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TOWN OF CHESTER 1 
CHESTER HOUSING COMMISSION MEETING 2 

April 15, 2025 Minutes 3 
 4 

Present: Julie Hance, Caroline Morgan, Hugh Quinn, Lauren Fierman, Joe Karl, Sharon Baker, 5 
Preston Bristow, Jason Rasmussen, and Erin Ladd at Town Hall.   6 
 7 
Visitors: Peter Hudkins and Steve Mancuso at Town Hall; Noelle Gignoux of SE Group, Hannah 8 
Loope of SE Group via Zoom. 9 
 10 

Call to Order 11 
 12 

Chair Joe Karl called the meeting to order at 6:00 p.m. 13 
 14 

Agenda Item 1, Approve Minutes from the Previous Meeting 15 
 16 
Hugh moved to approve the minutes from the previous meeting and Lauren seconded the motion. 17 
The motion carried.  18 
 19 

Agenda Item 2, Citizen Comments 20 
 21 

Steve Mancuso had a list of empty buildings that he wanted to read to the Commission that could 22 
take some time and suggested they move it to the end of the meeting. Joe said he wanted to include 23 
Steve’s comments under new business and asked for a motion. Hugh moved to move Citizen 24 
Comments under new business and Lauren seconded the motion. The motion carried.  25 
 26 

