Williston Conservation Commission

Conservation Commission Meeting, December 16, 2020
Review Stage: Pre-Application

Application No: DP 21-09 Name: The Lodge
Property Address: 8397 Williston Rd. Tax Parcel 15:104:200.000
Zoning District: RZD Existing Lot Size: 2.97 Acres

Project Summary: This is a pre-application review for a proposed 8-unit residential subdivision
located at 8397 Williston Rd in the RZD. The subject parcel is 2.97 acres. The parcel is developed
with an existing house containing two 2-bedroom apartments and one studio apartment, and an
existing barn. The applicant is proposing to demolish the existing barn and build an 8-unit apartment
building.

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
X Wildlife travel corridors (SWHA)*  [X] Scenic viewsheds

[_] Unique natural communities (UNC) [ ] Special flood hazard areas (SFHA)

[] Uncommon, rare, threatened or DX Streams, wetlands, lakes & ponds
endangered species (URTES)

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

*Significant Wildlife Habitat Area

WDB 19.1 Density Definition and Acreage Exceptions

The Williston Conservation Commission does not typically review development density
requirements. However, the constraints of the subject parcel (namely wetlands) will severely limit the
allowable density and thereby affect the viability of the proposed development. Therefore, this should
be discussed at the outset.

The density of residential development in Williston is measured in the number of dwelling unit
equivalents (DUe) per acre whereby:

» Studio or 1-bedroom unit =% DUe

* 2+ bedroom unit = 1 DUe

Acreage encompasses everything within the platted boundaries of the development, except for the
following:

e The acreage on a proposed development site that is included within the watershed protection
buffers required by Chapter 29 of this bylaw will not be included in the gross acreage of that
site for the purposes of calculating the permitted density.

e The acreage on a proposed development site that has an average slope of 30% or more will
not be included in the gross acreage of that site for the purposes of calculating the permitted
density.

e The acreage on a proposed development site that has an average slope of 15- 30% will be
included in the gross acreage of that site, but only at the rate established for development on
slopes in the applicable zoning district (one dwelling unit per acre in the RZD).

Staff has calculated the allowable density for a standard development (3 DUes per acre) and for a
development with affordable housing (5 DUes per acre).

Baseline: Preliminary Density Calculation per WDB 19.A?

! ; Maximum
Constraint Acres Max. Allowable Density per Acre Allowable DUe
Unconstrained 1.25 3 DUe/acre 3.5(3.75)
Wetlands/Watershed? 1.72%* 0 DUe/acre 0
Slopes 15-29.9% 0 0.10 DUe/acre (ARZD) 0
Slopes 230% 0 0 DUe/acre 0
Total Land Area 2.97 Dwelling Units Equivalents® Allowed | 3.5

Total Dwelling Units Equivalents Proposed @ 8.5

With Affordability: Preliminary Density Calculation per WDB 19.A*



Max. Allowable Density per Acre Maximum

intl
Constraint Acres with 30% meeting the affordability definition Allowable DUe

Unconstrained 1.75 5 DUe/acre 6 (6.25)
Wetlands/Watershed? 1.72* 0 DUe/acre 0
Slopes 15-29.9% 0 0.10 DUe/acre (ARZD) 0
Slopes 230% 0 0 DUe/acre 0
Total Land Area 2.97 Dwelling Unit Equivalents® Allowed | 6

Number Units required to meet Affordability Definition® | 2

Total Dwelling Units Equivalents Proposed @ 8.5

*Staff rough estimate. The Allen Brook and a Class Il wetland are present on the site.

(1) This calculation is subject to change between pre-application and discretionary permit

(2) Wetland, stream and associated buffers are a rough estimate.

(3) DUe = Dwelling unit equivalent. 1 DUe = 2+ bedroom unit, % DUe = 1-bedroom/studio unit.

(4) To qualify, development must provide a minimum 30% of units as affordable housing as specified in WDB 46.3.9

The baseline density calculation results in a total allowable density of 3.5 DUes. The parcel is
currently developed with one 2-bedroom and one studio apartment, or 2.5 DUes; therefore one (1)
additional DUe could be allowed on this parcel.

