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DISCRETIONARY PERMIT REVIEW (DP20-08) ﬁ’
MAy 2020

PROJECT NARRATIVE

Trudell Consulting Engineers (TCE) is submitting a Discretionary Permit application on
behalf of the applicants, Deborah Macdonald and Robert Gatta, for a proposed 2-lot
residential subdivision located at 1256 Old Stage Road in Williston, Vermont. The project
property is within the Agricultural and Rural Residential Zoning District (ARZD) and is not
within any overlay zoning districts. Lot 1 is proposed to retain the existing home and
garage while Lot 2 is proposed for a new dwelling unit.

This project was reviewed during the March 2020 Growth Management Development
Review Board review and received one (1) unit of allocation becoming available in
fiscal year 2021.

EXISTING CONDITIONS

General Information

Access to the parcel is from Old Stage Road, north of Mountain View Drive, which is a
dead end road in the project direction. The subject parcel contains one single family
home and a garage and is served by an on-site mound system and municipal water
connection. The area proposed for development has been previously used for overflow
parking at the Adams Apple Orchard.

Physical Conditions

The existing 9.78 ac project property is generally flat, sloping from the west along Old
Stage Road to the east at an approximately 4.0% grade. There are no areas on the
property which exceed 15% slopes and no bedrock outcrops. Soils mapped by the
Natural Resource Conservation Service (NRCS) exhibit primarily Scantic silt loam, 0 to 6
percent slope, and Peru fine sandy loam, 0 to 20 percent slope. Both of these soils are
listed as Hydrologic Soil Group (HSG) C/D meaning they are moderately drained and
may exhibit a seasonally high water table. The Scantic silt loam is also listed as a hydric
soil. There is one section of soil mapped as Duane and Deerfield soils, 0 to 5 percent
slope, HSG A, at the southeast corner of the property.

There are existing Class Il wetlands on the property, which have been delineated by
TCE and confirmed by State Wetland Ecologist, Tina Health. The on-site wetlands are
determined to be Class Il wetlands due to their size and connectivity and therefore
have a jurisdictional 50° buffer. All proposed work is outside the wetlands and their
jurisdictional buffers. While the site is primarily meadow, there are a number of planted
trees around the existing home as well as existing hedge rows along Old Stage Road
and the remainder of the existing property boundary.
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Surrounding Uses

The adjacent lands abutting this parcel to the north and west are primarily single family
homes off Old Stage Road while the land to the west is primarily undeveloped
meadow. The abutting property to the south is the Adams Apple Orchard, which
occasionally uses the proposed development area as overflow parking.

PROPOSED PROJECT

District Information - ARZD

As previously stated, the project parcel is within the Agricultural and Rural Residential
Zoning District (ARZD) and is not within any overlay zoning districts. Existing development
off this dead end section of Old State Road is primarily single family homes on 2-5 acre
lots, however, a few lots are larger including the Adams Apple Orchard property. Across
Mountain View Drive the zoning district transitions to Residential Zoning District (RZD). This
property is outside both the mapped Town of Williston municipal sewer service area
and the Champlain Water District water service area.

The existing single family home on the property is served by municipal water from the
Champlain Water District, via a 2” service along Old Stage Road and has a mound
system east of the home, as permitted by State Potable Water Supply and Wastewater
disposal permit WW-4-3002-1. This existing WW permit also includes design for the
proposed second unit. Under this existing permit, the proposed home will also have a
mound system east of the home, however, water supply is proposed via a driled well.
The existing water main along Old Stage Road does not have any further capacity
resulting in a private well on Lot 2. The existing home has an underground connection to
the existing above ground power along Old Stage Road and the proposed unit will also
have an underground connection to a nearby existing pole.

The existing property is 9.78 ac, which is under the 10.5 ac threshold for Open Space
requirements, therefore, the proposed Lot 1 is 5.48 ac and proposed Lot 2 is 4.30 ac.
Zoning bylaws indicate that lots must have at least 40 feet of frontage on an existing or
proposed public or private road or drive. The existing parcel has approximately 507’ of
frontage on OIld Stage Road. The proposed Lot 1 will have approximately 283’ feet of
frontage and proposed Lot 2 will have 224’ of frontage. A new driveway is proposed for
Lot 2, approximately 250’ south along Old Stage Road from the existing driveway on the
property. This proposed access location is in the same location as the existing informal
access on the property which is occasionally used for overflow parking from the Adams
Apple Orchard.

