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  Town of Middlebury Planning Commission (MPC) 1 

Zoom meeting 2 

Minutes of January 7, 2021 3 

Approved 4/8/21 4 

 5 

 Members Present: Barbara Saunders (Chair), Chris Robbins, Sam Ostrow, Lucy Schumer and Erik 
Remsen  

Members Absent: Todd Desabrais (vice-chair), Angela Cobrin-Landis  

Staff Present:   Jennifer Murray, Dave Wetmore 

Others Present: Elise Shanbacker, Addison County Community Trust; Samantha Dunn, 
Evernorth.org (formerly Housing Vermont) 
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1. Call to Order- This meeting was conducted via Zoom.  Barbara opened the meeting at 7 

12:05pm. 8 

 9 

2. Affordable Housing Discussion 10 

The Planning Commission welcomed the following guests for a discussion about affordable 11 

housing in Middlebury:  Elise Shanbacker of Addison County Community Trust and Samantha 12 

Dunn, Evernorth.org (formerly Housing Vermont). 13 

 14 

Elise and Samantha gave a brief overview of the work of their organization, and the role they 15 

play in meeting a portion of the county’s affordable housing needs. 16 

 17 

ACCT is completing a new construction project in Vergennes and would like to do another in 18 

Middlebury but they are looking for a suitable parcel.  They make use of the low-income tax 19 

credit program, which provides bonus points for projects occurring in Downtown areas and 20 

NDA-designated areas.  They support the recommendation in the DT master plan to achieve 21 

an NDA designation for Middlebury.  They also make use of housing revenue bonds, which 22 

unlike the tax credit can be used to construct home ownership housing, allowing them to add 23 

a diversity of housing types in their developments.  Sam O. worked with ACCT on a project 24 

Vergennes and this bond was an important element of their funding.  He encourages PC 25 

members to support the housing revenue bond program in any conversations they may have 26 

with State legislators.  27 

 28 

ACCT serves a low-moderate bracket of affordability.  Many working people, seniors and 29 

disabled all have access to these units.  ACCT’s new construction projects make use of the 30 

low-income tax credit program.  To be eligible, residents must earn less than 60% of the 31 

median household income for Addison County (MHI) but cannot pay more than 30% of their 32 

income toward rent.   33 

 34 

60% MHI equates to an annual salary in the low 30s for an individual, adjusted from there, or 35 

about $15./hr for a 40 hr wk.  The tax credit program provides construction dollars but no 36 

ongoing rental subsidy, so they need to set the rent level at the 60%MHI affordability 37 

threshold, typically $800/month, ranging from $750 for 1BR to $1,000 for 3BR.  Median 38 

income for an ACCT resident is $20K/yr. minimum earnings.  You would not be eligible to rent 39 
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the apartment if it’s 50% or more of your income.  For people earning less, they will typically 40 

need ongoing rental assistance.  These service providers will tell you people need rents of 41 

around $400/mo… can only achieve that with vouchers (Sect 8).  A third of ACCT housing 42 

options actually have that option, but it’s the exception not the norm.  This housing is 43 

typically provided by other service providers. 44 

 45 

Elise said they have work to do on Lindale Mobile Home Park, specifically siting a septic 46 

system on the adjacent Fenn Farm parcel.   47 

ACCT also has a single-family home program, the key tool for addressing ownership housing.  48 

They’ve done 75 permanently affordable sf homes, a dozen in Middlebury.  They build them 49 

and sell them to affordable buyers.   50 

 51 

Samantha- complimented the PC on their Downtown master plan, and encouraged them to 52 

pursue the recommendation about the NDA designation.   53 

 54 

Jen- they will be updating the regulations this summer with the assistance of a consultant.  55 

The regulations need to meet fairly stringent criteria to qualify with the State, many of which 56 

are design criteria catered toward more urbanized areas and larger developments.  57 

Middlebury’s best opportunities will probably lie with smaller, infill development projects 58 

close to downtown.  At any rate, the regulations will need some things added to qualify for 59 

the NDA.   60 

 61 

Chris- complemented them on the appearance of John Graham Court, which Housing 62 

