
PLANNING 101: ESSENTIALS OF LAND 
USE PLANNING AND REGULATION
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What does CVRPC provide? 

Mission: to assist member municipalities in providing effective local government 
and to work cooperatively with them to address regional issues. 

Technical Assistance

GIS Service Center

Regional Planning

Transportation Planning

Intergovernmental Planning and 
Coordination



1. ROLES AND 
RESPONSIBILITIES

2. THE MUNICIPAL 
PLANNING 
PROCESS

3. ACT 181 (ACT 250 
REFORM)

4. RESOURCES
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Roles and 
Responsibilities

SECTION 1
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Planning Starts with the 
State

Vermont is a Dillon’s Rule state (a municipality’s 
abilities to govern are strictly authorized by the 
Vermont Legislature). 

Title 24 V.S.A. Chapter 117 governs Municipal 
and Regional Planning and Development

Chapter 117 provides a framework for:

o the development of municipal plans, 

o zoning bylaws,

o the formation of planning commissions and 

o other topics relating to land use. 
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State Plans include
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Comprehensive 
Energy Plan

Tactical Basin Plans

Statewide Housing 
Needs Assessments



State Regulations
State Land use:

◦ Future Land Use Map

◦ Act 250: large-scale development

◦ Section 248: energy generation + 
transmission

Permitting and development:

◦ Stormwater

◦ Shoreline development on lakes over 
10 acres

◦ Wastewater and water systems

◦ Wetlands
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State Incentives
Land Use Incentive Programs:

◦ Current Use

Incentives for Towns:

◦ Tied to Designations – aka centers and 
neighborhoods

◦ (village centers, downtowns, future 
growth areas, etc.)

◦ VCDP Development Tax Credits

◦ Municipal Planning Grants (MPGs)

*Contact CVRPC to learn more
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State Designations
State Designation 
Program      (Act 181)-

◦ Center Steps for 
Community 
Investment

◦ Neighborhood Steps 
for Community 
Investment
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Future Land Use Mapping: Act 181

FUTURE LAND USE AREAS:
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FLU Map:
What happens next

How to participate

◦ CVRCP will make parcel by parcel FLU Area 
assignments

◦ Interactive web map will be posted online 
for comment

◦ Public input session at CVRPC

◦ Towns interested in Tier 1B – CVRPC will 
come to you

Timeline

◦ Available spring/summer 2026 for 
comment

◦ Submitted to the state in late summer

◦ Approved by state by end of year
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Planning at the Regional Level

• 11 Regional Planning Commissions (RPC) statewide

• Primarily advisory 

• Provide a link between state and local 

• Required to have an adopted Regional Plan

• Noticed on Act 250 and Section 248 permits

• Review and approve municipal plans 

• Representatives (Commissioners) from each municipality 
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Planning at the Municipal 
Level
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1. Developing 
a Municipal 

Plan

2. Adopting 
land use 

regulations

3.Implement-
ing the plan



Land Use Regulations
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River Corridor Regulations

Town Bylaws

Subdivision Regulations

Flood Hazard Program

Curb Cuts



Municipal Land Use Roles and 
Responsibilities
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OR

Select Board 
or City Council

Legislative

Planning 
Commission

Quasi-Judicial

EITHER

Development 
Review Board

Zoning Board 
of Adjustment 
and Planning 
Commission

Administrative

Zoning 
Administrator

Other Roles: Staff Planner | Consultants | Citizens



The 
Municipal 
Planning 
Process

SECTION 2
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“When it comes to 
planning, if you’re not 
doing it with people – they 
think you are doing it to 
them.”
      
    Roger Millar, AICP 
    National Complete Streets Coalition



Citizen Participation
Talk to people

Meet people where they are

Food, fun and celebration

A culture of communication
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How do you engage your 
community?
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INFORM
Commit to keeping citizens informed about planning.  Help the public 
understand problems and solutions.  

 Fact Sheets    Newsletters   Websites

CONSULT
Provide opportunities for input on existing ideas – listen, acknowledge 
concerns and answer questions.

  Surveys    Public Meetings

INVOLVE
Provide opportunities for dialogue and interaction.  Obtain advice from the 
public and generate new ideas.  

  Workshops    Focus Groups

COLLABORATE
Partner with the public in decision-making, including the development of 
alternatives and identification of the preferred solution.

Citizen Advisory Committees  
Participatory Decision Making (Charrettes)

Types of Citizen Participation
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Fair distribution of land use 
benefits and impacts
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The Municipal (Town) Plan
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Action plan

Community 
decisions

Strategic 
planning

Tool for 
coordination

A basis for local 
regulations

What: a guide for future land development in your town.



Town Plan Schedule

RENEWING
Berlin

East Montpelier

Orange

Marshfield

Waterbury

Williamstown

  

CONSULTS
Barre Town

Fayston

Northfield

Warren

Worcester
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The Planning 
Process



Lifespan 
of a Town 
Plan

❑ Adoption/amendment (renew)

 8 years

❑ 1st consult (check-in)

 2-3 years

❑ 2nd consult (check-in) 

 1-2 years before expiration

❑ Regional approval (review) 

 6 months before adoption

 Optional 

❑  Living document (ongoing)
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Municipal Plan Adoption 
Process
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• Revise or rewrite the plan before expiration – at a 
minimum, make necessary edits to data and 
implementation program

Plans expire every 
8 years

• Planning Commission hearing - notice to adjacent 
communities

• Selectboard hearing (1 in rural and 2 in urban)

• Decision on adoption shall be made by Legislative 
Body, unless the Legislative Body or voters have 
elected to decide by Australian Ballot

• Plans go into effect upon adoption

Adoption process 
can take several 

months



Regional Plan Approval & 
Confirmation
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• Voluntary process, after municipality has 
adopted

