WILLISTON DEVELOPMENT REVIEW BOARD STAFF REPORT

DP 09-01.22 Discretionary Permit  Building E — Finney Crossing
Lot C-2 Holland Lane/Market Street 08-143-010-502 Snyder FC Properties, LLC and Rieley Properties, LLC
June 8§, 2021 Chris Snyder Andy Rowe, Lamoureux & Dickinson
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This is request for discretionary permit to construct
a multi-tenant commercial building at Finney
Crossing along with parking, lighting, pedestrian
facilities, and other appurtenances. The applicant is
proposing to provide common end- of trip facilities
(lockers and showers for workers commuting to the
site by bicycle etc.) that will serve the proposed
building as well as tenants in existing Building J.

3.08 acres Vacant Commercial Town & Private Roads

Taft Corners Yes No HAAC

APPLICABLE BYLAW CHAPTERS:

O 2. Nonconforming Lots, Uses, and Structures | I 16. Maintenance X 24, Outdoor Lighting
O 4. Permit Exemptions O 17. Non-Residential Accessory Uses and Structures X 25. Signs and Public Art
O  10. Boundary Adjustments O 18. Compatibility, Potential Hazards, and Nuisances 26. Street Trees
O  11. Growth Management O 19. Density, Transfer of Development Rights d 27. Conservation Areas
0 12. Subdivisions and Final Plans [0 20. Residential Improvements 0  28. Special Flood Hazard Areas
13. Access, Connectivity, Traffic Studies O 21. Telecommunication Facilities O  29. Watershed Health
14. Off-Street Parking and Loading X 22. Design Review 31-42. Zoning District
X  15. On-Site Infrastructure X 23. Landscaping X 43-45. Impact Fees
RECOMMENDED ACTION
Take Testimony & Close Tonight Approve

Staff recommends that the DRB proceed through testimony, deliberations, and approval at this meeting. Minor
adjustments to the project as discussed by the DRB can be required on the final plans as Conditions of Approval.

ATTACHMENTS Narrative Letter | & Photos O Public Testimony
Site Plan(s) X Elevations X  Other (specify): 3D Renderings, Parking Analysis, Traffic Analysis



PROJECT HISTORY

The DRB reviewed this request as a pre-application on April 13, 2021. The overall Finney Crossing project has a
lengthy approval and amendment history dating to 2008.

April 13, 2021 DP 09-01.22 Pre-application review of Building E
ADVISORY BOARDS
[0 | CONSERVATION COMMISSION (WCC) N/A N/A

HISTORIC AND ARCHITECTURAL
ADVISORY COMMITTEE (HAAC) June 1, 2021 Included

The HAAC reviewed the application on May 18" and provided recommendations. On June 1%, the HAAC reviewed
the new renderings that were created in response to HAAC recommendations. The June 1 renderings are the
ones in use for this DRB review.

INTERDEPARTMENTAL REVIEW

X

O | PUBLIC WORKS May 14, 2021 Included
O | FIRE May 7, 2021 Included
O POLICE N/A N/A

DPW did not have comments. Police did not respond to the request for comments. The applicant responded to
the Fire Dept’s pre-application comments. The Fire Department is satisfied with the applicant’s narrative and has
no further requests.

PUBLIC COMMENT
No comment letters were received at the time of mail out (June 3, 2021).

NAMES: N/A



Pre-Application Recommendations

DRB RECOMMENDATION

1. The proposed development and use(s) can meet the
development standards of WDB Chapter 41 and22.

a. Discretionary permit shalldemonstrate
compliance with outdoor sales and storage
limitations.

b. Renderings and photographs shall
demonstrate show how views to the
Adirondacks (where they exist) will be used
as a feature of the proposed development
per WDB41.7.

2. A discretionary permit application shall be in
conformance with all the WDB requirements and
standards, and subject to the DRB recommendations,
including but not limited to:
a. Per WDB 16.7, solid waste containers shall be
screened by placing them in the structure they serve,
accessible via loading doors, or to use walls that are an
architectural extension of the structure served by the
containers. The SE corner of Market Street/Holland
Lane is too prominent for the solid waste structure.
Consider an alternative location.
b. Per WDB 16.4, outdoor trash receptacles to serve the
users of a development. The discretionary permit must
provide specifications and drawings or photographs
demonstrating that the proposed outdoor trash
receptacles will be consistent with the architectural and
landscape design themes of the development.
3. The discretionary permit application must address
the comments of:
a. Public Works Memo dated March 29, 2021
b. Fire Department Memo dated March 26, 2021
4. The discretionary permit application must

address the Historic and Architectural Advisory

Committee (HAAC) recommendations from

their memo dated April 6,2020:
5. A master sign plan shall be submitted as part of an
application for a discretionary permit.
6. A shared parking study shall be submitted as part of
an application for discretionary permit.

