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Williston Development Review Board (DRB) Staff Report 

Application Stage: Pre-application  Hearing Date: December 11, 2018  
Application No: DP 19 – 11  Project Name: Adams Subdivision 
Property Address: Mountain View Road 
between Katie Lane & Hanon Drive  

Zoning District: Residential Zoning District (RZD)   
 

Tax Parcel #:  04:010:027.a Existing Lot Size: 41.42 Acres 

 
 

Overview  
This is a request for pre-application review of a proposed 9-lot subdivision of 41.42-acre parcel to create nine (9) 
residential dwellings, one (1) commercial childcare facility and one (1) openspace parcel. The undeveloped 
property is located south of Mountain View Road between Katie Lane & Hanon Drive in the Residential Zoning 
District (RZD).  
 
Project History 
This is the first time this request is being reviewed by the DRB.  
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Proposed Use 

The applicant proposes a child care facility, nine (9) residential dwellings, and 18.65 acres of openspace. 
Residential dwellings and child care centers are allowed uses in the RZD as stated in WDB Chapter 39.1.  
 

Subdivision  
The applicant proposes to subdivide the 41.42 acres parcel into 9 lots: the childcare facility on Lot 1, a 
multi-family building with 3 dwellings on Lot 2, single-family dwellings on Lots 3-8, and 18.65 acres of 
open space on Lot 9.  
 

Access  
The applicant proposes a new private road off Mountain View Road to access the child care facility and 8 
residential dwellings. A private driveway off Hanon Drive is proposed to access the single-family dwelling 
on Lot #7. Hanon Drive and Mountain View Road are public roads.  

 
Sidewalks and Paths 

The applicant proposes sidewalks and a crosswalk along the private road. The applicant proposes a gravel 
pedestrian path that connects to Brennan Park. The path is proposed on Lot 9 open space. The path aligns 
with a desired primitive trail alignment shown on Map 17 of the Williston Comprehensive Plan.  
 
 

Residential Density  
Residential density in Williston is calculated on a dwelling unit equivalent (DUe) per acre basis. The Williston 
Development Bylaw (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. 

 
WDB Chapter 19 Density does require that lands with wetlands, wetland buffers, and slopes in excess of 30% 
be taken out of that density calculation, and that lands with slopes between 15 and 29.9% be calculated at a 
reduced density of one dwelling unit per acre in the RZD.  
 
Staff has made an assessment of these constraints and has determined that the subject parcel is constrained as 
follows: 
 

Constraint Acres Allowable Density in RZD 
(DUe/ Acre) 

Allowable Dwelling Unit 
Equivalents 

wetlands  20.24 0  0 
slopes 30% and greater 0 0 0 
slopes 15-29.9% 0.16 1 

 
0.16 

unconstrained 21.02 3 63 
Totals 41.42 n/a 63.16 

Total Dwelling Units Proposed:  9 
 
The applicant is proposing 9 total dwelling unit equivalents (DUe) in the form of 9 units with two or more 
bedrooms and no units with one or fewer bedrooms.   

 
 

PROJECT ELEMENTS 
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Minimum Lot Size  
WDB 19.A allows a smaller minimum lot size (or area per dwelling unit where individual lots are not 
proposed) than the density calculation. For open space developments in the RZD, the minimum area per 
dwelling unit is 5,445 square feet (.125 of an acre). The proposed lots range in size from 17.11 acres to 0.29 
acres. The 3 multi-family units are proposed on a 0.60-acre parcel (Lot 2), averaging 0.20 acres per 
dwelling. Proposed residential lots are in compliance with the lot size requirements.  
 
The minimize lot size required for nonresidential uses in the RZD is 20,000 SF (0.46 acres) as stated in 
WDB 19.3.1.2. The child care facility is proposed on 1.58 acres and is in compliance with this requirement.  

