
 

1 
 

MONTAGUE SELECTBOARD MEETING 
Town Hall, 1 Avenue A, Turners Falls, MA 01376 

Monday, December 13, 2021 
Due to COVID-19 Public Participation will be by:  

 
Join Zoom Meeting:    https://us02web.zoom.us/j/84853755995  
           Meeting ID:    848 5375 5995          Password:    917878 

Dial into meeting:    +1 646 558 8656  or    +1 312 626 6799  or    +1 301 715 8592  
 
 

Topics may start earlier than specified, unless there is a hearing scheduled 
Meeting Being Taped       Votes May Be Taken 
 
1.  6:30 PM Selectboard Chair opens the meeting, including announcing that the meeting is being 

recorded and roll call taken 
 
2.  6:30 Approve Minutes:   

• Selectboard Meeting December 6, 2021 if available 
 
3.  6:31 Public Comment Period:  Individuals will be limited to two (2) minutes each and the 

Selectboard will strictly adhere to time allotted for public comment 
 
4.  6:35 Suzanne LoManto, RiverCulture Director 

• Use of Public Property:  Santa Fire Truck Parade, 12/22/21 (raindate:  12/23/21), 
6:00 PM – 7:00 PM; Unity Park to Montague City to Turnpike Road to Millers Falls to 
Mineral Road to Lake Pleasant to South Street to Montague Center to Turners Falls 

 
5.  6:40 Class II License Request 

• Gregory Precourt, 10 Station Street, Montague (Display 2 used cars inside and 2 
outside) 

 
6.   6:48 Tom Bergeron, DPW Superintendent 

• Request to execute DEP 3rd Party Transfer Station Inspection Report and Corrective 
Action Form 

 
7.  7:00 FY22 Tax Classification Hearing 

• FY2022 Tax Classification Presentation 
 

8.  7:20 COVID Updates 
• Review of COVID Case Counts and Trends 
• Discuss any other needed response to COVID situation 

  
9.  7:30 Jon Dobosz  

• Montague Center Park Improvement Project Update 
 
10. 7:40 Bryan Camden, Airport Manager 

• Request to provide services to charity; use of Airport truck with donated trailer to pick 
up wreaths for “Wreaths Across America 2021” from December 14th – December 18th  

 
 

https://us02web.zoom.us/j/84853755995
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MONTAGUE SELECTBOARD MEETING 

Town Hall, 1 Avenue A, Turners Falls, MA 01376 
Monday, December 13, 2021 

 
 
11.  7:50 Personnel Board 

• Appoint Taelour Cornett, Library Assistant, NAGE Grade A, Step 3, effective 
12/14/20 

• Appoint Al Averill, Associate Member of Conservation Commission, Term ending 
6/30/2022 

  
12.  7:55 Walter Ramsey, Town Planner 

• Overview of Planning Board’s Proposal for MGL 40R Smart Growth Zoning Overlay 
District to incentivize and plan for new housing in downtown Turners Falls at 
Griswold Mill site and First Street 

• Discussion of potential for 0.65 acre municipal parcel on First Street (Map 4 Lot 31) 
to be redeveloped into housing in coordination with proposed rezoning 

• Authorize 2022 Planning Assistance Grant in the amount of $33,000 to conduct 
Phase 1 of a Municipal Comprehensive Plan Update:  Community Visioning and 
Scenario Planning 

• Announce FY22 Urban Agenda grant for Canal District Master Plan and FY22 Real 
Estate Technical Assistance Grant for Strathmore Site Re-Use Assessment.  Both 
grants to be administered by MassDevelopment under a single contract valued up to 
$155,000 

• Notice of Receipt of offer from Judd Wire, Inc. to purchase 4 Sandy Lane (Assessors 
Map 21 Lot 150) 1.27 acres and authorize expenditure of up to $1,000 from the 
unexpected engineering account to prepare a municipal stormwater easement to be 
retained on the parcel 

 
13. 8:20 Town Administrator’s Business 

• FY22 MIIA Grant Award 
• Topics not anticipated in the 48 hour posting 

 
 
  
 

 
Other: 

• Anticipated Next Meeting Date: Monday, December 20, 2021 at 6:30 PM via ZOOM 
 

















































TOWN OF MONTAGUE 

FY2022 TAX CLASSIFICATION 
PRESENTATION 

December 13, 2021 7:00 p.m. 

