
MEMO  
 

To:  Williston Planning Commission (& Selectboard)  

From: Glaser Specific Plan Advisory Committee (Alex Daley, Planning Commission Representative; Scott 
Rieley, Development Review Board representative; Gary Hawley, Conservation Commission 
representative; Rueben Escorpizo, representative 1 of the affected neighborhoods; Kyle Sala, 
representative 2 of the affected neighborhoods; Lisa Braden-Harder, representative of the community 
at-large) as drafted by Emily Heymann, Town Planning Staff and Ken Belliveau, Applicant’s 
Representative 
 

CC:  Jack Glaser, Bryan Currier  

Date:  May 25, 2023 

Re:  SP 23-01 Glaser Specific Plan 

 

TRANSMITTAL MOTION OF MAY 25, 2023 

WHEREAS, the Glaser Specific Plan Advisory Committee (GSPAC) has worked with the applicant team and 
town staff to develop a specific plan in accordance with WDB 9.3.4-9.3.6 and in response to the Planning 
Commission's charge, and  
 
WHEREAS, the Glaser Specific Plan Advisory Committee (GSPAC) recommends that the Planning 
Commission make a finding and determination that the Glaser Specific Plan will result in open space assets 
meeting the criteria of substantial public benefit as defined by WDB 9.2. 
 
WHEREAS, the Committee is charged with presenting a transmittal to the Planning Commission by June 6, 
2023,  
 
THEREFORE, I, Gary Hawley, move that the Glaser Specific Plan Advisory Committee move to transmit the 
specific plan application, the proposed town plan and bylaw amendments, and all accompanying 
documents, to the Planning Commission with a recommendation for APPROVAL. 
 
 

Second by: Lisa Braden-Harder   Vote: 5-0 (1 absence)  
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Introduction and Overview 

The following is a report from the citizen advisory committee appointed by the Town’s Planning Commission to assist 
with the development of a Specific Plan for the Glaser property, located at the northwest corner of Mt. View Road and 
Old Stage Road in the Town’s Residential Zoning District (RZD).  The subject property is approximately 98 acres in area 
and is currently undeveloped. A portion of the property is actively being used as part of the operation of Windswept 
Farm.  The applicants submitted an application to the Planning Commission on September 12, 2022 for a proposed open 
space residential development requesting an alternative phasing schedule from the Town’s residential growth 
management system and possible relief from providing two points of access to developments of greater than 40 
dwellings.  Specific Plans are authorized and described in Chapter 9 of the Town’s Unified Development Bylaw (WDB) 
and provide an alternative path for a development proposal to be reviewed and considered by the Town.  As stated in 
Chapter 9, a specific plan “provides for the creative evolution of development in Williston, consistent with the vision and 
objectives of the Williston Comprehensive Plan. To do this, it sets up a procedure by which landowners work 
cooperatively with the Planning Commission and public to draft and propose amendments to the Town Plan and this 
bylaw.” 

After reviewing the plan and holding several public meetings, the Planning Commission determined that there is the 
potential for the Town to obtain a substantial public benefit from the plan, and created the advisory committee on 
January 3, 2023 and charged it with developing the specific plan in conjunction with the applicants and staff, addressing 
a number of issues.  The specific items listed in the charge from the Planning Commission are listed below in the report 
along with a brief statement of how each has been addressed.  The advisory committee met with the applicants 9 times 
in public meetings between January 26 and June 1, 2023, which included a site visit of the property.  The plan has 
evolved during the discussions with the committee and has been improved significantly because of those discussions. 

Description of Glaser Specific Plan Proposal 

The application for SP 23-01 is for an open space residential development clustered in two separate development areas, 
one accessed from Mt. View Road and a second to the south accessed from Old Stage Road, proposing 109± dwellings. 
The development would contain a mix of housing types and would be served by municipal water and sewer service, as 
well as pedestrian paths and sidewalks.  The applicants are requesting an alternative phasing plan from the typical 
requirements of growth management with a maximum build out of 18 dwelling units per year once approved.  Two 
areas of protected open space that would be offered for dedication to the Town for town ownership, one to the north 
and one to the south totaling approximately 54 acres and representing over 50% of the land area of the subject 
property.  These two open space areas would ensure the continued protection of an important viewshed from Mt. View 
Road identified in the Town Plan, as well as provide protection of the land area currently being used by Windswept 
Farm. 

