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1. Executive Summary 

Stone Shore Municipal Consulting, LLC, in strategic partnership with Community Roots, LLC 
(Melissa J. Levy) and Watershed Consulting Associates, is pleased to submit this proposal in 
response to the Town of East Montpelier’s Request for Proposals for the North Montpelier Village 
Center Resilience & Revitalization Master Plan. 

Our interdisciplinary team will deliver three distinct, execution-ready master plan concepts, each 
designed as an actionable corridor plan connecting the proposed Agricultural Hub at the Orchard 
Valley Waldorf School campus to the Designated North Montpelier Village Center. These plans 
will serve as the Town’s primary tool for securing future state and federal investment, including 
Congressional Directed Spending, VHCB grants, and Village Trust Initiative funds. 

We approach this engagement not as a traditional planning study, but as a community-powered 
sprint to produce implementation-ready documents that can anchor future grant applications and 
sit on a legislator’s desk during the next appropriations cycle. Our team brings deep Vermont 
expertise in municipal governance, rural economic development, 
flood resilience engineering, and community wealth-building, the 
precise combination required to meet the ambitious scope of this 
RFP within the $29,500 grant budget. 

What We Will Deliver: Three adoptable master plan concepts with 
site plans, infrastructure strategies, housing capacity analysis 
(targeting 25+ units), flood resilience frameworks, a funding roadmap 
implementation matrix, a capital improvement plan for municipal 
assets within the conceptual master plans, and a regulatory 
alignment memo for Act 47/Act 181 compliance, all within six months 
of contract execution.  

2. Understanding of the Project 

The Historic Village of North Montpelier stands at a critical inflection point. A Designated Village 
Center since 2019 at the crossroads of VT Route 14 and VT Route 214, the village has endured 
repeated flooding, chronic infrastructure constraints, housing shortages, and decades of 
disinvestment. Yet it retains powerful assets: the historic Sibley House and Woolen Mill, the 
scenic North Montpelier Pond, and the emerging Orchard Valley Waldorf School campus—a 55-
acre site with transformative potential for intergenerational housing. Most importantly, North 
Montpelier has an extraordinarily motivated community. The North Montpelier Community 
Volunteer Group (NMCVG), a grassroots association of residents who have spent years 
organizing, fundraising, and envisioning the village’s future, has been formalized by the East 
Montpelier Selectboard into the Town-appointed North Montpelier Resilience & Revitalization 
Steering Committee for the purposes of this project. This Steering Committee was charged with 
raising the $2,950 local cash match through community donations, demonstrating the kind of 
authentic buy-in that distinguishes this effort from a passive planning exercise. They are not just 
stakeholders; they are de facto development partners. 
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The Two-Node Corridor Challenge 

This project’s central planning challenge is bridging the approximately 0.75-mile stretch of VT 
Route 14 between two critical nodes: 

• Node A — The Agricultural Hub: The Orchard Valley Waldorf School campus and up to 12 
abutting properties, where a parallel $100,000 CDBG-DR study is evaluating capacity for 
25+ units of resilient, intergenerational housing. 

• Node B — The Historic Village Core: The Designated Village Center at the Route 14/214 
intersection, encompassing the Singing Bridge, Sibley House and historic mill worker 
housing, and North Montpelier Pond. 

The three master plan concepts we propose will each present a distinct vision for transforming 
this highway corridor into a walkable, connected, and resilient village street—turning the gap 
between these two nodes into a unified community fabric rather than a barrier. 

Alignment with Town Priorities 

Our approach directly addresses every element of the RFP scope, including: mapping and site 
documentation; infrastructure and mobility solutions (water, wastewater, bike/pedestrian 
connections, EV hub); housing and aging-in-place strategies; vacant properties revitalization; Act 
47/Act 181 bylaw alignment; community trust and shared ownership models; economic 
placemaking around the Singing Bridge; flood and climate resilience; and food systems 
connectivity. We have reviewed the MPG Application, the Grant Agreement, the CDBG-DR 
Scope, the Vendor Q&A addendum, and the proposed 2026 East Montpelier Town Plan to ensure 
complete alignment. 

2026 Town Plan Alignment 

This proposal is prepared under the policy guidance of the 2026 East Montpelier Town Plan, 
whose formal adoption is expected on April 6, 2026. The Town Plan provides the municipal policy 
foundation for this project, and our three corridor concepts are designed to advance the following 
codified goals and actions: 

• Action 8.2.2: The Plan calls on the Town to pursue funding for visioning and planning 
work with North Montpelier Village. This MPG project is the direct fulfillment of that 
mandate. 

• Action 6.9.1 — Distributed Wastewater: The Plan mandates support for distributed 
wastewater treatment systems in North Montpelier to enable new residential and 
commercial growth. Our infrastructure analysis will evaluate localized community systems 
consistent with this directive. 

• Goal 7.2 — Small Commercial Enterprises: The Plan envisions encouraging small, 
community-focused commercial enterprises in North Montpelier. Our economic 
revitalization and placemaking strategies around the Singing Bridge corridor are designed 
to advance this goal. 