A side and rear setback of 15’ has been applied to Lots 1 and 2 for future development
boundaries.
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Density Standards — Chapter 19

Based on a review of Chapter 19 and the applicable assessments required for Acreage
Exceptions, a brief analysis has been performed to ensure the existing property is large
enough to support a second unit. As previously mentioned, there are no slopes in
excess of 15%, however, there are Class Il wetlands and buffers on the property.
Delineated wetlands and buffers on the property total to 4.0 acres. This results in 5.78
acres of developable land on the property. At an available density of 0.55 dwelling
units/acre the property could support three (3) units.

Landscaping — Chapter 23

As the proposed home and septic field are proposed within an existing clearing, existing
vegetation will be retained. There are seven (7) existing coniferous trees planted along
the Lot 1 and Lot 2 proposed boundary, several trees at the back (southeast) end of
the proposed Lot 2 and an apple orchard along the southern property boundary. Due
to the existing vegetation and the proposed building envelope being situated within
the existing vegetation, the applicant does not propose a formal or in-formal
landscaping plan and proposes to use the Type | 50’ buffer.

Street Trees — Chapter 26

Per Chapter 26 Street Trees are required for any project subject to discretionary permit
review. For residential projects, one street tree is required every 40’ of frontage. The
proposed Lot 2 has 224’ of frontage along Old Stage Road which would result in a
required six (6) street trees. As existing, there is a cluster of coniferous trees at the
southeast corner of the property along Old Stage Road and an existing quaking aspen
on proposed Lot 2 north of the proposed drive along Old Stage Road. Due to the
existing trees proposed to remain and the scenic view to the east of Camel’s Hump
and Mount Mansfield, the applicant does not propose additional plantings along the
Lot 2 frontage and requests that the DRB waive this requirement.

ARZD - Lots and Homesites — Chapter 31.9

31.9.1 Provide for proper sewage disposal — the project proposes to have on-site septic
treatment in the form of a mound for the proposed home. The existing home on the
property is served by an on-site mound. Both the existing and proposed disposal areas
are permitted under State permit WW-4-3002-1. At this time, there is no requirement for
any amendment to this existing permit.

31.9.2 Ensure adequate water supply — the project proposes private water supply via a
well to the proposed dwelling. The existing dwelling on Lot 1 is supplied municipal water
from the Champlain water district. As previously stated, the existing main along Old
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Stage Road does not have any further capacity for new connections which is why a
well is proposed for the home on Lot 2.

31.9.3 Provide safe road access — The project proposes a new access location which is
currently an informal property access. Sight distances along Old Stage Road and
distances between existing neighboring accesses are sufficient.

31.9.4 Respect the terrain — The project will propose minimal grading. The proposed
dwelling and driveway are within a relatively flat area which is an existing mowed field
in an effort to minimize disturbance to the property. Grading will be primarily required
for the proposed mound system.

31.9.5 Provide trail connections — The existing homeowners maintain a small mowed
path around the perimeter of the property, however, there are no existing public trails in
the area to which this project could provide connection. A trail easement along the
project frontage on Old Stage Road is not desirable due to existing water services and
easements along the frontage.

31.9.6 Minimize visual impacts using existing vegetation and terrain — the project
proposes to retain existing vegetation and terrain to the greatest extent possible. Minor
grading will be necessary around the proposed dwelling and septic field.

31.9.7 Minimize visual impacts on open areas - the proposed project will be visible from
the dead-end section of Old Stage Road; however, it will not be visible from any section
of Mountain View Drive or any other public right of ways. The house is proposed near
the Old Stage Road frontage to match existing development patterns and preserve the
open space to the east.

31.9.8 Supplement screening or absorption, as necessary - landscaping may be
proposed along the Old Stage Road frontage to further shield the project at the
discretion of the Development Review Board, however, the applicant would like to
maintain scenic view of Camels Hump and Mount Mansfield from Old Stage Road to
the east.