The original proposal was for 100 dwellings and approximately 51 acres of open space in a different configuration from 
what has resulted from the committee's work (see attached site plans for comparison and details).  Some of more 
important changes are an increase of approximately 50% of the open space area along Mt. View Road protecting the 
viewshed identified in the Town Plan as an important asset, a greater mix of housing types, 10% of the dwellings 
meeting the Town’s requirements for perpetual affordability, the addition of neighborhood recreation facilities, and a 
multi-use path connecting the southerly development area to Mt. View Road.  Specific items contained in the Planning 
Commission’s charge to the committee and how they have been addressed are described below. 
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Substantial Public Benefit 

One of the key requirements for the approval of a Specific Plan is determination by the Planning Commission that the 
plan will result is a “substantial public benefit” to the Town, coming at the applicant’s expense, and over and above 
mere compliance with the Town’s existing regulations (described and defined in WDB 9.2).  Open space assets defined in 
WDB 9.2.2 and in Chapter 13 of the Town Plan are one of the possible substantial public benefits for Specific Plan 
approval.  The proposed plan offers two open space assets for town ownership from the subject property that would 
protect the scenic viewshed from Mt. View Road identified in the Town Plan and provide land enabling the continued 
operations of Windswept Farm, an outdoor recreation and agricultural use also identified as valued open space uses in 
the Town plan.  Thus, the committee recommends that the Planning Commission make a finding and determination that 
the plan will result in a substantial public benefit as defined in the Town’s development regulations for Specific Plan 
approval. 

All iterations from the committee process are an appendix to this transmittal memo.  

Site Plan dated May 4, 2023 (after committee process):

 

Site Plan dated December 5, 2023 (as transmitted from PC to committee):
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Part I. Official Transmittal of Glaser Specific Plan, SP 23-01 
 
WDB Chapter 9 states that a specific plan is a detailed guideline for the development or redevelopment of a given site, or 
sites, presented in the form of proposed amendments to the Town’s Comprehensive Plan and this bylaw. A specific plan 
can refine and add detail to the objectives and policies of the Town Plan, provided that it is consistent with and implements 
the overall vision stated in the Town Plan. A specific plan can refine the standards adopted in this bylaw. It can also create 
new zoning districts, with their own standards. 
 
SP 23-01 proposes the following changes and amendments to the Town Plan and Unified Development Bylaw: 
 
Amendment to 2016-2024 Williston Comprehensive Plan aka “Town Plan”  

• Section 13.2: Refer to the view as protected, “the fields southwest of the intersection of Mountain View and 
Old Stage roads, approx. 15 acres, as well as an additional approx. 38 acres of forest and pasture open space, 
which are protected as open space and offered to the Town as the substantial benefit for the Glaser Specific 
Plan SP 23-01. Parcel ID 09-012-082-000.” 

 
Amendments to the Williston Unified Development Bylaw (WDB) aka “Zoning Bylaws”  

• Chapter 11 Growth Management: DRB must make findings that the subdivision upholds a 50-point score. 
Following approvals, no more than 18 administrative permits for new dwellings can be approved per fiscal 
year until project completion (18 DU/year).  

• Chapter 26 Street Trees: Not required along Mountain View Road and Old Stage Road frontage to preserve 
the scenic vista.  

• Chapter 39 Residential Zoning District: Summarize the specific plan, emphasizing the open space substantial 
benefit including the provision of irrevocable offers of dedication and floating easements as applicable.  

• Appendix K: The “detailed guideline for development” including the site plan, Growth Management 
questionnaire, the viewshed rendering, and accompanying materials from the review process.  