May request 
Regional Planning 

Commission 
approval 

• Apply for Municipal Planning Grants

• Levy impact fees

• Have plan considered by state agencies 
in their planning

RPC approval 
allows 

municipalities to:



Implementing the Plan
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Municipal Plan

Administrative 
Implementation

Commissions
Studies

Regulatory 
Administration

Bylaws



Ongoing Revisions 
New laws:

◦Housing
◦ HOME Act

◦Flood hazard
◦ River corridor

◦ Flood hazard

◦Act 181 
◦ Future Land Use Map 
and designations

30



Begin the planning cycle 
again
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Developing a 
Municipal 

Plan

Adopting 
land use 

regulations

Implementing 
the plan



What Act 
181 Means

SECTION 3
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3 approaches:

Proactive – update your regs

Pragmatic – update your DRB

Problematic – wait for case to go 
to Environmental Court 



Housing Targets are

Aspirational

Goal – not a mandate

Guidance for your Town 
Plan

Guidance for town 
development
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Washington County Towns
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Orange County Towns
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Resources SECTION 4
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Resources
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Money Training



New Funding Opportunities 
through CVRPC

Hazard Mitigation Grant 
Program: FEMA hazard 
mitigation funding is 
available after a declared 
event for projects that 
reduce the risk of flooding or 
other hazards

EPA Brownfields 
Assessment Grant: 

UNTIL SEPTEMBER 2029

EPA Brownfields 
Revolving Loan Fund :

UNTIL SEPTEMBER 2030

GRANTS BROWNFIELDS

Contact Eli Toohey, 
toohey@cvregion.com 

Contact Keith Cubbon, 
cubbon@cvregion.com 

mailto:toohey@cvregion.com
mailto:cubbon@cvregion.com
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Other Funding Opportunities

❖Grants:

◦ Municipal Planning Grants

◦ Historic Preservation Grants

◦ Downtown and village tax credits 

❖ Transportation

◦ Bicycle and pedestrian access planning/design

◦ Bicycle and pedestrian facilities funding

❖ Community and economic development and affordable 
housing funds
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CHIP: Housing & 
Infrastructure Development
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CVRPC Trainings
Section 248 Process for 

Municipalities

Aka: Utility Infrastructure Siting)

Spring, 2026

This is a refresher training intended to walk 

Central VT municipalities through the main 

components of Utility Infrastructure and 

Facility Review at the Municipal, 

Regional, and State levels)

Contact Sam Lash, lash@cvregion.com

mailto:lash@cvregion.com


Open Meeting Training 
Required for
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Municipal legislative bodies
• Selectboards
• City councils
• Village trustees

Local land-use panels
• Planning commissions
• Development Review Boards (DRBs)
• Zoning Boards of Adjustment (ZBAs)



Open Meeting Training
Vermont League of Cities and Towns

vlct.org

◦Happen regularly

◦Recordings available

◦https://www.vlct.org/training-events-
calendar
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https://www.vlct.org/training-events-calendar
https://www.vlct.org/training-events-calendar
https://www.vlct.org/training-events-calendar
https://www.vlct.org/training-events-calendar
https://www.vlct.org/training-events-calendar
https://www.vlct.org/training-events-calendar


Ethics and Conflict of Interest 
Training Required for
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Municipal legislative bodies
• Selectboards
• City councils
• Village trustees

Local land-use panels
• Development Review Boards (DRBs)
• Zoning Boards of Adjustment (ZBAs)



Ethics and Conflict of 
Interest Training
Through State Ethics Commission

◦https://ethicscommission.vermont.gov/trai
ning.
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https://ethicscommission.vermont.gov/training
https://ethicscommission.vermont.gov/training
https://ethicscommission.vermont.gov/training


Governing with Skilll 
Training Optional for
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Boards, Commissions, Committees
• Members

• Chairpersons



Governing with Skill 
Training
Online modules

Vermont League of Cities and Towns

vlct.org
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More Tools & 
Resources: 

Bedtime 
Reading
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Essentials of Local Land Use 
Planning and Regulation – 
VAPDA.org – email CVRPC 

ACCD Vermont Planning Module 
1: The Municipal Plan – email 
CVRPC

ACCD Vermont Planning Module 
2: State Designation Programs – 
email CVRPC

ACCD Vermont Planning Module 
3: Building Better Places – email 
CVRPC



Resources
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DHCD 
Planning 
Manual 
+
Legislative 
Summaries



Even More Tools & Resources

Title 24, Chapter 117, V.S.A, current and up to date:  
www.leg.state.vt.us/statutes

Department of Housing and Community Development 
http://accd.vermont.gov/community-development 

Central Vermont Regional Planning Commission 
https://centralvtplanning.org/

Vermont League of Cities and Towns (VLCT)
  www.vlct.org 
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http://www.leg.state.vt.us/statutes
http://accd.vermont.gov/community-development
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http://accd.vermont.gov/community-development
https://centralvtplanning.org/


Meet the Team

Grant writing, 
community 
engagement, and 
brownfields assistance 
toohey@cvregion.com
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LORRAINE BANBURYELI TOOHEY NIKI SABADO

Municipal plan update, 
land use planning, and 
bylaw assistance 
banbury@cvregion.  
com

Municipal plan update, 
land use planning, and 
bylaw assistance 
sabado@cvregion.com

mailto:toohey@cvregion.com
mailto:banbury@cvregion.com
mailto:banbury@cvregion.com
mailto:banbury@cvregion.com
mailto:toohey@cvregion.com
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More info on Regional 
Housing Targets
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Washington County 
Current Growth Projections
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Orange County 
Current Growth Projections
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2030 Orange County 
Housing Targets
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60

2030 Washington County 
Housing Targets
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