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NW VT TOD Market Analysis 

Task 1 Meeting with the Chittenden County RPC Project Sponsors 

Chittenden County Regional Planning Commission 
Summary of Findings 

Meeting Date: March 6, 2024 

 

Meeting Attendees: Joe Weith, W+B; Marshall Distel, CCRPC; Taylor Newton, CCRPC; Eleni Churchill, 

CCRPC; Darren Schibler, CCRPC; Sarah Muskin, CCRPC; Bryan Davis, CCRPC. 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Preparation and adoption of TOD master plans for each community with specific geographic 

areas defined. 

• Adoption of bylaws to implement the TOD master plans. 

• TOD plans that focus on bus service, not trains yet (maybe in future). 

• Find ways to increase bus service to serve TOD areas including identification of sufficient funding 

sources to support the increased service. Transit planning will be led by VTrans and GMT. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• There appears to be strong housing demand across all housing types. 

• The project sponsors did not offer any opinions related to demand for 

commercial/institutional/industrial space. 

 

TOD AREAS 

 

TOD Area Description: 

• Essex Junction: The TOD area encompasses the Village Center area around 5 Corners, the Pearl 

Street (Route 15) corridor, and the Park Street (Route 2A) corridor from 5 Corners to the 

Winooski River. 

• Milton: The TOD area encompasses the Downtown Business zoning district along Route 7 and 

Middle Road from Bombardier Road north to about Barnum Street. 
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Potential Development Barriers: 

• Essex Junction: The only potential barriers to increased development identified by project 

sponsors include traffic congestion around 5 Corners and the multiple railroad lines if crossings 

are needed. 

• Milton: No significant barriers to increased development were identified. Project sponsors 

• believe the Town has sufficient water and sewer capacity to accommodate growth and 

development in the TOD area. 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Frank Cioffi – President, Greater Burlington Industrial Corp. 

• BETA Technologies – growing employer in Chittenden County. Project sponsors have heard that 

BETA is renting houses for employees as a strategy for recruiting and retaining employees. 

• Husky Technologies – largest employer in Milton. 

• Tim Baechle – Global Foundries. Large employer based in Essex Junction. 
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NW VT TOD Market Analysis 

Task 1 Meeting with the City of Essex Junction Project Sponsors 

City of Essex Junction 
Summary of Findings 

Meeting Date: March 28, 2024 

 

Meeting Attendees: Joe Weith, W+B: Marshall Distel, CCRPC; Eleni Churchill, CCRPC; Chris Yuen, Essex 

Junction Community Development Director; Regina Mahoney, Essex Junction City Manager; Jennifer 

Marbl, Essex Junction Planner; Jeff Arango, Framework (land use consultant). 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Prepare a comprehensive plan and zoning regulations that encourage dense housing 

development, and which is accepted by the community. 

• Create compact development areas that promote sense of place, livability, vitality, and many 

activities and things to do in the center of the community. 

• Transform currently underutilized Pearl Street corridor into a more vibrant and attractive place. 

• Create plans that provide enough density to support increased transit and enough transit to 

support increased density. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Housing demand appears to be strong – very little vacancy in the market. 

• The City expects demand to remain strong for the foreseeable future. 

• New residential buildings seem to fill up very quickly. 

• The retail market appears to be stable. There is no vacancy in the Pearl Street corridor and there 

is quick turnover when space become available. Retail spaces in the Brownell Block near 5 

Corners takes longer to fill up. New ground floor retail in the mixed-use buildings near 5 Corners 

are slower to lease but appear to be full. 

• Global Foundries recently received a large grant from the federal government to invest in their 

facility. While this investment will not necessarily increase employment, it will support continued 

operation and maintain employment in the community. 
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TOD AREAS 

 

TOD Area Description:  

• The TOD area identified by the City encompasses the Village Center zoning district around 5 

Corners, the Pearl Street corridor (Route 15) from 5 Corners west to Susie Wilson Road, and the 

Park Street corridor (Route 2A) from 5 Corners south to the Winooski River. 

 

Potential Development Barriers: 

• The City did not identify any significant barriers to increased development in the TOD area. 

• The multiple railroad lines running through the TOD area may impose somewhat of a challenge if 

crossings are needed. 

• Water and sewer capacity are currently sufficient to accommodate growth but will need capacity 

upgrades at some point. 

• Upgrading sewer capacity is somewhat complicated since there is a sewer agreement between 3 

municipalities (Essex Junction, Essex Town, Williston), but not insurmountable. 

• Many existing utilities are getting to the point of needing to be replaced/upgraded. 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Brett Grabowski – Milot Real Estate. Constructed 2 mixed use buildings at 5 corners. Currently in 

process to purchase the Lincoln Inn property. 

• Gabe Handy – owns several commercial and residential multi-family properties in the City. He 

recently developed several multi-family buildings along Pearl Street and Park Street. He owns the 

Planet Fitness center, Big Lots center, Dollar General/Extended Stay Suites property, and Fire Bird 

Café property. 