APPLICANT RESPONSE

a. Outdoor storage is not proposed. Outdoor
sales will be limited to special events such
as ‘sidewalk sales’. The placement of
kayaks on the north elevation of tenant
space 1 are proposed as an architectural
element. These kayaks are not ‘for sale’
merchandise and will be bolted to a frame
mounted on the exterior wall.

b. The patio area at the southwest corner of
Building E will offer views to the west of the
Adirondacks. The westerly view along the
Williston Road corridor offers a view
unobstructed by buildings at or adjacent to
Finney Crossing. The benches at the
southeast corner of Holland Lane and
Market Street will also offer a westerly
view along the Market Street corridor.

a. Astructure for trash, recycling and compost
is proposed at the northeast corner of the
parking area

b. Receptacles for trash and recycling will be
located throughout the commercial portion
of the development. Adjustments to
receptacle locations may be made in the

future depending on tenant uses and in
response to pedestrian patterns.

N/A for HAAC review

See discussion below of items #a-m.

Provided.

Provided. N/A for HAAC review.



Pre-Application Recommendations

7. A traffic study shall be submitted as part of an
application for discretionary permit.

8. Consider enhancing the corridor between Building E

and Union Bank from an alleyway to an activated area.

9. Consider an upgraded pedestrian experience along
Holland Lane through use of enhanced landscaping,
hardscape, public art, etc. that leads to a pocket park
feature at SE corner of Holland Lane/Market Street.

Provided. N/A for HAAC review.

Landscaping and pedestrian scale bollard lighting
are proposed along the sidewalk between Buildings
E and Union Bank. This sidewalk will provide a
connection between the bike path and the parking
area, but also will continue north to Market Street.
Landscaping and building mounted artwork are
proposed along Holland Lane. Ornamental grasses
are proposed to complement and contrast with the
base of the artwork. Densely spaced shrubs are
proposed between the parking spaces and the bike
path. Grading and landscaping are also proposed to
enhance the southeast corner of Holland Lane and
Market Street, with benches facing the larger park
area to be located diagonally across the
intersection.



PROJECT ELEMENTS

U Taft Corners Zoning District Standard
WDB
L.L Bean — Retail 45 Yes A broad variety of retail is allowed
Not Specified/Commercial n/a Yes Uses for the other tenant spaces are TBD

Dimensional Standards
The proposed building appears to meet the height and setback requirements for the Taft Corners Zoning District.

Outdoor Sales and Storage

The DRB should discuss outdoor displays and sales. The applicant proposes wall-mounted kayaks on the LL Bean
portion of the building. These kayaks are designed to be permanently mounted, not sold to customers. “Outdoor
storage is prohibited in this zoning district. Outdoor sales in the TCZD will be limited to special events like a
farmer’s market or occasional “sidewalk” sales and sidewalk vendors.” Given their permanent nature, the DRB
may want to consider whether the kayaks should be treated as signage or public art. The DRB may choose to add
a specific condition of approval related to this element of the proposal.
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Development Pattern

In the TCZD, development standards related to “dead walls” and other architectural elements (WBD 41.5) apply-
see HAAC comments and recommendations.

TCZD 5 of 9 Criteria

The application upholds the 5 of 9 criteria for Finney Crossing. New development in the TCZD

must offer at least five (5) of the elements listed in WDB 41.5.3. These elements may be provided cumulatively, in
or accessory to, multiple buildings that are part of a single development proposal. Finney Crossing’s 5 criteria are
listed in the HAAC design review addendum.

Adirondack Views

The discretionary permit must, “show how views to the Adirondacks (where they exist) will be used as a feature of
the proposed development.” This does not mean that views must be left unimpeded. It does mean that
developments must find a way to use this natural asset. Compliance with this standard could take a variety of
forms, including, but not limited to, an urban park (see WDB 41.5.3.9) with westward views, windows from indoor
“public” spaces facing west; an outdoor dining area with an Adirondack view, etc.



LI | Access, Connectivity, Traffic Studies Standard

Access to the site for vehicles will be from Holland Lane and Market Street within Finney Crossing. Pedestrian
access is provided along the multi-use path parallel to Route 2 and Holland Lane as well as pedestrian access from
a sidewalk along Market Street. A pedestrian pathway consisting of refuge islands and striped crosswalks through
the proposed parking area is provided between Market Street and the entrance to the major retail tenant’s
section of the building. A pedestrian pathway between the proposed building and Union Bank extends from the
multi-use path to Market Street as well.

