towns that have villages but aren’t in growth area.  

iii. Draft of Montgomery housing target based on growth rates. 

Montgomery was allocated 37-56 housing units between now and 

2030 (1-1.5% growth needed) 

iv. 2000-2020 .8 growth, 2020-2023 .4% growth (decreased when 

compared to previous 20 years). 

f. See maps in Appendix B for future land use designations: 

1. Magenta color is suggested new village centers vs. Black 

hashmarks are current village center designations (looking to 



where it could be extended – meets definition). This is up to the 

town, opening up areas could be beneficial to home owners for 

grants etc. Village Center designation is separate from Zoning. 

2. Zoning Map – Conservation 1 doesn't follow elevation lines, 

Conservation 2 begins at 1600 ft.  

3. Draft Future Land use – Full town map 

a. Biggest thing to note is amount of conservation – land 

use map is also not a zoning map (separate). 

4. Draft of future land use – Montgomery Village and Montgomery 

Center.  

a. Montgomery center map – Emily to re-examine 

Montgomery village center designation to ensure it 

doesn't cut through cemetery 

b. Add property at beginning of Hazen’s notch rd. (rural 

general) to Village center designation.  

c. Add parcel across from Jolly still within Village 1 on 

zoning map into village center designation in 

Montgomery Village map.  

5. Discuss outreach event feedback and short-term rental ordinance draft. 

a. See Key Takeaways from Public Outreach in Appendix C. 

b. Tabling short term rental ordinance draft for April meeting.  

6. Draft zoning recommendations for selectboard based on outreach. 



a. See Discussion on Possible Options for Zoning Regulations in Appendix D. 

b. Invite Ellen Fox to next meeting to discuss any changes/updates she 

suggests to bylaws.  

7. Summarize 2025 Montgomery town meeting.  

a. All items on agenda passed.  

b. Town meeting recording (video) is now loaded on town website. 

8. Public comment.  

a. None 

9. Other business. 

a. Will need to re-schedule April meeting so Emily can attend. Will discuss 

possible dates over email and confirm.  

10. Future agenda items. 

a. Review public outreach event feedback and identify key recommendations 

for selectboard.  

b. Discuss short term rental ordinance draft. 

Motion to adjourn at 8:29 

Notes submitted by Narissa Furtado-Cordeiro, Planning Commission Secretary 

  



Appendix A 

Slide 1 
Regional Future 
Land Use 
Mapping with 
Montgomery 
IMPLEMENTING ACT 181 - AN ACT RELATING 
TO COMMUNITY RESIL IENCE AND 
BIODIVERSITY PROTECTION THROUGH LAND 
USE

 

 

Slide 2 

What we are 
covering 
tonight:

Act 181 Introduction

New Framework – Reg Planning/State 
Designations/Act 250

 Current Act 250 Exemptions

New Requirements for Local and Regional 
Plans 

NRPC’s Mapping Process

Draft Montgomery Housing Targets

Draft Montgomery FLU Mapping

 

 

Slide 3 

What is Act 181?
An act relating to community resilience and biodiversity 
protection through land use.

 Makes major changes to Vermont’s land use planning and 
regulatory framework, including:

• Regional Future Land Use Maps

• State Designation Programs

• Act 250 jurisdiction

 Strengthens place-based regulatory recognition and investments 
guided by regional planning and municipal action. 

 Technical changes to local zoning pre-emptions made by the 
HOME Act of 2023. 

 

 



Slide 4 
Four Planning Systems Come Together

VT’S LAND USE 
PLANNING & 
REGULATORY 
FRAMEWORK

REGIONAL PLANNING  
Act 181 directs all of the state’s 

11 Regional Planning 
Commissions to create new 

regional plans with consistent 
future land use maps.

ACT 250 PERMITTING 
Jurisdiction is converted to place 
based jurisdiction. The Land Use 
Review Board (LURB) will review 
and approve all regional plans, 
including new future land use 
maps, new state designations, 
and new requests for Tier 1A 

and Tier 1B status.