Conclusion

The 9.78-acre Macdonald-Gatta parcel can accommodate a second buildable lot
based on density requirements for the ARZD and overview of potential environmental
constraints. This proposed residential lot and single-family home will have a minimal
impact on the Town as it is on a dead-end road, requires minor grading, proposes the
preservation of existing trees, and is not proposing municipal water or sewer services.
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Existing Conditions Photos - August 12, 2019
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Figure 1. View of proposed lot and development area from proposed
access location on Old Stage Road.
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Figure 2. View from existing driveway on property looking south along Old
Stage Road.
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Figure 3. View from existing driveway on proper looking north Iong old
Stage Road.

Figure 4. View from middle of existing driveway, looking south towards
proposed lot and development area.
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Figure 5. View from proposed lot and development area, looking north
towards existing single family home.

Figure 6. View from proposed lot and development area, looking west
across Old Stage Road.
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Figure 8. View of property looking east from Old Stage Road where the new
boundary line is proposed.
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Town of Williston, Vermont

DISCRETIONARY PERMIT APPLICATION CHECKLIST

As required by WDB 6.4.3, this checklist must accompany applications for discretionary
permits. The applicant must initial each box, indicating the required information has been
provided. The Administrator must then confirm that the application is complete or return this
checklist to the applicant indicating what information remains to be provided.

Applicant

Administrator

ALD

Applicant

Administrator

ALD

ALD

ALD

ALD

ALD

ALD

ALD

Page 1 of 4

I have met with Planning staff to complete a pre-filing conference.

Applications for discretionary permits must include:

A brief project narrative letter.

A completed and signed application form.

ON EACH SHEET: a date, graphic and written scales, a north arrow,
tax parcel number, a name for the proposed development that will be
used consistently throughout the review process, the DP number
assigned during pre-application review, and a sheet number.

A location map showing the proposed development site and an area
of at least %2 mile radius surrounding that site, including property lines,
roads, watercourses, and zoning district boundaries.

The boundaries of the development site, and for subdivisions, a
complete boundary survey, including the location and extent of all
areas to be protected as open space, prepared and certified by a
licensed surveyor that shall be separately included as one sheet in
the set.

The tax parcel number and owner’'s name for all abutting properties
shall be shown on the location map and/or the boundary survey.

The existing topography, watercourses, wetlands, vegetation, and all

other natural features that affect development of the site shall be
shown, including all lands identified in the Town's open space plan.

Version 3/19/2019
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N/A

ALD

ALD

ALD

ALD

N/A

ALD

ALD

N/A

N/A
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Town of Williston, Vermont

Whether by dedication, easement, or the use of building envelopes
open space developments must be accompanied by drafts of all legal
instruments necessary to dedicate or otherwise reserve and provide
for the continued management and maintenance of the proposed
open space.

All existing easements, right-of-ways, driveways, roads, and utilities
shall be shown, along with all existing improvements including wells,
structures, parking areas, street lights, street trees, sidewalks, paths
and trails, on-site wastewater treatment systems, etc.

Still photos or a brief video documenting existing site conditions.

All proposed lots, building envelopes, driveways, roads (with names
approved by the Town 911 Coordinator), parking and loading areas,
street lights, street trees, sidewalks, paths, trails, neighborhood parks,
on-site wastewater treatment systems, water and sewer mains, and
other utilities and improvements required by this bylaw.

Proposed roads and utilities shall be shown in both plan view and
profile, with construction details sufficient to demonstrate that the
proposed improvements will comply with all requirements of this bylaw
and the Public Works Specifications.

Clear vision triangles providing adequate sight distances shall be
shown at all intersections with public roads.

Where an on-site water supply is proposed, evidence, including

hydro-geologic studies, well logs, pumping tests, and/or water quality
tests demonstrating that an adequate supply of potable water can be
obtained.

Where on-site wastewater treatment is proposed, the location and
profiles or other descriptive data for all test pits, and the proposed
design of the wastewater treatment system, prepared by a licensed
designer.

Where municipal water and/or sewerage are proposed, a certificate
signed by the DPW demonstrating that capacity sufficient to serve the
proposed development is available.