Tax classification allows communities to have separate tax rates for different classes of property and 
allows the Selectboard to make a decision on an annual basis as to whether or not to shift the tax burden 
from one class of property to another.  Should the Board decide to shift the tax burden, they must adopt 
a residential factor which will determine the percentage of the tax levy to be paid by the residential 
property owners.  This results in two different tax rates (known as a “split tax rate”). Shifting the burden 
from the residential taxpayers to the commercial, industrial and personal property (CIP) taxpayers does 
not change the total levy to be taxed, but rather it changes the allocation of the tax levy to be borne by 
each class. Historically, the Montague Selectboard has voted to shift the rate since the mid 1980s.  

Notable Changes 

The FY2022 property tax levy is $20,205,957 which represents an increase of 504,131 or 2.5% over last 
year’s levy of $19,701,826.  The levy is the revenue a community can raise through real and personal 
property taxes.  The property tax levy is the largest source of revenue for most cities and towns. Other 
revenue sources other than property taxes include funds received from the state, local excise and other 
receipts.      

Total taxable valuation in Montague passed a significant milestone in that the total of all classes of 
property for FY2022 now exceeds a billion dollars. Taxable real estate and personal property are valued 
at $1,024,894,222 which is an increase of 68,535,133 (7.2%) from the previous year.  We are witnessing 
soaring rises in the real estate market values not only in Montague but throughout the country.        

The average assessment of a single family residence in Montague is $235,150 up $18,859 from last 
year’s average of $216,291.  A total of 52 sales of single family residences (with sale prices ranging 
from $150,000 to $459,000) were analyzed to determine the FY2022 assessed values.     
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        Tax Shift Options 

The four options when setting a multiple tax rate are: 
● a tax shift from residential and open space to business property owners (see chart pg 3)
● an open space discount that shifts taxes from open space to residential property owners
● a residential exemption that shifts taxes on lower valued owner-occupied residential property to other
residential property owners
● a small commercial exemption that shifts taxes on small business property to other commercial and
industrial property owners.

A factor of .8466 was voted last year and resulted in a residential rate of $17.44 and a 
commercial/industrial/personal rate of $26.99.  Should a similar shift be voted this year, the 
estimated residential rate would decrease by .68¢ to $16.76.  Similarly, the CIP rate (commercial/ 
industrial/personal property) would decrease by 1.16 to $25.83.    Without a shift, a single rate 
would yield $19.72 for all classes of properties. Using the average assessment for a single family 
home previously mentioned and the tax rate of 16.76 the annual property taxes for a single family in 
town would be $3,941. Last year’s average single family residential tax bill was $3,772 with the 
resulting increase being an additional tax of $169.00.  This represents a 4.4% increase from last year’s 
average tax bill in the residential property class.  The chart below shows the historical rates since 2018. 
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The table below lists options in 1% increments with a range of 1 to 1.50%.  
CIP Shift Res Factor Res SP Comm SP Ind SP PP SP Res ET Comm ET Ind ET PP ET 