North Montpelier Village Master Plan — Proposal Stone Shore | Community Roots | Watershed 

Prepared for the Town of East Montpelier; VT MPG# 07110-MP-2026-E Montpelier-72 Page 4 

• Regional Housing Need: The Plan documents that Central Vermont needs between 
2,540 and 3,864 new housing units by 2030. Our master plans will position North 
Montpelier to absorb its share of this regional housing obligation through the 25+ unit 
target. 

• Aging Demographics: The Plan identifies that the percentage of residents over age 65 
now exceeds those under 18. This demographic shift directly supports our emphasis on 
senior-friendly, accessible, aging-in-place housing within all three corridor concepts. 

Our team has also reviewed Map 12 (Future Land Use Map) and Map 13 (Village Planning Area) 
and will ensure all three conceptual master plans integrate seamlessly with these 2026 
projections. 

Known Site Constraints 

North Montpelier’s identity was forged as a mill village. The Little Woolen Mill operated on both 
sides of Route 14 for over 130 years, employing up to 150 workers and sustaining a compact, 
walkable community centered on the Kingsbury Branch. When the mill closed permanently in 
1970, residents dispersed and the village became, in the words of a former worker, “a shell of 
what it used to be.” The factory and boarding house were burned in controlled demolitions by 
1983. Fifty-five years later, the North Montpelier Community Volunteer Group—now formalized as 
the Steering Committee—is leading a revitalization effort grounded not in industrial return but in 
agricultural connection, social infrastructure, and housing opportunity. This proposal honors that 
trajectory. 

Our team enters this project with clear-eyed awareness of the technical hurdles documented in 
the Town Plan and known to the community. The historic North Montpelier water system has 
fallen into disrepair, forcing users onto private wells—any path to density requires solving this 
constraint. The village’s vulnerability to the Kingsbury Branch, including the Singing Bridge 
corridor (replaced in 2011), demands that all three concepts proactively meet the statewide 
regulations established by the 2024 Flood Safety Act regarding river corridor development. The 
Orchard Valley Waldorf School site—identified in the Plan as a working teaching farm and anchor 
for the village—presents both opportunities and constraints that our corridor concepts will address 
with sensitivity to its educational and agricultural mission. 

Project Governance 

Our team understands the organizational structure that will govern this project. The Town of East 
Montpelier is the legal applicant and grant holder. The Town-appointed North Montpelier 
Resilience & Revitalization Steering Committee—drawing its membership and momentum from 
the grassroots NMCVG—will be our primary working partners for visioning, design review, and 
community engagement. And the Orchard Valley Waldorf School serves as the anchor 
institutional landowner whose campus is central to the corridor’s future. Our methodology is 
designed to work productively across all three of these layers, ensuring the plan is legally sound, 
community-owned, and institutionally supported. 
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3. Approach & Methodology 

Our methodology is structured around a six-month phased sprint designed to maximize 
community input while producing technically rigorous, grant-ready deliverables. 

Phase 1: Discovery & Alignment (Month 1) 

Joint Site Walk & Kick-Off. The project is launched with a guided walk of the village center and 
corridor with the Selectboard, Planning Commission, and the Town-appointed Steering 
Committee. The walk will identify “green shoots” of revitalization, safe harbor zones for 
development, and immediate infrastructure constraints. Watershed Consulting will conduct 
preliminary field observations of drainage, floodplain conditions, and existing utilities. Community 
Roots will begin stakeholder interviews with underserved populations, elders, youth, and flood-
affected households. Coordination with the Orchard Valley Waldorf School—as the primary 
anchor landowner in the revitalization area—will be established during this phase to ensure 
alignment between the school’s campus plans and the corridor concepts. Community Roots will 
lead public engagement through a structured sequence: stakeholder interviews with up to eight 
key community members and property owners (15 hours); a village-wide survey designed in 
coordination with the Steering Committee to avoid resident fatigue from the recent Town Plan 
update (15 hours); two public visioning workshops, supported with promotion, refreshments, child 
care and other logistics handled by the Steering Committee and Town staff (20 hours); and 
support for the community design charrette including asset inventory and participatory mapping 
exercises (10 hours). 

Phase 2: Existing Conditions & Concept Development (Months 2–3) 

• Desktop Infrastructure Review: Watershed Consulting will compile GIS-based flood hazard 
mapping, identify safe harbor zones, evaluate distributed wastewater treatment options 
consistent with Town Plan Action 6.9.1, and conduct preliminary site suitability analysis for 
Act 47 density requirements (5+ units per acre). Analysis will account for the 2024 Flood 
Safety Act’s river corridor regulations. VGIS-compliant data layers and metadata submitted 
via the State GIS Online Intake Form. 

• Community Survey & Listening Campaign: Community Roots will design and deploy a 
village-wide survey and facilitate two public visioning workshops engaging residents, 
business owners, and community organizations. Survey outreach and workshop 
announcements will be distributed through The Signpost and Front Porch Forum as the 
community’s established communication channels to ensure broad and inclusive 
participation.  Additional outreach, like mailings and door-to-door project overviews & 
requests to participate will be considered by the steering committee. 