 
Summary Description of Proposed Development:  

• 15± acres of viewshed open space to be dedicated to the Town  
• 38± acres of forest, presumed wetland, and pasture to be dedicated to the Town  
• 70± unit neighborhood with two points of access onto Old Stage Road with a ~1,200 SF neighborhood building 

and parking lot  
• 39± unit neighborhood with single point of access onto Mountain View Road  
• All homes will have a front porch extending 4’ beyond the garage per GM score  
• Multi-use path construction along Mountain View Road frontage from Old Stage intersection to Larson property 

line as required in the Town’s Official Map  
• Multi-use path connecting the two neighborhood clusters with a neighborhood garden and multi-purpose 

recreation court with floating easement(s) for possible future connections to town trails 
• 8 space scenic parking lot to provide public access to the view and multi-use path.  
• 15± acres of delineated wetland between the two neighborhood clusters to remain privately-owned and 

undeveloped.  
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Part II. Unofficial Transmittal of Summarizing Responses and Recommendations to Other Charge Items  
 
The purpose of this memo is to provide a reference point for the Planning Commission and possibly the Selectboard 
when reviewing the Specific Plan when discussing topics that fall beyond the Town Plan and Bylaw amendments. Over 
the course of 4 months and 9 meetings, the Committee, staff, and applicant team reviewed each item of the Planning 
Commission charge, several site plan iterations, and considered comments and data from a variety of sources.  The 
committee is also offering several recommendations for consideration by the Planning Commission and Selectboard, 
particularly about the future use of the open space assets if considered as a park, or a building site, and the possible 
future lease agreement between the Town and Windswept Farm.  
 

1. Open Space Size & Configuration: The Planning Commission anticipates the subdivision design to evolve as the 
applicant, staff, and committee work together to achieve Williston’s standards and incentives for residential 
development. To that end, the Commission expects the number, size, and location of open space, dwelling units, 
streets, public and private amenities to change as the Specific Plan evolves from concept to a complete site plan.  

 
The Glaser Specific Plan currently proposes 53± acres of protected open space offered for Town ownership 
(15± viewshed area and 38± forest, pasture, possible wetlands), 109± residential units (99± market rate + 11± 
affordable units).  Two separate development areas meeting the Town’s access standards are proposed, along 
with a connecting multi-use path and neighborhood recreation facilities. The proposed residential unit count 
shall comply with WDB 19 and shall not exceed base density of 3.0 DUe/acres.  

 
 

2. Official Map and Connectivity: The northern cul-de-sac has a single point of access onto Old Stage Road. 
Reconfigure the cul-de-sac so the street has two points of access. Provide for a future right-of-way designated 
towards the Larson and/or Martel parcels. This would align with the Official Map & Connectivity standards. 
Consider different scenarios, including traffic studies and comments from DPW on new street intersections, and 
other variables that are still shifting. Think about safety, convenience, traffic back-ups on Old Stage Road.  
 
The plan proposes 39 dwellings on a cul-de-sac road with access from Mountain View Road, and 70 dwellings 
on a loop road with two points of access onto Old Stage Road (one point aligned with Wildflower Circle). 
Multi-use path construction along Mountain View Road frontage and a path connection between the two 
neighborhoods. This subdivision design “accommodates” a possible future path or trail towards 
NorthRidge/Martel Park area. An easement will be provided on the southern end of the 70-unit loop between 
a duplex and first single-unit lot, as well as a floating easement along the connecting multi-use path to access 
the proposed town open space forested area.  
 

