TRANSMITTAL MEMO

To: Planning Commission
From: Emily Heymann, Planner

Date: October 15, 2021

Re: Allowed Uses in Gateway West

Overview: Public comment from Jeff Nick is anticipated at the October 19*" meeting to request a
change of the allowed uses in the Gateway Zoning District West (IZDW). The Commission should
understand the zoning district boundaries, allowed use tables, and the Robear subdivision.

Staff Comment: It is my understanding that the purpose of the request is to allow for mini storage uses
in the Gateway Zoning District West. Under current zoning, U-Haul could expand onto Lot 2 because
most of Lot 2 is in the IZDW. Changing the uses in GZDW would allow for an expansion of the U-Haul
facility onto Robear Lot 1 and potentially the neighboring Greer Lot. On August 13", staff suggested the
option Specific Plan to Jeff Nick (see email thread here), including a site plan sketched by staff that
shows how Lots 1-3 that could be developed in a manner that achieves the Town Plan goals.

On May 5, 2020, the Commission considered a similar request from Jeff Nick to rezone Lot 1 from
Gateway West to Industrial West. The Planning Commission should review the May 5, 2020 meeting
minutes as well as the accompanying materials. At that time, the Commission informally decided that
such a change should be a part of a broader examination of the industrial zoning district and loosely
discussed including that in their work plan.
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https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Staff_Emails_Re_Robear_U-Haul_Question_Specific_Plan_Option_August_13_2021(1).pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/PC_Minutes_May_5_2020.pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/PC_Minutes_May_5_2020.pdf
https://www.town.williston.vt.us/index.asp?Type=B_BASIC&SEC=%7b6D755B09-B572-41A8-A4B2-1C477992C91A%7d&DE=%7b84A5D176-3370-46A9-93D7-5428302B6A58%7d

Robear Subdivision (DP 18-21): A 9-lot subdivision of a 55.78 parcel to create 8 developable lots (sized 1-
9 acres) and a 19.89-acre conservation lot at 4964 Williston Road. Originally subdivided in 2018. Amended
in 2019 to change the boundary between Lots 1 and 2 such that the parcel boundary does NOT line up
with the IZDW/GZDW zoning district boundary.

Lot 1 = Vacant lot. 1.02 acres. GZDW. Owned by Thelma L Robear Revocable Trust.

Lot 2 = Vacant lot. 1.86 acres. Mostly in 1ZDW, a sliver in GZDW. Owned by Thelma L Robear
Revocable Trust.

Lot 3 = U-Haul Moving and Storage, currently under construction. 7.25 acres. IZDW.

Access: Lots 1, 2, and 3 share a curb cut onto Williston Road/Route 2 per VTrans rules. Lot 1 has
an access easement over Lot 2.

Lot 4 = To the west of U-Haul. Completed pre-application review with DRB on October 12,

“Greer Lot”: Vacant lot. 0.71 acres. Adjacent to Robear Land. Owned by Susan Greer Trust. On SW corner
of S Brownell and Williston Road. North of 662 South Brownell Road (residential house in Residential

Zoning District).
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Allowed Uses in Gateway Zoning District West

40.1.2 What is the purpose of the GZDW? This zoning district includes Williston’s western “gateway,”
west of Taft Corners along Williston Road (U.S. 2); it is where many people form their first impression of
Williston. It offers a potential location for the adaptive reuse of older single family dwellings with a mix
of, office, commercial, and residential uses in a high visibility location along a major travel corridor into
the town’s growth center.

40.1.3 What uses are permitted in the GZDW? See Table 40.A and WDB 40.1.3.1 and 2, below.

40.1.3.1. Office and Commercial. Commercial and office uses are permitted only on lots facing Williston
Road. Office and commercial uses are limited to those that are most likely to be compatible with the
existing residential neighborhoods to the north and south.

40.1.3.2 Residential. Residential uses may be mixed with offices at a minimum average density of five
units per acre (5 du/A) and a maximum average density of 7.5 units per acre (7.5 du/A). That maximum
may be increased to as many as 10 dwelling units per acre with a transfer of development rights, as
permitted by WDB 19.5 or with the development of perpetually affordable housing as provided by WDB

Properties developed with single family dwellings in existence on Janaury 1, 2015 may continue to be
used as such, and may be expanded by adding additional floor area and bedrooms.