• Asset Mapping & Housing Analysis: Community Roots will map existing village assets, 
identify buildings suitable for adaptive reuse, develop the WealthWorks economic 
framework, and draft the service-enriched housing narrative integrating SASH and aging-
in-place services. 

• Subsurface & Geotechnical Assessments: We will conduct an intensive desktop analysis 
to preliminarily assess old foundation locations, depth to bedrock, mapped soil types, and 
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existing well logs to determine infiltration capacity. While full-scale soil borings are outside 
the current $29,500 funding constraint, they are a vital next step for 'execution-ready' 
plans. If the Town requires physical data at this conceptual phase, we propose a 
discussion on task/hours reassignment or a budget addendum of approximately $3,500 for 
a half-day of Geo-probe drilling to conduct multiple shallow borings across the hub 
properties. Detailed, construction-level geotechnical testing would be part of the 30% 
Design phase. 

• Water & Wastewater Strategy Coordination: Evaluating the feasibility of a shared 
community water supply (rebuilding or replacing the historic Kingsbury infrastructure) 
versus individual wells. This task focuses on identifying the necessary water volume for 
firefighting and 25+ unit density, providing the 'policy and cost' foundation for a future 
Water PER (Preliminary Engineering Report). 

• Three Corridor Concepts Drafted: The team will develop three distinct master plan 
concepts, each presenting a different strategic vision for the Orchard Valley-to-Village 
Center corridor. The three master plans will be based on conceptual engineering work 
sufficient to anchor future state and federal grant applications, including Congressional 
Directed Spending and the Village Wastewater Initiative—to advance a selected project to 
30% Preliminary Design; this scope provides execution-ready roadmaps rather than 
stamped construction-level drawings. 

The Three Corridor Concepts  

Each concept addresses the full RFP scope while emphasizing a different strategic priority, 
designed for initial community discussions, not to pre-determine any outcome or combination of 
potential outcomes: 

Preliminary 
Concepts 

Strategic Vision 

Concept A: The 
Green Corridor 

A recreational and commuter path bypassing the state highway, connecting 
Orchard Valley to the Village Center via a protected green corridor along the 
Kingsbury Branch. Prioritizes climate resilience, nature-based infrastructure, 
and food systems connectivity with trail-linked farmstands and community 
gardens. A developed small park could be created at the mid-point. 

Concept B: The 
Village Street 

A complete-streets transformation of the Route 14 corridor with traffic calming, 
sidewalk extensions, bike lanes, and streetscape improvements that convert the 
highway into a walkable village street. Incorporates the Town Plan’s Golden 
Triangle Mobility Loop vision for bike/pedestrian safety along Routes 14, 214, 
and 2. Centers housing infill, mixed-use adaptive reuse, and economic 
placemaking around the Singing Bridge. 

Concept C: The 
Phoenix Hub 

An intergenerational agro-community hub model anchored by the Sibley House 
Phoenix Project and community trust ownership. Concentrates density at two 
nodes with a shared infrastructure spine (roadway and paths), prioritizing senior 
housing, service enrichment (SASH, Meals on Wheels), community-owned 
energy, and the North Montpelier Community Trust. 
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Phase 3: Community Design Charrette (Month 4) 
An intensive four-hour public design charrette will present the three corridor concepts for 
community feedback, refinement, and prioritization. We propose holding this session at the Four 
Corners Schoolhouse or the Emergency Services Facility community room—the Town’s 
recognized gathering spaces. This charrette is designed to generate authentic local ownership—
not top-down planning—consistent with the Steering Committee’s hands-on, community-driven 
approach. Our team understands that the consultant’s role is to provide technical expertise and 
facilitation, while the vision belongs to the residents. The session will include interactive mapping 
exercises, design preference voting, and focused breakout discussions on housing, infrastructure, 
and placemaking at the direction of the steering committee. Project updates will be disseminated 
through The Signpost and Front Porch Forum to ensure transparency and participation across the 
community in addition to public notice locations and other measures offered by the steering 
committee. 

Phase 4: Final Reporting & Funding Roadmap (Months 5–6) 

• Final Adoptable Master Plans: A comprehensive document containing all three refined 
corridor concepts with site plans, cost estimates, infrastructure strategies, and 
implementation timelines. 

• Act 47 / Act 181 Alignment Memo: Specific bylaw and regulatory recommendations for the 
Planning Commission. 

• Funding Roadmap Implementation Matrix: A detailed matrix mapping each plan element to 
specific funding sources, implementation year, and potential funding source(s) (VHCB, 
Village Center Tax Credits, VHIP, VTrans TAP, NBRC, USDA, Congressional Directed 
Spending). 

• Community Survey & Engagement Summary: Documentation of all public input, survey 
results, and design charrette outcomes. 

• Presentation to Selectboard: Formal delivery and presentation of the final Master Plans for 
adoption consideration, including Capital Improvement Plans and Municipal ROI Analysis. 
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4. Project Schedule 

The project will be completed within six months of contract execution, with a target completion 
date of October 31, 2026. 