• Blackrock Construction – Ben Avery. Blackrock constructed a mixed-use building on Maple Street 

near 5 Corners. Blackrock currently owns the Lincoln Inn property. 

• Tim Shea – Executive Director, Champlain Valley Exposition. 

• Kurt Montgomery – owns Riverside by the Village residential development on Park Street.  

• Joe Handy - owns several residential and commercial properties. He recently purchased the 

Murphy’s Tavern building on Railroad Avenue across from the Amtrak station. 
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NW VT TOD Market Analysis 

Task 1 Meeting with the Town of Milton Project Sponsors 

Town of Milton 
Summary of Findings 

Meeting Date: March 26, 2024 

 

Meeting Attendees: Joe Weith, W+B; Marshall Distel, CCRPC; Eleni Churchill, CCRPC; Taylor Newton, 

CCRPC; Cymone Bedford, Milton Planning, DEI, and Development Review Director. 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Create a plan that promotes a strong, walkable, human scale, downtown core which was 

inspired by the Milton On The Move process. 

• Promote mixed commercial/residential development in the downtown core. 

• Identify strategically the gaps that need to be filled and how best to fill them. 

• The Town would like to improve transit services but has not given much thought on what that 

means or how to accomplish it. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• There appears to be solid demand for single family and duplex housing. There has not been 

much interest from developers to build multi-family housing. 

• There appears to be good demand for rental housing and starter homes. 

• Demand for retail and office does not appear to be strong. 

• Industrial demand seems to be steady and somewhat strong. Jeff Jimmo is a premier industrial 

space developer and recently constructed a 90K sf building on speculation. The building is now 

being leased by Peerless Clothing. 

 

TOD AREAS 

 

TOD Area Description: 

• The TOD area identified by the Town primarily encompasses the Downtown Business zoning 

district along Route 7 and Middle Road from Bombardier Road at the southern end to Barnum 

Street at the northern end. 
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Potential Development Barriers: 

• Other than a cemetery, the Town did not identify any significant barriers to development in the 

TOD area. 

• Town has sufficient water and sewer capacity to accommodate growth and development in the 

TOD area. 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Pomerleau Real Estate – owner of the Hannaford shopping center. 

• Esther Lotz – commercial broker. 

• Bill Sawyer – housing developer/landlord. 

• Gabe Handy – residential/commercial developer and landlord. 

• Cindy Reid – Director of Real Estate Development, Cathedral Square. 

• Bart Frisbie – housing developer, one of the largest in Milton. 
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NW VT TOD Market Analysis 

Task 1 Meeting with the Northwest Regional Planning Commission Project Sponsors 

Northwest Regional Planning Commission 
Summary of Findings 

Meeting Date: March 5, 2024 

 

Meeting Attendees: Greta Brunswick, Emily Croft, Sarah Muskin, David White 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Estimate of how much density may be required to meet market demand for housing. 

• Whether current zoning is prohibiting the type of development (including densities) that would 

enable the two TOD centers to meet the demand. 

• Identify particularly marketable properties within the two TOD centers that could help meet the 

demand. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• “Insatiable housing demand in and around the City of St. Albans”. This includes the Town. 

• That said, with several housing projects underway or anticipated (Butterfield on Lake St., Fonda 

property, Bellevue project), it will be interesting to see the absorption of those and demand 

afterwards. 

• Look at 2022 Housing Needs Assessment 

 

TOD AREAS 

 

TOD Area Description: 

• Two areas identified. Both are designated growth centers both locally and in the regional plan. 

They are located in and around I-89 exits, one the South Wing at Exit 19, the other being the 

North Wing at Exit 20. 

• Both are currently mixed use with existing residential and commercial uses. 

• Both have significant undeveloped or under-developed properties with potential for infill 

development. 

• South Wing - The Regional Plan says “The South Wing consists of high-density residential 

neighborhoods south of the SASH Highway (connection from I-89 to Route 7) and commercial 

uses on either side of Interstate 89’s exit 19. There is great potential for further development in 
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this wing of the growth center, but further development cannot continue any existing patterns of 

strip development. Although exit 19 creates demand for automobile-oriented development, it is 

important that future development link with both existing and future residential neighborhoods 

through pedestrian- accessible sidewalks or paths and that public transportation is provided”. 

• North Wing – The Regional Plan says “The North Wing has experienced the bulk of recent 

development in the Northwest Regional Growth Area; however, most of it has been automobile- 

oriented commercial development in the form of strip malls, fast-food restaurants, car 

dealerships and banks. Like the south wing, the north wing is influenced by an interstate exit 

(i.e., exit 20). Future development in the north wing shall not continue the existing patterns of 

strip development and shall instead consist of infill development and/or projects that help 

promote the characteristics of growth centers noted earlier in this section. Pedestrian 

accessibility, public transportation, mixed uses (residential and commercial uses) and compact 

high- density design are necessary to further growth area goals”. 