3. Growth Management Score: The Planning Commission finds it feasible for a subdivision of this size and scale to 
achieve a competitive score of at least 50 points. The applicant, staff, and committee shall discuss ways in which 
the subdivision can improve its Growth Management score:  
 
The five planning staff members individually scored the project based on the February 21, 2023 sketch plan. 
Staff average score was 52-points. The applicant made revisions to the site plan to strengthen the score. At 
discretionary permit, the DRB must make findings that a score of at least 50-points is maintained. It is 
anticipated that modifications to the site plan during DRB development review may change how the 50-point 
score is achieved.  
 
a. Energy Efficiency: State Act 250 regulations will require homes to meet Stretch Code. This criterion 

incentivizes the Efficiency Vermont High Performance Level (now call “Net-Zero Ready”). The applicant 
should consider providing a higher standard of energy efficiency than Stretch Code as well as a solar-ready 
design for all homes.  
 
No points proposed or anticipated.  
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b. Affordable Housing: The Commission finds it feasible for this project to score at least 4 points (10% of units 
must be affordable at 100% Area Median Income). The Commission encourages a higher score than 4 points. 
Work with the Chittenden County Housing Authority and Habitat for Humanity for ideas. Consider a more 
inclusive approach to housing, for example the needs of the adults with developmental disabilities.  
 
4-points (quantitative metric) scored by staff and anticipated for the provision of 10% units (11 out of 109 
units) affordable at 100% Area Median Income.  
 

c. Housing Choice: The current design proposes large duplexes and 1 single unit. The Commission encourages 
a greater variety of housing choices. In addition to one- and two-unit buildings, multi-unit buildings are 
allowed in this zoning district. A wider variety of home styles and sizes are encouraged.  
 
11-points scored by staff for the provision of duplex units, triplex units, carriage units, and single-unit lots. 
As proposed, approximately only 16% of units are single-unit carriage home or lot.  
 

d. Provide Neighborhood Space: private neighborhood space for residents (such as playground, gazebo, 
community gardens, and/or community building) 
 
7-points scored by staff for the 1,200 SF neighborhood building, multi-purpose recreation court, 
neighborhood and community gardens.  
 

e. Build Paths & Trails: Full points are anticipated for constructing the multi-use path along Mountain View 
Road. This is required for compliance with zoning and not considered a substantial benefit. Explore the Tier 
2 Multi-use Path connection to Northridge or Martel Park across the Glaser Property (as shown on Official 
Map in vicinity of Windridge Road). Explore the feasibility and possibilities, including comment from relevant 
state agencies.  
 
10-points scored by staff for building the full segment of multi-use path along Mountain View Road and 
creating a loop between the two neighborhoods from Mountain View Road and Old Stage Road. The site 
plan accommodates the Tier 2 Multi-use path towards NorthRidge/Martel Park by not proposing 
development that is in the way of the connection. The Tier 2 multi-use path connection is beyond the 
scope of “substantial benefit” and beyond the scope of “bylaw compliance.” There is no standard in the 
bylaw strong enough to require construction of this path. 
 

f. Neighborhood Design: In combination with housing choice and affordable housing, the Planning 
Commission encourages the applicant to design a neighborhood that prioritizes the human-scale areas 
(front doors, porches) and a compact, energy efficient design (multi-unit buildings) over garage-forward 
(garage protruding closer to street than front door or porch), auto-oriented design. As excerpted from the 
March 1, 2022 minutes the Planning Commission is “interested in seeing more creative designs than cul-de-
sacs with garages in the front.” Consider clustered garages separate from the homes.  
 
9 points scored by staff under the growth management review for the clustered neighborhood design, 
connection with the multi-use path, and bonus points for the open space dedication to the Town. The 
Planning Commission charge discouraged “garage-forward” design. The applicant proposes front porches 
offset from garage by 4-feet (front door will still be recessed from garage).  
 

g. Sustainable Transportation: The Planning Commission encourages a sustainable transportation component. 
Ex. if the northern cul-de-sac became a street connection to Mountain View Road then this area would be a 
good place to provide publicly accessible sustainable transportation amenities, which would serve as a 
public access point to the multi-use path and viewshed open space.  
 
6-points (quantitative metric) scored by staff for the provision of three kinds of publicly available 
transportation amenities: a 5-person transit shelter, 5 carpooling spaces (collocated with neighborhood 
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building), and 10 secure bicycle storage spaces.   
 

