From: Hurley, Janet

To: Michelle Massa; Hadd, Sarah; Weinhagen, Alex; Dingledine, Brooke; Sultan, Kirsten; Act250 - Board

Subject: Re: Formal Comment: TRORC 2026 Regional Plan — Methodology Deviations, Statutory Incompatibility, and
LURB"s Pre-Adoption Obligations

Date: Thursday, August 13, 2026 11:04:01 AM

Hello Michelle.

Thank you for this communication on the TRORC draft plan.

| have reviewed your summary of the Board's preapplication response. | do want to
correct one aspect of your summary.

In your summary you specifically say that the Board's preapplication response indicated
that TRORC interpreted the compatibility element requirement differently than other
RPCs. Thatis an incorrect reading of our response. What we said was:

® Most RPCs interpret § 4348a(a)(8) to mean that their plans need to be compatible
with the plans of their member municipalities (see page 11-5), rather than to those
of adjacent municipalities. This approach is reflective of the 4345a(5) requirement
that RPCs prepare regional plans that are " compatible with approved municipal
plans ...." (Page 22 of the Board's preapplication response.)

In this interpretation of the compatibility element, TRORC is in line with other RPCs by
commenting on compatibility with the plans of its member municipalities, not just the
plans of adjacent municipalities.

However, the Board assessed that the TRORC must provide additional information on
this matter:

® Given extensive comments from municipalities and the public expressing
concerns about the draft TRORC plan and its relationship to municipal plans,
provide more evidence that the draft regional plan is compatible with adopted
municipal plans within and adjacent to the region. (Page 22 of the Board's
preapplication response)

Your questions about expiration of designation benefits should be directed to
ACCD/DHCD officials. The Board is not the authority on the Community Investment

Program benefits and their administration.

Best, Janet


mailto:Janet.Hurley@vermont.gov
mailto:shellfro@hotmail.com
mailto:Sarah.Hadd@vermont.gov
mailto:Alex.Weinhagen@vermont.gov
mailto:Brooke.Dingledine@vermont.gov
mailto:Kirsten.Sultan@vermont.gov
mailto:Act250.Board@vermont.gov

Janet Hurley | Board Chair
Land Use Review Board

10 Baldwin Street
Montpelier, VT 05633-3201
802-480-1850

https://act250.vermont.gov

Emails and other written or recorded information produced or acquired in the course of
public agency business are public records and may be subject to public examination
under Vermont’s Public Records Act.

From: Michelle Massa <shellfro@hotmail.com>

Sent: Wednesday, August 12, 2026 4:28 PM

To: Hurley, Janet <Janet.Hurley@vermont.gov>; Hadd, Sarah <Sarah.Hadd@vermont.gov>;
Weinhagen, Alex <Alex.Weinhagen@vermont.gov>; Dingledine, Brooke
<Brooke.Dingledine@vermont.gov>; Sultan, Kirsten <Kirsten.Sultan@vermont.gov>; Act250 -
Board <Act250.Board@vermont.gov>; Kyle Katz <kkatz@trorc.org>; Regional Plan
<regionalplan@trorc.org>; Kevin Geiger <kgeiger@trorc.org>

Cc: Neil Ryan <neilmadsenryan@gmail.com>; todd Heyman <todd.heyman71@gmail.com>;
Michael Tagliavia <Mike.Tagliavia@vtleg.gov>; John Benson <John.Benson@vtleg.gov>; Ehlers,
James <James.Ehlers@vermont.gov>; Josh Hanford <jhanford@vlct.org>; wbemmons3
<wbemmons3@gmail.com>; Nicole White Fogerty <nwhitefogarty@vershirevt.org>; Farrell,
Alex <Alex.Farrell@vermont.gov>; Brooks, Tayt <Tayt.Brooks@vermont.gov>; john moore
<jsmooreinc@gmail.com>; ted.brady@vlct.org <ted.brady@vlct.org>

Subject: Re: Formal Comment: TRORC 2026 Regional Plan — Methodology Deviations,
Statutory Incompatibility, and LURB's Pre-Adoption Obligations

EXTERNAL SENDER: Do not open attachments or click on links unless you recognize
and trust the sender.

