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MEETING DATE: Wednesday, July 30, 2025 at 5 PM 
LOCATION: 110 W Canal St; #202; Winooski, VT 05404  
ATTENDEES: Bruce Wilson, Lydia Diamond, Ragab Mohammed, Elaine Wang, Jasim Madafar, Jules Wetchi, 
Melissa Heitkamp, Mark Hughes Online: Omar Derzi Interpreter: Mona Tolba CCRPC Staff: Anne Nelson Stoner, 
Sarah Muskin, Kate McCarthy, Urmila Chhetri 

1. Call to order: Welcome & Updates (Highs & Lows) 

AN.Stoner welcomed everyone at 5:11 pm and facilitated a check-in. She reviewed the Agenda with the CEAC.  

 

2. Act 250 Overview 

AN.Stoner provided a refresher on what Act 250 is and how it originated in 1970. She explained that if a 
developer in VT wants to build 10 or more units, on 10 or more acres,  or a commercial/industrial buildings, the 
developer has to go through State level environmental review. The State reviews different environmental criteria 
and economic considerations. She explained that in practice most projects end up getting approved instead of 
denied. She added that Act 250 created higher costs for developments and created longer timelines for 
development, especially in rural areas, which slowed housing development. 
 
B.Wilson asked if the new large developments in Winooski need to go through Act 250 review. E.Wang 
explained that in Winooski many of the development have a high enough percentage of affordable units, so 
those project have been exempt from Act 250 review. K.McCarthy added that these exemptions have been 
around for about 15 years. 
 
AN.Stoner shared that Act 250 has unintentionally created sprawl because a lot of 9-unit subdivisions can be 
built without Act 250 review. K.McCarthy added that Act 250 was passed during a National Environmental 
movement, so more attention was given to adopting environmental review at the State level. She added that in 
1970’s, most VT cities and towns did not have local zoning or environmental regulations, so the State stepped 
in to support with environmental review. She added that because now Towns have regulations in place, Act 250 
can be duplicative.  
 
AN.Stoner added that there is a push pull between protecting the environment and building housing.  
 
S.Muskin reminded the CEAC about Act 181, Housing Targets, and Environmental Justice Act. She reviewed 
that Act 181 is the States attempt to reform Act 250. Instead of Act 250 jurisdiction being fully triggered by the 
size of a proposed development, there are not certain areas that are eligible to be exempt from Act 250 review. 
She reminded the CEAC that they worked with CCRPC in March and through focus group to discuss the maps 
identifying where these areas are. She added that cities and town still retain the ability to opt into the 
exemption and that the exemptions are not automatically applied. She also reminded the CEAC that 
Chittenden County was assigned a housing target from the state for the number of housing units needed by 
2050 to have a stable housing market. CCRPC has disaggregated that target to all the cities and towns in the 
county.  
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R.Mohammed asked if every City and Town knows who owns what parcels, and how much land is privately 
owned. S.Muskin responded that most of the land in Vermont is privately owned. K.McCarthy added that about 
75% of Vermont’s forests are privately owned. 
 
M.Tolba asked if the only purpose of Act 250 is to protect the environment. K.McCarthy responded that 
economic impacts are also evaluated, for example, if a mall if being built, how will it impact local businesses in 
other places. M.Heitkamp asked about how green space is protected. S.Muskin shared that that is in municipal 
control through their regulations.  
 
B.Wilson asked how much land Winooski owns. E.Wang shared that is it a very small percentage of the City 
acreage. She added that sometimes the City can act as a helpful conduit to sell housing to affordable housing 
developers. M.Tolba commented that CHT is the only affordable housing provider. This is a problem because 
new players are needed and CHT has a history of discrimination. E.Wang added part of the problem is that it 
takes so much time and expertise to navigate the permitting process and build an manage a development, that 
a large corporation, like CHT, is needed to navigate it 

 
U.Chhetri asked about how the City decided to sell a particular parcel to CHT. E.Wang shared she is not aware 
what the process was for the parcel she referenced earlier. E.Wang added that there is a new parcel that the 
City used the right of first refusal to acquire. The City released an RFP to develop the lot and only CHT put a bid 
in, even though 6 developers asked questions about the RFP. E.Wang added that the City wanted to ensure that 
the development was affordable 3-bedroom units. E.Wang added that Winooski has a Working Communities 
Challenge Program has and will meet with CHT. M.Tolba, U.Chhetri, and L.Diamond are invited to attend the 
meeting. 
 
E.Wang shared some of the discussion around the CHT shared equity program.  
 

3. Interactive Workshop: Review Environmental Benefits & Burdens Analysis by Municipality 

AN.Stoner recapped that the new Future Land Use Map will be a part of the CCRPC Regional Plan. The entire 
Regional Plan needs work to equitably distribute environmental burdens. She shared the different 
environmental benefit and burdens that CCRPC is assessing as identified by the State. She also shared 
examples of indicators used to measure the environmental benefits and burdens. AN.Stoner shared a table 
identifying benefits and burdens by municipality. She asked CEAC members to check the table for accuracy. 
She asked if anything is missing from the table.  
 
R.Mohammed shared that he thinks the benefits listed for Winooski are accurate, but they are not accurate for 
South Burlington. He shared that South Burlington is not walkable and does not have affordable housing. 
 
M.Hughes shared that the question is too challenging to answer in a short period of time. Partially because 
there is so much information, and partially because the municipal scale is the wrong scale to measure the 
distribution on. M.Heitkamp added that comparison bias plays a role and it might make more sense to choose 
a “healthy” level for each ebenfit orburden and measure based off of that. She added that cities and towns 
need to be a part of the conversation. E.Wang suggested that looking at the municipal plans is a good proxy for 
looking at a city’s vision. E.Wang shared though, that the municipal plans often are missing the voices of 
marginalized communities.  
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M.Hughes raised that the problem is more systemic, and the system needs to be reevaluated, not these small 
bite sized portions. He acknowledges that this work needs to be done (the environmental benefits and burdens 
analysis), but it is more important for the CEAC to consider what the CEAC and members’ respective 
organizations can do to advocate for systems change. 
 
R.Mohammed shared that S.Burlington needs to offer services for low-income people the way Winooski does.  
 
M.Heitkamp suggested it would be helpful to include definitions for each of the environmental benefits and 
burdens. She suggested that she is more interested in knowing what the limiting factors are for healthy 
communities than the specifics in this benefits and burdens analysis.  
 
M.Hughes said that we are asking the wrong questions. He hopes that CEAC can offer its own narrative to the 
state after completing this exercise. Will CCRPC include a narrative that includes CEAC’s input that there is no 
way we achieve Planning Goal 15 within “these parameters.” AN.Stoner shared that this is possible, and 
CCRPC can make recommendations to the state for when they do their analysis. 
 
M.Hughes added that Act 250 and zoning laws are part of what is creating the system in place. LAOB 
recommends doing an equity review of Act 250 because it has stifled economic growth and limited diversity 
and economic mobility for Black and Brown people in VT.  
 
M.Heitkamp shared that she wants to approach the environmental benefits and burdens analysis from an 
equity perspective and not an environmental perspective. She shared environmental benefits and burdens is 
not a felt need in communities. It feels reactive.  
 
AN.Stoner asked if CCRPC staff can draft a paragraph about this conversation for CEAC to review at the next 
meeting. CEAC members agreed to review this at the August meeting prior to the September board meeting.  
     

4. Adjourn 

The meeting was adjourned at 6:53 pm.  

 

NEXT MEETING: Wednesday, August 27, 2025 
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