A MANCHESTERVERMONT Town cEMancliester
W So Close, So Vermont, HOUSing Task Force

To: Manchester Selectboard

From: Manchester Housing Task Force

Date: August 28, 2025

Subject: Airport Road RFP Review and Recommendations

Dear Members of the Selectboard,

The Manchester Housing Task Force (HTF) has completed its thorough review of the three proposals
submitted in response to the Airport Road Request for Proposals (RFP). Over the past several weeks, we
hosted a dedicated public forum for each developer, providing an opportunity for community input and
open discussion. We then held two additional working meetings to evaluate the submissions and prepare
this recommendation as requested by the Selectboard.

After extensive deliberation, the HTF was unable to recommend moving forward with any of the
proposals at this time. The original RFP lacked sufficient clarity regarding the Town’s priorities and
development goals, making it difficult to evaluate the proposals on a consistent framework.
Furthermore, there were significant variations in scope, timeline, and approach among the submissions,
as well as substantial infrastructure and regulatory barriers impacting all three proposals.

Below is a summary of each proposal and the key factors informing the HTF’s decision.
DEW Construction

Strengths:
« [Extensive experience developing multi-use, mixed-income housing projects, including
apartments, condominiums, duplexes, and triplexes.
« Established relationships with Cornerstone Housing Partners, potentially increasing the
availability of affordable housing options.
o Strong local presence, demonstrated by work on Burr & Burton Academy’s Founders Hall and
the ongoing Lost Marble Brewery project.
Challenges:
o The proposal lacked sufficient detail about what would actually be built on the 60-acre site.
e Requested an 18-month “Project Specific Reserve Period” granting DEW exclusive rights to the
property without financial commitment and no guarantee of development afterward.
¢ Without clearer deliverables, it was difficult to evaluate long-term affordability, workforce
housing integration, and housing mix.

Hermann Construction

Strengths:
¢ Local builder with a deep community presence.
e Proposed using 20 of the 60 acres—focusing on the most desirable land—for approximately 40
single-family homes.
o Offered a payment structure where the town would receive proceeds from home sales.
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Challenges:

» Proposed 800--1,000 sq. ft. homes priced around $260,000, requiring an estimated household
income of at least $80,000/year to remain affordable, excluding the additional $20,000 ot cost.

» The plan focused exclusively on single-family homes, lacking diversity in home size and design,
and did not adequately address rental housing needs, including both workforce and market-rate
options.

+ Infrastructure costs for water and sewer connections could fall on the Town, and the proposal
relied on uncertain assumptions about connecting through a neighboring parcel,

» Acknowledged that if Act 250 permitting were triggered, projected home prices would likely
become infeasible.

Integrated Manchester Housing Initiative

Strengths:

« Led by a local professional with expertise in real estate and commercial development.

+ Supported by partners with backgrounds in real estate finance and project management.

« Initially aligned well with the Town’s housing goals by addressing both homeownership and
rental needs.

Challenges:

» Requested a three-month planning period followed by 12 months of due diligence, delaying
housing delivery.

« Proposed a 99-year land lease, raising concerns about the Town’s long-term responsibilities as
landlord.

« The plan presented during the public forum differed from the original RFP submission. Because
only formally submitted proposals can be evaluated under Vermont procurement requirements,
the updated plan could not legally be considered.

« Had the originally presented plan matched the revised proposal, the HTF’s conclusions may
have been different.

Key Observations and Lessons Learned
Throughout the evaluation process, the HTF identified several important takeaways:

Property Constraints
o Portions of the site are not developable due to steep terrain and environmental
limitations.
o The most feasible and level area for development is adjacent to a landowner who opposes
construction near their boundary, increasing design and coordination challenges.

Infrastructure Limitations

o The property currently lacks water and sewer infrastructure; extending these services
would be costly and could jeopardize affordability.

o Discussions with the State of Vermont and the Bennington County Regional Commission
(BCRC) confirmed that extending neighborhood designations to the area is not feasible
due to its distance from the village center, lack of sidewalks, and absence of existing
utilities.

o  Without such designations, the project would likely require 18—24 months of Act 250
permitting before construction could begin.



RIP Structure
o The RFP lacked clarity around housing priorities, affordability targets, and infrastructure
expectations, making consistent evaluation difficult.
o Future RFPs should establish clearer goals and require more detailed financial and
project-specific information.

Recommendation and Next Steps

Each proposal demonstrated creative thinking, valuable concepts, and significant effort, but none align
fully with Manchester’s housing needs as currently presented.

The HTF therefore is submitting this review for the Selectboard’s further decision. We would
recommend however, that if the Selectboard were to not accept the proposals, a revised REP should be
issued as soon as possible. This updated RFP should:
+ Clearly define Manchester’s housing priorities, including targets for workforce and affordable
housing.
o Address infrastructure realities and outline responsibilities upfront.
+ Dstablish specific evaluation criteria to ensure fair and transparent comparisons.
» Encourage innovative proposals while providing developers with realistic expectations about
regulatory requirements and costs.

The HTF remains committed to collaborating closely with the Selectboard and community partners to
ensure future development efforts are aligned with Manchester’s long-term housing goals and

community values. We are grateful to the three proposers for their participation, time, and thoughtful
engagement in this process.

Respectfullsasubmitted,

Jonathan/West

Chair, Manchester Housing Task Force