STATE DESIGNATION 
PROGRAMS are 

restructured. Current and new 
state-designated areas are 

integrated into regional future 
land use maps. The new 

Community Investment Board 
approves incentives and benefits 

to designated areas.

MUNICIPAL 
PLANNING 

Municipalities are 
working with the 

RPCs to implement 
these changes.

 

 

Slide 5 The New Framework
Land Use Plans | Designation & Investment | Act 250 Regulation

 

 

Slide 6 Regional Plan Approvals
Regional Plans + 

Future Land Use Maps

Automatic 
State Designation

Municipal Opt-In 
Act 250 Exempt-Areas

State Land 
Use Review 

Board 
Approval

Downtown/Village Centers Planned Growth Areas Village Areas

 

 



Slide 7 
What is regional future land map and how does it differ from 
local zoning? 

Municipal Zoning Map Regional Future Land Use Map

• Land areas defined by municipal plan and 
district purpose statements as written by the 
Planning Commission 

• Determines standards for local zoning review 
(ex. lot size, allowed uses) 

• Applies to all development in Town 

• Land use areas defined by state statute (24 V.S.A 
§ 4348a)

• Used during the Regional Planning Commissions 
review of Act 250 and Section 248 applications 
for conformance with the Regional Plan

• No impact on development not subject to Act 
250

• Identifies area to receive state designations

• Identifies areas eligible for Act 250 exemptions 

 

 

Slide 8 
Current Village Center Designations 

 

 

Slide 9 

CENTERS:
Downtown Centers and Village Centers 

Step 1: Beginner, Starter Village

Step 2: Intermediate, Growing Village

Step 3: Advances, Downtowns, Main Street Program

NEIGHBORHOODS:
Planned Growth Areas and Village Areas

CENTERS
Downtown Center

Village Center

NEIGHBORHOODS
Planned Growth Area

Village Area

New State Designations

 

 



Slide 10 
Three Tiers for Act 250 Jurisdiction

Tier 1

Derived from regional plan future land use categories, except Tier 3

Tier 3
Expanded 
jurisdiction to be 
established by 
Board rules 
February 1, 
2026
• Not based on 

regional maps
• Road rule July 1, 

2026

Tier 2
Act 250 Status 
Quo
• All areas not 1A, 

1B, or Tier 3
• Road rule July 1, 

2026

Tier 1A
Full Act 250 
Exemption 
• Municipal application 
• LURB review
• Guidelines by 

January 1, 2026
• Specific 

requirements

Tier 1B
50 units or fewer of 
housing Exempt
• Methodology by 

December 31, 2024
• Municipal requested 
• RPC mapped
• LURB review
• Specific 

requirements

Requires Zoning & Subdivision Regulations

 

 

Slide 11 

 

 

Slide 12 
Here and Now (Effective July 1, 2024)

Interim Act 250 Housing Exemptions - Jurisdictional Opinion Recommended 

Location-based
• Priority Housing Projects + ½ mile (unlimited units) 
• Downtowns (unlimited units)
• New Town, Growth center, and Neighborhood development (75 units) 
• Village Center + 1/4 mile (50 units)
• Transit Corridors + 1/4 mile (50 units)

Type-based
• Commercial Conversion (29 units)
• Accessory Dwelling Units (1/ home)
• Hotel/Motel Conversion to affordable (unlimited units)

RESOURCES
• Interim Housing 

Exemptions 
Guidance 

• Interim Housing 
Exemptions Map 

• Contact District 
Coordinator

 

 



Slide 13 Interim Map Housing Exemptions Map  

Slide 14 

― Continues temporary exemption of 50 units or fewer of housing on 10 
acres or less

― Municipalities can choose to ‘opt in’ with certification of adequate staff, 
zoning & subdivision regulations 

Tier 1B Eligible Areas - Concentrated Areas of Growth
 Downtown Centers and Village Centers: Village centers have no requirements 

for municipal plans, zoning, subdivision or infrastructure.
 Planned Growth Areas: Requires zoning, subdivision, public water and/or 

wastewater, and Complete Streets.
 Village Areas: Requires zoning, subdivision, and public water or sewer, or 

suitable soils. 

