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                         TOWN OF WILLISTON  

DEVELOPMENT REVIEW BOARD  

    December 8, 2015, 7:30 PM 

Town Hall Meeting Chamber 

 

                Minutes approved December 22, 2015 as written . 

Digitally Recorded Minutes are available in the Planning & Zoning Offices, 7878 Williston Road or the Town 

Clerk’s Offices located at 7900 Williston Road.  The minutes are also found on the Williston Town website. 

 
DRB members present: Scott Rieley (chairman); John Bendzunas (vice chairman); David Turner; Peter 

Kelley; Michael Alvanos (alternate); Brian Jennings; Claire Forbes; and John Hemmelgarn. 

 

Staff: Matthew Boulanger, Carol Daigle, and Ken Belliveau. 

 

Others: Esther Lotz; Paul OôLeary; Les Griffith; Martha Poirier; Mike Shoemaker; Kathleen 

MacDonald; Jim Covington; Rick Harrison; Chris Snyder; and Ken Morton. 

 

 
I.    Public Forum 

II.  Public Hearings 

III. Minutes  

IV. Communications or Other Business 

V.  Adjournment  

 

 
7:30 P.M.  Public Hearing 

 

I. Public Forum 

II.  Public Hearings  

Agenda:  

BLA 16 ï 03: James & Melissa Covington, 321 Greenwood Lane,  request discretionary 

permit review to make a boundary line adjustment by moving 7.41 acres from Lot 1 (Barland 

Subdivision) currently 10.45 acres, and adding the remaining 7.41 acres to 321 Greenwood 

Lane for a total of 18.11 acres in the Agricultural Residential Zoning District (ARZD). 

 

DP 16 ï 10: Taft Corners Associates, LLC, 2 Church Street, 5
th
 FL, Burlington, 05401, 

requests discretionary permit review to convert 70,000 sf of space in an existing building at 

929 Harvest Lane for Food Science with 16,000 sf as office space; 24,000 sf manufacturing 

space, 30,000sf warehousing, and parking in the Mixed Use Commercial Zoning District 

(MUCZD).  

 

DP 16 ï 08: Michael Shoemaker, Northern Builders Inc., PO Box 1555, Williston, requests 

Pre-Application level review to demolish a dwelling, barn and any other structures at 8397 

Williston Road to build two duplexes (4 units) on a 2.97 acre lot in the Residential Zoning 

District (RZD).(continued from November 10
th
 DRB meeting). 
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DP 09-01 (Amendment #10):  Snyder Taft Corners LLC, 4076 Shelburne Road, Suite 6, 

Shelburne, Vermont, requests pre-application review of a proposal to add 177 additional 

residential units in four new buildings to Finney Crossing, a mixed use development currently 

approved for 408 dwelling units, at 5987 Williston Road in the Taft Corners Zoning District 

(TCZD). (Continued from November 24
th
 DRB meeting). 

 

DP 16 ï 05: Al Senecal, Allen Brook Development Inc. 31 Commerce Avenue, South 

Burlington, requests Pre-Application level review of Cottonwood Crossing development off 

US Rt 2, (Hearings 10/13/ & 11/10, closed hearings 11/10; deliberations continued from 

11/10). 

 

III.  Minutes from November 24, 2015 DRB 

IV.  Communications and Other Business 

 

DP 15 ï 22: Taft Corners Associates for Town Fair Tire Center, in the Taft Corners 

Commercial Park, Lot 19 on the corner of Marshall Avenue and Harvest Lane, requests 

Discretionary Permit review for a 10,800 sf building in the Mixed Use Commercial Zoning 

District (MUCZD).  

 

V. Adjournment  

_______________________________________________________________________________ 

 

7:33 P.M. Opened public forum and public hearing for BLA 16 - 03. 

BLA 16 ï 03: James & Melissa Covington, 321 Greenwood Lane,  request discretionary permit 

review to make a boundary line adjustment by moving 7.41 acres from Lot 1 (Barland Subdivision) 

currently 10.45 acres, and adding the remaining 7.41 acres to 321 Greenwood Lane for a total of 

18.11 acres in the Agricultural Residential Zoning District (ARZD). 

 

Representing the application were Mr. James and Ms. Melissa Covington, 321 Greenwood Lane. 

 

Matt Boulanger reviewed this application for the board and applicant.  This proposed subdivision amends 

SUB 06-05 as it is one of the parcels with the shifting of the building envelope on Lot 3 of the Barland 

subdivision.  The lots of the Barland subdivision may have had several building envelopes. Lot 3 is being 

reduced from 10.45 acres to 3.4, while lot #1will increase from 10.71 acres to 18.12 acres. There were no 

comments from Public Works or the Fire Department.  This proposed adjustment would place the building 

envelope on Lot 1 within 15’- 20’ from the property line. Staff recommended the envelope be adjusted to 

allow for the minimum 50’ landscaped buffer. Protected open space on Lot 1 that is made part of the 

adjacent parcel to the east must remain protected, and that must be shown on the plat. 

 

The was a discussion between the board and the applicant about opening up the setback to 50’ from the 

boundary line; the buffer; the timing of when the buffer would need to be in place; a wet area and a ledge 
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being a constraint; location of the envelope on the original plat; the building envelope requirement to be 50’ 

from the boundary line; and staff coming back on 12/22 after comparing the old plat to this proposal. 

 

Kathleen McDonald, 62 Summit Way, Milton, spoke about the site plans and moving the line. She said no 

building was intended to occur in that location. 

_____________________________________________________________________________________ 

 

Staff Notes 

Williston Development Review Board ï December 8, 2015 

BLA 16-03 (amends SUB 06-05, Barland Subdivision) 

 Shagbark Lane 

 

Application #:   BLA 16-03 (Amends SUB 06-

05).  

Name: Covington Boundary Line 

Adjustment/Barland Subdivision/Shagbark Lane 

Amendment 

Tax Parcel #: 19:026:100.000 and 

19:026:090.000 

Property Address: Lot 1 Shagbark Lane and 321 

Greenwood Lane 

 

Zoning District:  Agricultural/Rural Residential 

(ARZD) 

Total Acres: 21.16 
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Overview:  
This is a request to amend the conditions of a subdivision approval to adjust a boundary line between one 

parcel in the subdivision with an adjacent parcel to the east and to allow the shifting and relocation of the 

approved building envelope and wastewater treatment area for Lot 1 in the previously–approved Shagbark 

Lane/Barland subdivision. The building envelope identified on the portion of Lot 1 that is proposed to be 

merged with the adjacent parcel to the east will be eliminated as part of this proposal. Lot 1 will be reduced 

in size from 10.45 acres to 3.04 acres and the parcel to the east will increase in size from 10.71 acres to 

18.12 acres. 

 

This proposal is subject to DRB review as a discretionary permit because it amends a prior approval of a 

subdivision and because the boundary line adjustment involves the transfer of enough land to subdivide in 

the zoning district from one parcel to another. While small boundary line adjustments are sometimes 

administratively approvable in Williston, adjustments of this size must be approved by the DRB.  

 

Project History: 

This is the first time this proposal has been reviewed by the DRB. In February of 2012, the DRB approved 

an amendment to the original subdivision approval for Shagbark Lane to shift the building envelope on Lot 

3 in the subdivision, along with some adjustments to the access drive and primitive path easement location.  

 

Recommended Action: 

Staff recommends approval of this boundary line adjustment and amendment with Findings of Fact, 

Conclusions of Law, and Conditions of Approval as noted below. 

 

Planning Staff Comments: 

Planning staff recommends that the project as proposed appears to comply with the requirements of the 

Williston Development Bylaw, with specific comments below: 

 

Review by other Departments: 

This project was reviewed by the Public works Department, which stated that it had no comment on the 

proposed changes. No comments were received from the police or fire departments.  

 

Use: 

The proposed use (residential) remains unchanged by this amendment, and no change in the intensity of use 

is proposed. No new dwelling units are proposed. 

 

Lot size: 

The minimum lot size in the ARZD is 15,000 square feet, and the maximum allowed density is one 

dwelling unit per 80,000 square feet. The boundary line adjustment as proposed will not create any 

nonconformities related to the residential density or lot size required in the ARZD.  

 

Setbacks and Landscaping and Buffering: 

The proposed boundary line adjustment places the building envelope on Lot 1 within 15-20 feet of the 

proposed property line. Staff would recommend that the dimensions of the envelope or the property line be 

adjusted to allow for the minimum 50-foot landscaped buffer (using existing wooded vegetation) allowed 

by WDB23.A. While 23.A does allow for a 9-foot Type III buffer (essentially, a hedgerow) and the 

minimum side-yard setback in the ARZD is 15 feet, planting a landscaped buffer that extensive may not be 

desirable.   
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Open Space: 

SUB 06-03 was subject to the 75% open space requirements of the Williston Zoning Ordinance and interim 

regulations related to residential development in the ARZD. Protected open space on Lot 1 that is made part 

of the adjacent parcel to the east must remain protected, and that must be shown on the plat. Staff is not 

aware of any existing open space protections on the parcel to the east.  

 

The DRB has not extended the 75% open space set-aside requirement in the matter of boundary-line 

adjustments in the past. While the bylaw requires that large adjustments be reviewed “using the procedures 

to review subdivisions” the DRB in the past has found that it is new residential development, not the review 

process itself, that triggers to open space requirements.  