Phase Activities Timeline Lead 

Phase 1 Joint Site Walk, stakeholder interviews, 
project kick-off, preliminary field 
observations 

Month 1 (May 
2026) 

Stone Shore / All 

Phase 2 Desktop infrastructure review, GIS flood 
mapping, community survey, 2 public 
workshops, asset mapping, draft 3 corridor 
concepts 

Months 2–3 
(Jun–Jul 2026) 

Watershed / 
Community 
Roots 

Phase 3 Four-hour community design charrette, 
concept refinement, public feedback 
integration 

Month 4 (Aug 
2026) 

Community 
Roots 

Phase 4 Final Master Plans compilation, Act 47/181 
alignment memo, CIP, ROI, funding 
roadmap matrix, Selectboard presentation 

Months 5–6 
(Sep–Oct 2026) 

Stone Shore 

5. Budget 

The total project cost is $29,500, fully within the maximum grant budget. The budget allocates 
resources to prioritize community engagement and pre-engineering planning, designated priorities 
for MPG funding, ensuring sufficient technical rigor for grant-ready deliverables. 

Task Personnel Hours Rate Subtotal Total 

1. Project Mgmt & Coordination; 
Grant reporting assistance as 
requested 

Stone Shore 38 $90 $3,420 $4,200 

2. Public Outreach & Visioning Community 
Roots 60 $130 $7,800 $7,800 

3. Regulation & Funding, 
including water supply and 
wastewater options 

Stone Shore 20 $90 $1,800 $1,800 

4. Existing Conditions Watershed 20 $175 $3,500 $3,500 

5. Infrastructure & Resilience Watershed 42 $175 $7,350 $7,350 

6. Final Adoptable Master Plans Watershed 20 $175 $3,500 $3,500 

7. Final Report & Presentation Stone Shore 15 $90 $1,350 $1,350 

Materials    $780 $780 

 

TOTALS 215  $28,720 $29,500 
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Materials & Direct Costs: $780 total ($530 for printing/postage of community mailers; $250 for 
charrette and workshop supplies and digital survey tools). 

Grant Funding Summary: Total Project Cost: $29,500 | State Grant Funds Requested: $26,550 | 
Minimum Required Cash Match (10%): $2,950 (raised through local community donations 
coordinated by the North Montpelier Steering Committee and administered by the Town of East 
Montpelier). 

 

6. MPG Grant Deliverables Summary 

• Community Survey & Engagement Summary documenting all public input, stakeholder 
interviews, and design charrette outcomes. 

• Draft and Final Master Plans with three distinct corridor concept plans, each containing 
site plans, maps, cost estimates, infrastructure strategies, housing capacity analysis, and 
implementation timelines. 

• Act 181 / Act 47 Bylaw Alignment Memo with specific regulatory recommendations for the 
Planning Commission and Development Review Board. 

• Funding Roadmap Implementation Matrix mapping all plan elements to state, federal, and 
private funding pathways (VHCB, Village Center Tax Credits, VHIP, VTrans TAP, NBRC, 
USDA, CDS). 

• Vacant Properties Strategy: Identifying underutilized parcels and buildings with targeted 
revitalization recommendations. This strategy transforms low-value or tax-delinquent 
parcels into community assets that return maximum long-term value to the Town through 
state/federal grants, public-private partnerships, and community-led investments.  

• As each of the 3 corridor concepts is finalized, we will provide a Municipal Return-On-
Investment (“ROI”) Analysis to assist the Selectboard in evaluating the town’s time and 
funding capacity to pursue one project. Our ROI calculation will utilize the proposed 
framework to determine the "payback period" for municipal investment in Appendix A (ROI 
Example).  This formula allows the Town to visualize the length of time required for new 
housing or business density to offset the initial infrastructure outlays for decentralized 
wastewater or sidewalk extensions. 

• Community Trust & Shared Ownership Framework exploring shared ownership models for 
key properties and energy resources. 

• Presentation to Selectboard for adoption consideration. 
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7. Project Team Qualifications 

Our team combines municipal governance expertise, nationally recognized rural development 
strategy, and Vermont-based environmental engineering, a turnkey partnership purpose-built for 
this project. 

Partner Role Key Expertise Lead Personnel 

Stone Shore Project Lead & Grant 
Administrator 

Municipal governance, 
grant management, 
FEMA disaster response, 
modular housing 
coordination 

Ron Rodjenski, BA 
Geography/Urban 
Planning 

Community 
Roots 

Economic Development and 
Community Engagement 
Lead 

WealthWorks economic 
development framework, 
rural asset-based 
development, community 
visioning, food systems 

Melissa J. Levy, MS 
Natural Resource 
Planning (UVM) 

Watershed 
Consulting 

Technical Lead: 
Infrastructure & Resilience 

Stormwater 
management, GIS/flood 
mapping, green 
infrastructure design, 
watershed master 
planning 

Andres Torizzo, MA 
Geography (Principal); 
Kerrie Garvey, MSc 
(GIS Program 
Manager) 

Stone Shore Municipal Consulting, LLC 

Stone Shore assists smaller Vermont municipalities with day-to-day operations, focusing on 
financial management, grants administration, project management, and advisory services. 
Principal Ron Rodjenski brings over 35 years of direct municipal experience as Town 
Administrator in Richmond, Hyde Park, and Underhill, managing complex grant portfolios 
including VTrans, FEMA, and USEPA/VTDEC decentralized wastewater planning. The firm 
currently provides general governmental support to multiple Vermont municipalities, including 
Johnson, Westford, Morristown and Berlin. 