The allowable density could be increased to 6 DUes if affordable housing was proposed. Under such
a scenario, 3.5 additional DUes could be allowed on this parcel. To qualify for the density bonus
permitted under WDB 19.A, the proposed development must provide a minimum 30% of units as
affordable housing as specified in WDB 46.3.9.

A total of 8.5 DUes are proposed for this development including existing apartments. This likely
exceeds the density allowed under standard circumstances and even with an affordable housing
bonus. The Conservation Commission recommends the applicant get a professionally prepared
constraints analysis with an accurate calculation of constrained acreage, in order to determine if the
proposed project is viable or if modifications can be made to comply with allowed density.

WDB 19.2 Residential Densities — Infill Versus Open Space Development

WDB 19.2.3 states that all residential developments that include 10.5 or fewer acres will be treated as
infill developments for the purposes of this bylaw. The
proposed development of the subject parcel, a 2.97-acre lot,
therefore is considered an infill development and is not
required to provide open space. If the applicant wishes to
provide open space as part of the proposed development, it
must be approved by the DRB during pre-application
review.

WDB 27.5- Significant Wildlife Habitat Areas

The subject parcel contains Significant Wildlife Habitat
Area (SWHA) designated as Core Habitat and Wildlife
Travel Corridor 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 27.5.6.1 provides an exception from this requirement for the expansion of an existing structure
provided that the expansion, or the cumulative total of multiple expansions, does not exceed a total



footprint of 100% of the footprint of the existing structure. If the applicant wishes to use this
exemption, documentation needs to be provided showing that the proposed development qualifies.

WDB 27.6- 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- 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- Farmlands of Local Importance

The subject parcel is not within an area considered
Farmland of Local Importance on the LESA Map.,
therefore WDB 27.8 does not apply to this project.

WDB 27.9- Scenic Viewshed

The subject parcel is within a Primary Foreground
viewshed area as identified in the Visual Assessment
Official Map. WDB 39.8.2.5 states that landowners who
wish to develop parcels including scenic viewsheds will
work with the Conservation Commission and DRB to
maximize protection of the identified views. Mechanisms
of mitigating viewshed impacts include:

[ subject Property
Visual Assessment
I Frimary Foreground

J

Primary BackgroundHorzon
Secondary Background/Horizon

Secondary Foreground

Secondary Middieground

31.9.7 Minimize Visual Impacts in Open Areas. Where homes and accessory buildings cannot be effectively
screened by existing vegetation or the terrain, they should be sited where they will be visually absorbed by a
slope and or woods. This means that the structure, or structures, are sited and designed so that they blend into the
background created by a slope or a stand of trees. No part of a structure that is “absorbed” is ever outlined
against the sky, as seen from any public way. Further, there is low contrast, as measured by color and reflectivity,
between the structure and the background provided by the vegetation and terrain.

31.9.8 Supplement Screening or Absorption, as Necessary. To augment visual screening or absorption, a developer
may also propose, and the DRB, with the advice of the Conservation Commission, may approve:

31.9.8.1 ... a building height limit of less than 36 feet;

31.9.8.2 ... the installation and maintenance of screening vegetation and berms;

31.9.8.3 ... limiting the area of glass and other reflective surfaces and specifying exterior colors that do not
contrast with the landscape; and/or

31.9.8.4 ... limiting building bulk or arranging building mass to reduce the visual impact of a dwelling or
accessory structure. This may include placing buildings along rather than across a slope and/or “stepping” a
building into the slope to minimize grading.

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

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 ¥4 (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%).

The proposed development is close to the Allen Brook and a Class 11 wetland and there could be
disturbance to the watershed protection buffer during construction, so 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 is a Class Il wetland 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. A wetland delineation was conducted
in July 2016 and was confirmed by the Vermont
Wetlands Office. The applicant has provided :
documentation with their application. The delineation is - B sons roseries
“good” for five years, or until July 2021. If the applicant , S el @S“‘:‘”’”““
proceeds with a Discretionary Permit application, the ‘ s
wetland delineation must be updated.

