
 
 
  

 
 

2 Lincoln Street 
Essex Junction, VT 05452-3154 
www.essexjunction.org 

P 802-878-6944, ext. 1625 
F: 802.878.6946 

E: mgiguere@essexjunction.org 
 
 

Staff Report 
 
To:  Development Review Board 
From:  Michael Giguere, City Planner 
Meeting Date: March 20th, 2025 
Subject:   Site plan amendment for three (3) additional dwelling units and opening of the fifth floor 

at existing multi-family building at 197 Pearl Street by Jiddu/Sittu Trust c/o Gabe Handy.  
File:   SP#5.2016.6 

 
PROJECT DESCRIPTION 
The applicant is seeking after-the-fact permitting for revisions made during construction at 197 Pearl 
Street. The original approval permitted a four-story building with 67 dwelling units and 3,439 square 
feet of commercial space. During construction, three storage areas were converted into single bedroom 
dwelling units, the commercial space was reduced in size to 3,000 square feet, and a fifth story 
penthouse space was added to one of the two-bedroom units on the fourth story. These changes 
resulted in a total of 70 dwelling units, with 61 single bedroom units, 8 double bedroom units, and one 
four-bedroom unit. This discrepancy was discovered upon a review of as-built drawings against the 2017 
site plan approval.  
 
EXISTING CONDITIONS AND GENERAL INFORMATION 
Project Location: 197 Pearl Street 

Project Area Size: 64,469 square feet 

Lot Frontage: 247 feet 

Existing Land Use: Residential 

Surrounding Land Use: Residential 

Zoning District: Multi-Family/Mixed Use 1 (MF-MU1) 

Minimum Lot Size: 15,000 square feet 

Lot Coverage: 41.3% 

Permitted Lot Coverage: 65% 

 
SECTION 606: MULTI-FAMILY/MIXED USE 1 DISTRICT (MF-MU1) 
A. Purpose.   
The project provides high density multi-family residential housing along the Pearl Street corridor, which 
is consistent with the purpose of the MF-MU1 district. 
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B. Density/Lot Coverage. 
The lot size is ±64,469 sf, which meets the minimum lot size requirement of 15,000 sf. 

 
The maximum allowable density is determined by the ability to meet the LDC standards including but 
not limited to parking, setbacks, coverage, and building height. 

 
The maximum lot coverage allowed is 65% but may be increased to 80% with a waiver. The current lot 
coverage is 41.3% with no lot coverage increase proposed. 

 
C. Setback Requirements. 
The minimum side and rear setbacks are 10 feet. The front setback shall be a minimum of 20 feet and a 
maximum of 30 feet, with at least 30% of the front of the principal structure within the minimum and 
maximum front setback. The proposed building complies with the district setback requirements. 

 
D. Permitted and Conditional Uses. 
A multi-family dwelling is a permitted use in the MF-MU1 district. 

 
E. Parking Requirements. 
Section 703 requires: 

• one (1) parking space per dwelling unit 
• one (1) guest parking space for every 10 units, and  
• 2.5 parking spaces per 1000 square feet of commercial space for “Retail Sales Establishment”. 

 
Thus, 85 parking spaces are required for this project. This requirement is discussed further below in 
Section 703. 
 
F. Building Height. 
For the original site plan approval in 2017, the Planning Commission approved this project for four 
stories, which was the limit in the MF-MU1 district at the time. During construction, an additional floor 
was built, turning Unit 413 from a two-bedroom unit located entirely on the fourth floor into a 
penthouse unit with floor area on the fourth and fifth floors. The building remained within the total 
height limit of 58 feet above grade. 
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Figure A, above left: Western portion of the building as permitted in 2017. Figure B, above right: Western 

portion of the building as built. 
 
Upon the discovery of this discrepancy, City staff required the property owner to seal off the fifth floor 
to comply with LDC requirements. City staff verified that this floor was sealed off and not occupiable 
prior to issuing a Certificate of Occupancy for the building in September 2023. 

Figure C: Unit 413 during the Certificate of Occupancy walkthrough. The stairs leading to the fifth floor 
are sealed off by the constructed wall located directly to the left of the doorframe. 
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In July 2023, the City’s Land Development Code was amended to include a height bonus provision for 
housing projects that meet affordable housing requirements in accordance with Act 47 of 2023 (aka. 
HOME Act). 
 