40.1.3.3 Accessory Uses. Customary accessory uses and structures are permitted in all zoning districts,
as provided by Chapter 17 of this bylaw.

Table 40.A - Gateway Zoning District West NAICS Notes

Uses that are not specifically permitted are prohibited. Listed uses are permitted only in compliance with all
applicable requirements of this bylaw and with the purpose statement for this zoning district.

Residential (multi-family dwellings)

Finance and Insurance
Investment Advisors 52393
Insurance Agencies and Brokerages 52421

Real Estate And Rental and Leasing

Real Estate Offices 5312
Real Estate, Related Activities 5313 | Property managers and appraisers.
Rental & Leasing Services 5322 | But not including outdoor sales and storage.

Professional, Scientific, and Technical Services, but only as listed below

Profession and Technical Services 541

Veterinary Services 541940 | Only for small animals.
Admin & Support Services 561-5616

Health Care and Social Assistance 62

Other Services, but only as listed below

Death Care Services 8124

Pet Care 81291

Civic and Professional Organizations 813

Public Administration 9 Public parks are permitted in all zoning

districts.



Allowed Uses in Industrial Zoning District West

Table 36.A - Industrial Zoning District — West NAICS Notes

Uses that are not specifically permitted are prohibited. Listed uses are permitted only in compliance with all applicable
requirements of this bylaw and with the purpose statement for this zoning district.

Mining, but only as listed below

Nonmetallic Mineral Mining & Quarrying 2120

Support Activities for Mining 213 But only as an accessory to the above.
Construction 23

Manufacturing 31-33

Wholesale Trade 42

Retail Trade, but only as listed below

Motor Vehicle & Parts Dealers 441

Home Furnishings Stores 4424

Building Material & Garden Equipment & Supplies 444

Dealers

Manufactured Home Dealers 45393

Nonstore Retailers 454

Transportation & Warehousing 48-49

But retail outlets for Postal Service 491 Permitted only as accessory uses.
and Couriers & Messengers 492 Permitted only as accessory uses.
Information 51

but specifically not 51213, Theaters 51213 | Should be in the TC Zoning District
and specifically not 51911, News Syndicates 51911 | These uses belong in the growth center
or 51912, Libraries PUBLIC ONLY! 51912 | or village center.
Telecommunications Facilities 517 In compliance with Chapter 21.
Other financial investment activities 5239

Rental & Leasing Services 532

Professional, Scientific, and Technical Services 54

Admin & Support & Waste Management &
Remediation, but only as listed below

Investigation & Security Services 5616
Services to Buildings & Dwellings 5617
Waste Management & Remediation Services 562
Educational Services, but only as listed below

Technical & Trade Schools 6115
Child Day Care Services 6244
Arts, Entertainment, and Recreation, but only as

listed below

Fitness and Recreational Sports Centers 71394
Accommodation & Food Services, only as listed

below

Limited Service Eating Places (cafeterias, snack bars) 724221 | As an accessory to other permitted uses.
Food Service Contractors 72221
Caterers 72232
Mobile Food Services (vendors, kiosks) 72233
Other Services, but only as listed below

Repair & Maintenance 811
Death Care Services 8122
Drycleaning & Laundry Services, except coin-operated 81202
Linen & Uniform Supply 81203
Pet Care 81291
Public Administration 9 Public parks are permitted in all zoning

districts.
Medical Marijuana Dispensaries Only as restricted by WDB 36.1.3.4



Comments from NECS Specific Plan Advisory Committee (and staff) about GZDW:

As excerpt from the Advisory Committee Transmittal Memo dated August 3, 2021:

O

No redevelopment has occurred within the GZDW since the district was created in 2015. Only
recently was 5063 Williston Road approved to demolish a single-family dwelling and construct a
dentist office with apartment (this project has yet to complete permitting and begin construction).
No other lots in the district have redeveloped and the vacant lot at South Brownell Road/Williston
Road (“Greer Lot”) is still vacant. Planning staff frequently turn away potential business ideas for the
GZDW because a very narrow list of uses are allowed in the GZDW.

