
 
TOWN OF WILLISTON 

PLANNING COMMISSION  
Minutes of November 19, 2024– 7:00 P.M. 

Annex Conference Room, 7900 Williston Road, Williston VT 05495 
Virtual Location: Zoom Meeting ID 873 0175 0819 on  

www.zoom.us/j/87301750819 or 1-646-558-8656  
Recording: https://youtu.be/mvIs5lPWDKU?feature=shared  

 
Planning Commission Present: Shayla Livingston (co-chair),  Steve Shepard, Meghan Cope, 
Chapin Kaynor, Hana Kessler (vice chair), Mickey Myat (alternate) Absent: Ellie Beckett (co-
chair), Jill Pardini 
Staff: Matt Boulanger, Hanna Hartman, Emily Heymann, Melinda Scott 
Public: none  
 
CALL TO ORDER 

 
The meeting came to order at 7:01 PM. 
 
PUBLIC COMMENT 
Chapin brought up recent examples of the town administration becoming more risk averse, as 
related to the town plan.  

1) The town is spending more money on reactive public safety (FD and PD) compared 
to other services that could be more proactive, such as the ERF.   

2) In the negotiations for the Glaser property, the pond was carved out of the new Town-
owned parcel because of its risk factors, rather than considering the potential value of 
natural resources. 

3) The waiver form for volunteering has become more complicated and requires a 48-hr 
notice to town personnel. Additionally, volunteers must now be 18+, which has 
suppressed volunteer capacity and reduces opportunities to engage youth with their 
natural environment. 

Chapin asked the PC how the Town Plan could address these concerns? 
 
Shayla suggested that the PC works towards including tangible resources and projects in the 
Town Plan, because it is easier to respond to urgent needs than long-range goals. 
 
Chapin stated that the willingness to spend tax dollars on public safety is coming from the 
taxpayers, while the risk-aversion approach seems to come from staff. 
 
Additionally, Chapin brought up that for a future community park in Taft Corners, the PC should 
focus on the southwest quadrant of Taft Corners, which is mostly owned by Jeff Davis. Matt 
circled back to the long-standing conversation about accommodating outdoor recreation and 
community building on the same site in Taft Corners. Wetlands are a major constraint, and the 
issue will ultimately go to a bond vote. Chapin suggested that an existing buildings can be used 
for the community space (vacant buildings such as Bed, Bath, and Beyond)andhaving a place 

http://www.zoom.us/j/87301750819%20or%201-646-558-8656
https://youtu.be/mvIs5lPWDKU?feature=shared


identified (Town purchase option?) for recreational facilities will reduce  future conflict over 
land use. Shayla stated that the PC should look at the regulating plan to inform this conversation. 
MINUTES OF OCTOBER 15, 2024  
 
The PC made small grammatical edits. 
 
With a motion made by Chapin Kaynor and seconded by [unclear in Zoom audio], the minutes 
were approved as amended at 7:16pm. Shayla and Steve abstained from vote due to absence.  
 
Chapin asked Matt about community stormwater in the Essex Junction bylaw changes. There 
was a discussion about the technicalities of the stormwater ordinance, and the line between what 
is regulated in zoning and what is regulated by other departments’ ordinances.  
 
BYLAW AMENDMENTS 
 
Emily presented the proposed Village Zoning District revisions to WDB Chapter 42 [at 
time stamp 0:20]. 
 

• New permit process flowchart created to clarify requirements based on property 
location and historic status 
• Design standards proposed for new construction, additions, and modifications to 
historic structures 
• Controversial requirement to replace slate roofs with slate retained, pending further 
discussion 
• Flexibility added for rear facades and non-contributing structures in historic district 
• New dimensional standards proposed, including "telescoping" development pattern 

 
Chapin asked if there would be any changes to permitting historic homes that are not in the 
village? Emily said no. 
 
Emily, Shayla, Hana, and Mickey discussed the potential simplifications of the permitting 
process flow chart and the logistics of the determination letter. The graphic should be a handout 
and be put on the website. 
 
Matt asked about the jurisdiction about properties with contributing structures.  