 

Staff Recommendations: 

Staff recommends the following Findings of Fact, Conclusions of Law, and Conditions of Approval: 

 

Recommended Findings of Fact: 
1. Since the land area associated with the original Barland subdivision (SUB 06-05) was greater than 

10.5 acres, at least 75% of the project area was set aside as protected open space via building 

envelopes, the protected open space boundaries must remain in place as part of this adjustment.  

2. The minimum lot size in the ARZD is 15,000 square feet, and the maximum allowed density is one 

dwelling unit per 80,000 square feet. The boundary line adjustment as proposed will not create any 

nonconformities related to the residential density or lot size required in the ARZD. 

3. Several wetland areas exist on the property. The wetlands were professionally delineated as Class 3 

by Cathy O’Brien in 2006. The proposed building envelope and septic area shift will not impact the 

wetlands as they were delineated in 2006. 

4. The project area is located in the designated Primary background/Horizon viewshed corridor. It 

does not appear that the proposed building envelope shift will adversely impact the viewshed.  

5. There are no proposed changes to the open space boundaries, infrastructure, or primitive path 

easements as required by the approval of SUB 06-05 other than the shifting of the building 

envelope and septic system area.  

 

Recommended Conclusions of Law: 

1. The building envelope, septic area, and boundary can be shifted and reconfigured as proposed 

without violating any of the standards of the WDB.  

Recommended Conditions of Approval:  
1. Final Plans must include a new mylar subdivision plat to be recorded in the town’s land records 

showing the boundaries of the new building envelope.  

2. The applicants shall file Final Plans for approval and signature by the DRB or Administrator as 

delegated within one year from the date of the notice of determination of the decision of the DRB, 

or this approval shall be considered null and void as required by WDB 6.9.1.  All development of 

the subject property shall be in conformance with the Final Plans approved by this permit unless 

otherwise authorized by the DRB, as specified under WDB 6.10.  

3. Following the signing of Final Plans, the applicants shall obtain an Administrative Permit(s) for the 

additions.  

4. Prior to obtaining any Administrative Permits associated with this development proposal, the 

applicant shall provide full payment of any required impact fees as specified under WDB Chapter 

45 and the Williston Impact Fee Ordinance. 

5. There shall be no mowing, or application of lawn chemicals including fertilizers, herbicides and 

pesticides, or storage of materials within any watershed protection buffers as specified under WDB 

29.9.5. 



Town of Williston Development Review Board 

Minutes of December 8, 2015 

 

 

  Page  

 

 

 

6 

6. The applicant shall obtain any and all required permits and authorizations as required by either the 

State of Vermont or the U.S. Army Corps of Engineers prior to commencing any work in 

association with this project as specified by WDB 1.3.1, and shall provide documentation of any 

applicable state or federal permits. 

7. This approval incorporates by reference all application forms and checklists, the plans and drawings 

presented by the applicant, and all verbal representations made by the applicant at the Development 

Review Board meetings and hearings regarding the subject application to the extent that they are 

not in conflict with other conditions or regulations WDB 1.3.4. 

 

Proposed Motion 

 

As authorized by WDB 6.6.3, I _________________, move that the Williston Development 

Review Board, having reviewed the application submitted and all accompanying materials, 

including the recommendations of the townôs staff and the advisory boards required to 

comment on this application by the Williston Development Bylaw, and having heard and duly 

considered the testimony presented at the public hearing of December 8, 2015, accept the 

Findings of Fact and Conclusions of Law proposed by staff and approve the proposed 

amendment to SUB 06-05, BLA 16-03.  
 

This approval authorizes the applicant to file final plans, obtain approval of those plans from 

staff, and then seek an administrative permit for the proposed development, which must 

proceed in strict conformance with the plans on which this approval is based. 
 

No motion was made. The board agreed to continue the public hearing to the December 22
nd

 DRB 

meeting. 

 

Speaking from the audience was Kathleen McDonald, 62 Summit Way, Milton, VT 05468 

 

7:55 P.M. Continued public hearing for BLA 16 ï 03 to December 22nd. 

______________________________________________________________________________________ 

 

7:55 P.M. Opened public hearing for DP 16 ï 10. 

DP 16 ï 10: Taft Corners Associates, LLC, 2 Church Street, 5
th
 FL, Burlington, 05401, requests 

discretionary permit review to convert 70,000 sf of space in an existing building at 929 Harvest Lane 

for Food Science with 16,000 sf as office space; 24,000 sf manufacturing space, 30,000sf warehousing, 

and parking in the Mixed Use Commercial Zoning District (MUCZD). 

 

Representing the application was Mr. Paul OôLeary, O’Leary – Burke, 13 Corporate Drive, Essex 

Jct. 

 

Mr. Belliveau reviewed his staff notes for new use of this 70,000 sf building for the board and applicant. 

The proposal includes adding 85 additional parking spaces; to establish two additional parking spaces for a 

total of 153 spaces.  The by-law doesn’t encourage over parking of too many parking spaces.  It also 

requires eight ADA spaces and bicycle parking/rack in a shelter or inside plus indoor changing/shower 

facilities. These were not shown on the site plans.  Also needed would be plans for modifying the outdoor 
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lighting and a table to show the fixtures and lighting levels.  He suggested modern LED fixtures.  Dept. of 

Public Works commented on the need for additional sewer allocation; a stormwater design and calculations 

with revised plans; utility locations including floor drains and purpose; need to address phosphorus as part 

of the stormwater management on site including a phosphorus reduction plan; and a new state stormwater 

permit. The Food Science of Vermont is the proposed new tenant 

 

Mr. O’Leary spoke about the new proposed parking and explained the applicant’s need for 153 parking 

spaces. By restriping the large truck docking area it would create 37 of the 85 spaces he is looking to add. A 

new 15,000 sf impervious area would create 48 spaces. He was ‘ok’ with the requirement of the ADA and 

bicycling parking spaces; he would adjust the lighting and add a table; TCA (Taft Corners Associates) has 

sewer capacity and the applicant will be contacting DPW to shift some to this site.  He has applied for the 

state permit. His client is currently operating out of a 60,000 sq ft  space and will be moving into 70,000 sq 

ft of  space.  Parking at the Essex site is always full including parking on the grass.  The truck docks would 

be used; however the business didn’t need five docks. 

 

The board had questions about the hours of operation and was informed there would be two shifts. The 

second shift would have fewer people and would not include office workers. Mr. O’Leary reported the 

company currently had 150 employees and the potential to increase that number up to 170 employees with 

this relocation.  The board members expressed concern for creating too many parking spaces and adding 

more impervious surfaces. 

 

Ms. Esther Lotz, Grant Street, Burlington, spoke about working with Mr. O’Leary in helping to procure a 

location for the company and keeping it in this area. She mentioned several hours of overlapping of 

employees with a smooth and gradual transition over a shift.  She described the business as an international 

business and there can be several hours of people coming in or leaving due to business with countries in 

other time zones.  She described this property as having been underutilized for many, many years, and this 

existing facility has all the potential elements that could satisfy the business needs of Food Science.  

______________________________________________________________________________________ 

 

Williston Development Review Board  

December 8, 2015 

DP 16 - 10, TCA, Food Science of VT, Discretionary Permit Review 

Staff Notes 

Application No:  DP 16 - 10 Name: TCA Food Science of VT 

Tax Parcel #: 07:0106:034 Property Address: 929 Harvest Lane 

Zoning District:  Mixed Use Commercial Zoning 

District (MUCZD) 
Total Acres: 19 + acres 

 

Overview:  

This is a request for discretionary permit review for site modifications to an already developed on a 

property addressed as 929 Harvest Lane in the Mixed Use Commercial Zoning District (MUCZD).  The 

subject property is currently developed with 70,000 sq. ft. single story, commercial/industrial building with 

68 vehicular parking spaces. The applicant proposes to use the existing building for a combination office, 
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manufacturing, and warehouse facility for the manufacturing and distribution of vitamins and nutritional 

supplements.  Manufacturing uses are listed as allowed uses in the MUCZD in Table 37.A (NAICS 31-33).  

The applicant is proposing to add an additional 85 vehicular parking spaces to meet the anticipated needs of 

the business. 
 

Discussion: 

This is a proposed re-use of an existing manufacturing building that was formerly the home of CCM 

Sporting Good and the Digital Equipment Corporation.  It has been largely vacant for a number of years.  

The applicants are proposing to construct two additional parking areas: one to the west (or rear) of the 

existing parking lot, and one to the north of the existing driveway.  The subject property is located on the 

west side of Harvest Lane, just to the north of Walmart.  Manufacturing and warehousing uses are allowed 

in this zoning district, and the office space would be considered accessory to the primary use of 

manufacturing. 

 

Access: 

Access to the property is from an existing driveway from Harvest Lane.  No additional points of access are 

proposed. 

 

Traffic:  

The applicant has stated that proposed use will likely generate the same amount of traffic as the previous 

users of this building, estimated at 51 AM and 51 PM peak hour trips per day.  Staff is not recommending 

an additional traffic study.  

 

Landscaping and Buffering: 

The applicant is proposing to utilize a Type IV landscape buffer (formal plantings) along Harvest Lane 

Street between the street section and the proposed new parking area.   This type of buffer is considered to be 

the most appropriate for this scenario.  A Type I buffer (existing vegetation) is proposed along the north and 

western edges of the development where there appears to be abundant existing vegetation. 