In the MF-MU1 district, any affordable housing development as defined in 24 V.S.A. § 4303(2) is allowed 
to construct an additional story for a total permissible height of five (5) stories or seventy-two (72) feet, 
whichever is less.  

 
The constructed building is five (5) stories 53 feet tall, which meets district requirements. Staff have 
added Essex Junction’s affordable housing reporting requirements as conditions of approval. 

 
SECTION 620: DESIGN REVIEW OVERLAY DISTRICT (DRO)   
This building was permitted and constructed prior to the establishment of the City’s DRO District, which 
extends the design review standards used in the Village Center to the trunk routes of Main Street, 
Lincoln Street, Pearl Street, Park Street, and Maple Street. Given that this building has already been 
constructed, and no exterior alterations are proposed, no materials for design review have been 
submitted. 
 
SECTION 703: PARKING AND LOADING 
At the time of final site plan approval in 2017, LDC parking standards required 150 total parking spaces 
for this project, primarily based on the requirement of providing two (2) spaces per dwelling unit. A 
waiver was granted by the Planning Commission for final site plan approval, reducing the number of 
required parking spaces to 74. This waiver was granted due to the building’s direct access to Green 
Mountain Transit’s bus service network and the applicant’s demonstration of underutilized parking for 
residential buildings in the surrounding area. 

 
Current LDC parking standards require 85 total parking spaces for this project. The applicant has 
requested a waiver of this requirement. They are proposing no changes to the current parking layout, 
which includes a mixture of covered and uncovered spaces for tenants and guests. 

 
Staff recommend that the DRB grant a waiver reducing the number of required parking spaces to 74.  
 
SECTION 1202: SEWER ALLOCATION 
The approved building has sufficient sewer allocation for the three additional dwelling units due to a 
reduction in the square footage of constructed commercial space. Staff have requested that the 
applicant submit a completed Sewer Allocation Request form for tracking purposes. 
 
RECOMMENDATION 
Staff recommend that the DRB approve the site plan amendment pending a determination on the 
following items: 

• The Development Review Board should consider whether to grant a waiver granting relief from 
the parking requirements of Section 703. 
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RECOMMENDED MOTION 
I move that the DRB approve the site plan amendment for three (3) additional dwelling units and opening 
of the fifth floor at the existing multi-family building at 197 Pearl Street with conditions. 
 
PROPOSED CONDITIONS 

1. Applicant shall submit a Sewer Allocation Request form. 
2. The applicant shall place the property under a covenant, as approved by City, that preserves 

affordability for at least 15 years in accordance with 24 V.S.A. § 4303(2), prior to the issuance of 
a certificate of occupancy. 

3. The applicant shall fulfill annual reporting requirements by December 31 of each year during the 
15-year period beginning on the issuance of a Certificate of Occupancy: 

a. Submit a completed Affordable Housing Rent Reporting Form. 
b. Submit copies of the lease documents for all affordable housing units on the property, 

or by random sampling as requested by the Community Development Department. 







 

 

February 14, 2025 
 
Michael Giguere 
City Planner 
City of Essex Junction 
2 Lincoln Street 
Essex Junction, VT 05452 definitely  
 
Re:  Proposed Revisions to Permit - 197 Pearl Street 
 Development Application Cover Letter 
 
Dear Michael, 
 
Jiddu/Sittu Trust is seeking an after the fact Development Permit for revisions made during construction 
at the 197 Pearl Street Project. The original proposal for this project was for a four story building with a 
total of 67 dwelling units and 3,439 s.f of commercial/retail space. The unit breakdown for that proposal 
was 52 single bedroom units and 15 double bedroom units. During construction revisions were made to 
the project which resulted in the following revisions.  
 

 Transition three storage units into three single bedroom apartments. 
 Reconfiguring the unit break down adjusting the amount of single to double bedroom units. 
 Adding a fifth story penthouse space to one of the double bedroom units on the fourth floor. 

Seeking approval of the fifth story for the use of this unit which is currently closed for use. 
 All the above changes resulted in a total of 70 dwelling units being created. The final unit 

breakdown is 61 single bedroom dwelling units, 8 double bedroom units and one multi-
bedroom unit (4-bedrooms).  

 
Based on the revision the water and sewer flows would decrease to the building resulting in less 
allocation needed for the project. Please see WW calculations attached with this submission. Again, as I 
discussed above, we are also looking to seek approval for use of the fifth story penthouse space above 
one of the top story’s two bedroom units. This would create a single multi-bedroom unit which would 
have 4 bedrooms.  
 
