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Welcome!!! 

Todayõs Objectives:

uTo bring you up to dat e on the Homes Study, to hear your thoughts and 

ideas, and to answer your questions to the best of our ability.

Homes Study Objectives: 

uTo understand as much as we can about affordable homes, including  

uwhat they are 

uwhere we might locate them 

u how they could fit into our community, and

u how they could be built economically. 

uTo begin to develop a road map for affordable homes in West Windsor
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Agenda and Speakers

uWelcome, Approach (Al Keiller, Chair, Planning Commission)

uState & Regional Support (Jason Rasmussen, Mt. Ascutney 

Regional Commission)

uSite Selection (Brian Lane -Karnas, DeWolfe Engineering)

uSample Building Styles, Site Concepts (Matt Giffin , Banwell 

Architects)

uFindings, Strategies and Next Steps (Jill Appel, PC member, 

Homes Study Project Manager)

uQ&A, Thoughts and Ideas as a Whole Group, Closing
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Some Special Notes

uPlease save your questions and comments for the Q&A. 

uWe will tell you everything we know, but we do not 

know everything!

uPlease help us and your neighbor by limiting side 

conversations.

Thank You!
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What do we mean by òaffordableó?
òAffordableó means that the cost of housing does not exceed 30% of 

Household income. Our f ocus is on the òmissing middleó income level 
with a mix of long -term rental s and owned homes. 
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HouseHold 

Income 

(HHI)

30%

Affordable Monthly 

Rent plus Utilities

Affordable Home Price 

(considers insurance, taxes, 

5% down-payment, mortgage 

interest rates, utilities)

$40,000 $12,000 $1,000 $120,000

$60,000 $18,000 $1,500 $180,000

$80,000 $24,000 $2,000 $240,000

$100,000 $30,000 $2,500 $300,000

$120,000 $36,000 $3,000 $360,000

$140,000 $42,000 $3,500 $420,000

Source: www.housingdata.org, Vermontõs Housing Data website. Numbers are rounded for 

simplicity. Note: WW Median Home Sales Price: ~$600,000

http://www.housingdata.org/


Why is there a housing crisis?

Decreasing Housing Supply

u Older residents aging in 
place

u Continued influx of 
seasonal homeowners

u Growth in short-term 
rentals

u Older housing stock is 
falling into disrepair

u Shortage of 
contractors/tradespeople

u Slow rate of home 
construction  (ACT 250, 
zoning & other barriers)
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Increasing Demand for Housing

u More people moving to Vermont (e.g., 
remote working, our òcachetó)

u More workers needed: to take care of 
us and our families, to build the homes 
we need, and to staff and build our 
businesses.

The biggest entrants to home -buying right 

now are Millennials (1980 to 1994) and 

Gen Z (1995 to 2009). 

These are our kids and grandkids. 

They canõt afford to live here.



Why do we need affordable homes HERE?

u Many of us are old (median age in WW is 56)

u Our homes are old (half built before 1980)

u ~Half of our 800 homes are òseasonaló

u Lots of short -term rentals (~40; 5% of homes)

u High home prices (median price in 2024 ~$600K)

u Low, flat enrollment at ABS shows dearth of 
families in town

The tax burden of our community members cannot 
continue to grow. We worry that we will lose our 
school and will not be able to hire teachers, nurses 
and town staff who can afford to live here.

Providing affordable homes is key to the 
future of our community.
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Homes Study ð Approach

1. Engage the community for feedback and support

2. Find some good locations for affordable homes

3. Figure out housing options for these locations

4. Select a few high potential locations and specify òHow 

Toó steps for moving forward

5. Pull together findings and re-engage the community

Timeframe: January to September 2025
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State and Regional Support for 

Affordable Homes

Jason Rasmussen, Mt. Ascutney Regional 

Commission (MARC)
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State Actions to Address Housing Needs

× Act 47 HOME Act (2023)

Á Municipal zoning reform for greater density

Á Funding programs (e.g., VT Housing Improvement Program)

× Act 181 (2024)

Á New regional planning requirements & heightened importance

Á Interim and permanent ACT250 exemptions

Á State designation program changes

Á Housing targets

× Act 69 (2025)

Á CHIP (Tax Increment Financing for infrastructure)

Á VT Infrastructure Stability Fund



Regional Actions to Address Housing Needs

× Support local Housing Commissions 

× Housing navigator software

× Keys to the Valley implementation initiatives

Á Home Creators Expo ð Nov. 8th Springfield (TBD)

Á Regional Housing Utility Business Plan, Phase 2

× Updating Regional Plan

× Developing housing targets

× Local technical assistance

https://www.keystothevalley.com/
https://www.keystothevalley.com/


Consistent Future Land Use Areas



Draft Regional Plan Future Land Use Map for Brownsville



Site Selection, Sample Building Styles, 

Site Concepts

Brian Lane-Karnas, Senior Civil Engineer, 

DeWolfe Engineering, Montpelier VT 

Matt Giffin, Banwell Architects, Lebanon, NH
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What Makes a 

Good Site?