 
Wetlands, Waterways, and Core Habitat  

The subject parcel contains a stream, wetlands, and deer-wintering area. These areas, as well as required 
watershed protection buffers, are identified on the site plan. The proposed project is not anticipated to impact 
any rare, threatened or endangered species, unique natural communities, farmlands of local importance, or 
special flood hazard areas. The subject parcel is within a Significant Wildlife Habitat Area (SWHA) and is 
designated as core habitat as defined by WDB 27. A Habitat Disturbance Assessment (HDA) and wetlands 
delineation will be required as part of the discretionary permit application.  

 
The wooded portion of Lot 7 contains a wetland and associated watershed protection buffers, as well as a 
state-mapped deer wintering area, and is within a Significant Wildlife Habitat Area. Though this land is not 
included with Lot 9 openspace, it is excluded from the proposed building envelope on Lot 7. The building 
envelope on Lot 7 must be adequately delineated to prevent encroachment into the wetland and deer-
wintering area. The board must decide if an additional recommendation is necessary to ensure the protection 
of the deer-wintering area and wetland on Lot 7.   

 
Openspace  

The applicant proposes an 18.65-acre openspace parcel (Lot 9). Unlike the ARZD, there is no quantitative 
minimum requirement for open space conservation in the RZD. However, WDB Chapter 39 notes that 
proposed developments in the RZD must generally be consistent with Williston’s goal of creating compact, 
walkable neighborhoods while conserving open space. This open space must include steep slopes, watershed 
protection buffers, and any other resources required to be protected under WDB 27 and 29. There is no 
requirement in the RZD for the protected open space to be platted as a separate lot.   
 
Most, but not all, of the watershed protection buffers are located on Lot 9 open space. Portions of the 50’ 
wetland buffers are present on Lots 1-6 and 8. WDB 39.8.2.1 requires that the protected open space must 
include all lands within the watershed protection buffers. Per WDB 29.9.6, watershed protection buffers 
must remain undeveloped, mowing or cutting of vegetation is prohibited. Oftentimes, the presence of a 
building envelope on a privately-owned parcel is not sufficient for the enforcement of these requirements, 
even when the building envelope or buffer is delineated with boulders or fencing. Staff recommends Lot 1-6 
and 8 be reconfigured to exclude the watershed protection buffers.  The board must decide if an additional 
recommendation is necessary.  
 

Water & Wastewater  
The property is located within the municipal water and sewer service area. A new water line is proposed to 
connect Lots 1-6, & 8 to the watermain north of Mountain View Road. Lot #7 will connect to the water line 
on Hanon Drive. The proposed sewer line connection for all lots is on Hanon Drive, because there is no 
municipal sewer line along Mountain View Road. Infrastructure design must be included with the 
discretionary permit application. The applicant is advised to meet with the Director of Public Works and Fire 
Chief prior to submitting the application, and staff has drafted a recommendation below.  
 

Outdoor Lighting 
Outdoor lighting is proposed as part of this application but details have not been provided at this stage of the 
application process. The applicant will have to provide a photometric plan showing compliance with the 
requirements of WDB 24 as part of an application for a discretionary permit.  
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Setbacks and Landscaping 

Chapter 23 of Williston’s Unified Development Bylaw (WDB) requires that the proposed residential and 
commercial use be buffered from the neighboring properties. The applicant will be required to submit a 
landscaping plan with the discretionary permit application.  

 
Traffic  

The DRB can require a traffic study as part of the pre-application recommendations. Based on the pre-
application proposal, the development is anticipated to generate 128.4 PM peak hour trips. Administrative 
permit applications for all of the proposed dwellings and child care facility will have to be accompanied by 
impact fees including traffic impact fees. The DRB can require a traffic study as part of the pre-application 
recommendations. 
 

 # of PM peak 
hour trips  

# proposed in 
development  

Total trips  

Single-family dwelling  1.01 per unit 6 6.06 
Multi-family dwelling  0.78 per unit  3 2.34 
Child care facility  1.00 per child  120  120 

Anticipated PM Peak Hour Trips  128.4 
 
Snow Storage  

The site plan for the discretionary permit must include proposed snow storage areas.  
 