• May want to consider including areas adjacent to but slightly outside of the South and North 

Wing growth areas. 

 

Potential Development Barriers: 

• Act 250 requirements for traffic impact fees add to developer costs for projects that are already 

financially marginal. 

• Schools may have limited capacity. The supervisory union recently sent a letter to Act 250 about 

their concern for its potential impact on growth in student population. 

• Consider whether PUD rules require too much open space where it may not be needed and 

where it may be more important to use the land for more housing. 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Carl Laroe  (small scale developer) 

• Amy Paradis (Ace Properties) 

• Corey Mathieu (small scale developer) 

• Brendan Deso (small scale developer) 

• Tyler Stanislas (small scale developer) 

• Mark Lareau (small scale developer) 

• Travis Belisle (small scale developer) 

• Shawn Cheney (real estate agent) 

• PJ Poquette (real estate agent) 

• David Goodrich (developer/contractor) 
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• Colleen Gallagher, Senior Manager Human Relations, Mylan Technologies (employer) 

• Peter Wright, CEO Northwestern Medical Center (employer) 

• Someone from Beta Technologies (employer) 

• Someone from Ben & Jerry’s (employer) 

• Someone from Barry Callebaut (employer) 

• Jay Cummings, Business Development Officer, Peoples Trust Co. (employer/lender) 

• Laz Scangas, Arnold & Scangas Architects  
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NW VT TOD Market Analysis 

Task 1 Meeting with the Town of St. Albans Project Sponsors 

Town of St. Albans 
Summary of Findings 

Meeting Date: April 16, 2024 

 

Meeting Attendees: Megan Sherlund, David White 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Increase opportunity for housing of all types. 

• Gather data about existing housing and market. How fast homes sell or lease up; sizes of units 

for which there is demand.  

• Info to help educate residents. 

• Encourage infill with smart growth planning. 

• If transit were more robust, could bring more residents to area. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Demand is high and will remain high.  

• Like much of Vermont, missing middle housing. 

• Interesting that several approved housing projects haven’t been built. Don’t know why. Market? 

Cost? 

• Town is mostly single-family homes; multi-family is mostly in the City. Could use more in the 

Town. 

• Senior housing demand may currently be met due to some recent projects? 

• Frequent calls from Northwest Medical Center staff or prospective staff looking for temporary 

housing while they seek permanent housing. 

 

TOD AREAS 

 

TOD Area Description: 

• North and South growth centers associated with I-89 exits 19 & 20. 
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• Proximity to interstate and mixed uses could make both areas attractive, especially if well 

designed and with improved amenities over time. 

• Proximity of both to downtown St. Albans is also attractive. 

 

Potential Development Barriers: 

• Environmental considerations: wetlands, impaired waters, stormwater treatment needs. 

• Perception among development community that water & sewer aren’t available, which is not 

correct for most of the TOD area. 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Jeremiah Lacrose (Ace Properties) 

• Tyler Stanislas (small project developer) 

• Pat Malone (commercial property owner with significant adjacent land) 

• Rick Bove (landlord/developer) 

• David Goodrich (developer/contractor) 
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NW VT TOD Market Analysis 

Task 1 Meeting with the Central Vermont Regional Planning Commission Project Sponsors 

Central Vermont Regional Planning Commission 
Summary of Findings 

Meeting Date: March 1, 2024 

 

Meeting Attendees: Christian Meyer (CVRPC), Reuben MacMartin (CVRPC) 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• A viable model for residential nodes where residents need not be dependent on a personal 

vehicle for most of their basic transportation needs.  

• Dependable transit serving more housing units regionally could greatly expand access to 

affordable housing markets. 

• Understand where are land values most suited for new workforce housing?  

• Understand what kinds of housing is the market demanding?  

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Barre City: Higher vacancy than surrounding towns, but still hear a lot about housing crunch and 

cost – may be an issue of high supply, but low quality. 

• Northfield and Berlin: Very low vacancy. 

• Surrounding towns – all low vacancy. 

 

TOD AREAS 

 

TOD Area Description: 

• Berlin: Historic Village of Riverton. Some transit, but minimal infrastructure. 

• Barre: A large area of the City, including the Designated Downtown and Historic Downtown 

District, among other areas. Includes the city center with some transit. 

• Northfield: A north-south corridor, which includes the Designated Village District. This is a 

downtown center with some transit. 
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Potential Development Barriers: 

• Dependable transit will be the wild card. Supporting transit infrastructure would be the next 

most important variable.  

