
TOWN OF WILLISTON 
Planning Commission  

Minutes of December 6, 2022– 7:00 P.M. 
Police Station Meeting Room, 7928 Williston Road, Williston VT 05495 

Location: Zoom Meeting ID 158-006-871 on zoom.us/join or by calling 1-646-558-8656 
Zoom Recording: https://youtu.be/5wBWbYCjAts  

 
Planning Commission Present: Meghan Cope (chair), Chapin Kaynor, Shayla Livingston, Alex Daley, Ellie 
Beckett; Absent: Cate Lamar, Jill Pardini; Staff: Matt Boulanger, Emily Heymann, Andrew Plumb, Melinda 
Scott, Simon Myles; Public Signed-In: Ken Belliveau, Sue Roberts, Tina & Mike Mauss, John Killacky, Jude 
Hersey, Donna Roeser, Katherine Boucher, John Hemmelgarn, Robyn Young, Alex Horne, Marcia Urie, 
Georgeann Jenkins, Ian Campbell, Pam Allen, Deb Macdonald, Amy Brewer   
Public on Zoom: Kim Sears, Alex Mauss, Kim Sears, Chris Sedic-Lawton, Jenn Townley, Reuben Escorpizo, 
Grace Hemmelgarn, Betsy J, Lisa Braden-Harder, Mack McElroy, Catherine Reimer, Matt Johnson, Terri 
Zittritsch, Chris Belanger, Peggy Larson, David Westman, James Heltz, Darren Schibler, Dar Gibson, Harrison 
Lucas, Chuck & Deb Goller, Chris Long, Cindy Provost, Chris Gendron, Marshall Distel, Chris Damiani, Reed 
Parker, Matt Wood, Terry Marron 
 

CALL TO ORDER 

INTRODUCTIONS (Commissioners & staff)  

PUBLIC COMMENT (items not on the agenda)  

GLASER SPECIFIC PLAN – COMMUNITY MEETING, PART 2  

                  DOCUMENTS (unchanged from November 15th)  
 

• STAFF PRESENTATION SLIDES  
• AREA MAP  
• BYLAW AUDIT   
• SPECIFIC PLAN FLOWCHART 
• NARRATIVE LETTER AND SITE PLANS 
• LINK TO COMMENT SURVEY (reopened Nov 16th – Dec 6th)  
• ANSWERS TO SURVEY COMMENTS/QUESTIONS (the “mega-FAQ”) 

 
 
BRIEF OVERVIEW FROM STAFF (summarizing process & November 15th)  
 
BRIEF PRESENTATION FROM APPLICANT 
 

• *NEW* JACK GLASER SPEAKING AT THE OCTOBER 4th MEETING (3 mins)  
• *NEW*  APPLICANT LETTER TO PC, SUBMITTED 12-1-2022 
• *NEW* REVISED SITE PLAN WITH 93 UNITS, SUBMITTED 12-1-2022  
• *NEW* HYPOTHETICAL SITE PLAN UNDER CONVENTIONAL ZONING, SUBMITTED 

12-1-2022  
 
PUBLIC COMMENT, Q&A, GENERAL DISCUSSION  

Ken Belliveau explained the revisions made to the plans from last meeting including acreage, number of units, 
and the viewshed as a substantial benefit. He then reviewed the new plans and how they include the viewshed and 

https://youtu.be/5wBWbYCjAts
https://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Glaser_-_Community_Meeting_Presentation.pdf
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Glaser_-_Area_Map_for_Community_Meeting.pdf
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Glaser_Specific_Plan_-_Bylaw_Audit.pdf
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Specific_Plan_Flowchart(3).pdf
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Glaser_SP_Application(1).pdf
https://docs.google.com/forms/d/e/1FAIpQLSdO8ZTjWCFKAPsJ_nRfwXdr7C4thwJ6iY9vuZP8Fo1MA5aQbQ/viewform?usp=sf_link
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Glaser_Specific_Plan_-_Answers_to_Survey_Comments__Questions.pdf
https://youtu.be/G8Has79B7M4?t=327
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Glaser_Specific_Plan_-_Applicant_Response_Letter_to_PC_December_1_2022.pdf
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Glaser_Specific_Plan_-_Draft_Site_Plan_Updated_December_1_2022_93_Units.pdf
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Glaser_Specific_Plan_-_Hypothetical_Development_under_Conventional_Zoning_December_1_2022.pdf
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Glaser_Specific_Plan_-_Hypothetical_Development_under_Conventional_Zoning_December_1_2022.pdf


a legend with housing types. He then showed an example plan of what a different, standard development plan 
might look like.  

