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TOWN OF CHESTER
CHESTER HOUSING COMMISSION MEETING
June 17, 2025 Minutes

Present: Julie Hance, Caroline Morgan, Hugh Quinn, Lauren Fierman, Joe Karl, Sharon Baker,
Bryan Santiago, Courtlandt Pennell, and Preston Bristow at Town Hall; Hannah Loope of SE Group
and Erin Ladd of MARC via Zoom.

Visitors: Peter Hudkins and Mark Blanchard of VIS Construction Consultants at Town Hall.
Call to Order
Chair Joe Karl called the meeting to order at 6:00 p.m.
Agenda Item 1, Approve Minutes from the Previous Meeting

Hugh moved to approve the minutes from the previous meeting and Lauren seconded the motion.
There were no changes. The motion carried and the minutes were approved as written.

Agenda Item 2, Citizen Comments
There were none.
Agenda Item 3, Housing Feasibility Study; Review with SE Group

Hannah Loope from SE Group was present. Hugh asked about page 14 of SE Group’s report,
under Regulatory Review, which said zoning regulations may limit the development of the parcel
but on page 15, under a different section it said zoning allows for flexibility. He wondered if the
statements conflicted and if they didn’t, he thought more explanation was needed. She said the
zoning currently in place would be flexible. Hannah would follow up with Noelle about it. Hannah
added that anything regarding Act 250 that was in place would be more limiting than the current
zoning regulations. Preston said the regular zoning district would not allow a high level of
development, but a planned unit development clause would be a way to get it. Hugh thought they
should clarify about the PUD in those sections and if the parcel was included in the NDA, it would
also create flexibility and reduce the zoning barrier. Hugh didn’t know if that needed to be in the
document but wanted to make sure he understood the reality. Hannah would coordinate with
Preston and Hugh to make sure the language was clear. Erin Ladd questioned Figures 3 and 4 on
pages 16 and 17 and the developable area listed. Hannah said there was a small point where the
protected deer wintering area was crossed by the roadway, but it was a limited length and was
something the town would need to coordinate. Their intent was to minimize it so that there was
very little conflict between the current Act 250 rules, to portray the intent to keep development
outside of the protective area, as much as possible.

Joe Karl wondered if the deer wintering area was all the green surrounding the project and it was

and was from the existing Act 250 permit when the site was used for gravel extraction. The original
documentation is included in the appendix.
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Hugh asked if the parcel was included in the NDA, which would benefit it by having a lower
barrier of Act 250 requirements, if it would be true given there was already an existing Act 250
permit on the parcel. Erin said there was a lot of discussion about it and would confer with Jason
and then get back to Hugh about it. She knew with Tier 1A, the town would take on Act 250
permits but because this was different, she wanted to speak with Jason first.

Joe wondered what they needed to do to have the parcel fall into the zone. Erin said for the NDA,
they are updating zoning bylaws to adhere to the neighborhood development area standards and
will present it to the Planning Commission on the 30", It is a lengthy application with standards
they must meet. They are working with the town and Hugh and Preston extensively. She offered
to provide the Commission with information about what pertains to the Neighborhood
Development Area.

They thanked Hannah for attending.
Agenda Item 4, VIS Construction Consultants; Mark Blanchard