 

Site Maintenance: 

No snow storage areas or dumpster locations have been shown on the site plan.  These should be included 

as part of final plan submittal.  Dumpsters should either be stored inside of the building or in outdoor 

enclosures.  No outdoor storage has been proposed.  

 

Outdoor Lighting:  
The applicant is proposing to bring the existing outdoor lighting into compliance with the town’s current 

standards utilizing LED fixtures.  All lighting fixtures should be fully shielded and downward facing.  

Lighting fixtures on the building should be no higher than 15 ft. above finished grade, and fixtures mounted 

on poles in the parking lot should be no higher than 25 ft. above finished grade.  Staff has reviewed the 

lighting plan submitted and notes that there do not appear to be any individual places where light is shown 

as too bright.  However a table showing how lighting levels might comply with the town’s standards has not 

been provided. Staff recommends that a table similar to the table in WDB 24.B be included on the lighting 

plan submitted as part of final plans to demonstrate compliance  with the town’s lighting standards for 

average illumination, uniformity, and maximum lighting levels. 

 
Parking:  
The applicant is proposing to add an additional 85 vehicular parking spaces to support the proposed use, 

bringing the total number of vehicular parking spaces to 153 spaces.  Staff notes that our regulations do not 

encourage properties to provide more vehicular parking than required, but they also provide the DRB with a 

significant amount of discretion in evaluating the parking needs of industrial uses where parking needs vary 
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greatly.  Staff also notes that proposed parking must also include handicapped accessible and bicycle 

parking facilities, including indoor changing facilities.  Staff has prepared the following analysis of the 

parking relative to the town’s requirements in WDB Chapter 14.  Regular and long term bicycle facilities 

must be shown as part of any revised submittals or final plans. 

 

The proposed parking on the site is as follows: 

 

Use 

Amount in 

Sq. Ft. 

Rate Per Sq. 

Ft. 

(WDB 14.A) 

Vehicular 

Parking 

Spaces 

Accessible 

Spaces 

Bicycle 

Spaces 

Long Term 

Bicycle 

Spaces 

End of Trip 

Facilities 

Office 16,000  3.5/1000  56  4 2 1 

Man. 24,000 1/1,000* 24  3 2  

Warehouse 30,000 1/1,000* 30     

Total 70,000  110 8 7 4  

TOTAL 

PROPOSED 
n/a n/a 153 6 

None 

shown. 

None 

shown. 

None 

shown.  

Compliance 

n/a n/a Additional 

parking 

spaces over 

110 spaces 

for industrial 

uses only as 

approved by 

the DRB. 

No No No No 

* Theses uses vary in their parking demands and the DRB may set additional requirements (WDB 

Table 14.A). 

 

Design Review District: 

While the subject property is located in the town’s design review district, no new buildings are proposed, 

the only exterior work proposed is bringing the outdoor lighting up to the town’s current standards and the 

additional parking areas.   

 

Review by other Boards and Town Departments: 

Williston’s police, fire, and public works departments reviewed the project. The police department and fire 

department had no comments at this time.  

 

The public works department has provided comments in their memo dated November 18, 2015 and an email 

dated November 13, 2015.  These items must be addressed prior to the submittal of final plans.  Public 

works will be requiring the following: 

 

1. Additional sewer allocation will be required 

2. Provide stormwater design and calculations with revised plans 

3. Provide utility locations including proposed floor drains and its purpose  

 

 

 

 

The public works stormwater section offers the following comments: 
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1. As the application states “The New parking area will require a stormwater permit from the State” 
Town Stormwater Staff notes the State is currently under an Interim Procedure for Offsets for 

Discharges of Phosphorus to Lake Champlain (attached).  As such, the applicant will likely need to 

address phosphorus as part of their stormwater management plan on site.  Town Stormwater Staff 

urges the applicant to propose a stormwater control with proven phosphorus reduction such as 

infiltration/filtration (may be used in conjunction with porous pavement), bioretention and gravel 

wetland treatment systems. 

 

2. Lastly, as part of the Town of Williston’s Stormwater Program commercial entities are eligible for 

credit assuming they meet certain structural and non-structural stormwater requirements.  The 

manual, available at the below link, describes these requirements.  For clarification or discussion of 

this manual don’t hesitate to contact the Towns Stormwater Coordinator. 

 

http://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-

87E5927E49F0%7D/uploads/stormwater_user_fee_credit_manual_signed_090214.pdf 
 
The applicant will be required to obtain a new stormwater permit from the State of Vermont.  As indicated 

in the public works comments above, the state’s stormwater standards have changed and there are 

heightened requirements for managing stormwater on site and controlling levels of phosphorous.  The 

applicant should consider utilizing low intensity stormwater management techniques to help achieve those 

goals. 

 

Staff Recommendation: 

Staff recommends that the project be approved with the following recommended findings of fact, 

conclusions of law, and conditions of approval: 

 

Findings of Fact: 

1. The subject property is located at 929 Harvest Lane in the MUCZD. 

2. The subject property has been developed with a 70,000 sq. ft. commercial/industrial building with 

68 vehicular parking spaces. 

3. Manufacturing and warehouse uses as defined by NAICS 31-33 are allowed in the MUCZD as 

listed in Table 37.A. 

4. The applicant is proposing 85 additional vehicular parking spaces to support the proposed 

manufacturing, warehousing and office use for the existing building. 

5. The applicant is proposing to update the existing outdoor lighting fixtures with LED type fixtures. 

 

Conclusions of Law:  
1. The use as proposed by the applicant is allowed within the MUCZD.  

2. The proposed site development can be approved under the requirements of the Williston 

Development Bylaw (WDB).  

3. The proposed use of the subject property as a comprehensive manufacturing, warehousing 

and office facility requires an additional 85 vehicular parking spaces along with 

corresponding amounts of accessible and bicycle parking. 

 
Conditions of Approval: 

1. The applicants shall file final plans for approval and signature by the DRB or Administrator as 

specified within one year from the date of the notice of determination of the decision of the DRB, 

or this approval shall be considered null and void as required by WDB 6.9.1.  All development of 

http://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/stormwater_user_fee_credit_manual_signed_090214.pdf
http://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/stormwater_user_fee_credit_manual_signed_090214.pdf
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the subject property shall be in conformance with the Final Plans approved by this permit unless 

otherwise authorized by the DRB, as specified under WDB 6.10. 

2. In accordance with WDB 6.7.4, discretionary permits approved for non-residential development 

shall have one year from the date the final plans are signed to obtain administrative permits in 

accordance with the provisions of WDB Chapter 5, or the discretionary permit approval shall 

expire. 

3. Final Plans shall be in conformance with all of the WDB requirements and standards, and 

conditions of approval as required by the DRB.  The Final Plans shall include the following items 

and revisions: 

a. Williston Public Works Department memo dated November 13 and 18, 2015.   

b. All exterior lighting shall utilize full cut off fixtures and shall be in compliance with the 

lighting level requirements of WDB Chapter 24. 

c. All landscaping, including street trees, shall be in compliance with the standards of WDB 

Chapters 23 and 26, and the Williston Public Works Standard Specifications, and these 

landscaping details shall be included in the landscaping plan submitted as part of Final 

Plans. 

d. Vehicular and bicycle parking shall be provided as required by WDB Chapter 14 and 

indicated on the site plan approved by the DRB.  A parking table describing the number of 

parking spaces, including both vehicular and bicycle parking, and the calculation of how 

the proposed parking meets the requirements of WDB Chapter 14 shall be included on the 

site plan submitted for Final Plans. 

 

e. Stormwater management facilities demonstrating compliance with the state’s current 

stormwater management standards. 

 

4. Following the signing of final plans, the applicants shall first obtain an Administrative Permit(s) 

prior to starting any work proposed as part of this project. 

5. The applicants shall enter into a Development Agreement with the town,  and shall post any 

required letters of credit or escrow amounts insuring that any and all required public or private 

improvements shall be completed in accordance with town standards and the conditions of approval 

prior to obtaining any Administrative Permits for the proposed development,  as specified by WDB 

7.1. 

6. Prior to obtaining any Administrative Permits associated with this development proposal, the 

applicant shall provide full payment of any required impact fees as specified under WDB Chapter 

45. 

7. Prior to obtaining Administrative Permits for this development proposal, the applicant shall obtain 

any necessary sewer allocation for the proposed development and shall provide documentation of 

allocation with their permit application. 

8. The applicant shall provide the town with a copy of their stormwater management permit issued by 

the State of Vermont Department of Environmental Conservation. 

9. No occupancy or use of the proposed buildings shall take place until a Certificate of Compliance 

has been issued signifying that all conditions of any required permits from the Town have been 

satisfied.  Verification that the Fire Department’s requirements have been satisfied shall also be 

required prior to the issuance of a Certificate of Compliance. 

10. All signage proposed for this proposed development, including prospective future tenant(s), shall be 

in conformance with the size, location, and lighting requirements of WDB Chapter 25.  

11. All mechanical equipment and utility connections including but not limited to HVAC, water, gas, 

antennae, and electrical meters and connections shall be fully screened from public view, unless 

otherwise authorized by the DRB, as required by WDB 18.12. 
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12. There shall be no mowing, or application of lawn chemicals including fertilizers, herbicides and 

pesticides, or storage of materials within any watershed protection buffers as specified under WDB 

29.9.5. 