Agenda Item 3, Update from SE Group and Recap of Open House 27 
 28 
They had an open house and community survey and developed a summary document the members 29 
had already seen. Over 100 people attended the open house and responded to the survey, which 30 
was impressive for a town the size of Chester. Noelle asked if anything had jumped out to the 31 
team. Joe was surprised by the lack of younger people who attended the open house and wondered 32 
if there was a better way to reach them. Noelle said they got a little more engagement from people 33 
in the 20-35 range in the survey, but they are typically the hardest to track down when it comes to 34 
public engagement, even though they may benefit the most. Hugh felt there wasn’t a ton of clarity 35 
from the folks who attended the open house about the different styles of housing and didn’t feel 36 
people felt strongly about any type of housing. Noelle said single-family homes had more approval 37 
based on the distribution of sticker dots and the results are clearer in the survey. Hugh said single- 38 
family homes were the least affordable and thought they were the most liked based on the ages of 39 
those who attended the open house. Lauren agreed and said that’s what people were most used to. 40 
Lauren also said they want them affordable but don’t want anyone who is low income to come to 41 
Chester to live, which didn’t think those comments guided the Commission in putting something 42 
together. Noelle said they felt some education was needed regarding the people who qualify for 43 
affordable housing, as there were concerning comments she had read and noted that Section 8 was 44 
not a bad thing and was sometimes workforce housing. She noted that not everyone was against 45 
it. In the past, she has attended pitchfork meetings, and it was a relief that a lot of people were 46 
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excited about this. Joe said from the board’s perspective, it would be beneficial to say that’s what 1 
they had been working on and thought some people thought it was the end all be all and found it 2 
confusing. Julie has heard great feedback, and a lot of people enjoyed it and said it was well done.  3 
 4 
Noelle said that based on the feedback they had collected, there were design elements that people 5 
wanted to see more parking for the housing and one parking space per home isn’t always realistic. 6 
Two-to-three-bedroom homes were the most desirable and accessibility was important.  7 
 8 
Hannah Loope shared a housing typology diagram that included cottage court and tiny homes. 9 
Hannah said people wanted there to be broader public amenities such as trail connections, loops, 10 
and things like that. Hannah said they increased the number of parking spaces per unit and added 11 
trails and a single access point road and updated one that would connect to Remington Road. They 12 
heard feedback about what to put in the common area space, such as storage, laundry, and other 13 
things. They wanted to make sure they were capturing what the public desired.  14 
 15 
Noelle said the final report will have public feedback for each type of housing including the general 16 
footprint. Hugh added that most people asked that whatever was developed didn’t become short-17 
term rentals or vacation homes. Hugh thought it would be worth including that there were 18 
covenants and things so it wouldn’t turn into the wild west. Noelle said they’ve been brainstorming 19 
their final report and presented a copy to the Commission over Zoom.  20 
 21 
Noelle said they were putting together a list of funding opportunities and case studies of other 22 
affordable housing developments and thought most were in Southern Vermont. In their list of 23 
considerations, they included collaborating with neighboring landowners, such as Drew’s 24 
Organics, road improvements; GMUHS / TRSU about road alignment; conversations with the 25 
Family Center about updates to the easement; and Remington Subdivision to request an easement 26 
for secondary road access. Joe saw funding sources as the biggest hurdle and Noelle agreed. 27 
 28 
Infrastructure development was the next consideration and noted there had been discussions about 29 
the town upgrading the wastewater facilities and considering this development in its plan. Noelle 30 
said there was a lot of support for the town assisting with all the infrastructure developments. 31 
Noelle said it was one of the strongest things they supported regarding town involvement. 32 
Identifying funding for infrastructure was a consideration. Hannah had spoken with people about 33 
infrastructure and if expansion happens to a certain limit, it may be desirable to hire an additional 34 
employee for maintenance so the town hiring additional employees is something to consider. Julie 35 
noted it would be across multiple departments and what it would mean for emergency services, 36 
highway, and other departments and how many units would require additional staff. Hugh said 37 
they were relying on SE Group to tie all those things back from meetings and discussions and 38 
Noelle agreed. 39 
 40 
Under general planning and regulatory steps, Noelle said she and Hannah recalled a meeting at the 41 
beginning of the process where they had started talking about regulatory steps and Julie and 42 
Preston had an idea and wondered if there was any clarity they could provide. Noelle said if they 43 
had a plan, they could include it. Preston said they were working on a change in their zoning to 44 
put them in the right district. Erin agreed and said they were wrapping it up in-house and hoped to 45 
get it for internal town review in the next couple of weeks. It will require the proposed property to 46 
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be re-zoned to be consistent with the surrounding zone areas and there are a lot of benefits that 1 
would come with it being designated as a neighborhood development area (NDA), if it were 2 
approved by the state. They’ve had very positive conversations with the Agency of Commerce and 3 
Community Development, who are excited about it. It will need to be voted on because they 4 
include areas outside the designated village center but everything Chester is doing is very 5 
appealing to the state. Erin Ladd said it would help the town out to re-zone the area. Noelle asked 6 
what it needed to be rezoned to. Jason Rasmussen said it needed to be rezoned to allow at least 5 7 
units per acre in the residential district, or whatever they were calling it. Erin said with the NDA, 8 