There are no changes to the site plan and no further surveying has been performed at this time, so I 
have not included an updated site plan. Please feel free to contact me if you have any questions, thank 
you for your time in reviewing this project.  
 
Sincerely, 
 
 
 
Greg Dixson, P.E.  
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Pearl St Essex Jct

Unit 413 Floor Plans

12/1/22

1/8" = 1'-0"

 1/8" = 1'-0"1 4th Floor
 1/8" = 1'-0"2 5th Floor



Outlook

Re: 197 Pearl St- amendments forthcoming?

From Greg Dixson <greg.dixson@krebsandlansing.com>
Date Wed 3/12/2025 12:30 PM
To Michael Giguere <mgiguere@essexjunction.org>

 

CAUTION: This email originated from OUTSIDE our organization. STOP & CONSIDER before responding, clicking on links, or opening attachments.

Hey Michael, 

We went out and surveyed the building. From our calculation the building is approximately 53' at its highest point, the 5th story. 

I will share the affordability covenant with Gabe. I am not sure if he is back from his trip. I would likely work this to be a condition of approval
but I am sure we can work it out. 

Thanks,
Greg Dixson, P.E.
Krebs & Lansing Consulting Engineers, Inc.
164 Main Street
Colchester, Vermont 05446
O: (802) 878-0375
C: (508) 646-8372
greg.dixson@krebsandlansing.com
 

From: Michael Giguere <mgiguere@essexjunction.org>
Sent: Wednesday, March 12, 2025 10:34 AM
To: Greg Dixson <greg.dixson@krebsandlansing.com>
Subject: Re: 197 Pearl St- amendments forthcoming?
 
Great, thanks for following up on this. 

I've also attached an editable copy of the affordability covenant that our attorney approved for 17 Park Street to use as a starting point. If you don't have
time to have this prepared for 197 Pearl, I'll add its submission as a condition of approval.

Michael Giguere (he/him)
City Planner
City of Essex Junction 
2 Lincoln Street 
Essex Junction, VT 05452 
mgiguere@essexjunction.org 
802-878-6944, ext. 1625

 

Book time to meet with me
*Please note that this electronic message may be subject to disclosure as a public record under the Vermont Public Records Act.

From: Greg Dixson <greg.dixson@krebsandlansing.com>
Sent: Wednesday, March 12, 2025 10:11 AM
To: Michael Giguere <mgiguere@essexjunction.org>
Subject: Re: 197 Pearl St- amendments forthcoming?
 
 