13. All public improvements required by the approval of this proposed development (including, but not 

limited to roads, sidewalks, water & sewer connections) must be built in accordance with the 

Town's specifications as specified by WDB 7.1.3.    

14. The applicant shall obtain any and all required permits and authorizations as required by either the 

State of Vermont or the U.S. Army Corps of Engineers prior to commencing any work in 

association with this project as specified by WDB 1.3.1, and shall provide documentation of any 

applicable state or federal permits. 

15. This approval incorporates by reference all application forms and checklists, the plans and drawings 

presented by the applicant, and all verbal representations made by the applicant at the Development 

Review Board meetings and hearings regarding the subject application to the extent that they are 

not in conflict with other conditions or regulations WDB 1.3.4. 

16. The final plans shall include a note on the lighting plan requiring that lighting be turned off and 

dimmed in compliance with the requirements of WDB 24.5.4.  

17. The two islands within the 37 restriped parking spaces area shall be modified to be landscaped 

islands to reduce the amount of impervious pavement. 

 

MOTION:  

 

As authorized by WDB 6.6.3, I, Brian Jennings, move that the Williston Development Review 

Board, having reviewed the application submitted and all accompanying materials, including 

the recommendations of the townôs staff and the advisory boards required to comment on this 

application by the Williston Development Bylaw, and having heard and duly considered the 

testimony presented at the public hearing of December 8, 2015 accept the Findings of Fact 

and Conclusions of Law proposed by staff and approve DP 16-10 for the proposed site 

modifications to the subject property.  
 

This approval authorizes the applicant to file final plans, obtain approval of those plans from 

staff, and then seek an administrative permit for the proposed development, which must 

proceed in strict conformance with the plans on which this approval is based. 

 

Condition 17 was added: The two islands within the 37 restriped parking spaces area shall be 

modified to be landscaped islands to reduce the amount of impervious pavement 

 

SECONDED by: David Turner                            VOTE:   8 ï 0 AYES 

 

Speaking from the audience was Esther Lotz, Grant Street, Burlington. 

 

8:25 PM closed public hearing for DP 16 ï 10 

______________________________________________________________________________________ 

 

8:25 P.M. Opened public hearing for DP 16 - 08 

 

DP 16 ï 08: Michael Shoemaker, Northern Builders Inc., PO Box 1555, Williston, requests Pre-

Application level review to demolish a dwelling, barn and any other structures at 8397 Williston 
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Road to build two duplexes (4 units) on a 2.97 acre lot in the Residential Zoning District 

(RZD).(continued from November 10
th
 DRB meeting). 

 

Representing the application was Mr. Mike Shoemaker, 8925 Williston Road, and Mr. Les 

Griffith , 8394 Williston Road. 

 

Mr. Boulanger reviewed his updated staff notes with the board and applicant.  The applicant is proposing to 

demolish a single residence, with apparently three dwelling units, along with the other structures, and 

replacing them with two duplex residential buildings.  The applicant had submitted changes made since the 

first hearing on November 10
th
 when the board declined to make a determination without more information. 

The changes submitted include two access points instead of four; one concept turns the garages around to 

face the side of the property and one of staggering the dwelling buildings so one is close to Williston Road 

while the other is set back further.  This location is not in the design zoning district; however staff had 

suggested the applicant consult The Village Design Guide. Evidence had been provided showing that back 

in 1992 there were three units within the dwelling prior to a subdivision. He explained what would be 

applied for at the growth management level should the application be approved to go forward.  Staff still 

supports one access point.  The state AOT would have to approve the number of driveways. 

 

Mr. Shoemaker tried to work with staff to make the project something the board would approve to move the 

application forward.  The picture of the structure he submitted was something he found on the internet he 

thought looked like his house, it was not too tall, and he had reduced the access points from four to two. 

 

Board members had questions and concerns about the design and strongly suggested something that would 

be closer in appearance to the nearby village dwellings. The board discouraged having two dwellings that 

looked alike so close together. Duplexes are not usually seen in the village and it was suggested Mr. 

Shoemaker walk or drive through Slate Barn Estates to get an idea of what the board meant as to designs in 

context with the village they would like to see. 

 

Mr. Griffith spoke asking the board to clarify what were they looking for that they could approve. What 

references were they using? What portion of the village does the guide affect? One member responded that 

what existed on the current site was what he was hoping to see.  Griffith  kept hearing references to the 

‘village’ and asked for clarification.  He felt was a ‘catch 22’ as there hasn’t been much building in this 

area. His family has lived in the residence since 1960’s, and change has happened around them.  Without 

any precedence the board really didn’t have anything to base their request for context on. 

 

The board members and applicants went back and forth over what had been submitted and what was hoped 

to be seen on the proposal in context to other dwelling near this property. Also discussed were the amount 

of wetlands, buffers, and any slopes.  Staff had explained the growth management level of review and the 

questionnaire to be submitted which involves the choice of design and site plans to the applicant in office 

meetings. The board also explained the process for growth management to the applicants and the scoring 

system which may affect this project as it has been submitted.  

 

Mr. Shoemaker was trying to anticipate what future homeowners would want to purchase.  
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Mr. Hemmelgarn listed different variables to affect a design or style by windows, the roof line/pitch, color, 

materials used, shape, location of the garage, etc.  Some of the buildings just up the road have barns, but 

they are located in the back. 

 

Mr. Boulanger spoke briefly about slopes, wetlands, and buffers. 

 

Mr. Griffiths asked again why they should have to consult the design guide. 

 

The board and Mr. Belliveau tried to explain, again, the scoring process and developing a plan in context 

with the village.  If the score isn’t high enough, the project will not be awarded growth management 

allocation. Though the property isn’t in the design district, it is part of the ‘gateway’ into the village. 

 

Martha Poirier, 227 Pleasant Acres Drive, spoke from the audience asking why the staff and board were so 

concerned as to what would be there.  She felt it was changing the RZD to look like the village.  She spoke 

about the Johnson farm and other farms just down the road where cars are parked in front, and the Morton 

property across from them on the Williston Road that had garage doors facing the road. 

______________________________________________________________________________________ 

Williston Development Review Board ï December 8, 2015 

DP 16-08, Michael Shoemaker Development, Pre - Application Review 

Staff Notes 

Application No:  DP 16-08 Name: Shoemaker Residential Development 

Tax Parcel #: 15:104:200.000 Property Address: 8397 Williston Road 

Zoning District: Residential Zoning District 

(RZD) 

Total Acres: 2.97 acres 

 
 

Overview  

This is a request for pre-application review for a proposed four-unit residential development of a 2.97 

acre parcel in the RZD. The property is currently developed with a single dwelling unit. 
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The proposal calls for the demolition of the existing house and the construction of two duplex units, 

resulting in a total of four dwelling units on the parcel. If the DRB authorizes the applicant to move 

forward with the project, the applicant would request three units of residential growth management 

allocation in 2016.   

 

Project History 

The DRB originally reviewed this project at its meeting of November 10, 2015. The DRB declined to 

take action on the item at that meeting, and instead continued review to December 8 with the following 

recommendations:  

 

ü Design of buildings should be more in keeping with the village as expressed by (Williston 

Village) design guide. 

ü Driveways consolidated to one access off Rt 2. 

ü Garages should be pushed back from Rt 2 and not prominent to the street. 

 

Design: 

The applicant has submitted revised concept plans that consolidate the driveways from four to two, and 

one of the concept plans rotates the garage doors away from facing Williston Road. The units are also 

set farther back and in one proposal are “staggered” to mitigate their visual impact.   

 

Staff has discussed the actual design of the buildings with the applicant and has explained that while 

there is not design review in the RZD, neighborhood compatibility is one of the criteria in Growth 

Management scoring and that a design that meets the board’s recommendation is more likely to achieve 

a higher score.  

 

The applicant has also provided additional information related to the number of dwelling units currently 

on the subject parcel (there is one residential structure).  The subject parcel was created in part by a 

subdivision of land (SUB 92-7, approved April 7, 1992). The proceedings of that review (attached) 

stated that the dwelling on the subject parcel contained three apartments. The applicant has stated that 

the three apartments were occupied within the last year.  Staff has added a discussion of the growth 

management implications of this below.  

 

Review by other Boards and Town Departments: 

Williston’s police, fire, and public works departments reviewed the project. The public works, police 

and fire departments had no comments at this time.   

 

Staff Comments: 

Use:  

The proposed development will be for the purpose of demolishing one and adding four new dwellings 

unit to the parent parcel. Single and two-family dwelling units are an allowed use in the RZD.  No lots 

are proposed to be created.  

