
                                                                                                              

   
 

 1 
CHITTENDEN COUNTY REGIONAL PLANNING COMMISSION 2 

LONG RANGE PLANNING COMMITTEE – DRAFT MINUTES 3 
 4 
DATE:  Tuesday, September 9, 2025 5 
TIME:  5:30 p.m. to 7:00 p.m. 6 
PLACE: Hybrid Meeting at 110 W Canal St, Winooski and via Zoom with link as published on the agenda  7 
 8 

Members Present: Staff:  
Paul Conner, PAC Rep (South Burlington) Kate McCarthy, Senior Planner & Project Manager 
Melissa Heitkamp, CEAC Rep - online Sarah Muskin, Senior Planner and Project Manager 
Annie Costandi, CWAC Rep Taylor Newton, Planning Program Director 
Sandy Thibault, TAC Rep  
Bob Henneberger, TAC Rep - online  
Ben Bornstein, Board Rep (Westford) - online Public: None 
Aaron DeNamur, PAC Rep (Shelburne)  
Dana Hanley, Board Rep (Charlotte) - online  
Karen Peterson, Board Rep (Williston) - online  

Welcome  9 
T. Newton welcomed everyone at 5:33 pm. 10 

Additions/Deletions to the Agenda and Group Agreements 11 
T.Newton reminded everyone that under Housing Chapter the group should discuss the updated Housing Targets. 12 

Approval of August 26, 2025 Minutes 13 
A.DeNamur made a motion to approve the minutes. P.Conner seconded. The motion passed (9-0-1). K.Peterson 14 
abstained. 15 