Dear members of the Land Use Review Board and relevant parties,

I'm following up on my formal comment from Aug. 6. The comment period has closed, and
many in the community are asking what's next.

| just came off TRORC's Executive Committee meeting, listening for any insight or self-
reflection on this process. There was none; just a brief, two-minute mention of the Regional
Plan in passing. Next steps, as | understand them:

e The full comments log is available HERE.


https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fact250.vermont.gov%2F&data=05%7C02%7CAct250.Board%40vermont.gov%7C4477cbcca56c49c7256908def94c1a3d%7C20b4933bbaad433c9c0270edcc7559c6%7C0%7C0%7C639222302404749900%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=lbm4cUdZWoJZVoBzV%2BhOf%2FK%2FD4pzaUH2uZZvw%2FIl760%3D&reserved=0
https://trorcvt-my.sharepoint.com/:x:/g/personal/kkatz_trorc_org/IQC5n5fDubfrR5xcERyleZE2AfSMe8f78OMP-F5r3Bbe8_0?rtime=XtltIqv43kg&xsdata=MDV8MDJ8QWN0MjUwLkJvYXJkQHZlcm1vbnQuZ292fDQ0NzdjYmNjYTU2YzQ5YzcyNTY5MDhkZWY5NGMxYTNkfDIwYjQ5MzNiYmFhZDQzM2M5YzAyNzBlZGNjNzU1OWM2fDB8MHw2MzkyMjIzMDI0MDQ3ODY0Nzh8VW5rbm93bnxUV0ZwYkdac2IzZDhleUpGYlhCMGVVMWhjR2tpT25SeWRXVXNJbFlpT2lJd0xqQXVNREF3TUNJc0lsQWlPaUpYYVc0ek1pSXNJa0ZPSWpvaVRXRnBiQ0lzSWxkVUlqb3lmUT09fDB8fHw%3d&sdata=RUpOODcrWGxwMG1ma3N6ZCs5ZlhQRkZ1TXpnN2hXcjJpSHJDU2Z1K1BBbz0%3d

e At/by month's end, a revised draft plan goes to the public and the Commission.
e Avoteis scheduled at the Sept. 9 TRORC Board meeting.

That's a very compressed timeline, again, for the whole community to review what we hope
will be a meaningfully revised document.

Request for LURB review:

To help distill a large volume of dense material, | put together an analysis of the LURB's

preapplication review with a goal of summarizing and explaining what's in your Review. I'd ask
that the LURB review it, confirm | got this right, and offer guidance where | didn't. | realize this
request may not be typical, but then again, neither is the process TRORC has run here. I'm not

an attorney, and I'd really appreciate your group's eyes on it before time gets away from us in
this process.

My own view, separately:

| believe TRORC's full Executive Committee should also see this analysis, so it can factor into
LURB's plan-adoption requirements and into whether this plan reflects community will. As
written, | don't believe it has broad support:

e 158+ formal comments in the Responsiveness Log, including ONE PETITION LETTER
signed by 120 individuals in the community.

e A comment from the VT Dept. of Housing and Community Development, noting TRORC
"is substantially lagging in residential unit production toward their housing targets. The
current rate of production puts the region far behind the pace for their upper 2030
housing targets... a substantial gap remains between the area's production and its ideal
production to achieve a robust and healthy housing market."

In my view, the restrictive zoning and policy layers TRORC has proposed will function as
economic strangulation for our rural communities — the opposite of what the Legislature
intended with this law.

Three clarifications for the community:

e Unexpired designations: Benefits are protected through July 1, 2034, but only for
"unexpired" designations. If a designation expires Dec. 31 for lack of approval, is it still
covered? Unclear.

e Act 152 (S.325) extension: This extends deadlines for plans "due to expire" in 2026 or
2027. TRORC's plan doesn't expire on its own until 2033 — does the extension apply to
TRORC's Dec. 31, 2026 deadline at all? Has a legal opinion been sought on this matter,
as requested of TRORC?

e Cure period asymmetry: If TRORC submits and is rejected, it gets an 18-month cure
period under § 4348(l), with no harm to towns. If TRORC doesn't submit at all, that
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grace period may not apply — meaning a rejected submission could be the better
outcome for towns than no submission. Is this a correct reading? Please clarify.

