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TOWN OF CHESTER 1 
CHESTER HOUSING COMMISSION MEETING 2 

May 20, 2025 Minutes 3 
 4 

Present: Julie Hance, Caroline Morgan, Hugh Quinn, Lauren Fierman, Joe Karl, Sharon Baker, 5 
Preston Bristow, Bryan Santiago, and Erin Ladd at Town Hall.   6 
 7 
Visitors: Peter Hudkins and Cathy Hasbrouck at Town Hall. 8 
 9 

Call to Order 10 
 11 

Chair Joe Karl called the meeting to order at 6:00 p.m. 12 
 13 

Agenda Item 1, Approve Minutes from the Previous Meeting 14 
 15 
Hugh moved to approve the minutes from the previous meeting and Lauren seconded the motion. 16 
There were no changes. The motion carried and the minutes were approved as written.  17 
 18 

Agenda Item 2, Citizen Comments 19 
 20 

There were none.  21 
 22 

Agenda Item 3, Potential Project; Cathy Hasbrouck 23 
 24 
Cathy Hasbrouck has 1.6 acres across the street from the Public Safety Building. It’s flat and 25 
there’s a lot of clay and rocks and Cathy is proposing to develop it with 16 housing units to the big 26 
flat field. She wanted it to be affordable housing. When she was born, her parents were couch 27 
surfing and her mother had gone to school with the housing administrator for Springfield, 28 
Massachusetts and that’s how they found a place to live in 1950. Cathy wanted to give back by 29 
creating housing for those who need it. Aside from building, it will cost maybe 1/3 of what she 30 
can collect at affordable rent rates and thought it would work. There is an old Victorian farmhouse 31 
on the property and some outbuildings. She can do a lot with the existing house and thought it 32 
would be easy to get money to do. She could add 3 or 4 units of housing. VHIP and other programs 33 
provide money to convert existing and add new, but the challenge of 16 units will be great and 34 
could support a mortgage of $2 million and at least $4 million to build. The parking area will cost 35 
money. The property is served by municipal water and sewer, power and fiber optic lines. Cathy 36 
liked the 8-units per building design and hoped to start this summer on the existing building. While 37 
that is happening, she can work on financing the other two. There are currently 4 units in the 38 
farmhouse, and she would like to add 3 more. Cathy thought one over her current living space and 39 
two in the barn. Cathy said they are considering a prebuilt house on slab for her to reside, making 40 
the apartment she currently lives in available. Her property borders Talc Mill Road where there is 41 
a right-of-way, so she can’t build on it, but could use the area near the Pizza Stone for her own 42 
home. Cathy didn’t see an issue with coverage or setbacks. Preston said the Planned-Unit 43 
Development language was broad enough to accommodate it and he didn’t see any issues. Parts 44 
of the land are wet but could be addressed. Cathy said there are layers of clay and Joe said that 45 
was common. Hugh wondered if the structure Cathy adds for living would be temporary during 46 
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the building and she said it would be permanent. Joe said they were ecstatic about her project but 1 
wanted to make sure she had a place to live. Joe said it would reflect well on the board and be a 2 
poster child for future projects. Cathy has a friend who is developing a garage into an apartment 3 
and would be another option for her to live in during construction if necessary. Joe wondered about 4 
the timing. Cathy thought the house part could start this summer but didn’t have a timeline. She 5 
won’t meet with the architect until August and needs to figure out funding. If things go well, she 6 
wants to start next spring on the two buildings. Preston thought VHIP may be over for the year. 7 
Erin said she would check and let Cathy know. Cathy said she could get a home equity loan to do 8 
the work but wondered if she could get reimbursed from VHIP. Peter Hudkins said she would need 9 
a HUD approved drawing and he wondered about the cost of building it. Cathy said it would 10 
probably cost $2 to 2.5 million to build. Cathy said the federal government has more requirements 11 
than others and if there was a way to secure money that didn’t involve them, maybe they could 12 
make it all work. Jerry Ucci is very interested in being involved but didn’t think he was up for 13 
dealing with the Feds on a 16-unit project and thought he could build it for much less. Cathy had 14 
faith in her architect who was good at what they do. Peter had done a 36-unit, and a big problem 15 
was the first set of criteria, and the credits are controlled by Windham & Windsor Housing Trust 16 
in this area. Cathy will meet with them on Thursday to discuss what’s available and wasn’t willing 17 
to turn the property over to them, which may end their discussion. Peter said they were federal tax 18 
credits but were institutional so the credits would likely go to the financer. Peter had asked them 19 
about bringing a builder from out of state and the tax credits going to them and was told no and 20 
that they controlled them. Joe asked Cathy if she needed anything from the commission. Cathy is 21 