Design Review  

This project is not subject to design review.  
 

Growth Management  
Per WDB Chapter 11, one (1) dwelling may be constructed on any undeveloped parcel that was, and has 
continued to be, in separate ownership since the town adopted its first growth management system in 1990. 
There is no record of subdivision of the subject parcel since 1990, so the growth management exemption 
applies. Thus, the applicant retains the right for one dwelling unit and, if so authorized by the DRB, will 
proceed with a residential growth management allocation request for eight (8) additional dwelling units.  
 
Residential growth management allocation is a competitive process. To obtain residential growth 
management allocation without obtaining an exemption, a project must receive a minimum score of 30 
points. More information about the Growth Management scoring criteria can be found in WDB Chapter 11, 
and staff can provide guidance to applicants who have questions about the Growth Management criteria. 
 
Please note, the applicant can, at any time, request an administrative permit to construct one (1) dwelling as 
well as a discretionary permit to subdivide the commercial lot and build the child care facility. Only the 
subdivision and construction of 8 dwelling units are restricted to the growth management process.  
 

 

Police, Fire, and Public Works 
The Police Department did not respond to the request for comments. The Fire Department commented in a 
memo dated November 30, 2018. Their memo is attached to this report. In a memo dated November 19, 
2018 the Department of Public Works responded with the following:  

1.    The Public works standards state paths must be paved. 
2.     Extend sidewalk/path to Mountain Viw. 

 
 

Comments and Recommended Action  
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Conservation Commission 

The Conservation Commission reviewed the application on December 5, 2018. Their complete report is 
attached and their recommendations are as follows:  
 

1. A Habitat Disturbance Assessment (HDA) should be prepared by a qualified wildlife 
biologist and submitted by the applicant as part of a Discretionary Permit application. 
 

2. On Lot 7, development should be restricted to a defined building envelope to protect 
Significant Wildlife Habitat and wetlands. 
   

3. The applicant should have a wetlands delineation prepared by a professional wetlands 
scientist in accord with the current guidelines of the Army Corps of Engineers, to be 
submitted as part of an application for a Discretionary Permit. 
 

4. The Discretionary Permit application should be accompanied by a professionally-prepared 
runoff and erosion control plan that shows how compliance with the performance standards 
of WDB 29.5 will be attained both during the construction of the proposed development and 
the continuing use of the site.  

 
 
Recommended Action 
 
Staff recommends that the DRB authorize DP 19-11 to proceed to Growth Management Review in March 2019 
with the following recommendations:   
 

 
Recommendations  

 
1. All comments stated by the Fire Department in their memo dated November 30, 2018 shall be adopted as 

pre-application recommendations.  
 

2. All comments stated by the Department of Public Works in their memo dated November 19, 2018 shall 
be adopted as pre-application recommendations.  

 
3. All comments stated by the Williston Conservation Commission in their memo dated December 5, 2018 

shall be adopted as pre-application recommendations.  
 

4. The applicant shall meet with the Director of Public Works and Fire Department Chief to clarify 
requirements for the proposed development, prior to submittal of a Discretionary Permit application.  

 
5. The applicant shall meet with staff to discuss growth management scoring criteria of Chapter 11.  

 
 

 
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 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 December 11, 2018, accept the recommendations for the review of DP 19-11, and  authorize the applicant 
to proceed to Residential Growth Management Allocation Review.  