WDB 29.9 Watershed Protection Buffers
WDB 29.9 establishes watershed protection buffers for all streams, ponds, and lakes, and for certain
wetlands (Class Il and some Class I11). The buffer requirements are as follows:

Feature Type Description Buffer Size
Named Stream Allen Brook, Sucker Brook, Muddy Brook, Winooski River | 150 feet
Unnamed stream All other perennial and ephemeral streams 50 feet
Waterbody Y, acre or greater 150 feet
Class 2 wetlands Significant wetlands as determined by the state 50 feet
Class 3 wetlands Insignificant wetlands as determined by the state 25 feet*

* Class 3 wetland buffers are sometimes required, depending on whether the wetland has
significant functional values.



Watershed protection buffers shall remain in native or cultivated vegetation that serves as an effective
filter for surface runoff. Removal or cutting of live or dead vegetation from a watershed protection
buffer is prohibited except where the buffer is used for accepted agricultural or forestry practices,
where a hazardous tree is present, or where it is necessary to control invasive species. All native
vegetation cut within the buffer should be left in place whenever possible. Impervious surfaces,
outdoor storage, and mowed lawns are not permitted within the watershed protection buffer.

The parcel contains a watershed protection buffer of the Allen Brook and a Class Il wetland. In
compliance with WDB 29.9.7, the final site plan should clearly delineate the watershed protection
buffer. The buffer must also be marked on the ground using a fence or a line of boulders.

Findings:

1. The 2.97-acre subject parcel is located in the RZD, where the standard allowable density is 3
DUes/acre. The parcel is currently developed with one 2-bedroom and one studio apartment,
or 2.5 DUes, and the applicant is proposing a total of 8.5 DUes including existing
development.

2. The subject parcel has Class Il wetlands. The acreage of the Class Il wetlands and associated
buffers must be subtracted from the total acreage for the purposes of calculating density. The
unconstrained acreage is significantly less than the total acreage of the parcel.

3. The proposed development is considered an infill development and is not required to provide
open space.

4. The subject parcel is within a Significant Wildlife Habitat Area (SWHA) due to its
designation as Core Habitat and Wildlife Travel Corridor on the Significant Wildlife Habitat
Official Map but may qualify for an exemption to the standards of Chapter 27 under WDB
27.5.6.1 Expansion of Existing Structures.

5. The subject parcel is within a Primary Foreground viewshed area as identified in the Visual
Assessment Official Map.

6. The subject parcel contains Class Il wetlands and the watershed protection buffer of the Allen
Brook.

7. 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.

8. The proposed project is considered a high-risk development due to its proximity to the Allen
Brook and Class Il wetlands.

Recommendations:

1. The Conservation Commission recommends the applicant get a professionally prepared
constraints analysis with an accurate calculation of constrained acreage, in order to determine



if the proposed project is viable or if modifications can be made to comply with allowed
density.

2. If the applicant wishes to use the exemption provided under WDB 27.5.6.1 Expansion of
Existing Structures, documentation needs to be provided showing that the proposed
development qualifies.

3. If the proposed development does not qualify for the exemption provided under WDB 27.5.6,
then a Habitat Disturbance Assessment (HDA) shall be prepared by a qualified wildlife
biologist and submitted by the applicant as part of a discretionary permit application.

4. The applicant will work with the Conservation Commission and DRB to mitigate impacts to
the Primary Viewshed. This can include siting the structure where it will be visually absorbed
by a slope and or woods so as to blend into the background, the installation and maintenance
of screening vegetation, and/or limiting the area of glass and other reflective surfaces and
specifying exterior colors that do not contrast with the landscape.

5. If the applicant proceeds with a Discretionary Permit application, the wetland delineation
must be updated.

6. Watershed protection buffers shall remain in native or cultivated vegetation that serves as an
effective filter for surface runoff. Impervious surfaces, outdoor storage, and mowed lawns are
not permitted within the watershed protection buffer. The watershed protection buffer must be
marked on the on the final plans and on the ground using a fence or a line of boulders.

7. 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.

Approved by the Williston Conservation Commission on 12-16-20.