No alterations to the plans related to access and connectivity are recommended by staff.
LI Off-Street Parking and Loading Standard

Vehicular Parking

The applicant has proposed additional vehicular parking on the site as part of this development as well as a
narrative discussing shared parking and parking arrangements. Staff agrees with the applicant’s narrative
regarding additional parking present on the site in excess of WDB requirements, which was built with the Union
Bank site and will eventually become part of the required parking for future Building A. Proposed parking spaces
meet Williston’s dimensional requirements and provide the required number and arrangement of ADA accessible
parking spaces. Spece is provided for off-street loading and service to the trash structure on the site.

Bicycle Parking and End-of-Trip Facilities

The applicant is proposing bicycle parking and end-of trip facilities as part of
this development. End-of-trip facilities have been sized to serve the proposed
building as well as the commercial tenants in Building J and any other future
commercial buildings who do not have access to the facilities in that building.
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Shared Parking

The applicant has provided a narrative and shared parking analysis. Except for
the additional spaces that will be needed for future Building A, the applicant
is building the amount of parking required by WDB 14 with a shared parking
analysis.
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Vehicle and Bicycle Parking Analysis per WDB 14.A

Amount in Rate of Off-

SF, students,  Street Vehicle Required Required ADA Outdoor Long Term End of Trip

Use Vehicular Accessible Bicycle Bicycle Facilities
rooms, seats, or Spaces .
. . Parking Spaces Spaces Spaces Spaces (showers)
dwelling units
General Retail, | 25,730 4.00/1000SF 102.92 = *Based on total 5% of 75% of | *Based on total
Shopping required spaces | vehicular required required long-
Center for the site as =5.1 spaces term bicycle
follows: =3.8 spaces for the
Bank with 3,360 4.75/1000SF 15.96 7% of 20% of | site as follows:
Drive-Through 1-25=1| vehicular required
26-50=2 spaces vehicular 1-3=1
51-75=3 =1.1 spaces

=0.2



Vehicle and Bicycle Parking Analysis per WDB 14.A

Amount in Rate of Off- Required Required ADA
Use SF, students, Street Vehicle Vehicular Accessible
rooms, seats, or Spaces Parking Spaces e
dwelling units
Office 5,952 3.5/1000SF 19.57 76-100=4
101-150=5
151-200=6
200+ = see WDB
14.3
Total
Required: all - - 139 5
uses
Total
proposed by - - 156 10
Applicant
Compliance? - - Yes, yes
considering
shared parking
and future
Building A
On-Site Infrastructure Standard
DECISION

Water and sewer for this development will be municipal. Solid waste
disposal will be handled internally and with outdoor waste receptacles,
with trash, recycling, and compost handled in a structure on the Market
Street side of the side. A pocket Park at the corner of Market and Holland
is proposed as part of this development. No public streets are proposed as
part of this development.

Maintenance Other, see notes

DECISION
At pre-app, the DRB requested, “solid waste containers shall be screened
by placing them in the structure they serve, accessible via loading doors, or
to use walls that are an architectural extension of the structure served by
the containers.” While the building has been moved away from the
prominent street corner, it is still a separate structure. The DRB should
discuss the location, style, and materials of the proposed solid waste
building. The DRB may choose to add a condition.

Outdoor
Bicycle
Spaces

7% of
vehicular
spaces
=1.4

12

yes

Long Term
Bicycle
Spaces

20% of
required
bicycle
spaces
=0.3

yes

End of Trip
Facilities
(showers)

4-18 =1 per
gender
17-30 = 2 per
gender

30+ =3 per
gender

yes

<A> TRASH / RECYCLING CONTAINER

Siding: Painted fiber cement lap siding
and trim; Roof: Asphalt shingles; Doors:
Painted hollow metal and prefinished
sectional overhead



U | Design Review Specific

HAAC recommendations are included as conditions and detailed in a separate report (including photos) resulting
from their review. Since pre-application and during the Design Review of the Discretionary permit by the HAAC,
the applicant has made several revisions and additions to the building plan, including:
e re-working of the entry structure at the corner of Holland Lane and Route 2 to include a pitched-roof
element with wood-clad supports.
e red facade material, enhanced cornice, and pitched-roof entryways over the middle two entrances facing
Route 2

The DRB should review the HAAC recommendations and decide if additional conditions are required. The HAAC
recommended additional windows on the most unadorned walls of the structure to ensure they are not defined
as “dead walls” under WDB 41 and 22. At the June 1* HAAC meeting, the applicant represented that additional
windows would need to be very high on the wall in order to accommodate interior retail shelving. The HAAC
disliked windows that are too high up because they have an “industrial” feel, for example, the windows above the
Healthy Living loading dock.