Community Roots, LLC — Melissa J. Levy 

Melissa Levy is a nationally recognized expert in rural economic development and wealth-based 
community planning. As Principal of Community Roots and former Senior Associate at Yellow 
Wood Associates, she has led consulting engagements across Vermont, New England, and 
nationally for government agencies, nonprofit organizations, and foundations. Melissa was part of 
the development of the WealthWorks framework for asset-based rural development and has been 
using it for the past 15 years, has authored publications including contributions to the Routledge 
volume Rural Wealth Creation, and has facilitated dozens of community planning workshops. She 
serves on the Hinesburg Economic Development Committee, the Vermont Urban and Community 
Forestry Council, and the Hinesburg Revolving Loan Fund Committee. Her M.S. in Natural 
Resource Planning from UVM and B.A. in Environmental Studies from SUNY Binghamton ground 
her work in both technical planning and community engagement. Melissa authored the North 
Olympic Peninsula CEDS 2021–2025, facilitated value chain workshops at the national level 
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(NESAWG, NADO, Rural LISC), and has deep familiarity with Vermont’s regulatory and funding 
landscape. Melissa is based in Hinesburg and actively serves on their local economic 
development committee. 

Watershed Consulting Associates 

Watershed Consulting is a Burlington-based environmental consulting firm specializing in 
stormwater management, green infrastructure design, GIS-based master planning, water quality 
monitoring, and hydrologic/hydraulic modeling. The firm has led stormwater master plans for 
twelve Vermont communities, managed watershed plans for eight watersheds in the U.S. Virgin 
Islands, and maintains professional certifications including CPESC, CISEC, CESSWI, and 
CPSWQ. The team includes licensed drone pilots for aerial site assessment. Watershed 
Consulting has completed over 30 master plans for stormwater in the state of Vermont. We 
authored the master plan for East Montpelier as well: https://centralvtplanning.org/mad-river-and-
kingsbury-branch-watersheds-stormwater-master-plans/  Their demonstrated experience with 
FEMA Public Assistance projects and Vermont state permitting makes them ideally qualified for 
the flood resilience and infrastructure components of this plan. The MPG State Grant Attachment 
A includes coordination with the Central Vermont Regional Planning Commission. WCA will  
coordinate technical mapping and design scenarios with CVRPC to ensure regional plan 
compatibility to satisfy the Grant Agreement's workplan requirements. Watershed Consulting has 
designed 60+ retrofit concepts for priority sites across Central Vermont, and maintains active 
partnerships with Chase & Chase Surveyors and Trafton Engineering for field survey and PE 
review. 
Excerpt from Proposed 2026 East Montpelier Town Plan (Selectboard Hearing April 6, 2026) 
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8. The Full Vision: Phase 2 - 30% Preliminary Design 

Consistent with the Town’s invitation to present bold thinking, we have estimated the cost to 
advance one community-selected corridor plan to 30% preliminary design—the engineering 
milestone required to pursue construction funding following the MPG Conceptual Phase 1. This 
Phase 2 scope encompasses the full hub-to-hub corridor: decentralized wastewater, pedestrian 
and bicycle access along Route 14, environmental and regulatory compliance, survey and right-
of-way, utility stub design for both hub parcels, and the mid-corridor park. The estimate below is 
based on comparable Vermont village infrastructure projects, including the Westford Community 
Wastewater Disposal System Preliminary Engineering Report (Green Mountain Engineering, 
2022; $2.85 million total project cost for 27 connections with drip dispersal) and the 
Berlin/Riverton Village Wastewater project (Otter Creek Engineering, 2024; $2.1 million total 
project cost for 25 connections). All figures represent opinions of probable cost only. 

A. Decentralized Wastewater System – $150,000 

Distributed collection with pressurized lines and drip dispersal serving both hubs: Hydrogeologic 
evaluation and soil testing for disposal site identification ($35,000); Preliminary Engineering 
Report per VT DEC requirements ($45,000); Collection system layout including pressurized lines 
and STEP tanks for approximately 15 properties ($25,000); Drip dispersal field preliminary design 
and sizing ($20,000); DEC pre-application consultation and permitting strategy ($10,000); Income 
survey for federal funding eligibility determination ($15,000). 