1.0000 1.0000 67.4013 4.3087 16.9823 11.3077 19.72 19.72 19.72 19.72 
1.0100 0.9952 67.0753 4.3518 17.1521 11.4208 19.62 19.91 19.91 19.91 
1.0200 0.9903 66.7493 4.3949 17.3219 11.5339 19.52 20.11 20.11 20.11 
1.0300 0.9855 66.4233 4.4380 17.4918 11.6469 19.43 20.31 20.31 20.31 
1.0400 0.9807 66.0973 4.4810 17.6616 11.7600 19.33 20.50 20.50 20.50 
1.0500 0.9758 65.7714 4.5241 17.8314 11.8731 19.24 20.70 20.70 20.70 
1.0600 0.9710 65.4454 4.5672 18.0012 11.9862 19.14 20.90 20.90 20.90 
1.0700 0.9661 65.1194 4.6103 18.1711 12.0992 19.05 21.10 21.10 21.10 
1.0800 0.9613 64.7934 4.6534 18.3409 12.2123 18.95 21.29 21.29 21.29 
1.0900 0.9565 64.4674 4.6965 18.5107 12.3254 18.86 21.49 21.49 21.49 
1.1000 0.9516 64.1414 4.7396 18.6805 12.4385 18.76 21.69 21.69 21.69 
1.1100 0.9468 63.8154 4.7827 18.8504 12.5515 18.67 21.88 21.88 21.88 
1.1200 0.9420 63.4894 4.8257 19.0202 12.6646 18.57 22.08 22.08 22.08 
1.1300 0.9371 63.1635 4.8688 19.1900 12.7777 18.48 22.28 22.28 22.28 
1.1400 0.9323 62.8375 4.9119 19.3598 12.8908 18.38 22.48 22.48 22.48 
1.1500 0.9275 62.5115 4.9550 19.5296 13.0039 18.28 22.67 22.67 22.67 
1.1600 0.9226 62.1855 4.9981 19.6995 13.1169 18.19 22.87 22.87 22.87 
1.1700 0.9178 61.8595 5.0412 19.8693 13.2300 18.09 23.07 23.07 23.07 
1.1800 0.9129 61.5335 5.0843 20.0391 13.3431 18.00 23.26 23.26 23.26 
1.1900 0.9081 61.2075 5.1274 20.2089 13.4562 17.90 23.46 23.46 23.46 
1.2000 0.9033 60.8815 5.1704 20.3788 13.5692 17.81 23.66 23.66 23.66 
1.2100 0.8984 60.5556 5.2135 20.5486 13.6823 17.71 23.86 23.86 23.86 
1.2200 0.8936 60.2296 5.2566 20.7184 13.7954 17.62 24.05 24.05 24.05 
1.2300 0.8888 59.9036 5.2997 20.8882 13.9085 17.52 24.25 24.25 24.25 
1.2400 0.8839 59.5776 5.3428 21.0581 14.0215 17.43 24.45 24.45 24.45 
1.2500 0.8791 59.2516 5.3859 21.2279 14.1346 17.33 24.64 24.64 24.64 
1.2600 0.8743 58.9256 5.4290 21.3977 14.2477 17.24 24.84 24.84 24.84 
1.2700 0.8694 58.5996 5.4720 21.5675 14.3608 17.14 25.04 25.04 25.04 
1.2800 0.8646 58.2736 5.5151 21.7373 14.4739 17.05 25.24 25.24 25.24 
1.2900 0.8597 57.9477 5.5582 21.9072 14.5869 16.95 25.43 25.43 25.43 
1.3000 0.8549 57.6217 5.6013 22.0770 14.7000 16.85 25.63 25.63 25.63 
1.3100 0.8501 57.2957 5.6444 22.2468 14.8131 16.76 25.83 25.83 25.83 
1.3200 0.8452 56.9697 5.6875 22.4166 14.9262 16.66 26.02 26.02 26.02 
1.3300 0.8404 56.6437 5.7306 22.5865 15.0392 16.57 26.22 26.22 26.22 
1.3400 0.8356 56.3177 5.7737 22.7563 15.1523 16.47 26.42 26.42 26.42 
1.3500 0.8307 55.9917 5.8167 22.9261 15.2654 16.38 26.62 26.62 26.62 
1.3600 0.8259 55.6657 5.8598 23.0959 15.3785 16.28 26.81 26.81 26.81 
1.3700 0.8210 55.3398 5.9029 23.2658 15.4915 16.19 27.01 27.01 27.01 
1.3800 0.8162 55.0138 5.9460 23.4356 15.6046 16.09 27.21 27.21 27.21 
1.3900 0.8114 54.6878 5.9891 23.6054 15.7177 16.00 27.40 27.40 27.40 
1.4000 0.8065 54.3618 6.0322 23.7752 15.8308 15.90 27.60 27.60 27.60 
1.4100 0.8017 54.0358 6.0753 23.9450 15.9439 15.81 27.80 27.80 27.80 
1.4200 0.7969 53.7098 6.1184 24.1149 16.0569 15.71 28.00 28.00 28.00 
1.4300 0.7920 53.3838 6.1614 24.2847 16.1700 15.62 28.19 28.19 28.19 
1.4400 0.7872 53.0578 6.2045 24.4545 16.2831 15.52 28.39 28.39 28.39 
1.4500 0.7824 52.7318 6.2476 24.6243 16.3962 15.42 28.59 28.59 28.59 
1.4600 0.7775 52.4059 6.2907 24.7942 16.5092 15.33 28.78 28.78 28.78 
1.4700 0.7727 52.0799 6.3338 24.9640 16.6223 15.23 28.98 28.98 28.98 
1.4800 0.7678 51.7539 6.3769 25.1338 16.7354 15.14 29.18 29.18 29.18 
1.4900 0.7630 51.4279 6.4200 25.3036 16.8485 15.04 29.38 29.38 29.38 
1.5000 0.7582 51.1019 6.4631 25.4735 16.9616 14.95 29.57 29.57 29.57 
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Open Space Discount 
This option allows a discount of up to 25% of land that is maintained in a natural condition.  Since there 
is currently no land classified as Open Space in Montague, this discount is not recommended by the 
Board of Assessors.   