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Tim Heney, Montpelier Realtor and City Councilor 

• Tom Lauzon, Barre City Councilor, former mayor, and active developer 

• Connor Brothers, developers and business owners 

• Jim Fecteau, Fecteau Properties 

• Nicola Anderson, DownStreet 

• Dave Rubel, Community National Bank 

• Tom Leavitt, Northfield Savings Bank 

• Will Eberle, Recovery Vermont 
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NW VT TOD Market Analysis 

Task 1 Meeting with the City of Barre Project Sponsors 

City of Barre 
Summary of Findings 

Meeting Date: March 15, 2024 

 

Meeting Attendees: Nicolas Storellicastro (Barre City Manager), Christian Meyer (CVRPC), Reuben 

MacMartin (CVRPC), Niki Sabado (CVRPC) 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Ayers So. Main Street intersection  

o Roundabout? 

o Walkability, safe (another street nearby closed, West Patterson), aesthetics.  

o Lacks connectivity to bike path. 

o Not a lot of housing density right there – potential. 

• Regional multi-use path lacks connectivity – missing segments. 

• Merchants Row ideas and connection. 

• More data to support North Main efforts. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Low income and missing middle – highest demand. 

• Missing middle – absolutely no supply. 

 

TOD AREAS 

 

TOD Area Description: 

• The proposed TOD planning area encompasses all of Barre City’s Designated Downtown, Barre’s 

Historic Downtown District, as well as the area referred to in the Unified Development 

Ordinance as the Design Review Overlay District, and areas outside these limits as well. 
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Potential Development Barriers: 

• Lack of any remaining land to be developed 

• Floodplain 

• Ledge 

• Access to highway can be seen as “considerable” 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Michelle Hebert, residential realtor 

• John Biondolillo, commercial broker 

• Tess Taylor, Housing Committee chair 

• Kevin Spaulding, Swenson Granite Director of Manufacturing 

• Bob Pope, Former president of Rock of Ages  

• Thom Lauzon, City Councilor, former Mayor, and active developer 

• Eileen Hee, Director of Projects & Properties Central Vermont Medical Center 

• Larry Martin, Appraiser and City Assessor 

• Tom Leavitt, President of Northfield Savings Bank 

• Chris Hennessey, Current School Superintendent 

• David Sichel, Planning Commissioner 

• Samn Stockwell, City Councilor  
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NW VT TOD Market Analysis 

Task 1 Meeting with the Town of Berlin Project Sponsors 

Town of Berlin 
Summary of Findings 

Meeting Date: March 20, 2024 

 

Meeting Attendees: Thomas Badowski (Berlin Assistant Town Administrator & Zoning Administrator), 

Christian Meyer (CVRPC), Reuben MacMartin (CVRPC), Niki Sabado (CVRPC) 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Activation of Riverton Village area. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Townwide demand from biggest employers – CVMC, Blue Cross/Blue Shield, Berlin Elementary, 

Vermont Psychiatric Hospital. Walmart, Berlin Mall stores, 802 Honda, Toyota, and Subaru. 

• Clearly demand at New Town Center (nearest the hospital), but likely demand for workforce and 

affordable housing in Riverton for commuters. 

• No housing projects have been constructed in recent years. 

• Questioned whether there is truly lack of supply for middle income housing, but without any 

source for that question. 

 

TOD AREAS 

 

TOD Area Description: 

• The Historic Village of Riverton, which includes properties along Route 12 spanning both sides of 

the river and both sides of the railroad. 

 

Potential Development Barriers: 

• Lack of municipal water and sewer. 

• Have been applying for years for funding for a community waste system. 
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REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Eileen Hee, Director of Projects & Properties Central Vermont Medical Center. 

• Pablo J. Medeiros, Heidenberg Properties (Berlin Mall). 

• Jacob Hemmerick, Community Planning & Policy Manager Vermont Department of Housing & 

Community Development.   

• Melissa Bounty, Central Vermont Regional Economic Development Corporation. 

• Clarissa Holmes, Lister. 
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NW VT TOD Market Analysis 

Task 1 Meeting with the Town of Northfield Project Sponsors 

Town of Northfield 
Summary of Findings 

Meeting Date: March 20, 2024 

 

Meeting Attendees: Jeff Schulz (Northfield Town Administrator), Tom Davis (Northfield Economic 

Development Director), Reuben MacMartin (CVRPC), Niki Sabado (CVRPC) 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Growing tax base 

• Create opportunities for development. 

• Increased housing at every level 

• More restaurants – need more reliable access to dining options. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Missing middle, including single family dwellings. 

• Pancetta Bakery and Darn Tough both experiencing labor issues due to lack of housing. 

• Senior housing alternatives; assisted living communities. 

• No great data on affordable housing. 

• Need more amenities for Norwich. 

 

TOD AREAS 

 

TOD Area Description: 

• The proposed TOD planning area includes a north-south oriented corridor connecting the 

community of Northfield Falls at the northernmost point, running through the Designated 

Village District, and terminating at Norwich University at the southernmost point. 

 

Potential Development Barriers: 

• Off the interstate.  
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• Topography is challenging. 

• Many properties in floodplain.  