mailto:greg.dixson@krebsandlansing.com
https://urldefense.proofpoint.com/v2/url?u=https-3A__us-2Dwest-2D2.protection.sophos.com-3Fd-3Doffice.com-26u-3DaHR0cHM6Ly9vdXRsb29rLm9mZmljZS5jb20vYm9va3dpdGhtZS91c2VyL2RmOGE0MzQ4M2RjZDQ2YmNiZWRmMDBlMjBmMDRhYWFkQGVzc2V4anVuY3Rpb24ub3JnP2Fub255bW91cyZlcD1zaWduYXR1cmU-3D-26p-3Dm-26i-3DNjc0ZGJkOTk3ODg4NjAxYzZlMmY0OWUw-26t-3DdDI4Y2RoQkM4eksxREMrdWJZSThJQVlyMnc4a0kvV2pwcUg4dTFmcjhxWT0-3D-26h-3Dd49fcaff6d6c4bed857d862ad8270212-26s-3DAVNPUEhUT0NFTkNSWVBUSVZ2xDmkOEh64q9zMzlRG-2DlZ-5FDJiJo5KWgSitSGRyMVT3A&d=DwMFAw&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=tlkRUC0D3SK7mkHp457jTiG-JRLE-ndvPFWZwNdHdU4&m=DiD7sRlqPq4T2dIENiVLfe5qMb1yvaWs9X877tfa-XQSRIWVEhdVZQhs9CIT5ia1&s=img9XTgKmJf7fJF5HbouOj3jY3kUOCiAVfYQdHz5SGk&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__us-2Dwest-2D2.protection.sophos.com-3Fd-3Doffice.com-26u-3DaHR0cHM6Ly9vdXRsb29rLm9mZmljZS5jb20vYm9va3dpdGhtZS91c2VyL2RmOGE0MzQ4M2RjZDQ2YmNiZWRmMDBlMjBmMDRhYWFkQGVzc2V4anVuY3Rpb24ub3JnP2Fub255bW91cyZlcD1zaWduYXR1cmU-3D-26p-3Dm-26i-3DNjc0ZGJkOTk3ODg4NjAxYzZlMmY0OWUw-26t-3DdDI4Y2RoQkM4eksxREMrdWJZSThJQVlyMnc4a0kvV2pwcUg4dTFmcjhxWT0-3D-26h-3Dd49fcaff6d6c4bed857d862ad8270212-26s-3DAVNPUEhUT0NFTkNSWVBUSVZ2xDmkOEh64q9zMzlRG-2DlZ-5FDJiJo5KWgSitSGRyMVT3A&d=DwMFAw&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=tlkRUC0D3SK7mkHp457jTiG-JRLE-ndvPFWZwNdHdU4&m=DiD7sRlqPq4T2dIENiVLfe5qMb1yvaWs9X877tfa-XQSRIWVEhdVZQhs9CIT5ia1&s=img9XTgKmJf7fJF5HbouOj3jY3kUOCiAVfYQdHz5SGk&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__us-2Dwest-2D2.protection.sophos.com-3Fd-3Doffice.com-26u-3DaHR0cHM6Ly9vdXRsb29rLm9mZmljZS5jb20vYm9va3dpdGhtZS91c2VyL2RmOGE0MzQ4M2RjZDQ2YmNiZWRmMDBlMjBmMDRhYWFkQGVzc2V4anVuY3Rpb24ub3JnP2Fub255bW91cyZlcD1zaWduYXR1cmU-3D-26p-3Dm-26i-3DNjc0ZGJkOTk3ODg4NjAxYzZlMmY0OWUw-26t-3DdDI4Y2RoQkM4eksxREMrdWJZSThJQVlyMnc4a0kvV2pwcUg4dTFmcjhxWT0-3D-26h-3Dd49fcaff6d6c4bed857d862ad8270212-26s-3DAVNPUEhUT0NFTkNSWVBUSVZ2xDmkOEh64q9zMzlRG-2DlZ-5FDJiJo5KWgSitSGRyMVT3A&d=DwMFAw&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=tlkRUC0D3SK7mkHp457jTiG-JRLE-ndvPFWZwNdHdU4&m=DiD7sRlqPq4T2dIENiVLfe5qMb1yvaWs9X877tfa-XQSRIWVEhdVZQhs9CIT5ia1&s=img9XTgKmJf7fJF5HbouOj3jY3kUOCiAVfYQdHz5SGk&e=
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City of Essex Junction, VT  
Affordable Housing Height Bonus Criteria and Reporting Requirements 

_____________________________________________________________________________________ 
The Vermont HOME Act of 2023, Act 47 (S.100) adds the allowance for an additional floor1 for qualifying 
"affordable housing developments", defined in 24 V.S.A. § 4303 as:  

a housing development of which at least 20 percent of the units or a minimum of five units, whichever is 
greater, are affordable housing units. Affordable units shall be subject to covenants or restrictions that 
preserve their affordability for a minimum of 15 years or longer as provided in municipal bylaws. 

 
For rental units, 24 V.S.A. § 4303 defines Affordable Housing as: 

housing for which the total annual cost of renting, including rent, utilities, and condominium association 
fees, does not exceed 30 percent of the gross annual income of a household at 80 percent of the highest of 
the following: 

(i) the county median income, as defined by the U.S. Department of Housing and Urban 
Development; 
(ii) the standard metropolitan statistical area median income if the municipality is located in such 
an area, as defined by the U.S. Department of Housing and Urban Development; or 
(iii) the statewide median income, as defined by the U.S. Department of Housing and Urban 
Development. 

 
Does your property qualify as an affordable housing development? 
To qualify, the overall rent of the required “affordable units”, inclusive of utilities and fees, must be no more than 
the maximum rent thresholds based on the criteria above.  These limits are summarized on the Vermont Housing 
Finance Agency’s monthly summary here: 
https://www.housingdata.org/documents/purchase-price-and-rent-affordability.pdf 
 
As of November 2023, the applicable maximum gross rent for affordable units, inclusive of utilities and fees are as 
follows: 

Maximum Affordable Rent by unit type 2023, inclusive of utilities and fees2 
 

Studio / Efficiency 1 Bedroom 2 Bedroom 3 Bedroom 
$1,590 $1,704 $2,045 $2,363 

 
What if some utilities and fees are paid by the tenant? 
If some or all utilities are excluded from the rent, refer to the Vermont State Housing Authority’s current schedule 
of “Allowances for Tenant Furnished Utilities and Other Services”.  These utility allowances are subtracted from 
the maximum affordable rent.   
 