they cannot require more than 1.5 parking spaces per unit, and it could be negotiated later. Erin 9 
said they would need a comprehensive agreement down the road when they begin private / public 10 
partnership agreements. Noelle asked when the vote would happen, and Erin said some of it was 11 
to update minor language in the bylaws, so they would bring a zoning map and bylaws to the 12 
Planning Commission and Select Board next month and they are working with Julie, Preston, and 13 
Hugh. It’s due to the State by October but they’re hoping to get it to them before. Preston said 14 
they’re hoping to get it to the Select Board in August. Erin will provide Noelle with a step-by-step 15 
timeline which Noelle said would be helpful, as SE Group will finalize their report within the next 16 
month. For Developer Outreach and Partnership, they will include recommendations about 17 
drafting developer agreements and requests for proposals to solicit bids from potential developers 18 
and include the possibility of the land continuing to be owned by the town or a land trust. Homes 19 
would be developed and sold on top of it but separate from the land. It’s a common method of 20 
creating true affordable housing by eliminating the land cost. The plans include reaching out to 21 
potential developers such as Windham & Windsor Housing Trust and Evernorth to workshop what 22 
the agreements could look like, funding, phasing, and making it collaborative.  23 
 24 
Noelle said no matter what gets developed on the property, there would be a covenant or deed 25 
restriction to assure long-term affordability. Some ideas include no overnight rentals ever allowed 26 
on the property, the homeowner would need to be a primary resident of Vermont, income caps, 27 
appreciation caps to how much the homeowner can keep if they sell, and how much must go back 28 
into the land such as the seller keeping 25% of the appreciation and 75% going back to the land 29 
trust.  Some projects do a mix of market-rate housing mixed with affordable housing so it’s more 30 
palatable and Joe wondered if they were against that. Noelle said it wasn’t out of the realm to have 31 
some market-rate units as part of the development. Noelle said they considered single-family 32 
homes on the upper road that were more market-rate to help subsidize multi-family units on the 33 
lower road. They would need to have discussions with developers. The NDA would require 30% 34 
of the homes to be affordable housing and the rest could be market rate. Joe suggested doing a 35 
quick example when talking about the cap and saying it’s far better than having a young couple or 36 
whoever pay $2,500 monthly ending up with nothing renting. Preston said there had been some 37 
talk about giving preference to renting or selling to municipal or school employees and wondered 38 
if it could be legally done. Noelle said in a lot of states out west, that is how deed restrictions are 39 
made and their preference for local employees of municipal government, school district, etc.  40 
Noelle needed to check Vermont laws about deed restrictions but believed it could be done. It 41 
could also go through a lottery system of people from municipal employment, hospital employees, 42 
school district, and emergency responders. They could open the lottery pool after to the rest of the 43 
public. In Utah, they’re not allowed to restrict based on income but allowed based on an actively 44 
employed household. Noelle said setting up a radius was something they could consider achieving 45 
housing for those they wanted to. If employers have contributed towards the project, there can be 46 
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partnerships that way, for example, if a school district funds so much money towards a project, 1 
they have 8 homes they have preference for. Those programs have been successful, and the school 2 
has homes for their teachers while offsetting some of the costs. All these details will be included 3 
in SE Group’s report. 4 
 5 
Hugh wondered if they would create an executive summary or recommendation so the public 6 
wouldn’t need to read the entire report and could leave that to those directly involved. Noelle said 7 
they could do that if it was helpful, and Julie agreed it was. Hannah said they could tailor the 8 
language for funding. Noelle wasn’t sure if the impact on the town for maintaining the services to 9 
support new residents was included in the project. Hannah said they would provide information 10 
about the site, but it would be outdated if they included housing data and would try to provide 11 
framework to build upon to provide the calculations easily. Jason would call it a fiscal impact 12 
analysis which comes after. For Jason, the key question is what the market analysis tells them that 13 
will sell, how much they want to put there, the cost, and what the town needs to do. Those are the 14 
key next steps. Noelle said they could outline those questions and provide framework to help 15 
answer them. Common charges and maintenance of the buildings, roadways, and grounds are 16 
specifics that SE Group won’t provide. Hannah said it would depend on the agreement the town 17 
enters with the developer. There would need to be reserves for expenses like replacing the roof. 18 
Julie said it would come down to who was managing the property and would be on the developer. 19 
Julie said there was no way the Select Board would approve being landlords and said how it would 20 
be set up was for a later discussion. Peter wondered if it would be better to subdivide the gravel 21 
portion off now, so it wasn’t part of the project. Julie said that was another discussion. Peter said 22 
it needed to be figured out before the neighborhood was. Preston said there are three affordable 23 
projects in Chester currently that are each maintained by management companies who specialize 24 
in doing that. Joe thought the banks would require a 10% capital reserve to lend money. A 25 
condominium is owned on the inside by the homeowner but from the sheetrock out is owned by 26 
the association. Sharon thought a single-family home would be something completely different, 27 
and the association wouldn’t pay for it. Joe said there would be rules regarding things like the 28 
home colors and animals allowed. Jason said there were many different models, including an HOA.  29 
 30 
Noelle closed by saying the discussion had been helpful and they would incorporate it into their 31 
final document, which she hoped to have to them by the next meeting.  32 
 33 