B. Transportation & Corridor Access – $105,000 

Route 14 pedestrian and bicycle access between hubs within VTrans ROW: Traffic study and 
speed analysis for the VT Route 14 corridor ($25,000); Sidewalk and shared-use path 30% design 
for 0.75 miles ($35,000); Traffic calming and streetscape concept design ($15,000); VTrans 
scoping coordination and highway access review ($15,000); Stormwater management and 
drainage preliminary design ($15,000). 

C. Environmental & Regulatory Compliance – $75,000 

Wetlands, prime agricultural soils, historic resources, river corridor, and 2024 Flood Safety Act: 
Wetland delineation and functional assessment ($18,000); Phase I environmental site 
assessment ($12,000); Historic resources review and Section 106 coordination ($15,000); Prime 
agricultural soils and natural resources assessment ($10,000); River corridor and floodplain 
analysis for Flood Safety Act compliance ($12,000); Act 250 pre-application and regulatory 
roadmap ($8,000). 

D. Survey, Mapping & Right-of-Way – $65,000 

Boundary, topographic, and utility survey with easement identification across approximately 15 
properties: Topographic and boundary survey of corridor and hub parcels ($35,000); Utility 
location and existing infrastructure survey ($8,000); ROW research and easement identification 
($15,000); GIS base mapping and parcel data compilation ($7,000). 

 

 



North Montpelier Village Master Plan — Proposal Stone Shore | Community Roots | Watershed 

Prepared for the Town of East Montpelier; VT MPG# 07110-MP-2026-E Montpelier-72 Page 13 

E. Hub Parcel Site Design – $40,000 

Utility stub design for one development-ready parcel at each hub (sewer, fiber, electric): Hub A 
(Orchard Valley) utility layout and stub design ($15,000); Hub B (Village Center) utility layout and 
stub design ($15,000); On-site water supply feasibility assessment for both hubs ($10,000). 

F. Mid-Corridor Park & Green Space – $20,000 

Conceptual design for park and recreation connection between hubs: Park site analysis and 
conceptual design ($12,000); Trail connections and wayfinding preliminary design ($8,000). 

G. Project Administration & Reporting – $40,000 

Project management, public engagement, and 30% design report: Project management and grant 
administration ($18,000); Public meetings and Steering Committee coordination ($8,000); 30% 
design report compilation and presentation to Selectboard ($14,000). 

Estimated Total – Phase 2 (30% Preliminary Design): $495,000 

These components are modular: the Town may elect to advance individual elements based on 
funding availability and community priorities. For example, the wastewater PER (Component A, 
$150,000) could proceed as a standalone application to the Village Wastewater Initiative or Clean 
Water State Revolving Fund, while the transportation corridor design (Component B) could be 
pursued through VTrans Better Connections or Transportation Alternatives. The Phase 2 cost 
estimate above is structured to accommodate two infrastructure strategies: (1) a single 
decentralized wastewater system with pressurized collection lines serving both hubs, paired with 
private on-site wells; or (2) distributed community-scale systems—one smaller wastewater system 
per hub, paired with a shared community water supply that also addresses fire protection needs 
and may access additional federal funding through USDA Rural Development or the Drinking 
Water State Revolving Fund. These two options do not preclude other infrastructure strategies 
that may emerge during MPG Phase 1 community engagement and technical analysis. Federal 
design requirements including NEPA, Section 106, and Davis-Bacon may apply if federal funds 
are used for subsequent design or construction phases. The work proposed herein for $29,500 
establishes the strategic and community foundation upon which this expanded scope can be built, 
with each component mapped to specific funding sources through the Funding Roadmap we will 
produce. 

9. References 

Available upon request. The project team’s collective client roster includes the Towns of Hyde 
Park, Belvidere, Richmond, and Berlin; Lamoille County Planning Commission; and work with 
multiple state and federal agencies. 
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10. Closing Statement 

North Montpelier is not just pursuing another planning project; it is a community ready to rebuild. 
The residents who formed the North Montpelier Community Volunteer Group, and who now serve 
on the Town-appointed Steering Committee, have done the hard work of organizing, worked on 
fundraising the local match, and envisioning a future for their village. What they need now is a 
consulting team that can translate that community energy into professional, implementation-ready 
documents that unlock investment. 

We are that team. Stone Shore brings the municipal discipline to keep this project on schedule 
and on budget. Community Roots brings the strategic vision and national-caliber engagement 
expertise to ensure the plan reflects the community’s authentic priorities. Watershed Consulting 
brings the technical rigor to ensure every concept is grounded in environmental reality. 

Together, we will produce three corridor master plans that are not wish lists, but actionable, 
implementation-ready roadmaps—positioned to secure the Congressional appropriations, state 
housing investments, and infrastructure funding that North Montpelier deserves. 

We welcome the opportunity to walk the village with you and begin this work. 