Vermont partnered on.   63 

 64 

Barbara- recent plan heard need for entry level housing- meaning first time homeowners.  65 

Can never seem to have enough affordable apts, particularly as a shire town  We recognize 66 

the attractiveness of Middlebury for more affordable apts and section 8 housing.  Do you 67 

have a program for that? 68 

Elise- Vergennes is a more mixed-income building because of a housing revenue bond.  69 

The tax credit program can’t be used for building ownership housing.  They are primarily 70 

capturing those in the community for whom home ownership doesn’t or doesn’t yet make 71 

sense. 72 

 73 

Barbara- have you ever done anything with tiny house developments?  We heard a lot of 74 

input on that during the master planning process.   75 

Elise- We are piloting one home in one of our mobile home parks.  As far as a planned 76 

neighborhood development, we don’t have the capital dollars.  It’s also hard to make 77 

them affordable.  Downstreet development did one of these projects, and it was 78 

$80K/unit without land included.  Not sure there’s a market for $150K/per tiny home.  79 

They have worked with the Net Zero home, getting people to upgrade mobile homes to 80 

VerMod units.  Where we’ve seen the most demand in the market they are serving… most 81 

recently, when they leased up the units in their new Vergennes development… is 1BR 82 

units.  These are often singles who can’t afford an apartment on one income.  Also, units 83 

for small families with one child- small family sizes. 84 
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 85 

Sam O.- there is some VT state bond money that has done a lot of good (as Elise mentioned)- 86 

believes that is going to be valuable for getting over capital costs.  Pushes projects into 87 

viability.  Samantha- yes, this was a housing revenue bond, and that money allowed us to 88 

build additional units serving those with comparatively higher incomes, which employers 89 

often have trouble attracting and keeping. 90 

 91 

Elise- vacancy rate in Addison County is less than 5%, with 5% being healthy.  Vergennes was 92 

closer to 0%. 93 

 94 

Sam O. invites their guests to list some of their recommendations for facilitating affordable 95 

housing 96 

 Elise would like to see more permissive rules for calculating maximum density 97 

(dwelling units per parcel), particularly in the HDR district.  Samantha describes their 98 

success in developing a parcel in Morristown that had no maximum density.  Jen 99 

observes that the OFA, VRC and CBD districts have no upper threshold on density but 100 

there are some vulnerabilities to consider in some of the other neighborhoods/ 101 

districts, such as the spigot this might open on conversion of sf homes into high-rent 102 

units, given the type of demand we have in Middlebury.  Chris asked if this could be 103 

addressed with a new zoning district or overlay district.  Jen thought yes- that an 104 

overlay or trigger for density bonuses tied to NDA-designated parcels or certain types 105 

of development might be the way to thread that needle.  Something to ponder this 106 

summer.    107 

 Samantha would like to see an NDA designation for use in earning extra points in their 108 

applications for tax credits. 109 

 Both would like to see more lenient requirements for providing off-street parking, 110 

such as parking waivers.  Jen lets the PC know that we have two types of parking 111 

waivers in their regulations now, but we can always look at this again. 112 

 Their tax credits don’t allow development of commercial space.  Using the Ben 113 

Franklin building example, if there was a group (e.g. Regional development 114 

corporation, etc.) that could take the street-level commercial space off their hands 115 

that would be helpful, so they could go ahead and develop the housing portion. 116 

Barbara- likes neighborhoods with integrated ages and demographics.  She’s very interested 117 

in encouraging a healthy mix of diverse residents.  118 

 119 

Lucy- asked about the Bristol Co-Housing project, was this an affordable housing project?  120 

Sam O. said his firm worked on that.  It was privately funded and not particularly affordable 121 

but made really good use of space and energy efficient design/construction.  It was not a for-122 

profit project, so may not be replicable for developers.  Their motivation was that they 123 

wanted to create an intentional community.  In general, he feels the finances of building in 124 

today’s market are no less than $300/sf, which doesn’t include land costs. 125 

 126 
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Barbara- thanked their guests for a great discussion!  127 

 128 

3. Adjournment:  Meeting concluded at 1:00 PM. 129 

 130 

Submitted by:  Jennifer Murray  131 