 

Williston Conservation Commission 
 

Conservation Commission Meeting, December 5, 2018 
Review Stage: Pre-Application 

 
Application No: DP 19-11 Name: Adams 9-lot subdivision 
Property Address: 700  Mountain View Rd Tax Parcel: 23:026:051 

Zoning District: RZD Existing Lot Size: 41 acres 

 
 

Project Summary: This is a pre-application review for a proposed 9-lot subdivision located off of 
Mountain View Rd in the ARZD. The subject parcel is 41 acres, of which 18.65 acres is proposed as 
open space. The proposed development lots range in size from 0.29 acres to 17.11 acres. Lot 1 is 
proposed to be used as a commercial childcare facility, Lot 2 as a 3-unit residential building and Lots 
3-8 for single family dwelling units. Lot 9 is proposed for open space under common ownership of 



 

the residential unit owners. The development will be accessed from a private road off of Mountain 
View Rd, with the exception of Lot 7, which is proposed to be accessed from Hanon Drive.  
 
Site Plan Review: 
After review of this application for development, the Conservation Commission finds that the 
following natural resources as defined in WDB Chapters 27, 28, 29 and 31 may be affected: 

 Open Space Development   Primitive Trails  

 Core habitat (SWHA)*   Farmlands of local importance 
 Wildlife travel corridors (SWHA)*  Scenic viewsheds  

 Unique natural communities (UNC)  Special flood hazard areas (SFHA)  
 Uncommon, rare, threatened or  

endangered species (URTES)  
 Streams, wetlands, lakes & ponds  

H  Conservation Priority Level      (H=high, M=medium, L=low) 

*Significant Wildlife Habitat Area 

WDB 39.8 Open Space Development  
Unlike in the ARZD, there is no quantitative minimum requirement for open space conservation in 
the RZD. However, WDB Chapter 39 notes that proposed developments in the RZD must generally 
be consistent with Williston’s goal of creating compact, walkable neighborhoods while conserving 
open space. This open space must include steep slopes, watershed protection buffers, and any other 
resources required to be protected under WDB 27 and 29.  There is no requirement in the RZD for the 
protected open space to be platted as a separate lot.  
 
The applicant has proposed to set aside 18.65 acres (Lot 9) as open space. Lot 9 contains most, but 
not all, of the watershed protection buffers. Staff recommends the wooded portion of Lot 7 also be set 
aside as protected open space, as this area contains a wetland and associated watershed protection 
buffers, as well as a state-mapped deer wintering area, 
and is within a Significant Wildlife Habitat Area. Setting 
aside this area as open space would also satisfy the 
requirement for contiguity with existing protected open 
space on adjacent lots. This portion of the open space 
need not be owned in common by a homeowners 
association, but could remain under private ownership as 
part of Lot 7 if that is preferable to the applicant.  
 
ERF Prioritization/Desired Paths and Primitive 
Trails   
The parcel is assigned a conservation priority level of 
high in the ERF Prioritization Map. There is a desired 
primitive trail shown on the property in Map 17 of the 
Williston Comprehensive Plan. The applicant has 
proposed a public gravel trail to the Brennan Park as part 
of this project.  

 



 

 
WDB 27.5 and 39.8.2.2 - Significant Wildlife 
Habitat Areas 
The subject parcel is within a Significant Wildlife 
Habitat Area (SWHA) due to its designation as Core 
Habitat on the Significant Wildlife Habitat Official 
Map, adopted as part of WDB 27. WDB 27.5.7 requires 
that a Habitat Disturbance Assessment (HDA) be 
prepared by a qualified wildlife biologist and submitted 
by the applicant as part of a discretionary permit 
application.   
 
WDB 27.6 and 39.8.2.3 - Uncommon, Rare, 
Threatened, and Endangered (URTE) Species  
None of the subject parcel is within an area mapped 
with Uncommon, Rare, Threatened, or Endangered 
(URTE) species. WDB 27.6 is not applicable to this 
project. 

 
WDB 27.7 and 39.8.2.4 - Unique Natural Communities 
None of the subject parcel is within an area mapped as a Unique Natural Community (UNC). WDB 
27.7 is not applicable to this project. 
 
WDB 27.8 and 39.8.2.7 - Farmlands of Local Importance 
The subject parcel is identified as containing Farmland of Statewide importance on the Land 
Evaluation/Site Assessment (LESA) map, but none of the land is considered Farmland of Local 
Importance on the LESA Map, therefore WDB 27.8 does not apply to this project. 
 