 

Residential Density: 
In Williston, lands with wetlands, wetland or stream buffers, and steep slopes in excess of 30% must 

be removed from the total acreage of the parcel before the maximum number of allowed dwelling units 

is calculated. There is a wetland boundary shown on the parcel, but the total acreage of wetlands and 

buffers is not currently known.  
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Staff has made a draft assessment of these constraints and has determined that the subject parcel may 

be constrained as follows: 

 

Constraint Acres Allowable 

density/Acre 

Allowable Dwelling 

Units 

wetlands, wetland and 

stream buffers and 

slopes 30% and greater 

1.22 

(estimated by staff, 

must be confirmed by 

a complete delineation 

by a professional 

wetlands scientist) 

0 Dwelling units/Acre 0 

slopes 15-29.9% 0 RZD: 1 Dwelling 

unit/3 acres 

 

0 

unconstrained 1.75 RZD:  3 Dwelling 

units/ 1 acres 

5.3 

Totals 2.97 n/a 5.3  

 

Because WDB 1919.1.3.3 requires rounding down to the nearest whole number when determining 

residential potential, the maximum number of dwellings allowed on the parent parcel is five. This 

would remain the case even if a maximum of 1.33 acres of wetland and wetland buffer were found on 

the site.  

 

While staff believes they have made a generous calculation of the wetlands and buffers on the site, staff 

cautions the applicant and remind the DRB that past cases have revealed wetlands and buffers to be 

more extensive than originally thought.   

 

Access: 

The proposed new development would take its access from Williston Road. Permission from Vermont 

AOT will be required for this access. Staff notes that the WDB 13 strongly encourages the 

consolidation of access points.  

 

Open Space: 

This project is not required to provide 75% protected open space, but all wetlands and buffers must be 

included in the protected open space.  

 

The property does contain Wildlife Travel Corridor as identified by WDB 27, but this appears to be 

confined to the wetland and wetland buffer portions of the site. Core Wildlife Habitat must be 

protected by designated open space.  

  

Traffic:  

Permits for new single family homes will have to be accompanied by impact fees including traffic 

impact fees. Pre-application is also the stage of review where the DRB may ask for a traffic impact 

study if they so desire. Staff notes that in Williston, four multi- family units would produce 3.12 new 

PM peak hour trip-ends. Staff does not recommend that the DRB request a traffic study for this project.  

 

Design Review: 

Although the house proposed to be demolished is historic and does appear in the Vermont Register of 

Historic Structures, it is not within the Village Zoning District or the Design Review District.  
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Growth Management: 

If so authorized, the applicant will proceed with a residential growth management allocation request 

for three dwelling units.  

 

The applicant has presented information that suggests there may be three dwelling units (each a one-

bedroom apartment) on the subject parcel today. Sometimes, the demolition and reconfiguration of 

existing dwelling units can impact how many, if any, dwelling units the applicant needs to request at 

Growth Management.  

 

Assuming the three dwelling units are in existence today, and assuming that they are one bedroom 

units, the applicant would still need to request three dwelling units at Growth Management. This is 

because WDB 11.3.2 states:  

 

 11.3.2 How is a dwelling unit defined?  For the purposes of this chapter and for calculating density 

under WDB Chapter 19, one dwelling is defined as a dwelling unit containing 2 or more bedrooms.  

A dwelling containing only one bedroom or less (studio) is counted as 0.5 of a dwelling unit.  

 

This means that the three one bedroom units would each count as 0.5 of a unit, with a total unit count 

on the parcel today of 1.5 units. A proposal to build four “1.0” units on the site would require three 

units of residential growth management allocation. WDB 19.1.3.3 does not allow for “rounding up” 

when addressing residential density. WDB 11 is silent on whether an existing “half unit” may be 

counted toward the construction of a new “whole” unit, so staff’s recommendation remains that the 

applicant will need to request three units of residential growth management allocation.  

 

Staff Recommendation: 

Staff recommends that the project be allowed to move forward to growth management review with the 

following recommendations.  

 

Recommendations: 
1. The applicant shall meet all Public Works Standard Specifications.  

2. The application for a discretionary permit must include a complete delineation of the wetlands and 

wetland buffers on site and must identify any slopes in excess of 15% and in excess of 30% on the 

site.  

3. The applicant is encouraged to submit building designs as part of the growth management survey 

package.  

4. Maintain a single access point from Route 2. 

5. Avoid a garage forward design. 

6. Avoid two identical buildings. 

7. Less symmetry will be beneficial. 

8. Consult The Village Design Guide to select a style that is compatible with context of the adjacent 

village district. 

 

MOTION:  

 

As authorized by WDB 6.6.3, I, John Hemmelgarn, move that the Williston Development 

Review Board, having reviewed the application submitted and all accompanying materials, 

including the recommendations of the townôs staff and the advisory boards required to 

comment on this application by the Williston Development Bylaw, and having heard and duly 

considered the testimony presented at the public hearing of  November 10, 2015 and 
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December 8, 2015, accept the recommendations proposed by staff for the review of  DP 16-08, 

and authorize the applicant to proceed Residential Growth Management Allocation.  

 

Conditions 4 ï 8 were added:  

4. Maintain a single access point from Route 2. 

5. Avoid a garage forward design. 

6. Avoid two identical buildings. 

7. Less symmetry will be beneficial. 

8. Consult The Village Design Guide to select a style that is compatible with context of 

the adjacent village district. 

 

SECONDED by:  Peter Kelley                 VOTE:  8 ï 0 AYES 

 

Speaking from the audience was Martha Poirier, 227 Pleasant Acres Drive. 

 

8:52 P.M. Closed public hearing for DP 16 ï 08. 

______________________________________________________________________________________ 

 

8:52 P.M. Opened public hearing for DP 09 ï 01 Amendment #10 (* chairman Rieley recused himself 

from this hearing) 

 

DP 09-01 (Amendment #10):  Snyder Taft Corners LLC, 4076 Shelburne Road, Suite 6, 

Shelburne, Vermont, requests pre-application review of a proposal to add 177 additional 

residential units in four new buildings to Finney Crossing, a mixed use development currently 

approved for 408 dwelling units, at 5987 Williston Road in the Taft Corners Zoning District 

(TCZD). (Continued from November 24
th
 DRB meeting). 

 

Representing the application was Mr. Chris Snyder, Snyder Family Homes, 4076 

Shelburne Road, Ste. 6, Shelburne, VT 05482 

 

Mr. Belliveau reviewed staff notes and discussed TDR (transfer development rights). He excerpted the by-

laws and state statutes to handout to the board (*see attachments). He explained about the specified sending 

development rights to the specified receiving property.  One particular question with this application is a 

request for increasing the number of units for residential development on a previously approved 

commercial/mixed use area. He feels this is the most important issue.  The by-law requires both the sending 

property and the receiving property be identified by the discretionary permit level the applicant requested in 

the pre-application level review. The number of development right units would have to be approved at 

growth management.   

 

The board asked if it would be possible for an applicant to come in with a different transfer number of 

requested units than at growth management review, for more or less, and how much could it change.  Mr. 

Belliveau added no applicant has ever asked, at the DP level, for fewer units of allocation than received at 

growth management level. 
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Mr. Snyder agreed with the approach on the first three points.  As to the fourth, it is pretty hard for TDR’s 

to be completed before final plans as it means the land would have to be bought/financed and ACT 250 

permits would be required.  It is a matter of timing for final plans and buying the land. 

 

Mr. Belliveau mentioned signed agreements at final plans and perhaps a draft letter of conveyance could 

accompany such an agreement. 

 

Mr. Snyder described the area to be converted from commercial to residential development; how the 

buildings would look with flat roofs; underground parking; and creating a transitional design with a 

commercial esthetic.  He’s proposing four residential buildings with two buildings having 24 units each, 

one building with 63 units, and one building with 66 units.  In this redesign one building is wrapped around 

a corner. He felt it would improve the streetscape. He reiterated this was just a change in use from 

commercial to residential. He’s proposing 75% of the 177 units would be studio or one bedroom units as 

that is what perspective tenants want to rent.  With studio and one bedroom units counting as ½ unit of 

growth allocation the number of TDS’s would be reduced from 64 units to 22 units.  

 

Mr. Belliveau reported it was true the bylaw says one bedroom or studio units count as ½ a unit and counts 

as both for density and growth management. Depending on the unit development, Mr. Snyder may not need 

to transfer any development rights. 

 

Snyder’s proposing 24 units to be 100% affordable at median income level. He would have a covenant in 

place for those units.  He reported currently over 200 residential units at Finney Crossing are full and folks 

are using the sidewalks, bikeways, paths etc., around the area.  When asked why the affordable units would 

be in one building instead of being spread out within the four buildings, he responded it was easier to 

manage the units if they were all together. He pointed to the example of the “Z” building in The Hamlet. 

These 24 units would be 100% affordable and not Section 8 housing. The 24 units in one building would be 

‘connected’ to the other building using the plaza between the buildings, an element to help create little 

spaces. He informed board members the HAAC had walked/toured the developed site and seen the 

‘community’ spaces and lots of other spaces offered in the development. He added the amenities in the 

development would be available to everyone. The four story units would all be adaptable for ADA use. He 

spoke more about the transition between future commercial buildings and this proposed residential 

development. He envisions a range of heights for the future commercial buildings and the use of different 

colors of buildings.  A height bonus would be obtained due to underground parking being proposed.  

 

In recognizing development having change over the decade of making, reviewing and approving plans for 

Finney Crossing with the five-of-nine criteria and losing the original components with changing the 

commercial to residential, what would keep this (5 of 9) for consideration with another residential transition 

future request? 

 

Mr. Snyder reported he’s had a number of conversations as to what the development might look like in 

future years. Maybe the components will remain the same, maybe not; however he realizes those spaces, 

like the square, are important in Williston. He sees the need to keep the parks and open spaces as very 

important. The density in this area is pretty high and is meeting the goals of the town plans. 
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The board asked him to consider increasing the number of affordable units with some down to 80% or even 

60% affordable at the median income level.  