Mark Blanchard of VIS Construction Consultants was present. His company has two locations:
one in Williston and one in Lebanon, New Hampshire. Mark lives in Springfield and has lived
there for 30 years and is aware of what is going on in Chester. He thought this was a great project.
Mark said they work with developers and in every facet of what they’re trying to do. In
Middlebury, they are working with VHFA certifying the houses as they’re being built. 140 spec
houses onto a project and they are there representing VHFA. Sometimes they work for the bank
supporting a project and sometimes they work for a developer estimating a project. He has worked
with Hannah Loope on some projects doing the estimating on the front side of it. For non-profits,
they do owner representation stuff and monitor. They are doing something in East Montpelier, and
have done housing in White River Junction, and something for Dartmouth College. The housing
piece they are right into it and can discuss every facet. Joe thanked Mark for attending and said he
spoke with a client of his who is a developer in Connecticut who suggested they get a consultant.
Joe asked him about modular housing, and his client said they are stick-building which they have
found more affordable in the long run. They want to manage the projects after building them. Mark
said they get more money by doing that because of the cost of building a home. After they build
them, they rent them out and pay the bank that way because it would be difficult to break even by
selling them. Mark thought Summit Properties would be the most interested in this project, as they
have 25 similar situations. Mark suggested they reduce the options for housing given the current
8 they were suggesting. Joe understood it was more cost effective to have shared walls and slabs.
And in their recent survey, older folks wanted free standing housing because that’s what they’re
used to, while younger folks were content with smaller tiny living. For the project to be successful,
they probably need more townhouses and shared walls. Joe wondered what people were interested
in regarding renting or owning and developers would work with whatever their goals were. Mark
said the CHIP thing would work if the Housing Commission was committed to building the road,
putting the power in, and the water in, because they are major expenses people don’t like to put up
front. Hugh felt some of the feedback from the community was that it should be a balance of rental
and ownership. Hugh wondered if a developer would resist condos that the resident would own.
Mark said the developer would suggest a portion be owned. If the infrastructure was already in
place, it would help with development and was the biggest selling point. If they could get through
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Act 250, that would help. Julie said CHIP just passed and the Select Board would begin looking
at that process. Julie said she needed to get educated and bring in consultants on their end to
educate the Select Board. Mark said if it cost $3 million to put the infrastructure on the proposed
building site, they would get a bond to do that and the taxes on the homes would pay for the bond.
Julie is speaking with other towns who have done this to get an understanding. The property would
not be managed by the town, but rather the developer. Mark wondered if they would pay a premium
property tax or if a percentage would go to the bond and Julie wasn’t sure as they were in the
infancy of the program. Mark inquired about the property and Julie said it was town owned, and
the school owned part and they would need to negotiate with them. The study had just been issued,
and it would go to the Select Board and conversations would begin. Mark thought they should start
courting the developer as the housing market was hot but noted the infrastructure piece was before
the developer. Julie wanted to speak with a developer before they began the infrastructure. Mark
would connect the town to Chris Boffa of Summit Properties and had already sent him the
feasibility study.

Erin said that Andy Miller from Summit Properties would be in Chester for a presentation the next
day and he was planning to stop by Julie’s office to speak with her. Erin had also shared the
feasibility study with him. Julie would attend his presentation and speak with him. Julie was
interested in hearing the process. Mark said Chester was a good area and it was a great project.

Bryan Santiago wondered what type of housing would be best based on the report. Mark said the
least number of mixes, so maybe three types of homes, would be the most desirable. Condos and
townhomes are the most economical to build. Common walls would help, and single-family homes
would be more expensive. Mark thought the duplex option was nice. It would depend on what the
developer wanted to build, and he would have a plan, and the committee could reserve a portion.

Sharon Baker wondered if they were being mixed up between rentals and owned homes and
thought that banks often don’t want to finance developments with a lot of rentals. Mark said the
bank is financing the developer and that’s who Mark’s company works with. Mark didn’t think
the bank cared who the end user was, only that they were going to get paid. Sharon was concerned
about the end user trying to get their financing. Mark thought they seemed to sell and said they
were doing 21 units for Dartmouth College, who were renting them because it made financial sense
for them. They were finding more were being developed as rentals.