WDB 27.9 and 39.8.2.5 - Scenic Viewsheds 
The project area is within a Secondary Middleground 
viewshed area as identified in the Visual Assessment 
Official Map. Landowners who wish to develop 
parcels including scenic viewsheds will work with 
the Conservation Commission and DRB to maximize 
protection of the identified view/s. 
 
WDB 28 – Special Flood Hazard Areas 
None of the project area is within a Special Flood 
Hazard Area (SFHA), as identified on the most 
current flood insurance maps and studies published 
by the Department of Homeland Security (DHS), 
Federal Emergency Management Agency (FEMA), 
National Flood Insurance Program (NFIP), or its 
successor, and as provided by the Secretary of the 
Vermont Agency of Natural Resources pursuant to 
10 V.S.A. Chapter 32 § 753. WDB 28 is not 
applicable to this project. 
 



 

WDB 29 - Watershed Health and 39.8.2.1 Watershed Protection 
These standards help protect water quality and watershed health in Williston by regulating 
construction site erosion and stormwater management in new developments and on redevelopment 
sites. This chapter also establishes standards for the provision and protection of watershed protection 
buffers along streams and around wetlands and lakes.  
 
29.4 - Runoff and Erosion Control Plans 
WDB 29.4 establishes runoff and erosion control standards for larger developments and development 
in vulnerable areas. A low risk development is one in which the cumulative land disturbance is 
greater than ¼ (one-quarter) acre, but less than two (2) acres, in which all land that will be disturbed 
is outside the watershed protection buffers established by Chapter 29, and in which all land that will 
be disturbed has a slope of less than eight percent (8%).  
Because the project is expected to disturb more than two (2) acres of land, the proposed project is 
considered a high risk development. As indicated by WDB 29.3.1, for high risk developments the 
discretionary permit application shall be accompanied by a professionally-prepared runoff and 
erosion control plan that shows how compliance with the performance standards of WDB 29.5 will be 
attained both during the construction of the proposed development and the continuing use of the site. 
Please refer to WDB 29.5 for specific runoff and erosion control standards. 
 
WDB 29.8 - Wetlands Protection 
There are state mapped Class 2 wetlands on the subject parcel. WDB 29.8.1 states that a wetlands 
delineation prepared by a professional wetlands scientist in accord with the current guidelines of the 
Army Corps of Engineers must accompany all applications for discretionary permits for development 
on sites where wetlands are known or suspected to exist. 
 
WDB 29.9 - Watershed Protection Buffers 
WDB 29.9.3 states the requirement for a 150-foot 
buffer above the ordinary high water mark of 
named streams (Sucker Brook, Allen Brook, 
Muddy Brook and Winooski River) and for a 50-
foot buffer above the ordinary high water mark of 
all perennial or intermittent unnamed streams. 
There is an unnamed stream that drains through 
the parcel from southeast to northwest. WDB 
29.9.4 states the requirement for a 50-foot buffer 
above the delineated boundary of any Class II 
wetland. There is a large Class II wetland 
associated with the stream and a smaller Class II 
wetland in the southwest portion of the parcel. 
WDB 29.9.6 states that watershed protection 
buffers shall remain undeveloped and in native or 
cultivated vegetation that serves as an effective 
filter for surface runoff. Watershed protection 
buffers must be clearly demarcated on the final 
plans and marked on the ground with plantings, 
fencing or boulders.  
 



 

Findings:   
 

1. There is no quantitative minimum requirement for open space conservation in the RZD, 
however the goal is to conserve as much as possible of the resources identified in WDB 
Chapters 27 and 29. The applicant has proposed to set aside 18.65 acres as protected open 
space. 

 
2. There is a desired primitive trail shown on the property in Map 17 of the Williston 

Comprehensive Plan. The applicant has proposed to construct a gravel path connecting the 
development to the Brennan Park.  
 