Where required, a traffic study that complies with the standards for
such studies issued by the Institute of Traffic Engineers.
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ALD

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A
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Town of Williston, Vermont

A grading plan, along with a runoff and erosion control checklist
or runoff and erosion control plan, as required by chapter 29 of the
Williston Development Bylaw.

A landscaping plan including the location and specifications of
all proposed landscaping and vegetation to be retained and
protected during construction as required by the Landscaping Plan
Checklist.

An outdoor lighting plan, including the location and specifications of all
proposed outdoor lighting.

A site maintenance plan, including the location and specifications of
all proposed solid waste compactors and containers and all
snow storage areas.

Where the use of regulated quantities of hazardous materials
is proposed, a list of all materials expected to be on the site and a
draft Hazardous Materials Management Plan.

Complete color elevations and floor plans for all proposed structures,
along with the architectural details needed to demonstrate
compliance with the requirements of this bylaw.

Colored renderings in plan view and oblique or perspective
views designed to show how the proposed development will look in
context (landscaping should be shown at approximately five
years - not maturity), with the type and number of such drawings
determined in consultation with the zoning administrator.

Samples of all exterior materials, labeled with the project's
name, unless this requirement is specifically waived by the administrator.

For properties that may have multiple tenants or occupancies, a master
sign plan.

Where so directed by the Administrator, visual simulations necessary
to demonstrate compliance with WDB 31.7.9.

A draft certificate of dedication for all proposed public spaces, roads,
utilities, street lights, street trees, sidewalks, paths and trails,
and other improvements that are to be dedicated to the Town.

If adding or reconfiguring parking or access: consult Williston Fire Dept.
and provide turning radius plans

Version 3/19/2019
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A draft development agreement that meets the requirements of Chapter 7

N/A of the Williston Development Bylaw.

Where the draft development agreement proposes phased construction or
installation of improvements, the applicant must also provide a map keyed
to the development agreement showing the geographic extent of each
proposed phase.

N/A

Abutter's list: the most current property owner name and property owner
mailing address for each abutting property, as maintained by the Lister's
& Assessor's Office; applicants for residential developments are also
required to provide an envelope to the Williston schools.

ALD

Abutter's envelopes: one complete set of business size (#10) self-seal
envelopes stamped (please use "forever" stamps) and addressed to
each abutting property owner, the applicant, the applicant's
representative, and the design team leader (if any). DO NOT include
return address. Applicants for residential developments are also
required to provide envelope to the Williston schools.

ALD

Hard copy submission: one (1) copy of this checklist; two (2)
24"x36" copies of the plans, indexed, collated & stapled; and twelve
(12) indexed sets that include: the project narrative letter, 11"x17"
copies of the plans, and all accompanying materials.

ALD

ALD Digital submission: narrative letter, plans (11x17 and 24x36),
abutter's list, and accompanying materials as reduced PDFs
emailed to planning technician at time of submittal.

ALD for residential projects, payment of $350 for first three units and $100 for
each additional lot or unit provided to the Planning Office.

for non-residential projects, payment of $350 provided to the Planning

N/A Office.

Fully detailed runoff and erosion control, landscaping, outdoor lighting, site maintenance,
architectural, and sign plans may be submitted by phase, as provided by a development
agreement. Where this is proposed, the application shall include a drawing delineating each
phase, with detail sufficient to show in which phase each required improvement (or part
thereof) will be installed.

Application Accepted as Complete: Date

Page 4 of 4 Version 3/19/2019
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replacement for surveyed information or engineering
studies.
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Soil Description Ag Value
Duane and Deerfield soils, 0 to 5 percent slopes

Peru fine sandy loam, 0 to 5 percent slopes
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*Layer does not occur within map extent.

Sources: Aerial Imagery by VCGI (2013); Project Area by TCE
(2019); Soils by NRCS (2019); All other layers by the Town of
Williston.

Disclaimer: The accuracy of information presented is
determined by its sources.TCE is not responsible for any
errors or omissions that may exist. Questions of
on-the-ground location can be resolved by site inspections
and/or surveys by a registered surveyor. This map is not a
replacement for surveyed information or engineering
studies.
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