 
 
 

 
1 additional floor beyond what is otherwise allowed in a zoning district, in areas served by municipal water and sewer. 
2 Maximum gross rent are based on HUD guidance stipulating that homes have at least 1 bedroom for every 1.5 people in the 
household. This means that the affordable rent and purchase price of a 1-bedroom home are based on the average of the 
median incomes of 1 person household and of a 2-person household as a proxy for the median income of a "1.5-person 
household". The affordable rent and purchase price for a 2-bedroom home are based on the median income of a 3-person 
household (i.e., 2 bedrooms x 1.5 people/bedroom = 3-person household). For a 3-bedroom home, the rent and price are 
based on the average of the median incomes of a 4- and 5-person household. 

https://www.housingdata.org/documents/purchase-price-and-rent-affordability.pdf
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As of November 2023, the following is a sample of the typical Allowances for Tenant Furnished Utilities and Other 
Services: 

Utility or Service 0 BR 1 BR 2 BR 3 BR 
Natural Gas Heating  $          93   $        105   $        111   $        118  
Natural Gas Cooking  $             4   $             4   $             6   $             8  
Other Electric  $          38   $          44   $          62   $          79  
Electric Water Heating  $          28   $          33   $          42   $          51  
Water and Sewer  $          55   $          58   $          77   $        105  
Trash Collection  $          78   $          78   $          78   $          78  

 
 
 
Reporting Requirements 
For applicants who wish to utilize the Act 47 height bonus, these requirements may be included by the 
Development Review Board as a condition of approval. Upon site plan approval, applicants must: 

1. Provide the Community Development Department with copies of any covenants or restrictions in place to 
preserve affordability for at least 15 years. 

2. Fulfil annual reporting requirements by December 31 of each year during the 15-year period: 
a. Submit a completed Affordable Housing Rent Reporting Form, 
b. Submit copies of the lease documents for all affordable housing units on the property, or by 

random sampling as requested by the Community Development Department. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Use Tables for WW Flows based on Wastewater System and Potable Water Supply Rules
Generated by Greg Dixson, P.E. - Date 02/05/2025

Permitted - WW-4-5537 - April 1, 2021

Type - Wastewater Amount Unit Type
Rate (GPD Per 

Participant)
Gallons Per Day

Single Bedroom Dwelling Units 52 DUs 140 7280
Two Bedroom Dwelling Units 15 DUs 210 3150
Retail Space 3,439 Square Feet 0.04 138

TOTALS: 10568 GPD

Type - Water Participants
Rate (GPD Per 

Participant)
Gallons Per Day

Single Bedroom Dwelling Units 52 DUs 140 7280
Two Bedroom Dwelling Units 15 DUs 280 4200
Retail Space 3,439 Square Feet 0.04 138

TOTALS: 11618 GPD

What Was Constructed via Conversations with City Staff and Owner

Type - Wastewater Amount Unit Type
Rate (GPD Per 

Participant)
Gallons Per Day

Single Bedroom Dwelling Units* 61 DUs 140 8540
Two Bedroom Dwelling Units 8 DUs 210 1680
Multi-bedroom Dwelling Units* 1 DUs 210 210
Retail Space 3,000 Square Feet 0.04 120

TOTALS: 10550 GPD

Type - Water Participants
Rate (GPD Per 

Participant)
Gallons Per Day

Single Bedroom Dwelling Units* 61 DUs 140 8540
Two Bedroom Dwelling Units 8 DUs 280 2240
Multi-bedroom Dwelling Units* 1 DUs 360 360
Retail Space 3,000 Square Feet 0.04 120

TOTALS: 11260 GPD

* Only unit which has more than 2 bedrooms is on the fourth floor. Corner unit has an upstairs creating a fifth story to the building. This unit 
   would then be a 4-bedroom unit or multi-bedroom unit. 

* From conversations with City staff and the Owner, there were three storage units identifed on the last set of architectural plans. These storage
   units during construction were retrofitted to become studio apartments. Keeping these units would generate 3 additional dwelling units. 
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