looking for a good lawyer and has someone to help her with the finances. Hugh asked Cathy if 22 
Bob Flint and she had met and his view of financing options and Cathy said he suggested speaking 23 
with Windham & Windsor. Hugh suggested she ask them where she could get money, because it 24 
sounded like federal money would incur more upfront costs. Cathy hoped the project would be a 25 
learning experience for others. So far, she’s learned there weren’t 16 Section-8 vouchers available 26 
for Vermont. A project voucher provides money to build the project with the stipulation that it is 27 
affordable housing for 20 years, which she had no problem with. Cathy was told the project 28 
manager can choose the tenants from the people who qualify for vouchers which can be helpful to 29 
be able to choose people who can manage well. Cathy said she was digging around and was open 30 
to ideas. She was pretty sure she could get support from Efficiency Vermont. She hoped to have 31 
mini splits but noted they wouldn’t be enough for a Vermont winter and needed to change her 32 
thinking about electric heating. Mini splits also provide air conditioning, which is useful. Preston 33 
said he was surprised to learn of the 10% for Vermont Fund run by the Treasurer’s Office which 34 
they want paid back but at a 1 or 2% interest rate and they like big projects. Preston said the 35 
Housing Commission offered a lot of moral support and wondered if there should be an effort to 36 
fundraise. They have set up a housing fund but wondered how to populate it. Preston said if they 37 
don’t ask, they won’t know if they can get private funds. Joe proposed they develop a marketing 38 
campaign for a fundraiser, not only for this project but for the fund. Preston said donations to a 39 
town fund are tax deductible. Joe wondered if they wanted to form a subcommittee or work on it 40 
as a group and Hugh thought they should as a group because they didn’t have so much on their 41 
plate that they couldn’t. Joe will put it on the next agenda. Cathy has a book Ray Dalio wrote about 42 
what is important in life and his company bought the home of a friend of hers at a reasonable price, 43 
eliminating the pain of going through showing it. Cathy didn’t think he knew about the situation, 44 
but it was reasonable. Julie said there are layers to get to him. Julie noted that Ray bought up many 45 
properties in Chester and demolished the houses. Joe would try to connect with him. Erin has heard 46 
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a term across the board about a public-private partnership and thought this could be a good 1 
opportunity to make Chester a public-private partnership and might be a term that would be the 2 
carrot. Cathy said if they’re charging $1,000 a month for a 1-bedroom and $1,300 for a 2-bedroom, 3 
it could support a $2 million mortgage. Cathy was looking at $4 to $5 million depending on the 4 
economy and chaos we are living in, and it could take 40 years to pay back the $3 million, so it 5 
would require donations or government funding. Cathy was committed to the affordable part for 6 
the 16 units but not necessarily the units in the house. Preston hears more and more that all 7 
affordable housing is subsidized by family or taxes or donations. Cathy agreed. Julie said they 8 
need to figure out how to get connected to get these projects going. Joe said they were a year and 9 
a half knowing funding was difficult, but the goal was to lay down a pathway to do some of the 10 
legwork to solve a puzzle of how to get something done. Joe thought they were accomplishing that 11 
and making progress. Hugh thought Cathy’s project was more ready to go than anything they had 12 
considered. Preston thought it was shocking that even though there wasn’t any land cost, it still 13 
wasn’t affordable. Cathy agreed. She said $4 million assumes the land and heard it would be at 14 
least $320 per square foot and where they got $3.2 million which was just the building. Cathy said 15 
in the current times, planning requires a slush fund. They could return money afterwards if not 16 
needed and thought it would be awful to start and not able to finish.  17 
 18 
Joe summarized by saying Cathy was moving forward and looking for a slush fund to continue 19 
funding and researching. They have an empty account they need to do fundraising for and then 20 
they could possibly help Cathy. They will come up with ideas for fundraising as a group. Joe said 21 
the beauty of the project was it was directly across the street from the Public Safety Building and 22 
not on a back road somewhere and is in public view which may help promote it. There was nothing 23 
further to discuss about the project at this meeting and Cathy would get back to them with what 24 
Windham & Windsor tells her. Cathy suggested they consider if the town can waive the water and 25 
sewer connection fees, which would help, including increasing water pressure in the existing 26 
building. Joe asked if there was a large enough water line on the street for the project. Julie said 27 
the main was large enough, but the tap would need to be upgraded.   28 
 29 

