
 

East Montpelier Village Master Plan C-1 

APPENDIX C 

EAST MONTPELIER VILLAGE MASTER PLAN 

FINAL BUILDOUT REPORT 
Central Vermont Regional Planning Commission 

April 2017 

 

PURPOSE 

As part of the development of the East Montpelier Village Master Plan, the East Montpelier 

Planning Commission (EMPC) contracted with the Central Vermont Regional Planning 

Commission (CVRPC) to conduct a buildout analysis to evaluate the potential for development in 

the village. During the planning process, EMPC defined boundaries for East Montpelier Village.  

Within these boundaries, EMPC also identified four planning areas, each with specific uses and 

densities.  This report examines the potential for development under existing zoning and under 

two zoning alternatives. 

Buildout is generally defined as the maximum amount of development that could occur in a given 

geography, based on specific land development regulations.  A buildout analysis will determine 

the maximum amount of development that is possible under identified land development 

regulations and may include residential, non-residential, or mixed use development.  Changes to 

the land development data (such as minimum lot size) will impact the future development 

potential.  In addition to land development regulations, other factors can influence where 

development can occur, such as water bodies, wetlands, steep slopes and conserved lands.  

Buildout analysis typically takes these development constraints into consideration. 

The primary factor that is unknown in a buildout analysis is the amount of time that will be needed 

for the full buildout to occur.  The pace of development depends on economic forces, population 

growth and the decisions of individual property owners.  Buildout analysis alone cannot tell us 

how quickly full buildout will be achieved, or indeed, whether full buildout will be reached. 

This report describes the methodology used to conduct the buildout analysis, examines 

development potential under existing zoning, examines development potential under two zoning 

alternatives, and identifies conclusions from these analyses. 

 

METHODOLOGY 

The following methodology was used to perform the buildout analysis for the East Montpelier 

Village Master Plan.  

Assumptions 

1. Buildout will primarily consider three use categories, residential, non-residential and mixed-

use, rather than looking at specific use types (such as veterinary office, pharmacy, or grocery 

store).   

2. Based on a land use analysis completed in 2016 for an area approximately one mile from the 

existing Designated Village Center, it was determined that the existing land uses consist of 
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approximately 80% residential and 20% non-residential.  These percentages will be used going 

forward to establish the mix of future development.   

3. Zoning changes will occur based on the new sub-districts that have been proposed.  For sub-

districts that are strictly residential, a land suitability of 70% will be used.  That is to say, if the 

minimum lot size is one acre and there is a 10 acre parcel, only 7 units would be built based 

on the 70% land suitability factor.   

4. Minimum lot size is the starting point to determine what parcels have the ability to be further 

developed.  If the parent property cannot be subdivided so that each new lot meets the 

minimum lot size requirements, the property will be deemed to be fully developed.  

5. Buildout will only include properties that have the ability to be further subdivided based on 

the minimum lot size established for each new sub-district.  Redevelopment potential will not 

be considered for any lots within the proposed village boundary.   

6. For consistency of lot size and configuration, the buildout analysis will assume the minimum 

lot size can be met regardless of the availability of water and wastewater infrastructure.     

7. Existing property lines will not be a constraining factor when adjacent properties have 

development potential for the same land uses.   

Constraints 

Constraints remain consistent throughout all the buildout scenarios that are developed.  Specific 

constraints were discussed with the Planning Commission to determine the limits of development 

potential.  The following is a list of constraints that were used in the buildout analysis. 

 Wetlands 

 Floodplains 

 State Designated River Corridors 

 Hydrologic features such as rivers, lakes, and ponds 

 Slopes greater than 20% 

 Conserved Lands (through the Vermont Land Trust or other programs) 

 Lands Currently Enrolled in Use Value Appraisal Program (Current Use) 

These constraints are overlaid on the properties before any buildout analysis occurs to identify the 

true development potential and ensure environmental factors or other limits are accounted for that 

may impact development potential.  Soil suitability for septic systems was not included as a 

constraint. 

There are approximately 1,200 acres of land within the proposed village boundary.  Of those 1,200 

acres, almost half of the land, 593 acres were constrained.  This includes: 

 161 acres of land on slopes greater than 20% 

 270 acres of wetlands, floodplains, state designated river corridors, conserved lands, and 

hydrologic features 
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 2321 acres of land in the Use Value Appraisal program 

Map 1 shows the development constraints. 