Residential Exemption  
This option allows a discount to property that is the principal residence of a taxpayer.  The discount 
cannot exceed 20% of the average assessed value of residential properties.  This option would increase 
the residential rate and shift the burden to multi-family and second home owners. Currently only 14 of 
351 communities in Massachusetts have adopted this exemption.  This option makes sense only if a 
community has a significant percentage of non-owner occupied properties which Montague does not.  
This exemption is not recommended by Board of Assessors.  

Small Commercial Exemption  
This option allows for a 10% discount to certain commercial properties that meet criteria established by 
the state.  Only businesses that have been certified by the Massachusetts Department of Workforce 
Development as having no more than an average of ten employees in the previous year would be 
eligible.  It is important to note that the owner of the property (not the actual business owner) benefits 
from this exemption and is not required to pass any savings to the qualified business. The tax burden is 
redistributed to the non-qualifying commercial property owners in the form of a higher tax rate.  A 
review of assessor’s records shows that a most of businesses eligible are rented by tenants who would 
not benefit from this exemption, therefore, this exemption is not recommended by the Board of 
Assessors.  

Excess Levy Capacity 
Under Proposition 2 ½ a community may choose to set its levy at any amount below or equal to its levy 
limit.  When a community sets its levy below the limit, the difference between the levy and the levy 
limit is referred to as excess levy capacity.  Currently, Montague’s excess levy capacity is $632,589.07.   
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What are Smart Growth Overlay Districts

 Mass General Law Ch. 40R

 •“[D]ense residential or mixed-use smart

growth zoning districts, including […]

affordable housing units[…] in areas of

concentrated development such as existing

city and town centers, and in other highly

suitable locations.” (Mass.gov)



40R Zoning Overlay Districts

 Does not change underlying zoning

 Developer may choose to build project under either

Smart Growth or underlying zoning

 Encourages “mixed-use” or housing development in

designated areas

 Requires 20% of residential units be “affordable”

 Provides incentive payments to the Town for approving

a bylaw and for each housing unit that is developed



Why is the Town doing this?

 Access to State Incentive Payments

 The Town receives an upfront payment of $75,000+/- just for adopting the bylaw.

 The Town also receives $3,000 per unit that is actually developed

 To encourage the revitalization of historically developed properties to benefit

the general health and welfare of Montague residents and the region

 To maintain or increase the supply of affordable dwelling units and to control

the quality of their design

 To encourage the production of market rate housing within mixed income

projects in downtown

 A means to induce housing production in appropriate locations and at

appropriate densities.



What are the Benefits?

Local Control 

 Design guidelines allow town to control
character of development at these sites

 Ensures balanced development

Proposed bylaw caps affordable units at 
50%, unless the Planning Board, through 
a separate public process, approves a 
higher cap 

 Currently, a housing project could be
developed at any location with 100%
affordable housing units with no virtually
no input from the Town under MGL 40B.