Agenda Item 4, Housing Study Report 30 
 31 

SE Group finished and provided the members with a draft of the housing study. They are happy to 32 
attend a future meeting if needed. Julie said it was a lot to read and digest and although she hadn’t 33 
yet read the entire study, it would prove to be a useful tool. As with Cathy’s project, they needed 34 
to determine the next steps. Julie and Erin had discussed seeing if they could find a developer to 35 
come speak to them and share their expertise. They had discussed having Windham & Windsor 36 
Housing return and have that conversation and providing them with the study. Julie reached out to 37 
Miro Weinberger about the next steps. Julie thought getting the projects on the radar would help. 38 
Joe has a very large contact who does residential and commercial in Connecticut who is friends of 39 
his and would put it in front of them and ask for their help. Julie said Chief Williams has a friend 40 
in New Hampshire who develops, and they offered to speak with the Commission. Josh Hanford 41 
from VLCT gave Julie the name of Zak Hale doing the huge project in Bennington, but if they had 42 
someone closer, that may be better. Bryan mentioned someone from Springfield who was doing a 43 
project at Dartmouth and would reach out to him to see if he could attend the June meeting. And 44 
then they would circle back to Windham & Windsor about having them return. Julie asked if they 45 
wanted SE Group to return and the members hadn’t digested it yet. Julie noted there was a cost 46 
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proposal in the report that she found interesting and it was $4.8 million for land development, not 1 
housing, with one-way access. 2-way access was about $2 million more for land development 2 
which included complete infrastructure for house development. Julie said it included everything 3 
such as lighting along the sidewalks. Caroline asked if one-way access would cut down on the 4 
number of proposed units and it would, as they would lose the whole upper tier of units. They will 5 
review the report in more detail at the next meeting and decide, via email, before the meeting if 6 
they want SE Group to be present. 7 
 8 