Joe added that they had discussed in the past that if the infrastructure was developed, someone
could bring their tiny home to the development. Joe said if the covenants were designed properly,
it would protect the development from an overzealous management company who would make
their money on maintenance whether it was a condo or a tiny home. Lauren thought that it was
important to keep track of and said the developer wants to make money and the town wants to
provide affordable housing, and they would do what they can to make sure those goals don’t
conflict. Bryan spoke with someone from F.W. Webb in Lebanon who talked about two
developments that began as low-income housing but ended up being sold for lots of money and
wondered how to prevent that. Lauren said the covenant would restrict them. Bryan was aware of
housing in New York that can only be sold for a minimum over the purchase price and wondered
how the people who sold the properties for a lot of money got away with it.
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Courtlandt Pennell, born and raised in Chester, said he had a one-year term on the committee. He
said the feasibility study had left the station by the time he joined the Commission, and he missed
the last two meetings but had connected with Julie. From 2013 to 2022, he lived in Colorado with
his family in a neighborhood of 275 homes in a ski town. Affordable housing for those who worked
there was difficult. The development he lived in was one of the first built and was a mixture of
deed restricted single-family, duplexes, and triplexes. 85% of the homes were deed restricted and
15% were market-value, so you could have two homes next to each other that cost the same to
build but sold for different prices due to the covenant. The covenants can be structured however
they want. Courtlandt said that was why he wanted to be on the committee to offer his experience.
His favorite line from the Governor is that they don’t need new taxes, but new taxpayers and
Courtlandt saw the question as how to keep people in the community. His first question was if they
knew the need and where he lived, the need was so great that if they built them, they would come.
For sale signs weren’t necessary there because the prices were already determined by the covenant,
so you only had to let people know you were selling. Courtlandt hoped to be more present and said
he wanted to spend the time defining the need because this was a great site and could hold up to
108 locations and 58 were the first wave. If they only sell 26, it’s a different game. Julie said they
were relying on studies done at the state level that said certain regions need to build a certain
number of homes. Julie hadn’t looked at the data yet, but Erin could elaborate. Erin said it was a
lengthy study and would send a follow-up email to everyone so they could view the criteria used
to determine the need for more homes. Courtlandt said it was great to see on paper the need, but
they are a small community and wanted to see what was currently needed with the existing
housing. Julie said they had discussed it early on and Joe had made some calls to the area housing
complexes and their wait lists were a year out. Courtlandt wanted to know if it was because they
were waiting for people to die or if it was because there were 50 people waiting for homes. There
is an aging population in town of people who can’t maintain their homes and he wondered if they
built homes for them, if the town could take their homes over and rehab them for other housing.
He noticed the new parking lot and EV stations at Cobleigh and wondered if they could build 10
homes there if the need wasn’t as great. Julie thought there would be a lot of pushbacks because
Cobleigh is used by the schools but understood what Courtlandt was saying. Julie said the
feasibility study was for a large development, but it didn’t mean it was happening next year and
still required a lot of discussion. Julie wondered what ways were that they could predetermine need
and Courtlandt said in his town, they sold every single unit before they were built and suggested
pre-selling them, even if it meant starting with a low number. Joe thought pre-selling would work
with existing residents who wanted to get out of their homes but wasn’t sure it would work for
younger people. Joe wondered if there were funds from the state to cover the gap between fair
market value and affordable housing value. Hugh referred to the section in the feasibility study
that addressed how they make housing affordable and suggested they read that. Hugh said there
were also other case studies happening in Vermont that were ahead of them and suggested they
could reach out to them and ask them how they determined the units were going to sell or how
they got them off the ground. Joe asked Hugh if he was volunteering and said he would help. Julie
was happy to call the town managers. Joe asked Sharon, with her banking background, if she would
find out what banks were looking at if they had a project that had a split of rented and owned units.
Sharon said that it was a huge stumbling block at the end and was something that should be
considered before everything came together. Any development that Sharon had worked on
required a Fannie Mae approval, which meant 70% of the units, in phases, had to be owner-
occupied and the bank would not lend until they could prove they had the 70%. Sharon had worked
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with the Massachusetts Housing Finance Agency years ago and they had set aside loans for first-
time homebuyers and their office had to pay per $125 per loan for a certain amount and set it aside
so that when their buyer came to the door, they had lower rate financing available for them so they
could make the purchase and they could do so with only 5% down. Courtland added that getting
the state to subsidize was huge. Sharon said she could do what Joe had asked.

Bryan thought one way would be to have a lottery to see how much interest there was, and they
would have first consideration for a property appropriate for them. Joe said if they have a lottery
system, in a real estate world, you take a higher dollar amount that is refundable, but here they
could have a smaller amount and say it was going into the new trust fund. Sharon said they used a
lottery system for 10 affordable units of the 56 units where she worked at Atkinson Woods in New
Hampshire. They had to complete an application, be a resident of New Hampshire, make less than
$60,000, and be considered a first-time home buyer which meant they hadn’t owned real property
for at least 3 years. They had 20 people apply for 10 units and had to pull names out of hat, making
her feel like Ed McMahon. Julie wondered how long in advance they could have the lottery. Sharon
suggested they be careful about having something too soon and Preston and Julie agreed it was too
early. Julie was aware of people who had applied to work for the town and couldn’t find housing.
The school has experienced the same, as well as local hospitals.

Agenda Item 5, Marketing Efforts

Erin spoke with Carol at the Chamber who said they could rent a tent at the summer festival for
$100 for two days on August 23" and 24" and it may be a good opportunity to gather input from
the community in a fun environment.