North elevation (view from parking lot):

Lastly, the DRB should consider the pedestrian experience along the pathway between Building E and Union Bank.
The HAAC did not write recommendation about the east fagade:

Corrugated
metal, typ

Painted
fiber-cement panels
with painted metal
reveal trim, typ

Durable masonry
base, typ

2. PARTIAL EAST ELEVATION: 1/8" = 1'-0"
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Landscaping Standard

The applicant has provided a landscaping plan in compliance with WDB 23.
Landscaping along Holland Lane, the multi-use path, and Market Street is
proposed. The landscaping plan also shows landscaped islands in the
parking areas and the pocket park at the corner of Holland Lane and
Market Street.

Street Trees Standard

Street trees in compliance with WDB 26 are shown along the frontages of all streets adjacent to the proposed
development, wherever buildings, like Building A, are not brought directly to the sidewalk.

Signs and Public Art See MSP Staff Report

The master sign plan for Finney Crossing is also getting update. See separate staff report.

Impact Fees Not Included

Finney Crossing is not subject to transportation impact fees in exchange for the construction of Zephyr Road. The
applicant has provided an analysis that compared overall vehicle trips in Finney Crossing to the cost of
construction. Finney Crossing, with the development of the site proposed under this application, is predicted to
generate 674 Weekday Peak-Hour vehicle trips, with a permitted maximum of 777 trips.



U | Outdoor Lighting

Standard

The applicant has provided a lighting plan in compliance with WDB 24, as discussed in the table below.
Project Compliance with WDB 24, Outdoor Lighting

Applicable Lighting Zone:
Other

24.2.4 Prohibited Lighting Types

24.4 Fully-Shielded Light Fixtures

Maximum Total Unshielded Lumen
Output per WDB 24.A

Maximum Total Lumen Output
(shielded and unshielded fixtures)
per WDB 24.A

Maximum Total Lumen Output
(shielded and unshielded fixtures)
per WDB 24.A

Parking Lot lllumination Level

per WDB 24.B

Maximum Uniformity Ratio
per WDB 24.B

Maximum Illumination of any
Point per WDB 24.B

Light Timing

Luminaire Orientation

Security Lighting and Security Plan

Maximum Average lllumination for
security lighting (horizontal at
grade) per WDB 24.C

Maximum Average lllumination for
security lighting (vertical, 5’ above
grade) per WDB 24.C

As Required by WDB 24

Uplighting (except one flag per parcel),
Laser and Search Lights, Moving lights,
and Mercury Vapor lights are
prohibited.

All fixtures must be shielded except
“low lumen lighting” (less than 1200
lumens/lamp as provided below:
Other: 10,000 lumens/acre

Other: 200,000 lumens/acre

Other: 5,000 lumens/unit; up to
200,000 lumens/acre

Other: 1.2 footcandles

Other: 20:1

Other: 5.2 footcandles

Per WDB 24.5.4, all outdoor lighting
including sign lighting must be turned
off 30 minutes after the close of
business and may be turned on 30
minutes prior to the opening of the
business.

Per WDB 24.6:

1. Light cannot be directed above
horizontal plane.

2. Flood lights may be aimed no
more than 45 degrees above
horizontal.

3. No light may be directed
beyond the parcel boundaries
of the site.

Security lighting can be brighter in spots
than the parking lot limitations in WDB
24.B, and is instead governed by the
average illumination requirements of
WDB 24.C

Other: 1.5 footcandles

Other: 1.5 footcandles

As Proposed by the Applicant

None proposed

Complies as proposed

None proposed

Complies as proposed

Complies as proposed

Complies as proposed
1.2 footcandles
Complies as proposed
10.67:1

Complies as proposed
3.2 footcandles

The applicant’s lighting plan includes
operational notes in compliance
with WDB 24.

Complies as proposed

Complies as proposed

1.5 footcandles

1.5 footcandles



DECISION AND MOTION

FINDINGS OF FACT

1. The applicant proposes to develop the property for retail and commercial Use. WDB Chapter 41 lists NAICS
Code 45, “Retail Trade,” as an allowed use in the Taft Corners Zoning District.

CONCLUSIONS OF LAW
1. The use(s) proposed as part of this discretionary permit are allowable uses in the Taft Corners Zoning District.

2. The proposed development can meet the development standards of WDB Chapter 41 for the Taft Corners
Zoning District as well as all other applicable sections of the WDB if the proposed development meets the
conditions of approval listed below.