Respectfully Submitted, 

Ron Rodjenski, Partner 

Stone Shore Municipal Consulting, LLC 

802-316-6921 | ron@stoneshoremc.com 

 

In Partnership With: 

Melissa J. Levy, Principal — Community Roots, LLC | 802-318-1720 | Melissa@community-
roots.com 

Andres Torizzo, Principal — Watershed Consulting Associates | 802-497-2367 | 
www.watershedca.com 
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APPENDIX A 
 

Social Capital Valuation 

Illustrative Calculation Example 

25-Unit Housing Development — North Montpelier, Vermont 

Note: This document presents a hypothetical example for illustrative purposes only. All figures are 
estimates based on reasonable assumptions and publicly available data. Actual social capital values will 
vary based on project-specific conditions, community context, and local economic factors. This is 
informational material and does not constitute professional valuation or licensed appraisal. 

1. Project Assumptions 

This example assumes a 25-unit affordable/workforce housing development in North Montpelier, 
Vermont (Town of East Montpelier), located off and along a state highway. The project includes a 
mix of multi-family dwellings to achieve 25 total units. Infrastructure is limited in scope, with two 
decentralized wastewater systems serving the development and no municipal water or sewer 
extensions required. 

Assumed household size: 2.3 persons per unit (Vermont average), yielding approximately 58 new 
residents. 

2. Social Capital Valuation Components 

Social capital is valued using a proxy-based methodology that assigns defensible dollar amounts 
to measurable community benefits generated by the housing development beyond direct property 
tax revenue. Each component below uses conservative assumptions with cited basis. 

A. Volunteerism and Civic Participation 

Small Vermont towns depend heavily on volunteer labor for fire departments, road crews, town 
committees, library boards, and community events. New residents expand the volunteer pool. 

• Assumption: 15 of 58 new residents contribute an average of 50 volunteer hours/year 
(conservative; many rural Vermonters volunteer significantly more) 

• Valuation rate: $33.49/hour (Bureau of Labor Statistics, Independent Sector, 2024 national 
value of volunteer time) 

• Calculation: 15 volunteers × 50 hours × $33.49 = $25,118/year 

Discounted value (50% confidence factor): $12,559/year 
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B. Local Economic Multiplier (Retail Spending) 

New households generate local spending at area businesses, supporting the commercial tax base 
and employment in the East Montpelier/Montpelier corridor. 

• Assumption: Average household income of $55,000 (consistent with workforce housing 
targets) 

• Local spending capture: 15% of gross income spent locally (conservative for a rural area 
where residents also shop in Barre/Montpelier) 

• Economic multiplier: 1.4 (USDA Economic Research Service rural multiplier) 
• Calculation: 25 units × $55,000 × 15% × 1.4 = $288,750 in local economic activity 

Municipal benefit attribution: Only the portion flowing back to the municipality as indirect benefit is 
counted (increased commercial property values, meals/rooms tax if applicable, reduced vacancy). 
Conservatively estimated at 2% of multiplied activity. 

Attributed municipal value: $288,750 × 2% = $5,775/year 

C. School Enrollment Stabilization 

Many Vermont school districts face declining enrollment, which drives up per-pupil costs and 
threatens program viability. New families help stabilize enrollment, preserving per-pupil state aid 
and avoiding program consolidation costs. 

• Assumption: 25 units yield approximately 8–12 school-age children (based on Vermont 
family household demographics; not all units will have children) 

• Value: Each additional pupil generates approximately $18,000 in state education fund 
payments to the district (Vermont Agency of Education, per-pupil weighting) 

• Net enrollment benefit: Marginal cost of educating additional students in an under-capacity 
school is well below per-pupil revenue, creating a net fiscal positive for the district 

Estimated stabilization value: $5,000/year (conservative; captures avoided consolidation 
risk, not full per-pupil revenue) 

D. Reduced Housing Insecurity Costs 

Housing instability generates costs absorbed by municipalities and regional service providers: 
emergency shelter placements, General Assistance expenditures, and social service demand. 
Stable housing reduces these costs. 

• Assumption: 4 of 25 households would otherwise be at risk of housing instability 
• Avoided cost per stabilized household: $3,000/year (General Assistance, emergency 

services, case management; Vermont League of Cities and Towns data) 
• Calculation: 4 households × $3,000 = $12,000/year 

Discounted value (50% confidence factor): $6,000/year 

E. Workforce Availability Benefit 

Vermont’s labor shortage is well-documented. Housing that enables workers to live near 
employment centers provides measurable value to the local economy and municipal service 
delivery (e.g., staffing for road crews, emergency services, healthcare). 

• Assumption: 5 new residents fill positions that were previously difficult to staff locally 
• Avoided recruitment/turnover cost per position: $2,000/year (reduced advertising, 

commuter turnover, training) 
• Calculation: 5 positions × $2,000 = $10,000/year 

Discounted value (50% confidence factor): $5,000/year 
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3. Annual Social Capital Value Summary 

 

Component Gross Value Conservative Value 

A. Volunteerism $25,118 $12,559 (50% discount) 

B. Local Economic Multiplier $288,750 activity $5,775 (2% municipal share) 

C. School Stabilization See note $5,000 (net estimate) 

D. Reduced Housing Insecurity $12,000 $6,000 (50% discount) 

E. Workforce Availability $10,000 $5,000 (50% discount) 

TOTAL ANNUAL SOCIAL CAPITAL  $34,334/year 

 