Joe said they talked at the last meeting about ideas and getting the word out to the public. Caroline
suggested having something at the farmers’ market on Sundays from 10 to 1 in Chester. Erin said
the summer festival event was August 23 and 24 on the field grounds where Fletcher Farm Art is
off Route 103 and was a huge event. Joe wondered about the Summer Concert Series in Chester
on Thursday nights and volunteered to do a night. Joe thought they should post about it on social
media and community members may volunteer to help. Sharon suggested Artisans Alley in Chester
on Saturdays from 11 to 4 on the Green in front of her building and she has vendors there every
Saturday and it’s free. Bryan wondered if at the Chester Festival they had a structure, and the more
donations they received, the more the structure would be built and donating money would help to
build the house or houses. Julie said the voters established a housing trust fund and there have been
conversations about how to fund it to pay for things like an appraiser and consultant. Joe wondered
if someone wanted to head the committee for marketing research. Bryan, who has a marketing
background, volunteered. Hugh was wondering what the message was. Joe said they have fliers,
which could be updated, and Preston would provide Bryan with one. Bryan thought the messaging
should be they’re looking for homeowners and they are the people they want to cultivate. Julie
said a starting point for the mailing list was an email for those who participated and that could be
their start. Bryan said it would be good to have faces. Hugh said people who just heard there is
going to be a housing project say they don’t want to be the hub of section 8 housing, so the
messaging needs to address that and quell some of the misinformation. Caroline wondered how
they could get information if there wasn’t a cost revealed.
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Bryan and Courtlandt are going to head up getting ideas formulated. Preston will send a flyer, and
Julie will add a marketing committee update to the next agenda.

Agenda Item 6, Board Member Tasks

Joe said the NewsBank house was reduced by $45,000 and was down to $575,000. It’s the house
almost directly across from Church Street and he thought it was a 5 unit. Joe hadn’t approached
NewsBank but wondered if there was a way for NewsBank to develop it into a trust and get them
to turn it into affordable housing. Only one unit is currently rented as they had used the building
for employees and didn’t rent it to find a buyer but all the buyers who show up want to see rent.
Sharon suggested turning it into a condominium and selling the units individually. Joe had
considered that but didn’t know what regulations were involved. He thought it was sprinklered but
wasn’t sure. He could look at the building. Julie didn’t think there was any harm in reaching out
to them as a Housing Commission to find out if they were willing to work with them.

Joe has tried to get in contact with Ray Dalio and has been unsuccessful so far. He was just on
VPR touting his new book and is one of the wealthiest people in the U.S. and has one of the largest
hedge funds. Joe left a message. The town has tried to contact him for over a year.

Preston contacted Dennis Allard to see if he wanted an appraisal and he is still interested and is
not in a hurry and is willing to give permission to have his property appraised. Dennis owns 10
acres near the high school and Windham & Windsor is interested in doing a project there, so it’s a
good candidate if they can get it for the right price. Preston has also circulated the study to
Windham & Windsor just this week.

Preston said when they spoke about 423 Main, the NewsBank property, a guy named Ken Kottke
owns 45 Cobleigh Street and 316 Depot Street, each of which is 5 housing units, he is interested
in buying a property and doesn’t need to go to a bank but when he went to look at it, the listing
agent said 472 Main is bigger and cheaper and also for sale and is the one he’s thinking he may
buy. Hugh thought 472 Main was the tan house. Preston said it has been apartments but is currently
a single-family dwelling, but it would be easy to turn back into apartments. Preston said Kottke
renovated the Hetty Green Hotel in Bellows Falls.

Agenda Item 7, New Business/Next Agenda

o Marketing committee update.

o Cobleigh Street houses the town’s elementary and middle school soccer fields are there and
softball. The Community Garden is on town land. Peter Hudkins mentioned there is a secondary
well site that is a backup well. Preston said floodplain land is open for recreation but things like
baseball fields require fences and creates a mess if it floods.

. Getting an appraiser for the Allard property. Julie will speak with the Select Board about
getting approval. Joe said a residential appraisal would cost around $1,200 but if they used the
more expensive appraiser, they could use it if they bought the land. Preston suggested using the
latter, but it could cost around $3,000. Joe said part of the marketing was to figure out how to
make money and not just educate the public. Preston said there’s an idea of a bargain sale where
you can buy it for less than the appraisal. Preston proposed it to Mr. Allard who said he would
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need to talk with his tax preparer. Joe thought there should be a cheat sheet for people to know
what the acronyms mean, such as NDA and CHIP and others.
o Julie suggested creating a page on the town’s website for the Housing Commission.

Agenda Item 8, Adjourn

Lauren moved and Hugh seconded a motion to adjourn. The motion carried, and the meeting was
adjourned at 7:19 p.m.
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