Reconsider the allowed uses of this zoning district, if not during the Planning Commission’s current
workplan then as an element of the next Town Plan. The committee discussed the challenges of
allowing industrial uses from Commerce Street to encroach further onto Williston Road. The existing
residences in this area are being squeezed out: by industrial development, noisy traffic, and now the
F-35s. Some of these things (regional traffic, F-35s) are outside the town’s control.

If redevelopment of the GZDW is a priority and creating opportunity for existing homeowners to
convert their properties from residential to commercial uses in the GZDW is a goal, the current list
of allowed uses need to be reexamined, probably in concert with the development standards.



What does the Town Plan say?

e Chapter 3 Land Use; Section 3.3 Industrial Lands

3.3.2. Consider revising the range of allowed uses and development standards in the Industrial Zoning
District West (1ZDW). The Town’s industrial area lies within the IZDW, which is in the westernmost part of
town and is served primarily by Industrial Avenue in its northern portion and Marshall Avenue to the south.
Recent activity in these areas has seen a move away from heavy industrial uses toward uses better
described as warehousing, distribution and office uses. The town should examine the existing development
standards to evaluate their appropriateness for meeting the needs of the uses now seeking to locate in this
zoning district. The town should also consider refining the design standards for properties located in the
town’s Design Review District. These properties are those located along Industrial Avenue, S. Brownell
Road, Marshall Avenue, and Williston Road; roads that are heavily travelled each day and form a large part
of the town’s developed visual landscape.

e Chapter 4 Community Design; Section 4.2 Commercial Design

4.2 — Commercial Design — The Town of Williston will continue to promote commercial site planning and
architectural design that responds to the vision stated in Chapter 2. This will be accomplished via the
existing design review process, with some additions and revisions. Williston’s development regulations
currently require design review for most commercial and many industrial projects. The areas where design
review applies are delineated on Map7 — Design Review Districts. Design review is conducted by the HAAC.
The HAAC's work is based on a list of design guidelines adopted in the town’s Unified Development Bylaw.
This process has been effective, but should continue to be refined.

o 4.2.1 Continue to Require Landscaping. The town’s design guidelines require that applicants provide
appropriate landscaping along property boundaries and streets, within parking lots, and around
buildings and signs. The design guidelines require ample landscaping that functions to buffer adjoining
uses and public ways, maintain air quality, shade paved surfaces, and enhance the appearance of the
proposed development by screening mechanical equipment, sign bases, dumpsters, and similar
features. Landscaping plans are coordinated with erosion control and stormwater management plans,
as required by stormwater management and watershed protection regulations.

o 4.2.2 Encourage Use of Native Plants in Landscaping. Prohibit the Use of Invasive Plants. Williston will
continue to promote the use of native species in landscaping for commercial, industrial, and residential
premises. It will also call landowners’ attention to the Vermont Agency of Agriculture’s quarantine of
certain invasive exotics, like purple loosestrife, Russian olive, European buckthorn, and Japanese
honeysuckle as well as those invasive plant species identified in the town’s Unified Development Bylaw.

o 4.2.3 Minimize the Surface Area Devoted to Parking. The town will continue to require adequate
parking and to require shared parking where feasible to create “park once” conditions in the growth
center. The “park once” concept requires a system that allows people to park their car once and
circulate throughout the business district through a network of interconnected walking paths or transit.
For both design and water quality reasons, the town will limit the number of spaces to no more than
the number required. The town will also consider reducing or eliminating parking minimums.

o 4.2.4 Continue to Minimize the Visual Impact of Parking. Asphalt and automobiles should not
dominate Williston streetscapes. The design guidelines will continue to require that parking be placed
behind or beside buildings wherever the site permits. Landscaped buffers around the perimeter to
obscure parking areas as well as landscaped island within parking areas will also be required. Solar
canopies/pavilions are considered positive aesthetic additions to open parking, especially in
conjunction with landscaping.

o 4.2.5 Avoid Dead Walls. Long walls without doors, windows, or other variations kill pedestrian spaces.
The design guidelines will continue to require that any wall along which there is a sidewalk or that faces
a parking area have functional ground floor windows, which may be used to admit light or for display.


https://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Chapter_3_-_Land_Use.pdf
https://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Chapter_4_-_Community_Design.pdf