Agenda Item 5, Board Member Tasks 9 
 10 

Joe’s task was reviewing appraisals and noted the projects that use state and federal funding require 11 
different appraisers and are appraised differently and he was so focused on the town property that 12 
he misunderstood the goal and refocused, then emailed them and asked for an appraised value of 13 
the property across the street with. It is cheaper to use a regular appraiser, and these folks charge 14 
$2,900 and would provide them with the information necessary to move forward. Joe said they 15 
needed to decide if they wanted the value of the property across the street to know what was needed 16 
to make an offer on the property and would cost them about $2,900. Caroline thought it would cost 17 
$5,000 or $6,000 and Joe said that it included the town property. Joe said there were three 18 
appraisers he had contacted but this one had been the most proactive. Preston said if they were 19 
going to spend town funds, they had to ask the Select Board to approve it and was a very public 20 
process, so Preston would go back to Dennis to see if he was still interested in selling. Erin said 21 
she was going through this with West Windsor and the housing trust is also requesting, in addition 22 
to the appraisal, a market study, and both came in just over $8,000. It takes 3 to 4 weeks, so she 23 
thought the housing trust might also request a market study. Joe didn’t mind shopping, and they 24 
could float it out there, and have a budget of $1,600 that includes driving time. Joe didn’t mind 25 
trying to float it out to see if someone would step up. Hugh said if the funds were available, and 26 
Dennis was interested, they should figure out what the property was worth. Even though they may 27 
not be able to move on it, it would give them information to use. Caroline wondered what the right 28 
amount would be. She thought the property was assessed at $282,000 with the existing buildings. 29 
The market may be $600,000 or $700,000 now and Caroline wondered what price wouldn’t be 30 
viable. Julie didn’t know what the number would be, and it would be dependent on funding 31 
sources. Julie said if they’re seriously interested in the property, they need an appraised value. If 32 
they were going to support Cathy, they wondered if they would need to worry about Dennis’ 33 
property. Joe pointed out that Cathy’s project was light years ahead of the other but suggested they 34 
still reach out and find out where Dennis’ thoughts were. Preston would reach out but added that 35 
if the town purchased the property, they couldn’t offer more than the appraised value. They could 36 
negotiate less and possibly a tax donation for selling it for less, but they couldn’t offer more. Hugh 37 
thought it may be worth it, and the gravel pit has so much more lead time, and Allard’s could move 38 
faster than the gravel pit property. Preston said Windham & Windsor could run with the property, 39 
so they just need to figure out what it’s worth. Preston would speak with Dennis and Joe would 40 
shop around for the best price for an appraisal. At the next Select Board meeting on June 18th, Julie 41 
will add it to the agenda. Joe will only seek out appraisers who are certified for federal appraisals. 42 
 43 
Joe provided an update on the multi-family building for sale by NewsBank. It’s dead ahead of you 44 
coming down Church Street. Joe said they use the unit for their own use, and it contains 5 total 45 
units: 4 1-bedroom and 1 2-bedroom unit and they’ve only used it for their company’s use. It’s 46 
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been on the market for 51 days and Joe was thinking it was well-maintained, and nobody was 1 
stepping in to buy it, so he contacted the listing agent to provide feedback. The agent said the 2 
people who inquired were scared because it was empty. One unit was rented by an employee of 3 
NewsBank who no longer works there but is still renting. Investors would rather have something 4 
that was rented. In Chester, a 1-bedroom goes for $1,000. The building at 423 Main Street is going 5 
to be reduced and the barn behind it could be converted. Julie wondered if there was a deal they 6 
could make with the Housing Commission. Sharon asked about parking and Joe thought there was 7 
enough but had pulled up the tax map and said it didn’t look like a huge parcel but suggested they 8 
take a visit. Joe said they own the property around it. Cathy said Jerry Ucci said $100,000 per unit 9 
on an occupied building is a standard price, so $605,000 for 6 units made sense but there was 10 
nothing to take to a bank to say it was what it could do. Cathy wondered if the building for sale 11 
was on the huge lot behind it. Joe said it was on .57 acres. Hugh noted it was empty because they 12 
weren’t renting it. Joe showed the assessment map and pictures of the property and thought there 13 
was enough parking. Joe was going to reach out to NewsBank and work with the agent.  14 
 15 

Agenda Item 6, New Business/Next Agenda 16 
 17 

 Bryan will see if his friend will come and speak regarding project steps. 18 
 Housing study discussion and potentially the SE Group. 19 
 Marketing and fundraising. The music series on the Green will start in July. The No Kings 20 
rally is on June 14th from 10 to 12. The Fall Festival is the third weekend in September. Sharon 21 
said on June 21st there would be Bright, Bright Night with local businesses participating. Joe 22 
suggested they dig deeper and come up with ideas. Erin is on the Summer Festival Planning 23 
Committee and suggested getting it there and educating people.  24 
 The next meeting is June 17th. 25 

 26 
Agenda Item 7, Adjourn 27 

 28 
Hugh moved and Lauren seconded a motion to adjourn. The motion carried, and the meeting was 29 
adjourned at 7:00 p.m. 30 