Agenda Item 4, Board Member Tasks 34 
 35 

Joe said they didn’t have an official meeting in March. Joe was tasked with some of the old board 36 
member items, and he reached out to Mickey Gelineau but hadn’t heard back. Joe noticed the first 37 
lot on the right had a driveway in and abutted the property. Joe wondered if Peter had looked at it. 38 
Peter said if they make it a town road, he will have a parcel that he didn’t subdivide. Peter thought 39 
this would sell it to Mickey because it would subdivide for him, and he would have another lot he 40 
could sell. Lauren agreed it could benefit him but noted he may not want that. Joe wondered about 41 
lot #1 and they decided to look at it later. Joe said they hit a dead end with the appraisers who said 42 
it was early. Preston said they need to figure out what they can pay for the land, so they still need 43 
an appraisal of the land and Preston wondered if it was an issue of how Joe was asking the question 44 
and Joe said he would go back and re-read them, and although he was familiar with appraisers, he 45 
wasn’t familiar with the appraisers needed for state funding.  Lauren pointed out that they wanted 46 



 

Page 5 of 6 
 

the appraisal for the property in its current form and not with what they may do with it. Julie agreed 1 
that they only needed a land value. Preston was concerned that they would be looking for state and 2 
federal money to purchase the land so they would need an appraisal they could support. Joe said 3 
he would contact them again and Preston thought they just weren’t understanding the question. 4 
The landowner approached them asking what they would be willing to pay and that’s why they 5 
need the appraisal. Caroline suggested they get a regular appraisal and Julie agreed. Preston agreed 6 
a bank appraisal may be the way to go, especially given the slower turnaround for the other 7 
appraisers. Preston would hate for the landowner to walk away since it had been 6 months since 8 
they met with them. Lauren pointed out they just needed something, so they knew what a 9 
reasonable amount was to offer him to purchase the land. 10 
 11 
Caroline asked what was going on with establishing a Chester Housing Trust and Julie said it 12 
passed, but currently didn’t have any money in it. In May, the Select Board will discuss the 13 
potential of the local options tax to help fund it.  14 
 15 
Julie was at a managers’ conference in Woodstock, and she had a great conversation with Miro 16 
Weinberger about the projects and he is very interested. His organization is very new and has a lot 17 
of contacts. Julie will provide him with the report when it’s completed. Julie said he has the 18 
legislature’s ear from his years in Burlington. Julie thought Miro would make it happen. 19 
 20 

Agenda Item 5, New Business/Next Agenda 21 
 22 

Julie said May 1 is the Open Meeting Law Training and a lawyer from Vermont League of Cities 23 
and Towns will provide the training. It is important that they attend this training. 24 
 25 
Cathy Hasbrouck will be at the May meeting and has plans for a project that is being formed, and 26 
her next step will be funding. There will be 16 units in the new building and some other units in 27 
the current building. It will be a private enterprise she owns and is an addition to her current 28 
property. Julie said it was across the street from the Public Safety Building and would go in the 29 
empty field. 30 
 31 
Joe pointed out that one of News Bank’s buildings came on the market 16 days ago for $605,000 32 
and is a 5-unit building north of their main units and has four one-bedroom units and one two-33 
bedroom unit. It says unit one is owner occupied and unit two is vacant and unit three is month-34 
to-month and units four and five are vacant. Joe is going to reach out and find the activity on it and 35 
ask why they’re vacant.  36 
 37 
Julie noted that she wasn’t taking the minutes and that Susan Bailey, who takes the minutes for the 38 
other town boards, would be doing them. Julie and Peter said she does a phenomenal job and 39 
provides more detail, which is needed. With her other duties, Julie does not have time for that.  40 
The board members introduced themselves, as some members are new. Courtland Pennell, who 41 
was out of town, is the alternate. The others are Bryan Santiago; Sharon Baker; Erin Ladd, Mount 42 
Ascutney Regional Commission; Caroline Morgan; Preston Bristow, Zoning Administrator and 43 
Town Planner; Julie Hance, Town Manager; Hugh Quinn, Chair of the Planning Commission; 44 
Lauren Fierman; Jason Rasmussen, Mount Ascutney Regional Commission; and Joe Karl.  45 
 46 
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Agenda Item 2, Citizen Comments 1 
 2 