CONDITIONS OF APPROVAL

1. The applicant 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. Final plans must address all of these conditions of approval
and must include all items required by the Final Plans Checklist.

2. 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 also address all comments and requirements identified in the
following items:

a. Williston Public Works Memo dated May 14, 2021 and a written response to the department outlining
the changes that were made in response to their comments.

b. Williston Fire Department Memo dated May 7, 2021 and a written response to the department outlining
the changes that were made in response to their comments.

3. The final plans shall address the recommendations from the Historic and Architectural Advisory Committee as
excerpted from their memo dated May 18, 2021 and June 1, 2021:

a. Add a non-vertical element (angle/sloped roof) to break up the flat roof.

b. Consider smaller, elevated windows (similar to size/style windows on east end of Building J). The
windows should be approximately halfway up the wall or embedded in the stone portion rather than
near the top to bring a “human scale” to the wall and avoid an “industrial” feel as shown.

c. Consider an angled awning support by wooden columns to bring more dimension and a porch roof
effect. See LL Bean sample photos as selected by HAAC.

d. Landscaping and lighting comply as proposed for the pathway between Building E and Union Bank.

e. Consider a cornice or molding that compliments Union Bank. Consider other materials. (Complies as
proposed in June 3" renderings). Continue the cornice and red elements on the north elevation.

4. Any other required legal documents, such as easement agreements, shared parking agreements, offers of
dedication of land, or warrantee deeds shall be submitted to the town staff and shall be subject to the approval
of the town’s attorney prior to the signing of final plans.



10.

11.

12.

13.

14.

15.

16.

17.

The applicants shall enter into a development agreement with the town guaranteeing any required public or
private improvements. The applicant shall post any required letters of credit or escrow amounts to guarantee
the completion of these improvements in accordance with town standards and the conditions of approval prior
to the approval of final plans for the proposed development, as specified by WDB 7.1.

All development approved by this decision shall conform to the final plans unless authorized by the DRB as
described in WDB 6.10.

Any exterior lighting shall utilize full cut off fixtures and shall be in compliance with the lighting level
requirements of WDB Chapter 24.

Any 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.

Any required 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.

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.

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.

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.

Prior to obtaining any 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.

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.

Any signage proposed for this proposed development, including prospective future tenant(s), shall be in
conformance with the size, location, and lighting requirements of an approved master sign plan as required by
WDB Chapter 25. The master sign plan shall include a table indicating the size, location and sign type of all
proposed signage as approved by the DRB.

Any 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.

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.



18.

19.

20.

21.

Any 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.

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.

No occupancy or use of any 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
Williston Fire and Public Works Departments’ requirements have been satisfied shall also be required prior to
the issuance of a certificate of compliance.

This decision runs with the land and is binding on any future owners, heirs, or assigns of the subject property.
MOTION

As authorized by WDB 6.6.3, | , move that the Williston Development Review Board,
having reviewed the application submitted and all accompanying materials, including the
recommendations of the town’s 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 June 8, 2021, accept the Findings of Fact and Conclusions of Law for DP 09-01.22
and approve this Discretionary Permit subject to the Conditions of Approval above.

This approval authorizes the applicant to file final plans, obtain approval of these 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.



Williston Fire Department FIRE /EMS

MEMO

To: DRB Staff

From: Ryan Prouty, Lieutenant
Date: May 7, 2021

Re: DP 09-01.22 Finney Crossing

The Fire Department has completed review of the above referenced project 09-01.22 and offers the
following;

The applicant has addressed the Fire Departments comments from the memo dated 3/26/21 in the
applicant’s narrative dated 4/30/21. The Fire Department is satisfied with the applicant’s narrative and
has no further requests.

Thank you for including the Fire Department in the review process.



MEMORANDUM

To: Matt Boulanger, Town Planner
From: Lisa Schaeffler, PW Assistant Director
Town qf _\Nilliston
Z,Sﬁﬂs\:\é:"fﬁnogzgg CC: Bruce K. Hoar, Public Works Director
1783 Date: May 14, 2021
Public Works
(802) 878-1239 RE: DP 09-01.22 Finney building E

Public works has completed a technical review of the above referenced plan.
Project shall conform to the latest Public Works Standard Specifications. As-Built
plans and Engineering Certifications are required at the completion of the project,
prior to Certificate of Occupancy (CO). Please provide a written response to the
following items prior to receiving approval for the project:

1. No comments at this time

The applicant must obtain the signature of DPW staff on the Final plans Checklist showing
that the final plans address the above comments prior to submitting final plans to the
Planning and Zoning staff for review and approval.