Process 

In each scenario, a GIS analysis was completed to remove any properties that were not at least 

twice the minimum lot size.  For example, if the minimum lot size is set at 1/2 acre, then any 

properties with less than one acre of land were removed since non-conforming lots will not be 

created.  

Next, the parcels that meet the minimum acreage are further evaluated using aerial photography to 

verify any development that currently exists on the property.  Based on existing development, if 

no new lot could be reasonably created, the property is removed.  A situation where this may occur 

would be if the property is developed with a structure placed in the middle of the parcel thereby 

limiting the ability to reasonably subdivide.   

Finally, if the property passes the first two screenings, the other dimensional requirements will be 

used to evaluate if the property can be further subdivided.  Setbacks, road frontage, and impervious 

coverage (if applicable) will all be considered for future development potential on a property.  If 

any one of these dimensional standards cannot be met, the property is removed from the list.   

After all of the screening has been done, the remaining properties will be individually evaluated 

to determine the most appropriate location and possible uses for new structures.  This analysis will 

first be done using professional judgment for development and then be further evaluated using 

local knowledge to determine if situations exist that would further remove properties from future 

development potential.  An example of this may be that a property owner may be currently 

negotiating for a conservation easement that has not yet been established or development rights 

have been conveyed to a third party to hold in perpetuity.  Other locally known factors may be 

identified to further limit development potential.  In general, what is remaining will be considered 

the final buildout analysis and will determine future potential for development.   

 

BUILDOUT ANALYSIS FOR EXISTING ZONING 

Currently, the area within the proposed village boundary consists of 252 parcels totaling 1,200 

acres of land.  At present the area includes four zoning districts: 

 Zone B – Industrial District 

 Zone C – Residential-Commercial District 

 Zone D – Rural Residential-Agricultural District 

 Zone E – Agricultural-Forest Conservation District 

Table 1 identifies the buildout potential of new residential and non-residential parcels under the 

existing zoning for the proposed village boundary. 

  

                                                 
1 70 acres of land within the Use Value Appraisal program are also included in another constraint category. 
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TABLE 1 

EAST MONTPELIER VILLAGE BUILDOUT ANALYSIS  

NUMBER OF NEW PARCELS UNDER EXISTING ZONING 

ZONING DISTRICT RESIDENTIAL NON-RESIDENTIAL TOTAL 

ZONE B – Industrial District 

1 acre minimum lot size 
0 5 5 

ZONE C – Residential-Commercial District 

1 acre minimum lot size 
18 7 25 

ZONE D – Rural Residential-Agricultural District 

3 acre minimum lot size 
11 0 11 

ZONE E – Agricultural-Forest Conservation 

District 

7 acre minimum lot size 

2 0 2 

TOTALS 31 12 43 

Source: Central Vermont Regional Planning Commission GIS Analysis, 2017 

The 43 potential new parcels under existing zoning represents a 17.1% increase over the current 

number of parcels. 

 

BUILDOUT ANALYSIS FOR PROPOSED ZONING ALTERNATIVES 

As part of the planning process, the EMPC identified four planning areas in the village and 

considered two possible zoning alternatives: 

 Lower Village Mixed Use  

 Upper Village Mixed Use:  

 Medium Density Residential:   

 Village Residential:   

Two alternative zoning scenarios were considered.  In the first scenario, the minimum lot size was 

½ acre for the Lower Village Mixed Use, Upper Village Mixed Use and Medium Density 

Residential areas.   The second scenario used ¼ acre zoning for these areas.  Minimum lot size for 

the Village Residential Area is 1 acre under both alternatives.  Table 2 shows the number of new 

parcels under the ½ acre development scenario, while Table 3 shows the number of new parcels 

under the ¼ acre development scenario. 
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TABLE 2 

EAST MONTPELIER VILLAGE BUILDOUT ANALYSIS 

NUMBER OF NEW PARCELS UNDER ½ ACRE DEVELOPMENT SCENARIO 

ZONING DISTRICT RESIDENTIAL NON-RESIDENTIAL TOTAL 

LOWER VILLAGE MIXED USE 

½ acre minimum lot size 
22 5 27 

UPPER VILLAGE MIXED USE 

½ acre minimum lot size 
23 13 36 

MEDIUM DENSITY RESIDENTIAL 

½ acre minimum lot size 
60 0 60 

VILLAGE RESIDENTIAL 

1 acre minimum lot size 
64 0 64 

TOTALS 169 18 187 

Source: Central Vermont Regional Planning Commission GIS Analysis, 2017 

 

In the ½ acre minimum lot size alternative, there would be 187 potential new parcels at full 

buildout, or a 74.2% increase over current conditions.  