1. Physical features

2. Access to utilities and 

infrastructure

3. Avoid environmentally - 

sensitive areas

4. Livability
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Site Selection Process
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Prioritize properties 
in areas zoned for 

growth

Avoid parcels with 
flood hazards or 

other environmental 
restrictions

Prioritize access to 
town water and 

sewer

Prioritize lower 
slope, >5 acre, 

cleared parcels near 
main roads

Review land use and 
environmental 

permit requirements

Understand land 
ownership and 

availability

21 Sites Reviewed



Site Selection Process

PC-Selected Priority Sites:

BUILD OPPORTUNITIES

1. Site of existing Hotel pool and fitness center : òHealth Clubó

2. Corner lots on Route 44 and Ski Tow Road: òCornerpieceó

3. Property owned by the Jaacks family on Route 44: òJaacksó

4. Property owned by Heather Hoyns, Evergreen Equine: òVet Clinicó

RENOVATION OPPORTUNITIES

1. Houses and barn owned by the Perry family on Route 44: òPerryó

2. Historic brick house across from Town Hall: òBrick Houseó
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Priority Sites



Site Selection Process

ADVANTAGES

u Town water and sewer on-site

u Developed site requires minimal 
changes (e.g., parking, access)

u Suitable for multi -unit building

u Redevelopment eligible for 
reduced stormwater requirements

u Access to Ascutney Outdoors 

CHALLENGES

u Retaining walls required

u Act 250 jurisdiction is uncertain 
due to resort permit history

u Not clear when site will be 
available for redevelopment 19

Health Club Site



Site Selection Process

ADVANTAGES

u Town water and sewer extension 

possible

u Cleared, moderate -slope site

u Suitable for pocket neighborhood 

u Ski Tow Road frontage

u Access to Ascutney Outdoors 

CHALLENGES

u Protected wetlands nearby

u Act 250 jurisdiction is uncertain 

due to resort permit history
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Cornerpiece Site



Site Selection Process

ADVANTAGES

u Cleared, moderately sloping site with 

existing flat areas

u Suitable for pocket neighborhood

u Route 44 frontage from existing drive

u Large parcel size allows more homes

CHALLENGES

u On-site water supply required

u Added work to design onsite septic or 

sewer connection

u Existing building may need to be 

removed
21

Jaacks Site



Site Selection Process

ADVANTAGES

u Cleared, low -slope site

u Suitable for pocket neighborhood 

u Route 44 frontage

CHALLENGES

u Not close to Village

u On-site water supply and 

wastewater disposal required

u Rezoning required to permit 

residential construction (now 

zoned òindustrialó)

u Subject to Act 250
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Vet Clinic Site
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Photo courtesy of òWind River Builtó

Sample Building Styles

u It depends, context matters!

u Appropriate scale

u Must meet West Windsor housing 

needs: Middle Income, families, 

seniors, etc.

u Affordable to construct

u What type of buildings might be appropriate for West Windsor?



Example:

u Pocket Neighborhood 

of single-family homes

u Duplex

u Townhome/Condo

u Mixed Use

u Apartment

u Mixed Use
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Photos courtesy of òUnion Studioó

Sample Building Styles



Example:

u Pocket Neighborhood 

of single-family homes 

u Duplex

u Townhome/Condo

u Apartment

u Mixed Use
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Photo courtesy of www.ruralhomessales.org

Sample Building Styles



Example:

u Pocket Neighborhood 

of single-family homes 

u Duplex

u Townhome/Condo

u Apartment

u Mixed Use

26

Photos courtesy of òHaynes and Garthwaiteó (Top), òHomes.comó (Bottom)

Sample Building Styles



Example:

u Pocket Neighborhood 

of single-family homes 

u Duplex

u Townhome

u Apartment 

u Mixed Use
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Photo courtesy of òUnion Studioó

Sample Building Styles



Example:

u Pocket Neighborhood 

of single-family homes 

u Duplex

u Townhome

u Apartment

u Mixed Use
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Photo courtesy of òUnion Studioó

Sample Building Styles



Site Concept Guiding Principles

× Both rental and ownership options

× Support middle income, mixed income, multi -generational, 
singles, couples, families, accessibility

× Total number of homes should meet 2030 goal of ~70 

× Homes of appropriate size and scale for site 

× Follow topography of site, drainage, utility needs

× Design attractive òpocket neighborhoodsó: 6ð12 smaller 
energy-efficient homes (800 to 1,600 square feet, 1 -3 BR, 
1-2BA) with common space and open space. Separate 
parking from community space.
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Concept for Health Club Site

20 to 25 Units



Site Concept Designs
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Concept for Cornerpiece Site

6 Duplexes



Concept for Jaacks Site

32
3 Duplexes
24 Single-Family