Public Comment 16 
None. 17 

Housing Chapter and Supplement 7 18 
 19 
Housing Chapter 20 
T.Newton discussed the Housing Overview section and reviewed highlights: housing quality, housing affordability, 21 
language from the State Housing Needs Assessment, and houselessness. T.Newton noted that there is not a 22 
discussion about the ending of the motel program, but staff can add it. P.Conner shared it might be helpful to note 23 
that it is an issue that people are discussing when talking about houselessness so it is worth including. T.Newton 24 
noted that the chapter discusses inequity in homeownership. He also noted that the rental housing vacancy rate has 25 
increased recently, but it is still not at a healthy level. 26 
 27 
D.Hanley asked about the inconsistency between the use of the terms houselessness and homelessness. She also 28 
asked about the term houselessness. S.Muskin explained that the term houseless highlights the absence of a physical 29 
house or dwelling and is used depending on the service provider and in other areas of the country. CCRPC staff 30 
agreed that there should be consistency in the use of the terms.  31 
 32 
B.Bornstein noted that racial inequity in homeownership might be based on generational wealth or economic 33 
inequality, and questioned the plan’s conclusion that the inequity stemmed from discrimination. T.Newton discussed 34 
that staff feel the language in the plan reflects general understanding of how systemic racism plays out in the country 35 
and impacts issues like generational wealth. K.McCarthy suggested adding the phrase “along with difference in 36 
access to generational wealth,” to the second sentence on the first paragraph on page 10. B.Bornstien agreed that 37 
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would be a good addition. P.Conner added that it might be worth noting in this section of the plan that Chittenden 1 
County has been a refugee resettlement destination for nearly two decades which might also impact some of these 2 
homeownership disparities. P.Conner also recommended revisiting the last sentence in the same paragraph to show 3 
proportionality. M.Heitkamp added that data can be a clue to identifying persistent disparities, so it is important to 4 
keep this information in the plan. She raised that we have heard through qualitative data that people of color in 5 
Chittenden County feel unwelcome in much of the state.  6 
 7 
T.Newton returned to reviewing the section about short-term rentals: Chittenden County has the second lowest rate of 8 
short term rentals in the State. He discussed the connection between housing and labor shortages. D.Hanley pointed 9 
out that the is a gap in housing for high income earners as well. T.Netwon shared that Building Homes Together will 10 
remain an active campaign, but CCRPC is still waiting to see how the campaign will evolve as Housing Targets 11 
begin to be implemented. 12 
 13 
T.Newton clarified that “housing targets” are the numbers RPCs received from the State Housing Needs Assessment 14 
and how CCRPC disaggregated the targets to municipalities, but the “housing estimates” are what CCRPC is tasked 15 
with in terms of disaggregating the targets based on different characteristics (e.g. unit size, type, etc.). P.Conner 16 
emphasized it is important to emphasize in the purpose statement why these targets were developed in the first place.  17 
 18 
T.Newton shared the bar chart showing the housing estimates CCRPC developed based on methodology in 19 
Supplement 7. T.Newton shared that the estimates on housing unit type. P.Conner noted that the proportion allocated 20 
to single unit dwellings and duplexes is not achievable. T.Newton said we would discuss this topic more when 21 
reviewing Supplement 7. T.Newton shared the housing estimates by unit size. P.Conner asked to what extent 22 
VHFA’s population projections were active vs passive (how do we smooth out age cohorts, and do these projections 23 
show a future desired mix of age cohorts, vs. the likely outcome given current trends). T.Netwon shared that they 24 
were passive. T.Netwon reviewed the price estimates. He pointed out that staff looked at this through the lens of area 25 
median income and affordability.  26 
 27 
T.Newton reviewed the rest of the chapter: current approaches and actions. P.Conner notes that action 1.b may need 28 
to be updated in response to Act 181 changes. D.Hanley shared that the community character standard has been 29 
ridiculously implemented over the years, but she is not sure of where to go next. M.Heitkamp asked what if what we 30 
are trying to avoid by defining community character. T.Newton shared that what we are trying to avoid are broad 31 
statements in municipal code that create opportunity for different interpretations and bias. The committee discussed 32 
the challenges of this criterion and its utility. A.DeNamur asked if the plan should explicitly mention appeals or 33 
appeal reform- he requested and suggested CCRPC staff add a piece about this element. 34 
 35 
B.Bornstein noted that action 3 needs to be copyedited. 36 
 37 
P.Conner shared he thinks the actions need to be punchier and not nibble around the edges. CCRPC needs to take a 38 
stronger stance to push to achieve the housing targets. He suggested the use of the term “clear direction” or suggest 39 
that there is a collective mandate.  40 
 41 
T.Newton shared he will cross reference the action about CHIP in the Infrastructure Chapter in Action 1.d. T.Newton 42 
shared that the Rental Registry action is included to address the issues with housing quality and rental inspections. 43 
P.Conner noted that he is skeptical that action 1.g benefits the entire region, it may be more of a Burlington specific 44 
action. P.Conner recommended simply removing the last two words: “on-campus.” Staff will make changes. 45 
 46 
T.Newton shared that 2.b could be amended to mention New Americans specifically as well. A.DeNamur asked if 47 
action 2.e could be made stronger. T.Newton shared that action 3.a should be amended to reference housing targets 48 
and clarify were the BHT campaign stands.  49 
 50 
P.Conner reminded staff that the word “ensure” should be removed.  51 
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P.Conner shared that he would recommend LRPC consider adding a section about “advocacy.” CCRPC staff will see 1 
if the organization can take a position on appeals.  2 
 3 
K.Peterson noted in the chat that CCRPC should review the plan to ensure there is consistency between the terms 4 
“homeless and unhoused” and “Black and BIPOC.” 5 
 6 
Housing Targets 7 
T.Newton reminded the LRPC how Housing Targets were disaggregated by the three different groupings of 8 
municipalities. He also reminded the committee about the range of targets (lower, middle, upper). He shared that 9 
based on the changes made to the Regional FLU Map, the housing targets for the mixed urban/rural municipalities 10 
changes. The biggest changes were seen in Williston and Essex: Essex’s target dropped by about 1,000 and 11 
Williston’s went up by 900. T.Newton shared that he has spoken to the planners in Essex and Williston. T.Newton 12 
shared that these new numbers will be shared with PAC tomorrow. K.Peterson shared she is not thrilled about the 13 
Williston numbers. D.Hanley asked why Essex’s numbers changed so drastically. T.Newton shared that there is more 14 
conservation within the Planned Growth Area (PGA) than there was originally, the PGA lost acreage, and there was 15 
small map polygons that needed to be cleane dup.  16 
 17 
T.Newton shared that CCRPC could explore creating a ceiling and floor like was done for the urban communities 18 
(this could bring Williston down). P.Conner commented that these numbers reflect 90% of development in areas 19 
planned for growth. He suggested that if the FLU Map is in good shape, then this result is good land use planning and 20 
reinforces the good work done by CCRPC staff and committees and municipalities by helping to develop the FLU 21 
map. T.Newton shared the FLU map. P.Conner asked if there might be a potential math error. T.Newton said staff 22 
can rerun the numbers.  23 
 24 
T.Newton concluded that the LRPC can review the spreadsheet and see what PAC and the Board say before deciding 25 
if LRPC should meeting to amend methodology in the coming months. 26 
 27 
Supplement 7 28 
T.Newton reviewed Supplement 7 page by page.  29 
 30 
D.Hanley asked how much of the Housing Target disaggregation methodology built on the work Land Trusts have 31 
done. McCarthy shared that CCRPC used the protected land database as foundational data. D.Hanley shared that land 32 
trusts sometimes collaborate with Planning Commissions and Conservation Committees, but sometimes they are out 33 
of sync.  34 
 35 
P.Conner suggested that graphically emphasizing the middle housing target over the lower or the upper.  36 
 37 
When reviewing dwelling unit type, P.Conner repeated that 50% of housing being single units or duplexes in not 38 
feasible. T.Newtons suggested halving the percentage in the single-unit column. P.Conner suggested that single units, 39 
duplexes and mobile homes should add up to 25%. T.Newton suggested bringing multi-unit 20+ up to 30%.  40 
 41 
M.Heitkamp suggested that housing trusts might need to be considered to address some of the affordability needs. 42 

ECOS Plan Review and Decision 43 
 LRPC think the plan design looks great.  44 
 45 
D.Hanley asked how the plan and CCRPC respond to the rapidly changing political climate. T.Newton shared that 46 
CCRPC staff plan to be able to be very responsive to public comments and shifting contexts after the first public 47 
hearing. M.Heitkamp added that the quick change to housing targets for Essex and Williston should be addressed.  48 
 49 
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P.Conner shared he wants CCRPC staff to adjust based on the conversation tonight, have housing targets settle, and 1 
start the adoption process.  2 
 3 
A.DeNamur moved to make a recommendation to the CCRPC Board of Commissioners that they accept the draft 4 
2026 ECOS plan and begin the adoption process inclusive of tonight’s amendments and LRPC meeting once more 5 
prior to October’s board meeting. B.Bornstein seconded. Motion passed unanimously. 6 

Other Updates 7 
None. 8 

Adjourn 9 
The meeting adjourned at 7:52 pm. 10 
 11 
Respectfully submitted, Sarah Muskin  12 
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