4. Growth Management Schedule: The applicant has requested 25 DUe/year over 4 years in addition to the 80 
DUe/year town-wide Growth Target. The applicant, staff, and committee shall consider a realistic construction-
start date when assigning the first fiscal year of allocation. The applicant, staff, and committee shall seek 
research and data from the Williston Fire/EMS department, Public Works department, and Champlain Valley 
School District when assigning the allocation start date and per-year schedule to ensure new units are 
accounted for in their respective capital plans.  
 
The bylaw amendment proposed creates a phasing schedule of no more than 18 new dwelling permits per 
fiscal year. This is a revised request by the applicant from the original request of 25 dwellings per year. The 
first year of allocation would begin after the applicant completes their discretionary permit and final plan 
approvals. This is a more predictable allocation schedule than the existing Growth Management rules because 
it is based upon administrative permits. A home is usually occupied within 1-2 years of the administrative 
permit. Whereas under existing GM rules, several permitting steps (both local and state) must take place after 
allocation and before administrative permit so it could be several years before home construction begins 
resulting in unpredictable lumpiness.   

• Fire Dept & DPW: Planning staff Matt Boulanger and Emily Heymann held an interdepartmental 
meeting with the Public Works, Fire, and Police Departments on March 22, 2023. Following the 
meeting, the Fire Dept provided a memo and Public Works department provided email responses. Fire 
Department comments related to construction are already addressed by WDB 17.14 and DPW has the 
separate sewer allocation system.  

• CVSD: Planning staff provided a copy of the CVSD Demographic Study published March 2022 as well as 
recent results of the CVSD Strategic Plan survey. The committee voted 5-1, with Rueben Escorpizo 
opposed, that the CVSD Demographic Study was sufficient to meet the intent of the charge.  

 
5. More than 40 units on a dead-end: The applicant, staff, and committee shall consider alternatives such as a street 

connection onto Mountain View Road to reduce the need for this exemption to only 1 cul-de-sac. The applicant, 
staff, and committee shall seek comment from the Williston Police and Fire/EMS departments, including data 
comparing Williston’s call volume in Residential Zoning District to other geographic locations and uses.  
 
This item has been addressed and is no longer applicable, and no bylaw amendment is required. The applicant 
has revised the site plan so that the 70-unit southerly development area has two points of access from Old 
Stage Road. The 39-unit cluster will be accessed from Mt. View Road, with a stub street connection for a 
possible future road connection from the property to the west. 
 

6. Open Space Conveyance: The applicant shall be responsible for the costs and actions required to transfer the land 
to the Town of Williston. Any restrictions that would impact the Town’s future use of the land shall be disclosed 
and reviewed by the Town Attorney and may need to be eliminated as part of the Specific Plan. The applicant, 
staff, and committee shall include a bylaw amendment that requires these documents to be complete, reviewed 
by the Town attorney, and ready for closing prior to the issuance of a discretionary permit. Seek comment from 
the Town Assessor about tax revenue implications.   

 
A memo was provided by Simon Myles, Conservation Planner. The Town currently manages conservation land 
and agricultural leases of town property.  An area containing an existing pond on the subject property will be 
removed from the property as requested by the Town’s staff.  
 
Bill Hinman the Town’s property appraiser has provided comments: “I have seen the proposal and it looks very 
similar to other PUD's that have been filed in the past where a section of land is left open or transferred to the 
town as part of the larger project.  On Friday I will look at others in the last several years to confirm that the 
number of acres being kept open is consistent with density of other projects, and if so, then the overall impact 
to the town will be similar to other developments such as Creeks Edge, North Ridge and to some degree 
Phinney Crossing.  My immediate reaction is that the appeal of the 100 homesites would benefit from 
easements for open space providing some recreational use (walking trails etc..) therefore positively affecting 
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appeal and marketability and ultimately higher assessments on the 100 homesites then if the entire parcel 
was developed for say 150 housesites.” 
 