 

TABLE 3 

EAST MONTPELIER VILLAGE BUILDOUT ANALYSIS 

NUMBER OF NEW PARCELS UNDER ¼ ACRE DEVELOPMENT SCENARIO 

ZONING DISTRICT RESIDENTIAL NON-RESIDENTIAL TOTAL 

LOWER VILLAGE MIXED USE 

¼ acre minimum lot size 
41 9 50 

UPPER VILLAGE MIXED USE 

¼ acre minimum lot size 
38 16 54 

MEDIUM DENSITY RESIDENTIAL 

¼ acre minimum lot size 
100 0 100 

VILLAGE RESIDENTIAL 

1 acre minimum lot size 
64 0 64 

TOTALS 243 25 268 

Source: Central Vermont Regional Planning Commission GIS Analysis, 2017 

 

The ¼ acre minimum lot size alternative results in 268 potential new parcels, or a 106.3% increase 

over current conditions. 

 

In addition to identifying the number of new parcels that could be developed under the proposed 

zoning, an analysis was done to determine the number of new structures that could reasonably 

result from the new parcels.   
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Table 4 shows the number and type of structures that currently exist in each of the proposed zoning 

districts. 

 

TABLE 4 

EAST MONTPELIER VILLAGE BUILDOUT ANALYSIS 

EXISTING STRUCTURES INFORMATION 

ZONING DISTRICT RESIDENTIAL NON-RESIDENTIAL TOTAL 

LOWER VILLAGE MIXED 

USE 
51 15 66 

UPPER VILLAGE MIXED 

USE 
45 12 57 

MEDIUM DENSITY 

RESIDENTIAL 
95 0 95 

VILLAGE RESIDENTIAL 39 1 40 

TOTAL 230 28 258 

Source: Central Vermont Regional Planning Commission GIS Analysis, 2017 

 

Table 5 shows the number of new structures that would be associated with the ½ acre development 

scenario.   

 

TABLE 5 

EAST MONTPELIER VILLAGE BUILDOUT ANALYSIS 

NUMBER OF NEW STRUCTURES UNDER ½ ACRE DEVELOPMENT SCENARIO 

ZONING DISTRICT RESIDENTIAL NON-RESIDENTIAL MIXED USE TOTAL 

LOWER VILLAGE MIXED USE 

½ acre minimum lot size 
27 3 10 40 

UPPER VILLAGE MIXED USE 

½ acre minimum lot size 
23 10 4 37 

MEDIUM DENSITY RESIDENTIAL 

½ acre minimum lot size 
75 0 0 75 

VILLAGE RESIDENTIAL 

1 acre minimum lot size 
64 0 0 64 

TOTAL 1891 13 14 216 

Source: Central Vermont Regional Planning Commission GIS Analysis, 2017 

Notes: 

1. Includes 24 multi-family structures: 5 in the Lower Village Mixed Use; 1 in the Upper Village Mixed Use; 

and 18 in the Medium Density Residential District. 
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The total of 216 new structures in the ½ acre development scenario is an 83.7% increase over the 

current number of structures. 

Table 6 shows the number of new structures that would be associated with the ¼ acre development 

scenario. 

 

TABLE 6 

EAST MONTPELIER VILLAGE BUILDOUT ANALYSIS 

NUMBER OF NEW STRUCTURES UNDER ¼ ACRE DEVELOPMENT SCENARIO 

ZONING DISTRICT RESIDENTIAL 
NON-

RESIDENTIAL 
MIXED USE TOTAL 

LOWER VILLAGE MIXED USE 

¼ acre minimum lot size 
45 3 12 60 

UPPER VILLAGE MIXED USE 

¼ acre minimum lot size 
38 12 5 55 

MEDIUM DENSITY RESIDENTIAL 

¼ acre minimum lot size 
115 0 0 115 

VILLAGE RESIDENTIAL 

1 acre minimum lot size 
64 0 0 64 

TOTAL 2621 15 17 294 

Source: Central Vermont Regional Planning Commission GIS Analysis, 2017 

Notes: 

1. Includes 24 multi-family structures: 5 in the Lower Village Mixed Use; 1 in the Upper Village Mixed Use; 

and 18 in the Medium Density Residential District. 