 An approved 40R bylaw is the only
protection from such a development

Funding

 State grant programs favor communities

with Smart Growth Bylaws

 Initial incentive payment plus $3,000 for

each unit that is developed.

Town is required to use these funds for 

capital improvements (e.g., roads, 

bridges, police equipment, etc.) 

items that would otherwise be paid for 

with tax dollars



Requirements

Affordability

 No less than 20% of developed housing units

must be dedicated to “Eligible

Households”

Households with income less than 80% of 

Area Median Income (See next slide) 

 Proposed bylaw caps affordable units at 50%

without triggering additional review process

 Allows some flexibility for developers and

additional oversight for the Planning Board

Funding

 Easier access to capital for developers

State tax incentives prioritize 40R Projects

Expedited permitting process lowers 
project costs while preserving local control

 Incentive payments from state must be used
for capital improvements (roads, bridges,
equipment, etc.)

State incentives directly benefit the 
community by funding much-needed 
equipment and repairs



Affordability Criteria

Median 
Family 
Income

Household Size

1 2 3 4 5 6

$82,900
FY21 HUD 80%
Area Median Income $47,150 $53,850 $60,600 $67,300 $72,700 $78,100

Maximum Rent* $1,179 $1,346 $1,515 $1,683 $1,818 $1,953

*includes utilities

 An individual in Montague could make up to $47,150 per year and qualify to

live in an “Affordable” Unit under 40R.

 A family of 4 could make up to $67,300 per year and qualify.



Montague Subsidized Housing Index

Total Housing Units (2019 

Estimate)

4097*

40B 10% Affordability Quota 410

Current Affordable Units 375

Units needed to reach 10% 

quota

30

*subject to change pending 2020 Census Data



District Selection

 Surgically focused on developable parcels in downtown that have a reasonable

path to success and have been determined by the Planning Board to be highly

suitable for residential and mixed use development.

 Parcels outside of downtown and in other villages likely would not qualify.

 Strathmore Mill not suitable for this intensity of development

 Farren Site could be future addition once the current owner finishes their due

diligence.

 District could be expanded in the future.



Proposed Smart Growth Overlay District

Sub district A: Griswold Mill

Assessors Map 3 lots 27 and 89

2.8 Acres

Underlying zoning: Historic Industrial

Sub district B: First Street

Assessors Map 4 lots 31, and 24

1.1 Acres

Underlying Zoning: Neighborhood Business



Subdistrict A: Griswold Mill  (11-15 

Power Street)

 2.8 acres

 Zoned Historic Industrial

 Blighted mill removed 2021

 6th St bridge programmed for 2026

 On Bike Path, 10 minute walk to

downtown

 Potential for 76+ units







Subdistrict B: First Street

 1.1 acres

 Zoned Neighborhood Business

 Bike Path, Unity Park, Downtown

 Potential for 40+ units

Sub district B: First Street

Assessors Map 4 lots 31, and 

24



Subdistrict B: First Street



Subdistrict B: Downtown Gateway



Zoning Requirements

By-right Uses

 Single and two family in

subdistrict B (First Street)

 Multi-family housing

 Mixed use with at least 50%

dedicated to housing

Dimensional

 Flexible setbacks

 20% open space required

 Parking:

 min- 1 space/unit

 max 2 space/unit

 Max height

 Griswold: 5 stories/60 feet

 First St: 3 stories/40 feet



Municipal (non-zoning) Actions to 

support housing production

First Street (Town Hall parking lot) Between 6 and 12 units

 Obtain authority to sell for housing from Town Meeting

 Conduct Phase I Environmental Site Assessment (recommended, $6-8K)

 Issue solicitation for development

 Break Ground in 1-3 years

Griswold Mill – up to 76 Units

 Obtain Site Control and authority to sell for housing from Town Meeting

 Work with MassDOT+ elected officials to expedite 6th Street Bridge Replacement

 Complete Environmental due diligence closeout

 Issue solicitation for development

 Break ground in 4-6 years
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