________________________________________________________________________________ 

Staff Notes 

Pre-Application 

DP 09 ï 01 / SUB 04 ï 01 Amendment#10  

Amends Phases 3A and 4A 

Williston Development Review Board ï December 8, 2015  

Tax Parcel # 8:104:10, 08:143:002, 004, 010 

5987 Williston Road (US Rt. 2) 

 

Application No:  DP 09-01/SUB 04-01 

Amendment#10 

, Pre-application 

Name: Finney Crossing 

Tax Parcel #:  8:104:10, 08:143:002, 004, 010 
Property Address: 5987 Williston Road 

(US Rt. 2) 

Zoning District:  Taft Corners Zoning District, 

Residential Zoning District 
Total Acres: 106.81 

 

Overview  
This is a request for a pre-application review in order to obtain 177 units of additional residential growth 

management allocation, replacing four (4) previously proposed commercial buildings (Building M, N, O, 

and P) with four (4) multi-family residential buildings along Seymour Street, Holland Avenue, and 

Stillwater Lane in the residential/commercial development known as Finney Crossing located partially in 

the Taft Corners Zoning District (TCZD) and partially in the Residential Zoning District (RZD).   

 

The subject property is located on the north side of Williston Road to the west of Zephyr Road, and 

significant portions of the project are currently under construction.  This project as currently approved calls 

for the development of 408 dwelling units including a mix of housing types, and approximately 372,000 sq. 

ft. of office and commercial space as part of a mixed use development.   

 

The applicant is proposing to eliminate three previously proposed commercial buildings with four multi-

family residential buildings 

 

Brief Project History  

Below is a summary of previous DRB action step pertaining to DP 09-01 arranged sequentially: 

 

¶ April 10, 2007 - Finney Crossing originally approved by the DRB after lengthy review. This overall 

approval includes Discretionary Permit approval for some, but not all of the residential portions of 

the project, which must return to the DRB for review at a later date.   

 

¶ September 9, 2008 - Revised Final Plans approved by the DRB to address changes in stormwater 

infrastructure and US Amy Corps permit conditions 

 

¶ March 22, 2011 - 37 units of residential growth management allocation were granted by the DRB.  

This included 5 units that had not been previously allocated, and 32 units of allocation that had 

previously been allocated but had expired. 
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¶ August 9, 2011 – The DRB approved DP 09-01 for the overall project under the current bylaw 

(Unified Development Bylaw).  The vesting or approval of the overall project under the pre-June, 

2009 Williston Zoning Ordinance and Subdivision Regulations had been lost when a portion of the 

growth management allocation had expired. 

 

¶ August 23, 2011 -The DRB approved a discretionary permit for the site plan of Phase 1A (building 

M3).  

 

¶ February 14, 2012 - The applicants received discretionary permit approval for Phase 1B of the 

project. (building M2 and its appurtenances) 

 

¶ August 28, 2012, The DRB approved recommendations for a pre-application for the removal of 

some of the formerly-proposed “C” residential buildings from the project and the addition of 

building M4, authorizing the applicants to seek additional residential Growth Management 

Allocation for the additional proposed units and authorizing the applicant to proceed with a 

discretionary permit application for buildings M1 and M4.  

 

¶ February 26, 2013, the DRB approved a discretionary permit allowing the construction of a 

trash/dumpster enclosure in the parking area serving buildings M3 and M2. 

 

¶ March 12, 2013, The DRB approved 46 units of Residential Growth Management Allocation to be 

added to the Finney Crossing project, bringing the total number of units allocated to the project to 

402.  

 

¶ April 9, 2013, The DRB approved a discretionary permit for a Master Sign Plan for Finney 

Crossing. 

 

¶ August 13, 2013, The DRB approved a discretionary permit to eliminate several residential 

buildings on the site and to consolidate them into a new “M” building, building M4. The DRB also 

approved an increase in the unit count in building M2 from 57 to 59 units, and established 

conditions for the construction of buildings M1 (57 units) and M4 (55 units) related to the 

sequencing of the construction of new streets in the project.  

 

¶ April 8, 2014, the DRB approved a discretionary permit application to eliminate Building C6 and to 

redistribute all but one of its dwelling units into buildings M1 and M4, reducing the overall unit 

count of the project from 402 to 401.  

 

¶ April 8, 2014, the DRB authorized a pre-application to re-establish building C6 to go forward to 

growth management review in 2015. If approved, this would increase the approved unit count of the 

project from 401 to 408.  

 

¶ May 13, 2014 the DRB approved a discretionary permit to build the pools and pool houses and to 

change the configuration of the row homes along Zephyr Road.  

 

¶ March 24, 2015 the DRB approved 7 additional units of Residential Growth Management 

Allocation to be added to the Finney Crossing project, bringing the total number of units allocated 

to the project to 408 dwellings.  
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Planning Staff Comments 

This request is for an additional 177 dwelling units of allocation under the town’s residential growth 

management provisions contained in Chapter 11 of the town’s Unified Development Bylaw (WDB).  If 

granted, these additional 177 dwelling units would increase the number of dwellings in the project from 408 

to 585 dwelling units.  The applicant is also proposing 24 of the additional dwelling as affordable as defined 

by WDB 43.3.9. 

 

This is the biggest single change in the development of Finney Crossing that has been proposed to date.  

While there have been some fairly minor changes to the number of dwellings and the building type in the 

development all of those changes have been within the area initially proposed for residential uses.  With this 

request, the applicant is proposing expanding the area used for residential into an area previously proposed 

for commercial development.  The DRB should carefully consider whether these proposed changes are still 

in keeping with the overall intent and desired outcome of the Finney Crossing development, understanding 

that the TCZD is looking for mixed use development. 

 

Density 

All of the development proposed for this project is located within the TCZD, thus the density standard used 

is the standard for the TCZD.  Density is calculated using the entire lot area in the zoning district including 

all land area that will be used for roads, parking, open space, etc.  The bylaw requires that any portion of the 

lot that is either subject to watershed protection areas or with slopes greater than 15% be subtracted from 

the lot area used for determining average density. 

 

For the TCZD, there are both minimum and maximum density standards for housing, the minimum density 

is 5 dwelling per acre (DU/A), and an average (maximum) density of 7.5 dwellings per acre.   

 

Calculating density using these criteria results in the following: 

 

Project Density Calculations  

Lot Area in TCZD minus Watershed Protection Buffers 70.06 acres 

Land Area of Lot with Slopes of Greater Than 15% 0.56 acres 

Acreage Used for Calculating Average Density 69.50 acres 

Dwelling Units Previously Approved 408 DU 

Additional Dwelling Units Proposed +177 DU 

Total Number of Dwelling Units Proposed 585 DU 

Proposed Density 8.42 DU/A 

Previously Approved Density 5.87 DU/A 

Bylaw Standards TCZD 

Minimum Density  (69.5 acres x 5 DU/A) 347 DU  

Average or Maximum Density  (69.5 acres x 7.5 DU/A) 521 DU 

Average or Maximum Density with TDR (69.5 acres x 15 DU/A) 1042 DU 
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Based on these calculations, the residential portion of this project would only meet the density requirements 

of the town’s current bylaw by transferring in 64 additional units under the TDR provision as provided by 

WDB 19.5.  The applicant has not stated in the submittal that TDR is proposed to utilized, so this should be 

clarified by the DRB. 

 

Parking 

WDB Chapter 14 specifies the town’s parking requirements.  Multi-family dwellings are required to 

provide 1.75 vehicular parking spaces for each dwelling.  This is both a minimum and a maximum standard.  

In addition, bicycle parking must be provided at a rate of 10% of the vehicular parking, and with one long 

term bicycle parking space for each dwelling unit.  

 

The table below partially shows the number of dwelling units in the proposed 4 apartment buildings.  While 

information on the number of vehicular parking spaces under the buildings has been provided, much 

information about parking is still unknown at this time. This additional information should be provided with 

an application for a discretionary permit.  Because the applicant is proposing to place parking under three of 

the buildings, the applicant may also be requesting a height bonus to 52 ft. as provided by WDB 41.5.4. 

 

Parking Calculations 

 Buildin g 1a Building 1b Building 2 Building 3 

Dwellings 24 24 63 66 

Garage Spaces 0 43 55 54 

Surface Spaces ? ? ? ? 

Total Vehicular ? ? ? ? 

Vehicular Required ? ? ? ? 

Handicap Accessible ? ? ? ? 

Bicycle Required ? ? ? ? 

Long Term Bicycle ? ? ? ? 

 

Traffic   

This request proposes to add another 177 dwelling units to the project. While these additional dwellings as 

proposed would replace commercial space, it is not clear how that would affect traffic calculations. Staff 

thus is recommending that a revised traffic study be completed by the applicant for submission with an 

application for a discretionary permit.  

 

Buffers and Landscaping  
This building is interior to the project with frontage along Holland Lane, where proposed street trees have 

already been approved.  

 

Stormwater Management  
Stormwater management has previously been reviewed and state and federal permits obtained.  The DRB 

should consider whether any additional evaluation is required as a result of the proposed changes to the 

plan. 

 

Lighting  

All exterior lighting shall meet the town standards in Chapter 24 of the WDB. 