 

The total of 294 new structures under the ¼ acre development scenario is a 113.9% increase over 

the current number of structures. 

CVRPC developed concept maps to assist with visualizing new parcels and structures under each 

of the proposed zoning alternatives.  Map 2 shows possible development under the ½ acre 

development scenario.  Map 3 shows possible development under the ¼ acre development 

scenario.  Note that these maps are intended to show how development might occur, not how it 

will occur. 

 

CONCLUSIONS 

The 17% increase in new parcels at full buildout under existing zoning will not be adequate to 

accommodate new development that will revitalize the village, as envisioned in the East 

Montpelier Village Master Plan. 

Both of the evaluated development scenarios would provide significant increases in potential 

development density over existing conditions.  At full buildout, the ½ acre minimum lot size 

scenario provides for a 74% increase in parcels and 84% increase in structures.  The ¼ acre 

minimum lot size scenario provides for a 106% increase in new parcels and a 114% increase in 

new structures. 
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For either scenario, as shown in Table 7, under 40% of new parcels would be located in the two 

mixed use areas and over 60% would be located in the two residential areas.  This is due to the 

size of the areas, existing development, and environmental constraints. 

 

TABLE 7 

EAST MONTPELIER VILLAGE BUILDOUT ANALYSIS 

% OF NEW PARCELS AT FULL BUILDOUT FOR ALTERNATIVE SCENARIOS 

ZONING DISTRICT ½ ACRE SCENARIO ¼ ACRE SCENARIO 

LOWER VILLAGE MIXED USE 14.4% 18.7% 

UPPER VILLAGE MIXED USE 19.3% 20.1% 

MEDIUM DENSITY RESIDENTIAL 32.1% 37.3% 

VILLAGE RESIDENTIAL 34.2% 23.5% 

TOTALS 100% 100% 

Source: Central Vermont Regional Planning Commission GIS Analysis, 2017 

 

The amount of residential development potential in either scenario provides for increased housing 

opportunities and a population better able to support businesses in the mixed use areas. 

Currently, East Montpelier Village, like the rest of the town, relies on on-site disposal options for 

treating wastewater.  Additionally, there is a private water system that serves village properties but 

has limited capacity for new connections.  These infrastructure issues directly affect development 

potential and lot sizes.  Full buildout assumes that water and wastewater are available.  Therefore, 

maximum buildout potential is unlikely to occur in East Montpelier Village.    

With this in mind, it may be appropriate to provide incentives through tools such as Planned 

Residential Developments that would allow for a greater development density if certain conditions 

are met.  This would allow for greater development density in areas where it may be more 

appropriate given specific conditions while striking a balance between existing development 

patterns and a desired future vision for the community.   

The current natural, physical, and infrastructural constraints that exist within the Village of East 

Montpelier mean that the majority of the future development will occur on undeveloped sites that 

are outside the Designated Village Center.  It will be important to provide connections and links 

between the new developments to ensure existing and future development is integrated and 

accessible to the entire community.  Additionally, future development should be arranged and sited 

to be integrated as much as possible with existing development.   

With any buildout analysis it is important to recognize that all the information being presented 

amounts to assumptions based on identified inputs.  These assumptions lead to the ultimate 

buildout scenarios, however they are still assumptions.  A true buildout cannot be predicted as 
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multiple factors including market conditions, available infrastructure, and landowner interest will 

all impact future development potential.   

The value of a buildout analysis comes from the identification of how certain changes to land 

development regulations may impact a given area of the community.  As noted above, the changes 

being proposed through this process could result in modest non-residential development which 

would complement existing uses and provide opportunities for new non-residential uses that aren’t 

currently found in East Montpelier Village.   

Finally, the buildout analysis does not identify the ultimate form that future development may take.  

The next step in a process such as this is to identify what additional regulations and controls should 

be implemented to ensure future development will be compatible with existing uses.  Elements 

such as landscaping, lighting, or even parking requirements will further impact how future 

development will occur within the community.  Ultimately, the future buildout of East Montpelier 

Village will be shaped through discussions, interactions, and inputs from the community, not just 

a set of assumptions and predictions.   
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