• Local pushback with growth, small but loud. 

• Working on a stronger relationship with college (work in progress). 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Bill Smith, chair of the Development Review Board  

• Rob Korrow, Owner of the primary fuel company in town 

• Mary Nadon Scott, Head of the Northfield Walkability Task Force 

• Steve Fitzhugh, Head of the Northfield Utility Commission & former Planning Commission chair  

• George Goodrich, Owner of Trans-Video Cable, Phone, Internet  

• Kaitlyn Keating, Executive Director of Northfield Community Development Network (NCDN)  

• Kahwa C. Douoguih, Norwich professor & entrepreneur, Member of NCDN. 

• Anne Donahue, State representative  

• Lydia Petty, Select Board member 
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CITY of RUTLAND 
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NW VT TOD Market Analysis 

Task 1 Meeting with the Rutland Regional Planning Commission Project Sponsors 

Rutland Regional Planning Commission 
Summary of Findings 

Meeting Date: March 8, 2024 

 

Meeting Attendees: Devon Neary (Rutland RPC), Ethan Pepin (Rutland RPC), Jennifer Carvajal 

(Cambridge Econometrics), Dan Hodge (Cambridge Econometrics) 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Clear actionable planning to implement – something direct versus a passive approach. 

• Focus on Evelyn Street – a previously vibrant corridor, now overflow parking. 

• Focus on infill: 

o There is existing TOD in built form, but vacant upper floors. Need to reactivate existing 

buildings. 

• Housing Needs Assessment said workforce housing is not a big issue, but local employers 

disagree – need to fill the gaps in this study. 

• Attract developers with new and clear data. Need to use this to visualize potential. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Employers are desperate for housing. May be forming Housing Trust Fund. 

• More units have come “offline” than have been added. 

• 3,000-8,000 additional units within the region; 5,000 units by 2040 in Rutland City. 

• 2,700 affordable units demand NOW by Housing Trust data Rutland County. 

 

TOD AREAS 

 

TOD Area Description: 

• The proposed TOD planning area encompasses a large portion of the City, with an emphasis on 

the Downtown Core, including the Multi-Modal Transit Center and Amtrak Station. Due to dense 

development pattern and small size (7.6 sq. mi.) of Rutland City, most of the City is served by 

public transit and should be considered in this planning effort. The planning area includes a one 



2 
 

mile radius around the Downtown Core; however, that may be expanded to include future 

development along US-4 or US-7. 

 

Potential Development Barriers: 

• Current landowner stalemate: not interested in redevelopment or letting properties go – not 

even coming to table. 

• Railroad location could be considered somewhat of a barrier. 

• City’s capacity is limiting factor. 

• Political will. 

• Risk aversion. 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Mary Cohen, Rutland Housing Trust 

• Rutland Regional Medical Center 
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NW VT TOD Market Analysis 

Task 1 Meeting with the City of Rutland Project Sponsors 

City of Rutland 
Summary of Findings 

Meeting Date: March 22, 2024 

 

Meeting Attendees: Ed Bove (Rutland Redevelopment Authority), Andrew Strniste (City of Rutland 

Planning & Zoning Administrator), Jake Pluta (Rutland Planning Commissioner), John McCann (Rutland 

Board of Aldermen), Mike Doenges (Rutland City Mayor), Devon Neary (Rutland RPC), Ethan Pepin 

(Rutland RPC), Lyle Jepson (CEDRR), Cooper Babbitt (CEDRR), Marshall Distel (CCRPC), Bryan Davis 

(CCRPC), Jennifer Carvajal (Cambridge Econometrics) 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Parking garage proximity to bus and train provides opportunity – how to maximize this 

potential? 

• Want to understand downtown housing demand – generally downtown (not just Downtown 

District). 

• Use data to attract developers – reinvestment or new development; leveraging advantages of VT 

Transit, bus, and train: 

o Some want commuter rail to Middlebury and Burlington. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Housing Trust and Housing Authority have done most of the housing development in recent 

years. 

• Most projects have been small 1-2 units, rehab. 

• Mark Foley: 10 units, dorms to housing units. 

• Mid-to-late 90s last major boom (more Rutland town and rural). 

• 6 to 12 units North Main Street. 

• 2021 consultant – Housing Trust; 2,700 gap in affordable units region wide (70% in City). 

• 71% of households 1-2 people; only 30% of homes have 2-3 bedrooms. 
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TOD AREAS 

 

TOD Area Description: 

• The proposed TOD planning area encompasses a large portion of the City, with an emphasis on 

the Downtown Core, including the Multi-Modal Transit Center and Amtrak Station. Due to dense 

development pattern and small size (7.6 sq. mi.) of Rutland City, most of the City is served by 

public transit and should be considered in this planning effort. The planning area includes a one 

mile radius around the Downtown Core; however, that may be expanded to include future 

development along US-4 or US-7. 