 

 

 

 



Town of Williston Development Review Board 

Minutes of December 8, 2015 

 

 

  Page  

 

 

 

24 

HAAC (Historic and Architectural Advisory Committee) Comments 

The proposed changes to the development were reviewed by HAAC for design review as part their meeting 

of November 2, 2015.  The HAAC recommended the following: 

 

1. Use small green spaces as opportunities to create useful spaces- even a bench or table or small seating area 

in an area that is otherwise mowed lawn can create a place for people to gather. 

2. Consider connectivity to the Taft Corners Shopping Center area.  

 

Public Works, Police, and Fire Department Comments 

No comments were received from the police, fire, or public works departments for this pre-application.  

 

Recommendation 

Staff has prepared the following findings of fact, conclusions of law, recommendations, and motion for the 

DRB to consider in makings its decision.  Staff recommends that this project be allowed to move forward to 

residential growth management review for the purpose of acquiring the requested residential growth 

management allocation.   

 

Findings of Fact 
1. The proposed mixed use development calls for approximately 186,000 sq. ft. of commercial spaces 

and 585 dwelling units. 

2. Building 1a has been proposed with 24 dwellings, Building 1b has been proposed with 24 

dwellings, Building 2 has been proposed with 63 dwellings, Building 3 has been proposed with 66 

dwellings for a total of 177 additional dwellings. 

2. The four proposed multi-family residential buildings would replace previously identified 

commercial buildings M, N, O, and P. 

 

Conclusions of Law 

1. The proposed development may be able to meet the development standards of WDB Chapter 41 for 

the TCZD as well as other applicable sections of the WDB if the proposed development meets the 

conditions of approval listed below.   

 

Recommendations 

1. The applicant shall obtain residential growth management allocation for the 177 additional dwelling 

units of housing requested in 2016 or shall re-apply for pre-application review.  

2. An Additional 64 dwelling units of transferable development rights must be obtained for this 

development meeting the requirements of WDB 19.5. 

3. The applicant shall provide additional information about parking calculations for the proposed new 

buildings. 

4. A revised traffic study shall be provided documenting how the proposed change in the development 

of the subject property may change traffic conditions. 

5. All signage proposed for this building, including prospective future tenant(s), shall be in 

conformance with the size, location, and lighting requirements of the approved Master Sign Plan. 

6. All development for this project shall be in conformance with all of the requirements of the 

Williston Historic and Architectural Advisory Committee, the Williston Public Works Department, 

and the Williston Fire Department. 

7. An application for a Discretionary Permit shall demonstrate that it complied with the development 

standards of the Williston Unified Development Bylaw. 
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8. The applicants shall enter into a development agreement with the town insuring that all required 

public or private improvements shall be completed in accordance with town standards and the 

conditions of this approval prior to obtaining Administrative Permit(s). 

9. All mechanical equipment and utility connections including but not limited to HVAC, water, gas, 

and electrical meters and connections shall be fully screened from sight.  Any necessary 

architectural screening for roof top equipment shall be provided the parapet wall along the roof line. 

10. All exterior lighting shall utilize full cut off fixtures and shall be in compliance with the lighting 

level requirements of WDB Chapter 24. 

11. All landscaping including street trees along public streets, including street trees shall be in 

compliance with the town’s standards in the WDB and the Williston Public Works Standard 

Specifications, and these landscaping details shall be included in the landscaping plan. 

12. All public improvements required by the approval of this proposed development (including, but not 

limited to roads, sidewalks, water & sewer connections) must be built to meet the Town's 

specifications. 

13. The applicant shall obtain any and all required permits and authorizations as required by either the 

State of Vermont or US Army Corps of Engineers prior to commencing any work in association 

with this project.  

14. The DRB recommends the applicant consider a mixed use for proposed building #3 

 

MOTION:  

 

As authorized by WDB 6.6.3, I, Peter Kelley, move that the Williston Development Review 

Board, having reviewed the application submitted and all accompanying materials, including 

the recommendations of the townôs staff and the advisory boards required to comment on this 

application by the Williston Unified Development Bylaw, and having heard and duly 

considered the testimony presented at the public hearing of November 24 and December 8, 

2015, proposed by staff and authorize DP 09 - 01 Amendment #10 to proceed to residential 

growth management review. 

 

Condition #14 was added: The DRB recommends the applicant consider a mixed use for 

proposed building #3. 

 
SECONDED by: Claire Forbes               VOTE:  7 AYES ï 0 ï 1 (Rieley abstaining) 

         

No one spoke from the audience. 

 

9:30 P.M. Closed public hearing of DP 09 ï 01 Amendment #10. 

________________________________________________________ 

 

9:30 P.M. Closed public meeting to go into deliberations. 

_______________________________________________________ 

 

10:38 P.M. Reopened the public hearing out of deliberations. 

__________________________________________________________ 

 

10:38 P.M. Cottonwood Crossing motions and recommendations from the DRB deliberations. 
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DP 16 ï 05: Al Senecal, Allen Brook Development Inc. 31 Commerce Avenue, South Burlington, 

requests Pre-Application level review of Cottonwood Crossing development off US Rt 2, (Hearings 

10/13/ & 11/10, closed hearings 11/10: deliberations continued from 11/10). 

 

 
 

Overview (from previous staff notes) 

This is a request for pre-application review for a proposed mixed-use residential and commercial 

development of property currently addressed as 6180 and 6226 Williston Road in the Mixed Use 

Residential Zoning District (MURZD).  The subject property was formerly the site of a driving range, and is 

currently being used as a staging area by Vermont Gas for the construction of a transmission pipeline.  The 

development proposal in this most recent iteration includes a mix of commercial, residential and mixed-use 

buildings including 173 dwelling units, 68,500 sq. ft. of office and commercial space, parking, parks, and 

other miscellaneous structures and features.  This includes a transfer of development rights of 50 dwellings 

from Keystone Estates previously approved by the DRB under DP 08-17. 

 

This is the second review of this pre-application submittal.  The DRB originally reviewed this request at the 

October 19, 2015 meeting and continued this to today’s meeting in order for the applicant to make a revised 

submission in response to comments from the public and the DRB at the October 19, 2015 meeting.  The 

DRB requested the applicant to consider the following in a revised plan for the development: 

¶ A mix of housing types 

¶ Enhancing the buffer between the proposed development and the Maple Tree Place housing 

¶ More parks and outdoor recreation facilities 

¶ Reduced parking 

¶ More of a neighborhood feel 

¶ Use of low impact development techniques for managing stormwater 

 

RECOMMENDATIONS  (from previous staff notes): 

 

1. All proposed recommendations made by the Williston Historic and Architectural Advisory 

Committee at their 9/7/2015 meeting shall also be adopted as Pre-Application recommendations.  
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2. All comments made by the Department of Public Works and stated in their memo dated October 7, 

2015, shall also be adopted as pre-application recommendations. The applicant shall meet all Public 

Works Standard Specifications.  

3. The applicant shall provide a traffic study and shared parking calculations as part of their 

discretionary permit application.  

4. The vehicular connection to Connor Way must be re-established. The DRB has determined that this 

is a critical grid street connection. Connor Way continues to Route 2A and aligns with Wright 

Avenue beyond making this a beneficial vehicular and pedestrian connection.  Additionally this 

grid street has the potential to extend further to the east paralleling US Route 2 / Williston Road if 

future development occurs on the property to the east. 

5. The applicant shall determine if the new public street aligned with the street running in front of 

Shaw’s Supermarket is necessary.  The DRB has serious concerns that vehicles queued at the 

intersection of Maple Tree Place (MTP) and US Route 2 / Williston Road will extend beyond this 

proposed grid street.  It this street is eliminated, pedestrian and bicycle access is still desired by the 

DRB. If the applicant desires to retain this street the traffic study must clearly demonstrate that 

vehicles will not queue up in a manner that impedes the functionality of this proposed public street 

intersection with Maple Tree Place (the road). 

6. Incorporate traffic calming techniques to allow safe pedestrian and bicycle access for residences 

between buildings at MTP housing. 

7. Sidewalks and/or paved paths are required on both sides of all streets. Provide sufficient space for 

street trees and other landscaping along all streets. 

8. The applicant shall explore extending the recreational path along US Route 2 / Williston Road to 

the intersection with MTP to allow for a connection to the existing recreational path to the west.  

The applicant should be prepared to share options as a part of Growth Management for 

consideration by DRB in awarding points under 11.7.5 Build Paths and Trails. 

9. The intersection of the Connor Way and Talcott Road extensions must be redesigned to 

reincorporate a small green or pocket park in the center of this intersection. Rather than a small 

commercial usage as previously discussed during the October 13, 2015 hearing a focal point (such 

as a fountain) should be incorporated into this small green/pocket park. 

10. Angle parking between buildings B1 and B2 shall be replaced with parallel parking to provide a 

better streetscape.  This could potentially free up spaces in front of buildings for additional 

landscaping, outdoor furniture, etc. 

11. Parking in front of the buildings along streets except for parallel parking must be avoided. Parking 

lots should be to the side or behind buildings (See WDB paragraph 38.5.1.2). 

12. Additional structures may be added along Connor Way extension to better define this street and 

screen the large parking lots from the street. This may result in some appropriate scale (similar to 

scale of MTP housing) structure(s) encroaching into the expanded green space bordering the MTP 

housing. 