4. Application to ROI Formula 

Using the municipal ROI formula with this illustrative social capital value: 

ROI = [(Property Tax Revenue + Social Capital Value) − Infrastructure 
Cost] / Infrastructure Cost × 100 

Example - Where (annual values): 

• Municipal Property Tax Revenue = $40,000/year (excluding school tax) 
• Social Capital Value = $34,334/year (per this calculation) 
• Town Infrastructure Cost = $3,000,000 (two decentralized wastewater systems, limited 

roadway/utility work) 

First-Year ROI: 
ROI = [($40,000 + $34,334) − $3,000,000] / $3,000,000 × 100 = −97.5% 

The negative first-year ROI reflects the nature of capital infrastructure investment. The annual 
combined return of $74,334 yields a simple payback period of approximately 40.35 years — a 
meaningful improvement over the 75-year payback calculated using property tax revenue alone. 

Including social capital value reduces the breakeven timeline by nearly 35 years, which 
more accurately reflects the true community return on infrastructure investment. 

ROI Methodology Notes: 
1. All gross values are discounted by 50% unless otherwise noted, reflecting the speculative 

nature of proxy-based valuation and ensuring conservative, defensible estimates. 
2. Volunteer hour valuation follows the Independent Sector/BLS methodology, which is 

widely accepted in grant applications and cost-benefit analyses at the federal and state 
level. 

3. Economic multiplier data is sourced from USDA Economic Research Service studies of 
rural community spending patterns. 
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4. School enrollment stabilization value is deliberately understated; full per-pupil state aid 
analysis would yield a significantly higher figure but introduces school district budget 
complexity beyond the scope of this example. 

5. This methodology is consistent with approaches used by the Vermont Housing Finance 
Agency, Vermont Housing & Conservation Board, and HUD in evaluating community 
development project impacts. 

5. Buy Down Notes 

To provide an affordable unit for a North Montpelier household earning $52,519, a significant 
"affordability gap" must be bridged through government subsidies. While the total development 
cost for a single multifamily unit in Vermont is approximately $534,000, a monthly rent of $1,313 
(30% of this household's income) can only support a private mortgage of roughly $150,000 to 
$180,000. 
To make this unit viable, a subsidy "buy down" of approximately $350,000 to $384,000 per 
unit is required. This gap is typically covered by layering federal Low-Income Housing Tax 
Credits (LIHTC), state grants from the Vermont Housing & Conservation Board (VHCB), and 
low-interest financing from the Vermont Housing Finance Agency (VHFA). Effectively, nearly 
70% of the construction cost must be subsidized to ensure the final rent remains affordable for 
this income level. 

 

Washington County State Funding Programs 

 Low-Income Housing Tax Credit (LIHTC): The primary federal-state partnership; 
provides equity for 70–90% of a project's "gap" for units capped at 60% Area Median 
Income (AMI). 

 VHCB Housing Grants: Direct state grants from the Vermont Housing & Conservation 
Board to non-profit developers (e.g., Downstreet Housing) to lower permanent debt. 

 Vermont Housing Finance Agency (VHFA): Provides low-interest construction loans 
and permanent financing specifically for multifamily affordable housing developments. 

 Vermont Housing Improvement Program (VHIP): Grants of up to $50,000 per unit for 
private landlords to rehabilitate or create new affordable apartments in existing buildings. 

 Community Development Block Grants (CDBG): Federal funds administered by the 
state for infrastructure or building costs in specific "blighted" or high-need areas. 

 
 

Recent Affordable Projects in the Montpelier Area [1]  

These projects utilized the "buy down" model to create or preserve units specifically for low-to-
moderate income households: 

 Randall Apartments (Montpelier): Completed in August 2025, this project by 
Downstreet Housing created four permanently affordable homes for New American 
families, funded by VHCB and the Montpelier Housing Trust Fund. 
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 Heaton Street Project (Montpelier): Currently in development as of late 2025, this 
project converts a former mental health office into 21 to 25 affordable apartments. It 
secured $4.78 million in VHCB funding to bridge the development gap. 

 Granite City Apartments (Barre): Completed in March 2025, this project transformed a 
historic school into nine new apartments and rehabilitated 18 existing units. Twelve units 
feature project-based rent subsidies. 

 Taylor Street Apartments (Montpelier): A landmark transit-oriented project with 30 
mixed-income units (19 affordable). It utilized LIHTC, VHCB grants, and VHFA financing 
to reach a total development cost of roughly $12.5 million. 

 Marsh House (Waterbury): Broke ground in early 2025 with expected completion in 
Spring 2026. This 26-unit development is designed for low-to-moderate income 
households and includes supportive units for individuals with disabilities.  

https://downstreet.org 
https://centralvtplanning.org 
https://downstreet.org 
https://housingdata.org 
https://downstreet.org 
 

Prepared by Stone Shore Municipal Consulting, LLC 
Informational material for municipal planning purposes. Not a licensed appraisal or professional valuation. 
 

 