 

Potential Development Barriers: 

• None 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Lauri Mecier Brochu, realtor 

• Andy Paluch, developer & landlord 

• Jake Pluta, Planning Commission & realtor 

• Clair Purcell, developer 

• Sean Sargent, appraiser 

• Melanie Paskevich, E.D. Neighborworks  

• Kevin Loso, E.D. Rutland Housing Authority 

• Zak Hale, developer 

• Chris Halnon, NEFCU 

• Logan Solomon, RRPC Housing Planner 
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NW VT TOD Market Analysis 

Task 1 Meeting with the Addison County RPC Project Sponsors 

Addison County Regional Planning Commission 
Summary of Findings 

Meeting Date: March 5, 2024 

 

Meeting Attendees: Joe Weith, W+B; Jennifer Carvajal, Cambridge Econometrics; Adam Lougee, ACRPC; 

Katie Raycroft-Meyer, ACRPC; Darren Schibler, CCRPC.  

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Primary goal is for each municipality to identify an area(s) where they will support relatively 

dense housing development. 

• The first step and highest priority is to prepare plans that promote higher density in the TOD 

areas, build community support, and adopt the necessary zoning changes to implement the 

increased densities. Once zoning changes are adopted, the next step will involve figuring out 

how to serve and support the higher density TOD areas with improved transit. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Demand for housing appears to be strong, however, some project sponsors questioned whether 

this perception is caused more by an extremely low housing supply versus an increase in the 

number of people looking for housing. 

• There appears to be high demand for smaller housing units (e.g., one bedroom, two bedroom). 

Most housing that is available is larger size housing (e.g., 3 – 4 bedrooms). 

• Most new housing being constructed in Vergennes, Middlebury and other communities is 

affordable, subsidized housing which is being developed by affordable housing organizations 

such as Addison Housing Works. 

• There appears to be steady demand for warehouse and industrial space in Addison County 

 

TOD AREAS 

 

TOD Area Description: 

• Ferrisburgh: The Town has identified two TOD areas. Area 1 surrounds the intersection of Route 

7/Route 22A and includes the Ferrisburgh – Vergennes Amtrak station and Park and Ride. This 

area lies immediately north and west of the Vergennes city line. Area 2 is known as the 
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Ferrisburgh town center and surrounds the intersection of Route 7/Little Chicago Road. This area 

includes the town offices, elementary school, historical society, and a post office. 

• Middlebury: The TOD area encompasses primarily the historic downtown, the area surrounding 

the Amtrak station, and higher density residential zoned land along Seminary Street. 

• Vergennes: The TOD area is located along the northern section of Main Street/Route 22A near 

the Ferrisburgh town line. The Vergennes TOD area is near the Ferrisburgh – Vergennes Amtrak 

station which is located just over the city line in Ferrisburgh. 

 

Potential Development Barriers: 

• Ferrisburgh: Biggest barrier to development in the TOD areas is the lack of municipal water and 

sewer. Higher density development will not be possible until public water/sewer is available. 

Project sponsors from both Ferrisburgh and Vergennes indicated that the two municipalities 

historically have not had a very good working relationship. Both communities see this TOD 

planning project as an opportunity to work together to plan for and promote increased housing 

densities in each community.  

• Middlebury: No significant barriers to development were identified by project sponsors. 

• Vergennes: No significant barriers to development were identified by project sponsors. 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Jeff Glassberg – Developer and real estate consultant based in Addison County. 

• Fred Kenney – Executive Director, Addison County Economic Development Corp. 

• Danelle Birong – residential realtor (The Real Estate Company of VT). 

• Julie Basol – Director of Vergennes Partnership. 

• Amey Ryan – residential realtor (IPJ Real Estate). 

• Sarah Cowan – lender, National Bank of Middlebury. 

• Elise Shanbaker – Executive Director, Addison Housing Works. 

• Matt Curran – Director of Business Services, Middlebury College. 

• Bread Loaf Corporation – design/build company. 
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NW VT TOD Market Analysis 

Task 1 Meeting with the Town of Ferrisburgh Project Sponsors 

Town of Ferrisburgh 
Summary of Findings 

Meeting Date: March 21, 2024 

 

Meeting Attendees: Joe Weith, W+B; Katie Raycroft-Meyer, ACRPC; Jean Richardson, Ferrisburgh 

Planning Commission; Clark Hinsdale, Ferrisburgh Selectboard; Bonnie Barnes, Ferrisburgh Town Center 

Committee. 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Prepare plans for the TOD areas that concentrate housing/mixed uses at increased densities into 

more compact areas, and which promote livability and walkability. 

• Prepare plans that right size growth, development, and services in a sustainable manner. 

Encourage enough housing to support the school in the town center. 

• Identify reasons that show why it is important to grow. 

• Utilize TOD planning process to improve working relationship with Vergennes. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Demand for housing appears to be strong. The project sponsors hear regularly from younger 

people complaining about not being able to find affordable housing in town. 