Steve Mancuso, local businessman and Chester resident, wasn’t there to comment himself as much 3 
as gain insight and opinions from the board. He mentioned the wayfinding signs that are seen 4 
coming into Chester. From Ludlow coming into Chester was the old Chat and Chew, Austin 5 
Antiques, the Gassetts General Store, and the farm stand on Routes 103 and 11. Steve said each of 6 
these former businesses had individual problems. The only thing in Gassetts, currently, is the 7 
Smokeshire Shop and it is for sale, so there was a dead zone. Route 103 Auto has moved to Route 8 
10. Kendall’s Barn used to be a place to stop but not anymore. Steve said the Jeffrey Barn was 9 
going to fall over and realized everyone had given up on it. Going into Chester Depot, there was a 10 
business that is no longer open. From Springfield to Chester, Kendall’s Auction Barn is for sale, 11 
and a plumbing shop has moved to Springfield. Chester Depot has a carpentry shop, and the former 12 
hardware store is closed. A pizza place is gone, and Yosemite Fire House was doing nothing. From 13 
Londonderry into Chester on Route 11, the gas station and market in Andover is gone, and the 14 
Armory is a storage shed. Steve said there was a bright spot that Babba A. Louis was now Sugar 15 
Bob’s. On the Green, Raspberries in Thyme and Masonic Temple are gone. The National Survey 16 
is gone. The former Calico Kitchen is an eyesore. The curios shop next to the post office is gone 17 
and the barber shop on the other side is gone. The former Jiffy Mart is gone. The American Legion 18 
Tea Shop is gone. Eclectic Technologies has closed its doors. There is an empty lot where the 19 
funeral home was. Steve said there was a dead zone south of the bank. Steve wasn’t sure what the 20 
former Congregational Church was now and wasn’t sure he wanted to know. Rockingham into 21 
Chester has a vacant lot that used to be a landscaping business. The former general store that was 22 
a pizza joint is gone. The Country Diner was open sporadically. Steve didn’t think you could get 23 
a cup of coffee in Chester anymore or have a cheeseburger. Steve said it wasn’t good and 40 years 24 
ago, Bellows Falls suffered the same thing. Steve thought if they were going to try to attract the 25 
worker ant, they had to have a place to work and they were losing businesses. Steve wanted to 26 
know their opinions and insight. Julie asked Steve if he wanted her to tell them about the 27 
conversation they had, and Steve did. One of Julie’s initiatives for 2025 is having some form of 28 
committee that is a subdivision or appointed committee from the Select Board that takes on the 29 
task of business development and marketing. Julie is going to have a meeting for whoever in town 30 
is interested and wants to be part of the conversation and then flush out the needs and gaps, and 31 
what is missing, and what it looks like to revitalize business and industry in Chester. From there, 32 
they would narrow down to who wants to be on it. There would be 5 to 7 members. It would be a 33 
committee of qualified people to help Julie and Preston. They would bring it to the Select Board 34 
for official appointments. This is a goal of Julie’s for 2025. Once the Commission is underway, 35 
they can think outside the box about what tools are available to them, what they want to target, 36 
and how Chester markets itself. There are people in town with marketing and economic 37 
development backgrounds and how to encourage them to come to the table to give back to the 38 
community. Joe thanked Steve for coming to the meeting and raising the topic. 39 
 40 
The committee meets the third Tuesday of every month. Cathy will be at the next meeting for the 41 
discussion. Julie expected to have SE Group’s report to them by the next meeting.  42 

 43 
Agenda Item 6, Adjourn 44 

Hugh moved and Lauren seconded a motion to adjourn. It carried, and the meeting was adjourned 45 
at 7:24 p.m. 46 