If a property owner is building an outbuilding, will it be subject to jurisdiction if there is a 
contributing structure on the property? 

Emily confirmed yes, but there is flexibility if it is a rear lot development. 
 
If a property is in the National Registry District, the property owner does not need an 
administrative permit or Certificate of Appropriateness for a shed if the shed is less than 120 sq 
ft. If it is more than 120 sq ft, then yes, the property owner would need an AP and COA. 
However, the design guide gives flexibility. 
 
There was a brief conversation about solar panels on historic roofs (42.14). 
 



The bylaw states: ‘Slate shall be replaced with slate’ (42.12.7.3).  
Shayla asked if the reason to be strict about slate roofs is the national standards. These 
regulations already push the line on historic elements that we allow conversions on, regarding 
the historic preservation ordinance and the requirements of the federal and state governments. 
 
There was conversation about slate roofs throughout the village, and Chapin discussed his own 
experience with the formerly slate roof on his house. He stated that slate lasts 100-150 years, so 
many mid-19th century homes in the Village are due for replacement.  
 
Meghan asked how many houses the slate requirements apply to. Emily will get a count before 
December 3. 
 
The PC discussed that there could be an option to do a minimally visible exemption for slate 
roofs.  
 
Hana was curious about the preferences of village residents for historic preservation, efficiency, 
affordability, etc. 
 

• Next Steps: 
o Refine Village District flowchart and design standards for December 3rd 

informational meeting 
o Consult Historic Preservation Committee on slate roof replacement flexibility 
o PC will hold an informational meeting on the bylaw amendments, likely on 

December 17. 
 
 
Melinda reviewed the proposed amendments to various chapters of the bylaw, related to 
compliance with Act 181 BE HOME Act [at timestamp 1:20]. 
 

• Allow up to 4-unit dwelling on any lot where single-family homes are permitted in sewer 
service areas, and permit up to a 4-unit dwelling administratively 

• Reduces parking requirements to max 1.5 spaces per unit, 9'x18' size 
• Removes wetland/steep slope acreage subtraction from density calculations 
• Changes density rounding to always round up, not just for affordable housing as required 

by State law 
•  

Shayla asked if the setbacks for multi-unit are currently different than setbacks for single units. 
Melinda stated that no, they are not. 
 
Shayla, Chapin, and Melinda discussed the change to acreage exceptions regarding wetlands, 
affirming the proposed change (19.1.3.2). 
 
Shayla confirmed with Melinda that there are few optional changes in these amendments (only 
rounding, and not subtracting wetlands and steep slopes in density calculations). 
 



Mickey asked if Melinda received any of the material from the Municipal Day workshop on Act 
181. Emily didn’t think the presentations had been sent over yet. Mickey was referring to future 
land use maps, which the regional planning commissions will work over the next several months. 
 
Shayla stated that it is important to clarify what the PC’s authority is and what the PC is required 
to do by state and federal regulations for bylaw amendments. 
 
Chapin stated that for short term rentals, it is more difficult to regulate short term rentals after 
they’ve been created, especially with the complications of grandfathering existing rentals in. He 
would propose that rentals for less than 30 days should have to be regulated and approved as a 
business use. 
 
CITY OF ESSEX JUNCTION BYLAW AMENDMENTS [at timestamp 1:47] 
Staff noted the Essex Junction bylaw amendments and Planning Commission members stated 
that nothing in the amendments concerned them. 
 
BTV SOUND MAP UPDATE [at timestamp 1:49] 
The PC discussed how the numbers presented in the report and the map buffers differ from the 
experiences and firsthand decibel measurements of PC members. The 2024 map states less of an 
impact than was projected in the 2023 report. The PC has no regulatory authority on F35s but the 
impact on the Williston community can be recognized in the Town Plan 
 
Emily presented design changes to the proposed permit process flowsheet for the Village. 
 
ADJOURN  
The meeting was adjourned at 8:57 PM. 
 

 
For more information about Planning Commission meetings, go to town.williston.vt.us and click 
on “Public Records and Documents,” then “Agendas & Minutes.” Or call 802-878-6704, or stop 
by the Planning & Zoning Office at 7878 Williston Road.  
 