• A project sponsor who owns residential rental property said that when a unit becomes available, 

there are easily at least 40 responses from interested renters. The sponsor also gets unsolicited 

requests every week regarding availability of units for rent. These are signs that demand for 

rental housing is strong. 

• The sponsors feel demand is much higher than supply. 

• The sponsors often hear of young families wanting to move to Ferrisburgh because of the school. 

• The project sponsors did not offer any opinions regarding demand for 

commercial/institutional/industrial space. 

 

TOD AREAS 

 

TOD Area Description: The Town has identified two (2) TOD areas in the community. 
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• Area 1 surrounds the intersection of Route 7/Route 22A and includes the Ferrisburgh - 

Vergennes Amtrak station and Park and Ride. This area is immediately adjacent to the TOD area 

for Vergennes. 

• Area 2 includes the Town Center of Ferrisburgh and surrounds the intersection of Route 7/Little 

Chicago Road. The area is zoned Ferrisburgh Town Center, Rural Residential and Conservation. 

The area includes the elementary school, town offices, town historical society, and post office. 

Much of this area has municipal water, and the feasibility of municipal water and sewer is 

currently under study. 

 

Potential Development Barriers: 

• The most significant barrier to development is the lack of municipal water and sewer in both 

TOD areas. 

• A portion of TOD Area 2 consists of a wetland and required wetland buffers. 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• David Shlansky – owner/developer of residential apartment units and commercial space. 

• Mike Hinsdale – owner of residential apartment units in Ferrisburgh. 

• Ashley and Sean LaFlam of Goose Creek Builders – design build company specializing in custom 

homes and renovations. The LaFlams were approached recently by investors to see if they would 

be interested in partnering to develop multi-family housing in Ferrisburgh. 

• Basin Harbor Club – large seasonal employer in town. 
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NW VT TOD Market Analysis 

Task 1 Meeting with the Town of Middlebury Project Sponsors 

Town of Middlebury 
Summary of Findings 

Meeting Date: March 21, 2024 

 

Meeting Attendees: Joe Weith, W+B; Adam Lougee, ACRPC; Jennifer Murray, Middlebury Director of 

Planning & Zoning. 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Verify that the vision outlined in the Town’s 2020 Downtown Master Plan is still valid. 

• Create an improved vision and better zoning regulations around the Amtrak train station. Create 

potential layouts for added housing density and new neighborhoods within walking distance of 

downtown and the Amtrak station. 

• Create better design review guidelines throughout the TOD planning area. Create a regulating 

plan for the downtown area as well as illustrations and renderings showing character districts 

appropriate for new streets/neighborhoods positioned to provide an extension of the existing 

downtown. 

• Prepare site-specific illustrative master plans for several key parcels in the TOD area that were 

identified in the 2020 DT Master Plan and in the 2022 zoning revisions. 

• Utilize illustrative plans to obtain landowner/decision-maker buy-in in support of the effort to 

develop new zoning regulations. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Demand for housing appears to be strong for all levels of affordability including lower 

income/subsidized, middle income/work force and upper income/luxury. 

• The Town frequently hears that there is unmet demand for workforce housing for 2 large 

employers – Middlebury College and Porter Hospital. 

• Social service agencies have indicated that there is a shortage of voucher-eligible studio and 1 

bedroom apartments for those who prefer to live alone. 

• The public process for the DT Master Plan showed there is good demand among retired empty 

nesters for small luxury housing units in downtown. Providing additional housing for this cohort 

could be beneficial in that it could open up 3 – 4 bedroom homes in neighborhoods walkable to 

schools. There also appears to be high demand at the East View retirement community which is 
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higher end. Finally, there was high demand for the rehabilitated luxury units in the Battell Block 

which leased up very quickly. 

• Demand for retail space appears to be stable. Retail storefronts in downtown seem to fill quickly 

when they come available. 

• Demand for small office space appears to be solid. Many older homes in the downtown continue 

to be converted into office space for small businesses, which puts more pressure on the housing 

market. 

• Demand for small scale manufacturing (e.g., popcorn, specialty meats, etc.) appears to be stable. 

• There has more activity in the zoning office in the last year than there was in the previous nine 

years for development review, primarily related to housing. This points to relatively strong 

demand, at least for housing. 

 

TOD AREAS 

 

TOD Area Description: 

• The TOD area identified by the Town primarily encompasses the downtown Central Business 

District, the districts surrounding the Amtrak station (i.e., Heritage Industrial District, General 

Commercial District, and R4 – R8 Residential Districts), and the R4 - R20 Residential Districts 

along Seminary Street. 

 

Potential Development Barriers: 

• No significant physical barriers to development were identified. 

• The Town is working on upgrades to the wastewater plant, which will support increased 

development. While the Town will eventually need to construct a new water tower, there is 

sufficient capacity to accommodate more growth. 

