WILLISTON DEVELOPMENT REVIEW BOARD STAFF REPORT

DP 20-18 Pre-Application for Growth Mgmt. Catamount Golf Subdivision
1400 Mountain View Road 09-009-061-000 & 09-009-063-000 The Big Three, LLC c/o Alex Kourebanas
November 9, 2021 Ethan Allen Holdings, LLC c/o Chris Senesac Ken Belliveau

The purpose of this pre-application is clerical — a request to participate in Growth Management in March 2022. This
project proposes 130 DUe total (including 7 DUe affordable < 80% AMI), received 60 DUe at Growth Management
in March 2021, and therefore has 63 DUe requiring allocation.

Catamount Subdivision proposes 148 dwellings (130
DUe) as a variety of housing unit types and including
affordable housing, open space, shared recreation
facilities, multi-use path and trails, and road
connections to Mountain View Road and Raven
Circle. The subject parcel is currently developed with
a golf course, banquet facility, and related
appurtenances. The golf course and banquet facility
will continue to operate on the remaining 26+ acres.

56.12 Commerical Residential Town Road(s)

Residential No Yes WCC

APPLICABLE BYLAW CHAPTERS:

0 2. Nonconforming Lots, Uses, and Structures | [  16. Maintenance 0 24. Outdoor Lighting
0 4. Permit Exemptions O 17. Non-Residential Accessory Uses and Structures O 25. Signs and Public Art
O 10. Boundary Adjustments O 18. Compatibility, Potential Hazards, and Nuisances O 26. Street Trees
X  11. Growth Management O 19. Density, Transfer of Development Rights O 27.Conservation Areas
[0 12. Subdivisions and Final Plans O 20. Residential Improvements [0 28. Special Flood Hazard Areas
[0 13. Access, Connectivity, Traffic Studies O 21. Telecommunication Facilities O 29. Watershed Health
O 14. Off-Street Parking and Loading 0 22. Design Review OO0 31-42. Zoning District
[0 15. On-Site Infrastructure O 23. Landscaping [0 43-45. Impact Fees
RECOMMENDED ACTION
Take Testimony & Close Tonight Approve

Staff recommends approval with motion drafted below. Recommendations are not required tonight as this approval
only authorizes the applicant to participate in Growth Management. Recommendations about overall subdivision
design were approved by the DRB at the original pre-application review in 2020.

ATTACHMENTS X Narrative Letter | @0  Photos X Public Comment
X Site Plan(s) O Elevations O  Other (specify): N/A
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HISTORY AND COMMENTS

PROJECT HISTORY
This is the first time the DRB is reviewing this request. This property has a lengthy permitting history and was
previously contiguous with the lands now subdivided into Coyote Lane, Raven Circle, and various parcels along
Mountain View Road. For a detailed project history, read the May 26, 2020 staff report. This most recent
subdivision review history includes:

March 23, 2021 DP 20-18 Growth Management. Scored 67 points and allocated 60 DUe.
June 23, 2020 DP 20-18 Deliberative session and decision on pre-application.
April 14 & May 26, 2020 DP 20-18 Pre-application public hearings
December 10, 2019 DP 20-18 Pre-application hearing continued without testimony
ADVISORY BOARDS
[0 | CONSERVATION COMMISSION (WCC) N/A N/A

HISTORIC AND ARCHITECTURAL
0  ADVISORY COMMITTEE (HAAC) N/A N/A

Not applicable to a clerical request to participate in Growth Management.

INTERDEPARTMENTAL REVIEW

X
[ | PUBLIC WORKS N/A N/A
O | FIRE N/A N/A
O | POLICE N/A N/A

Not applicable to a clerical request to participate in Growth Management.

PUBLIC COMMENT

‘ 1 comment letters were received at the time of mail out (November 4, 2021).
‘ NAMES: John Hemmelgarn (10-21-2021)

STAFF COMMENT

The site plan and unit count are slightly different than those presented during the original pre-application review
and March 2021 Growth Management hearing. The DRB will have an opportunity to review the road alignment and
address the comments in Mr. Hemmelgarn’ s letter at discretionary permit. The first discretionary permit
application has not yet been filed, but it is anticipated in the coming months.