13. Additional structures (such as row houses) are encouraged along the Walnut Street extension. 

13a. Parallel parking should be incorporated along Connor Way extension in front of building R7. 

14. The applicant should reinvestigate incorporating parking for residences of building A2 under the 

building to reduce surface parking.  This would also make snow removal easier. 

15. Building B1 and B2 should be modified to accommodate recommendation 7 above concerning the 

creation of a small green or pocket park (the applicant may simply return back to previous versions 

presented to the DRB). 
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16. R1, R2, and R3 buildings need to be redesigned /reconfigured to ensure parking is behind buildings. 

One suggestion would be to relocate the R1 building east forming a “U” shaped building facing the 

grid streets and relocating the ‘green’ to the location where the R1 building is currently proposed.  

The “U” shaped building should have an inviting entry at the corner of the building at the 

intersection of Connor Way with Walnut Street extension. 

17. The R4 building configuration needs to be reconfigured as well. R4 should not have garage doors 

facing Walnut Street extension. Any garages should enter from the buildings from the rear or side 

of the buildings per WDB paragraph 38.5.1.2. 

18. Building R6 and R7 should be reconfigured so parking is behind or to the side of the buildings. R7 

could be flipped on the north/south axis so that the building is abutting the Neighborhood Park. 

Additionally it must be determined if a second access point to these buildings is required since there 

will be in excess of 50 housing units.  The applicant should also consider that these buildings 

should not resemble the apartment complexes at Finney Crossing to provide a distinctively different 

appearance. 

19. The applicant shall delineate any protected Burr Oak Tree areas on the site and ensure all 

development stays clear of these protected areas. 

20. The applicant must utilize best management practices to control and treat stormwater runoff from 

impervious surfaces.  The DRB encourages the applicant to incorporate practices such as rain 

gardens which could be incorporated into parking areas, parks and greens to treat stormwater and 

improve water quality. 

21. The DRB strongly encourages the applicant to incorporate affordable housing into this project and 

reminds the applicant that additional points are granted under Growth Management per paragraph 

11.7.2. The applicant is reminded that incorporation of affordable housing would likely result in 

accelerating build-out allocation. 

22. The DRB would like Public Works to explore the possibility of adding traffic calming measures on 

MTP (the road) possibly similar to the traffic calming measures at Finney Crossing.  Maybe 

signalized pedestrian raised crosswalks should be added to slow traffic and make it easier for 

pedestrians and cyclist to cross should be added. 

 

MOTION:  

 

As authorized by WDB 6.6.3, I, Brian Jennings, move that the Williston Development Review 

Board, having reviewed the application submitted and all accompanying materials, including 

the recommendations of the townôs staff and the advisory boards required to comment on this 

application by the Williston Development Bylaw, and having heard and duly considered the 

testimony presented at the public hearings of  October 13
th
, and November 10, 2015, accept 

the recommendations proposed by staff for the review of  DP 16-05, and authorize the 

applicant to proceed to growth management review.  

 

 Recommendations #4 ï # 22 were added: 

   

4. The vehicular connection to Connor Way must be re-established. The DRB has determined that this 

is a critical grid street connection. Connor Way continues to Route 2A and aligns with Wright 

Avenue beyond making this a beneficial vehicular and pedestrian connection.  Additionally this 
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grid street has the potential to extend further to the east paralleling US Route 2 / Williston Road if 

future development occurs on the property to the east. 

5. The applicant shall determine if the new public street aligned with the street running in front of 

Shaw’s Supermarket is necessary.  The DRB has serious concerns that vehicles queued at the 

intersection of Maple Tree Place (MTP) and US Route 2 / Williston Road will extend beyond this 

proposed grid street.  It this street is eliminated, pedestrian and bicycle access is still desired by the 

DRB. If the applicant desires to retain this street the traffic study must clearly demonstrate that 

vehicles will not queue up in a manner that impedes the functionality of this proposed public street 

intersection with Maple Tree Place (the road). 

6. Incorporate traffic calming techniques to allow safe pedestrian and bicycle access for residences 

between buildings at MTP housing. 

7. Sidewalks and/or paved paths are required on both sides of all streets. Provide sufficient space for 

street trees and other landscaping along all streets. 

8. The applicant shall explore extending the recreational path along US Route 2 / Williston Road to 

the intersection with MTP to allow for a connection to the existing recreational path to the west.  

The applicant should be prepared to share options as a part of Growth Management for 

consideration by DRB in awarding points under 11.7.5 Build Paths and Trails. 

9. The intersection of the Connor Way and Talcott Road extensions must be redesigned to 

reincorporate a small green or pocket park in the center of this intersection. Rather than a small 

commercial usage as previously discussed during the October 13, 2015 hearing a focal point (such 

as a fountain) should be incorporated into this small green/pocket park. 

10. Angle parking between buildings B1 and B2 shall be replaced with parallel parking to provide a 

better streetscape.  This could potentially free up spaces in front of buildings for additional 

landscaping, outdoor furniture, etc. 

11. Parking in front of the buildings along streets except for parallel parking must be avoided. Parking 

lots should be to the side or behind buildings (See WDB paragraph 38.5.1.2). 

12. Additional structures may be added along Connor Way extension to better define this street and 

screen the large parking lots from the street. This may result in some appropriate scale (similar to 

scale of MTP housing) structure(s) encroaching into the expanded green space bordering the MTP 

housing. 

13. Additional structures (such as row houses) are encouraged along the Walnut Street extension. 

a. Parallel parking should be incorporated along Connor Way extension in front of building 

R7. 

14. The applicant should reinvestigate incorporating parking for residences of building A2 under the 

building to reduce surface parking.  This would also make snow removal easier. 

15. Building B1 and B2 should be modified to accommodate recommendation 7 above concerning the 

creation of a small green or pocket park (the applicant may simply return back to previous versions 

presented to the DRB). 

16. R1, R2, and R3 buildings need to be redesigned /reconfigured to ensure parking is behind buildings. 

One suggestion would be to relocate the R1 building east forming a “U” shaped building facing the 

grid streets and relocating the ‘green’ to the location where the R1 building is currently proposed.  

The “U” shaped building should have an inviting entry at the corner of the building at the 

intersection of Connor Way with Walnut Street extension. 
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17. The R4 building configuration needs to be reconfigured as well. R4 should not have garage doors 

facing Walnut Street extension. Any garages should enter from the buildings from the rear or side 

of the buildings per WDB paragraph 38.5.1.2. 

18. Building R6 and R7 should be reconfigured so parking is behind or to the side of the buildings. R7 

could be flipped on the north/south axis so that the building is abutting the Neighborhood Park. 

Additionally it must be determined if a second access point to these buildings is required since there 

will be in excess of 50 housing units.  The applicant should also consider that these buildings 

should not resemble the apartment complexes at Finney Crossing to provide a distinctively different 

appearance. 

19. The applicant shall delineate any protected Burr Oak Tree areas on the site and ensure all 

development stays clear of these protected areas. 

20. The applicant must utilize best management practices to control and treat stormwater runoff from 

impervious surfaces.  The DRB encourages the applicant to incorporate practices such as rain 

gardens which could be incorporated into parking areas, parks and greens to treat stormwater and 

improve water quality. 

21. The DRB strongly encourages the applicant to incorporate affordable housing into this project and 

reminds the applicant that additional points are granted under Growth Management per paragraph 

11.7.2. The applicant is reminded that incorporation of affordable housing would likely result in 

accelerating build-out allocation. 

22. The DRB would like Public Works to explore the possibility of adding traffic calming measures on 

MTP (the road) possibly similar to the traffic calming measures at Finney Crossing.  Maybe 

signalized pedestrian raised crosswalks should be added to slow traffic and make it easier for 

pedestrians and cyclist to cross should be added. 

 

SECONDED by: David Turner      VOTE: 6 AYES ï 0 ï 2 Abstentions (Rieley/Hemmelgarn) 

 

*see attached e-mail to the DRB re: Cottonwood Crossing 11/15/2015 

_______________________________________________________________________________ 

 

III. Minutes of November 24, 2015. 

 

MOTION:  

  

I, John Bendzunas, make a motion to approve the minutes of November 24, 

2015, as written. 

 

SECONDED by: Peter Kelley                VOTE:  8 ï 0   AYES 

_______________________________________________________________________________ 

IV. Communications and Other Business 

 

DP 15 ï 22: Taft Corners Associates for Town Fair Tire Center, in the Taft Corners Commercial 

Park, Lot 19 on the corner of Marshall Avenue and Harvest Lane, requests Discretionary Permit 
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review for a 10,800 sf building in the Mixed Use Commercial Zoning (moved to December 8
th
 

meeting). * John Bendzunas signed Final Plans for Town Fair Tire Center 

______________________________________________________________________________________ 

V. Adjournment  

 

MOTION:  

David Turner made the motion to adjourn the meeting. 

 

      SECONDED by: Peter Kelley                 VOTE: 8 ï 0 AYES 

 

11:00 P.M. The meeting was adjourned. 

 

 

 

For further information, please call the Planning & Zoning offices at 878-6704 or visit the offices in the 

Annex at 7878 Williston Road.   

 

*See attachments 
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Re: Cottonwood Crossing 
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Re: Cottonwood Crossing 