• Cost of construction/development appears to be somewhat of a barrier to market rate 

development. The most active developer of housing in recent years has been the regional 

affordable housing organization Addison Housing Works which has access to tax credits and 

other funding sources to help make projects more financially feasible. 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Bill Townsend – owner/developer of residential, commercial, and industrial properties 

• Doug Nedde – Nedde Real Estate. Recently converted the Battell Block Building into luxury 

apartments. 

• Bill Benton – real estate appraiser based in Vergennes. 

• Amey Ryan – residential realtor (IPJ Real Estate). 
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• Sarah Peluso – residential realtor (IPJ Real Estate). 

• Brett Grabowski – Milot Real Estate. Developer of a market rate, multi-family apartment building 

in Middlebury. 

• Duncan Harris – commercial real estate broker (The Kingsland Company). 

• Jeff Nick – commercial real estate broker (JL Davis). 

• Sarah Cowan – lender, National Bank of Middlebury. 
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NW VT TOD Market Analysis 

Task 1 Meeting with the City of Vergennes Project Sponsors 

City of Vergennes 
Summary of Findings 

Meeting Date: March 23, 2024 

 

Meeting Attendees: Joe Weith, W+B; Katie Raycroft-Meyer, ACRPC; Adam Lougee, ACRPC; Ron 

Redmond, Vergennes City Manager; Shannon Haggett, Vergennes Planning Commission 

 

GOALS & OBJECTIVES 

 

The project sponsors identified the following goals and objectives for the NW Vermont Transit Oriented 

Development (TOD) planning project: 

• Identify ways to enable more growth in the city. Growing the city’s population is a priority. 

• Understand what the city needs to change to enable growth to happen. 

• Coordinate and combine the TOD planning process with other initiatives going on in the city. 

• Utilize process to develop a better working relationship with Ferrisburgh. 

• Transit – identify opportunities for better service and connections to the downtown and 

surrounding neighborhoods. 

 

MARKET DEMAND PERCEPTIONS 

 

The project sponsors offered the following perceptions of current market demand for housing and 

commercial/institutional/industrial space: 

• Demand for housing appears to be strong, which is supported by the findings in the recently 

completed Addison County Housing Survey. Project sponsors have heard from several local 

businesses that they can’t find employees because there is not enough affordable housing 

available in the city. 

• The project sponsors did not offer any opinions regarding market demand for retail, office, 

institutional or industrial/warehouse space. 

 

TOD AREAS 

 

TOD Area Description: 

• The TOD area primarily encompasses the Northern Gateway zoning district located along the 

northern portion of Main Street/Route 22A in the northeast corner of the City. The TOD area 

also includes a portion of the Low Density Residential zoning district to the west and a portion of 

the Industrial zoning district to the northeast. The TOD area is immediately adjacent to the 

Vergennes Amtrack station which is located just over the City line in Ferrisburgh. 
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Potential Development Barriers: 

• There is sufficient water and sewer capacity to serve new development in the TOD area. The city 

is currently working on a sewer plant upgrade which will be on line by 2027. 

• An area of land in the northwestern portion of the TOD area is conserved. The conserved land is 

currently zoned Low Density Residential and does not front on Main Street/Route 22A. 

• The working relationship between Vergennes and Ferrisburgh has historically been challenging. 

Vergennes sees an opportunity for the two communities to work together on this TOD project to 

plan for and implement denser, more compact, pedestrian friendly development around the 

Amtrak station. Vergennes would consider extending water/sewer into Ferrisburgh but will need 

an intergovernmental agreement. 

 

REAL ESTATE MARKET PROFESSIONALS & STAKEHOLDERS 

 

The project sponsors recommended speaking with the following real estate market professionals and 

stakeholders: 

• Peter Kahn - developer of the Claybrook residential SF lot neighborhood. He is considering a 100-

unit MF development in TOD area. 

• David Shlansky - large residential/commercial landlord in Vergennes. 

• Lynn Donnelly – residential realtor (Berkshire Hathaway Real Estate). 

• Danelle Birong – residential realtor (The Real Estate Company of VT). 

• Chris Bearor – Mayor of Vergennes. Owns JW & DE Ryan Plumbing and Heating. 

• Dickie Austin – Deputy Mayor of Vergennes. Manager of Black Sheep Bistro and Park Squeeze 

restaurants. 

• Renny Perry – former city manager, city council member. Board member of Vergennes 

Partnership. 

• Julie Basol – Director of Vergennes Partnership. 

• Ann Charlebois Ouellette – co-owner of Cornerstone Solutions, LLC, property owner/developer. 

• Peter Stevens – owner of Big Red Barn Furniture, property owner & prospective developer. 

• Michael Dooley – Northland Job Corps. 

• Irene Pool – residential realtor (Coldwell Banker). 

• Bill Benton – real estate appraiser based in Vergennes.  

• Chris Lapierre – lender, National Bank of Middlebury. 
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