Tier 1B Jurisdiction
 

Slide 15 New Regional Plan Requirements
• Accommodate a substantial majority of housing needed 

to reach housing targets in areas planned for growth  
• To equitably distribute environmental benefits and 

burdens 

Local and Regional 
Planning Goals  
(24 V.S.A. 4302)

• Equitable engagement which provides opportunities for 
meaningful participation 

Regional Planning
(24 V.S.A. 4345a)

• Changes to Natural Resource Element 
• Future Land Use Element
• 10 consistent land use categories

Regional Plan 
Elements            

(24 V.S.A. 4382)

 



Slide 16 
Regional Plan Update Timeline

Phase 1: Preparation 
(Fall-Winter 2024)

Phase 2 & 3: 
Engagement & Future 
Land Use Map Drafting 
(Winter-Spring 2025) 

Phase 4: Draft 
Regional Plan 

(Summer-Fall 2025)

Phase 5: Submit to 
Land Use Review 

Board/Approval of 
Updated Regional Plan 

(Winter 2025/2026)

 

Slide 17 

Engagement Plan

EmpowerCollaborateInvolveConsultInform

Municipal 
Officials

Municipal 
Officials

Municipal 
Officials

PublicPublicStakeholder

Selectboard 
make decision 
on Act 250 
exemptions. 

Meet with Planning 
Commissions to review housing 
targets & FLU maps. 
(Selectboards as requested)

Open Houses, 
Comment Box

Flyer, Website, 
and Press 

Activities

Summer 2025Winter-Spring 2025Spring 2025Winter 2025Timing

Level of participation  

Slide 18 
Regional and Municipal Housing Targets

• Regional Housing Targets were released Jan. 2025
• NRPC will break down to Municipal Housing Targets

Draft methodology:
• Municipal target is based on:

1. Existing number of housing units
2. Whether the municipality has a downtown/planned 

growth area
• 2050 target assumes 60% of units will be built in Downtowns 

and Planned Growth Areas
• 2030 target adjusts for current growth rate (2020-2024) to 

set realistic goals

Regional Housing 
Target

Planned 
Growth Areas Other Areas

60% 40%

Divided based on # of existing units

2050 Municipal Targets

2030 Municipal Targets

Adjust for current growth rate

 



Slide 19 
Draft 
Montgomery 
Housing Target

• M un i c i p a l  h ou s i n g  ta rg e t s  
ne e d  t o  be  i n c or p o rat ed  
i nto  mu n i c i pa l  p l a ns  g oi n g  
fo r wa rd .

• B ot h  ta r g et s  re q ui r e  a n  
i nc r e as e  i n  th e  n um be r  o f 
ne w  h om es  b ui l t  e ac h  y e ar.

New Homes by 2050New Homes by 2030

Yearly % 
growth 
needed

Target
Yearly % 
growth 
needed

Target

0.6% - 1.2%118 - 224 1.0% - 1.5%37 - 56 Montgomery

1.0% - 1.9%12,571 -13,315 1.5% - 2.3%2,144 - 3,249 Region Total
Existing Average Annual Growth Rates

2020-20232000-2020

Average 
yearly % 
growth

Average 
yearly % 
growth

0.4%0.8%Montgomery

0.7%1.0%Region

 

Slide 20 

 Downtown/Village Centers

 Planned Growth Areas

 Village Areas

 Transition/Infill Area (optional)

 Resource-Based Recreation Areas

 Enterprise

 Hamlet

 Rural – General

 Rural - Agricultural and Forestry

 Rural - Conservation

Consistent Future Land Use Areas
 

Slide 21 
Village Center

These areas are the mixed-use centers bringing together 
community economic activity and civic assets… The 

downtown or village centers are the traditional and historic 
central business and civic centers within planned growth 

areas, village areas, or may stand alone. Village centers are 
not required to have public water, wastewater, zoning, or 

subdivision bylaws.

 



Slide 22 
MAPS TBD

 

Slide 23 
QUESTIONS?

 

 

 

 

 

 

 

 

 

 

 



Appendix B 

(Maps from Emily) 
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