7. Open Space Cost & Maintenance: Even if the open space is donated to the Town, there will be perpetual costs 
associated with land maintenance and management. The applicant shall research the anticipated annual cost. 
The applicant, staff, and committee shall seek input from the Selectboard and Town staff on the meaning of “at 
applicant’s expense” as it relates to the maintenance and management of the open space.  
 
A memo dated May 1, 2023 was provided by Simony Myles, Conservation Planner: “Adding this land to the 
Town’s open space portfolio is not expected to result in significant annual costs. The Town maintains a range 
of open spaces including country parks, primitive trail networks, and conservation areas…. The Town has 
several leases on town owned conserved land, including simple agreements with farmers at the Mahon parcel 
and the Catamount fields…. We anticipate the Town would use a similar format for any lease with Windswept 
farm.”  The pond adjacent to 195 Windridge Road is removed from the open space, to prevent maintenance 
and liability issues for the Town. This is manmade pond that was built sometime between 2006-2008.  
 

8. Windswept Farm Continued Operations on the Open Space: The open space given to the Town is considered 
automatic as part of the substantial benefit. Explore arrangements that would have the outcome of allowing 
continued use of the land by Windswept Farm. Provide an accounting of the options and their pros and cons.  
 
The applicant are proposing to dedicate the two proposed open space areas to the Town for town ownership.  
Town ownership will provide the highest level of protection of these town assets while simultaneously 
preserving future options to the Town for possible uses of the land other than Windswept Farm. Involving 
Vermont Land Trust or similar entity, forming a new land trust for managing this open space were mentioned 
as part of the Windswept Farm discussion (March 9th agenda). However, these actions are beyond the scope of 
the Specific Plan and zoning bylaws.  
 
The simplest mechanism for continued operations would be a lease agreement between the Town and 
Windswept Farm.  Currently, Mike and Tina Mauss of Windswept Farm lease the land from Jack and Caitlin 
Glaser. Upon property transfer, it would be up to the Selectboard to initiate a new lease agreement with 
Windswept Farm. Mike and Tina Mauss provided an operations description in January 2023 as well as a letter 
dated May 16, 2023 that summarizes their ideal lease terms that can be used as a starting point for 
discussion. The committee supports the continued use of the open space by Windswept Farm and recommends 
lease terms that are fair to both the Town and Windswept Farm.  The lease agreement should provide terms 
for modification of the lease in the event that Windswept Farm ceases to operate, there is a change in 
ownership of the farm, or the leaseholder fails to live up to the terms of the agreement. 
 
The 53 acres of open space has three distinct areas. The committee provides a recommendation for each:  

 
1. Forested Land abutting NorthRidge and Martel  

 
Development within the forested area is not anticipated nor 
recommended, except for a trail or multi-use path per Official 
Map, most likely connecting to the Coyote Run open space 
known as “Martel Park” near the northern edge of 
NorthRidge. The applicant has accommodated the Official 
Map by not proposing development that would prevent the 
connection. The multi-use path between the two 
neighborhoods, combined with a floating easement (red 
arrows) over private HOA land that exists between multi-use 
path and town open space, creates ample opportunity for a 
connection point.  
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2. Pastureland Surrounding Windswept Farm   
The open space immediately adjacent to Windswept Farm is 
critical for their operations. Windswept Farm can purchase hay 
offsite but is not viable without pastureland for the horses. 
Therefore, the purpose of this land should be to uphold working 
landscapes. A multi-use path easement will be provided at the 
70-unit loops pointing towards Windridge Road (Red line) to 
uphold Official Map.  