Subdivision designs change between pre-application (sketch/concept plans), growth management, and
discretionary permit as the applicant studies land constraints and designs infrastructure and construction plans. It
is not uncommon for unit count and road alighment to change. At discretionary permit, the DRB will make findings
that the proposed lay out and all its design elements uphold the Growth Management score and meet the other
land development standards of the Unified Development Bylaws.
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PROJECT ELEMENTS

U | Growth Management Standard

If authorized tonight, Catamount Golf can participate in the March 2022 Growth Management hearing.
Catamount Golf currently proposes 148 dwelling units as 130 DUe including affordable housing. At the March
2021 Growth Management hearing, this project scored 67 points and received allocation for 60 DUe (13 DUe
between 81-120% AMI and 47 DUe market rate). The applicant attested in their 2021 GM questionnaire that 7
DUe will be affordable at or below 80% AMI, 14 DUe affordable between 80-100%, 6 DUe affordable between
100-120% AMI and therefore 27 total DUe affordable below 120% AMI.

This property is located outside the growth center but within the sewer service area and is subject to the criteria
of WDB 11.8:

e 11.8.1 Conserve Energy (0-10 points) e 11.8.6 Design for the Context (0-5 points)

e 11.8.2 Build Affordable Housing (0-20 points) 11.8.7 Build Close to Services (0-10 points)

e 11.8.3 Offer Housing Choices (0-20 points) e 11.8.8 Neighborhood Design (0-5 points)

e 11.8.4 Provide Neighborhood Space (0-10 points) 11.8.9 Sustainable Transportation (0-10 points)

e 11.8.5 Build Paths and Trails (0-10 points)

Supplemental Information about Density, Affordability, and GM Allocation

In Williston, density and Growth Management allocation are based on Dwelling Unit Equivalents (DUe) whereby a
studio or 1-bedroom unit =% DUe and a 2+ bedroom unit = 1 DUe. Per WDB 11.2.2.3 and 11.3.4, a minimum of
25% of the dwelling units in each allocation area shall be reserved expressly for perpetually affordable housing as
defined by WDB 46.3.9 and units that are proposed to be perpetually affordable at 80% or less of the Area Median
Income may be approved outside of the Growth Target as provided in WDB 11.2.2.3. Thus, the allocation table
splits each fiscal year into “affordable” and “market” rate columns. It also means units at or less than 80% AMI are
not accounted for on the table and can proceed from pre-application to discretionary permit (as the DRB recently
experienced with DP 21-17 Champlain Housing Trust).

To further complicate things, the RZD density bonus for provision of affordable housing is based on actual
dwelling units regardless of bedroom count. Per WDB 39.10.3: “The average density of residential development in
the RZD may be increased to five dwelling units per acre (5 DU/A) in any proposed development in which at least
30% of the proposed dwellings will be perpetually affordable.” To uphold the density bonus 45 out of 148
dwellings must be affordable. Therefore, 27 DUe affordable must be built out as 45 actual dwellings. The Growth
Management questionnaire, first discretionary permit and subsequent amendments must include a careful
accounting of each unit, its bedroom count, and affordability status to make sure the density bonus and allocation
schedule for the overall subdivision is upheld. Staff will work the applicant on a tracking mechanism.

Therefore, if filed before March 2022 Growth Management allocation, the discretionary permit can include:
13 DUe at 81-120% AMI + 47 DUe at Market Rate + 7 DUe at<80% AMI = 67 DUe total

If filed after March 2022 Growth Management allocation, the discretionary permit can include more units:
67 DUe already allocated + ___ new DUe at 81-120% AMI + ___ new DUe Market Rate = DUe total

BYLAW EXCERPT:

11.4 Growth Management Procedure
11.4.1 At what point in the development review process does growth management review occur? Growth management
review follows pre-application review. All proposed residential subdivisions that have cleared pre-application review
on or before December 31 of any year shall be subject to growth management review in the following year except as
otherwise exempted. If a proposed residential subdivision has not cleared pre-application review by December 31 of a
given year, it will not be reviewed during the following year.
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MOTION

As authorized by WDB 11.4.1, | , 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 having heard and duly considered the testimony presented

at the public hearing of November 9, 2021, authorize DP 20-18 to participate in Growth Management
in March 2022.
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