3. The subject parcel is within a Significant Wildlife Habitat Area (SWHA) due to its 
designation as Core Habitat on the Significant Wildlife Habitat Official Map. 

 
4. There are state-mapped Class II wetlands and an unnamed tributary on the subject parcel. 

  
5. The subject parcel is within a Secondary Middleground viewshed area as identified in the 

Visual Assessment Official Map. 
 

6. The proposed project is not anticipated to impact any rare, threatened or endangered species, 
unique natural communities, farmlands of local importance, or special flood hazard areas.  

 
7. The proposed project is considered a high-risk development due to the expected disturbance 

of over 2 acres of land. 
 
Recommendations: 
 

1. A Habitat Disturbance Assessment (HDA) should be prepared by a qualified wildlife biologist 
and submitted by the applicant as part of a Discretionary Permit application. 

 
2. On Lot 7, development should be restricted to a defined building envelope to protect 

Significant Wildlife Habitat and wetlands. 
   

3. The applicant should have a wetlands delineation prepared by a professional wetlands 
scientist in accord with the current guidelines of the Army Corps of Engineers, to be 
submitted as part of an application for a Discretionary Permit. 
 

4. The Discretionary Permit application should be accompanied by a professionally-prepared 
runoff and erosion control plan that shows how compliance with the performance standards of 
WDB 29.5 will be attained both during the construction of the proposed development and the 
continuing use of the site.  

 
 

 
Approved by the Williston Conservation Commission on 12-5-2018 



Williston Fire Department    FIRE / EMS 

MEMO 

To: DRB Staff 

From: Ryan Prouty, Lieutenant 

Date: November 30, 2018 

Re: DP  19 -  11  

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

The Town of Williston Fire Department Plan Review Standard (Standard) dated March, 2013 was 
adopted by the Williston Selectboard on June 17, 2013. As this development continues with proposed 
construction of buildings, the Fire Department may have future comments. Contained within this 
Standard are a number of requirements including; 

 SUBMITTALS   Hydrant locations up to 1000 feet in all directions  

     Floor Plan  

     Exterior Propane Storage 

     Utilities Location 

     Alarm System Location  

 ACCESS   Driveway Width shall be no less than 14’ in width 

Road width in parking lot to be confirmed for truck access  

Determination of adequate turning radius for Fire Engine 

DISTANCE REQUIREMENTS Refuse/recycling containers need to be at least 30 feet from 
adjacent structures 

  SIGNAGE   Building and mailbox marking per Town Ordinance 

    Gas and Sprinkler connections marked with signage 

    Roof and Floor truss signage (Where applicable) 

ENTRY/ACCESS  Key Safe boxes are required 

SPRINKLERS FDC Shall be Storz connection with flashing strobe above 
connection (Where applicable) 

    Clear of all shrubbery    
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FIRE ALARM   Main panel needs to be shown (Where applicable) 

     CAT 30 Key for Fire Alarm (Where applicable) 

     System needs to be addressable (Where applicable) 

Building map/drawing needs to be located in the main 
entry/lobby (Where applicable) 

HYDRANTS  The Fire Department would like to meet with applicant to 
discuss hydrants locations. 

I encourage the applicant to access this Standard so that these needs can be addressed.  I also encourage the 
applicant to meet with the Fire Department in order to ensure that all requirements within the Standard are met. 

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



 

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.  

 

Town of Williston 
7900 Williston Road 

Williston, VT 05495 
⚫ 

1763 
⚫ 

Public Works 

(802) 878-1239 

 

 

MEMORANDUM 
 

 

To:  Matt Boulanger, Town Planner 
 

From:  Lisa Sheltra, PW Assistant Director 
 
CC:  Bruce K. Hoar, Public Works Director 
 

Date:  November 19, 2018 
 

RE: DP 19-11 Adams  
 
 

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. The Public works standards state paths must be paved. 
2. Extend sidewalk/path to Mountain Viw. 