Thank you for considering this request and clarifying on these points.

Michelle Massa

Vershire

From: Michelle Massa <shellfro@hotmail.com>

Sent: Thursday, August 6, 2026 4:30 PM

To: Janet.Hurley@vermont.gov <Janet.Hurley@vermont.gov>; Hadd, Sarah
<sarah.hadd@vermont.gov>; Weinhagen, Alex <alex.weinhagen@vermont.gov>; Dingledine, Brooke
<brooke.dingledine@vermont.gov>; Kirsten.Sultan@vermont.gov <Kirsten.Sultan@vermont.gov>;
act250.board@vermont.gov <act250.board@vermont.gov>; Kyle Katz <kkatz@trorc.org>; Regional
Plan <regionalplan@trorc.org>; Kevin Geiger <kgeiger@trorc.org>

Cc: Neil Ryan <neilmadsenryan@gmail.com>; todd Heyman <todd.heyman71@gmail.com>; Michael
Tagliavia <Mike.Tagliavia@vtleg.gov>; John Benson <John.Benson@vtleg.gov>; Ehlers, James
<James.Ehlers@vermont.gov>; Josh Hanford <jhanford@vlct.org>; Bill <wbemmons3@gmail.com>
<wbemmons3@gmail.com>; Nicole White Fogerty <nwhitefogarty@vershirevt.org>;
alex.farrell@vermont.gov <alex.farrell@vermont.gov>; tayt.brooks@vermont.gov
<tayt.brooks@vermont.gov>; john moore <jsmooreinc@gmail.com>; ted.brady@vlct.org
<ted.brady@vlct.org>

Subject: Formal Comment: TRORC 2026 Regional Plan — Methodology Deviations, Statutory
Incompatibility, and LURB's Pre-Adoption Obligations

Dear Members of the Land Use Review Board,

Attached is my latest formal written comment on the TRORC 2026 Draft Regional Plan. I'll be
direct about something: | wish | didn't have to send it; there are ripe blueberries going
unpicked, and that's a tragedy.

However, these concerns are real, and they're documented in detail. Sadly, the sheer volume
of material that citizens, planning commissioners, and selectboard members across this region
have had to produce just to ATTEMPT to be heard is itself evidence of a broken process and
organization defined by arrogance and unprofessionalism. Over the past several weeks and
months, towns including Vershire, Pomfret, Brookfield, Topsham, Newbury, Bethel, Randolph,
Strafford, Bradford, and others have submitted letters, attended hearings, filed comments,
and shown up — repeatedly — to ask basic questions that should have been answered way



before a single boundary was drawn. Each time, we asked questions and we got platitudes,
deflection, and non-answers. Not one of us left any of those info sessions or hearings feeling
heard or satisfied with the responses. These meetings were a farse. Please, watch the replays,
starting with Bethel.

We are not a group of squeaky rural complainers who don't understand how regional planning
works. We are elected and appointed municipal officials, landowners, farmers, business
owners, and neighbors who have read the methodology and plan, looked at maps, checked it
against the statewide guidance, and found that it doesn't hold up. It is a trainwreck. The
formal comment attached documents four specific deviations between TRORC's July 2026 FLU
mapping methodology and the VAPDA standards TRORC's own document acknowledges as
controlling. It raises a statutory compatibility question that has not been answered, and it asks
(begs?) the LURB to do what it was created to do: hold the line on process before any vote,
not after.

This is the ask:
1. Stop the clock now. Time out.

2. Require TRORC to answer with specificity and integrity these questions as presented by
me, Neil Ryan, Todd Heyman, John Moore, Gwynn Zakov (Brookfield Planning
Commission, former VLCT), and many others.

3. Then proceed with a public process that is inclusive, legitimate, and iterative, just as
other RPCs have done over the past 12 months.

The attached comment explains the legal basis for that ask in full. | am not an attorney, but |
am doing the best | can with the skills | have available to me. I'm available to discuss any of it
directly.

Respectfully,

Michelle Massa

Chair, Vershire Planning Commission

TRORC Board Representative, Town of Vershire
shellfro@hotmail.com | 617-571-9907
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