 
 
 

3. Viewshed along Mountain View Road  

The committee recommends leasing this land to Windswept Farm for 
hayfield after its conveyance to the Town. Long-term, the Town may 
desire to create a viewshed public park. The Committee and applicant 
have discussed possible future scenarios for this area. A use and 
structure such as a Community Center, and its accompanying parking 
lot, would consume a lot of this land and is counter to the goals of 
working landscape and viewshed. The intent of the viewshed park 
should be to provide public access and enjoyment of the view. The 
purpose of developing a park and park structures should be for the 
goal of supporting and enhancing public access to the view. Examples 
of appropriate park development include:  
- A parking area, designed in a manner that minimizes impervious 

surface and impact on the viewshed. Design that allows for small 
initial construction and future expansion as needed. Street 
parking along the cul-de-sac road is encouraged to offset 
impervious area. 

- Open air pavilion (no exterior walls), no larger than 4,000 SF oriented towards the view  
- Enclosed structures, no larger than 1,500 SF and only if contained within or immediately adjacent to a 

pavilion 
- Restroom structure no larger than 2,000 SF (may be larger if contained within pavilion footprint) 
- Trails, walking paths, meadows, orchards, berry farm, community gardens (with a small shed for tools) 

Park development not appropriate for the viewshed includes, but is not limited to: community center, athletic fields, 
bleachers, fenced in recreation areas, large-scale play equipment, and swimming pools.  

 
 

9. Windridge Road: This is a shared private driveway serving 4 properties (Parcel IDs:  09-012-013-000, 09-012-029-
000, 09-012-023-000, 09-012-021-000). The Planning Commission is not interested in a shared private driveway 
over future town-owned land. The applicant should remove the driveway area (approx. 1.5 acres) from the open 
space and make necessary arrangements to transfer its ownership to the four 4 benefiting parcels, including 
irrevocable offer to the Town for future trail and/or multi-use path connection along the driveway as expressed 
by the Official Map. 
 
Windridge Road is excluded from the open space area. This is noted on the proposed site plan. Per Planning 
Staff recommendation, Windridge Road should be subdivided from the Glaser property (and the pond as well) 
prior to the discretionary permit filing for the Glaser Specific Plan.  
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10. Bylaw Audit: The subdivision must comply with all applicable standards of the bylaw that are not specifically 
amended as part of Specific Plan. To that, staff has prepared a bylaw audit. Ideally, major bylaw design 
standards will be addressed as part of the Specific Plan so there are no surprises during the subsequent DRB 
review and permitting. Highlights to consider include, but are not limited to:  

a. WDB 24 Outdoor Lighting: The subdivision shall comply with the lighting standards.  
b. WDB 26 Street Trees: The advisory committee, staff, and applicant shall determine if and where street 

trees are appropriate along the proposed streets, Mountain View Road, and Old Stage Road. 
c. WDB 39 setbacks – the setback from a new street is 25’. Consider a smaller setback for the new 

neighborhood streets in order to provide a more compact, walkable neighborhood design.  
 

Emily Heymann, Senior Planner, anticipates the subdivision to comply with all standards of the bylaw as 
written, except Growth Management schedule as described above. The language added to WDB 39 recognizes 
the existence of the Specific Plan and the substantial benefit. The statement about no street trees to preserve 
the scenic vista adds clarity. Following Specific Plan approval, pre-application and discretionary permit review 
will take place with the Development Review Board to ensure the subdivision complies with the WDB. Minor 
adjustments to the site plan are anticipated as the concept plan moves through complete site engineering 
(major elements like number of units, roads, and open space layout must be decided upon first before the 
details like street sections, stormwater systems, and utility connections are designed). The DRB with staff 
recommendation will ensure the final subdivision approval upholds the substantial benefit and all applicable 
bylaw requirements.  
 

11. Staff and applicant responsibilities: Per WDB 9.3.4, the applicants are responsible for the “costs of this 
process, including scheduling and conducting meetings, which must be public meetings, and providing the 
services of attorneys, designers, facilitators, and planners, as needed.”  

 
Prior to warning a public hearing on bylaw amendments, Planning staff recommends engaging town legal 
counsel to ensure the procedures going forward for subdivision, land transfer, and development agreement 
are well understood to both the property owner and town staff.  
 

 
 

 
 