Jack Glaser then thanked everyone for attending and explained that he and his wife are hoping to figure out a way 
to get a win-win for his family and the Town. He also explained that if the specific plan is not passed, they will 
likely put the land on the market.  

Meghan Cope opened the floor to public comment. She asked that comments not repeat the sentiment of previous 
comments or survey responses.  

Michael Mauss commented on behalf of himself and his wife, Tina. He stated that the development of this land is 
bound to happen given that it is within the sewer and water district. He explained that he thinks a specific plan 
would help reduce growth on the plot while also allowing Windswept Farm to continue operations. He also 
explained what he thinks Windswept means to the people of Williston. He the stated that he and Tina think the 
specific plan would be the best course of action for the land due to the amount and aesthetic of development that 
would be allowed, the preservation of the viewshed, and the continued operation of Windswept Farm.  

Tim Carney stated his strong support of an advisory committee for the specific plan and thanked the Williston 
staff.  

Pam Allen stated her support for the specific plan but explained that she would feel more comfortable with a 
guarantee or an affirmation that the Windswept farm would be able to continue its operations.  

Lisa Braden-Harder suggested that the Glaser property be developed under standard requirements or at least with 
the supervision of a committee. She discussed her concerns with the proposal given the housing shortage in 
Williston and stated that she believes that that single family housing proposed is exclusionary. She stated she 
hopes that the proposal would include affordable options. She then addressed growth management and stated that 
she thinks the project is “skipping the line.” She thinks the specific plan advantages developers who are insiders, 
stating that that process is poor governance and antidemocratic. She said she fears that support for the project 
would lead to more developers taking advantage by attempting a specific plan. 

John Killacky showed support for the specific plan proposal. He cited the preservation of a working landscape 
and the importance of the property as a space asset; both of which he thinks are deeply important to Vermont. He 
said that he hopes that the specific plan is passed and that Windswept is preserved due to its value to the 
community. He also recognized the need for housing in Chittenden County, and support this plan because it 
creates needed housing, noting his activity a representative to the Vermont House on the Committee on General, 
Housing, and Military Affairs.  

Ken Belliveau addressed Lisa Braden-Harder’s comment and clarified the housing types in the plan. He explained 
that there is only 1 single family home on the plan while the rest are duplexes. He said that units would be market 
rate as conceived, but that they would be a similar housing type to those recently built outside the growth center in 
Williston.  Jack Glaser also added to this, explaining that he and his wife wanted to strike a balance between 
meeting the needs of housing demand in an area zoned for residential use while also preserving the land where 
they were able.  

Chris Belanger commented, stating that the rules which restrict growth were put in place because the people who 
enacted them saw that there was a benefit to doing so. He explained that he thinks the benefit proposed should 
outweigh the benefit of restricting growth. He also discussed traffic on Old Stage Road and explained that he 
believed the development would make the situation worse. He also stated that he thinks the process is being 
rushed and that other developers are watching the Glaser Plan and will do specific plans themselves to skip the 
growth management process.  

Meghan responded to Chris’s comment, clarifying that any plan moving forward would require a traffic study. 
She added that topic of discussion was whether the plan provided a substantial benefit, not if the land would be 



developed or not. She added that the land is in the residential zoning and sewer service district. She explained that 
comments about development are not contributing to the conversation about the substantial benefit in question.  

Chris Belanger followed up, reiterating his point that other developers are going to propose specific plans if this 
one is successful, therefore negating the benefit of growth restrictions that are in place. He also expressed concern 
about adding more houses on Old Stage Road due to their impact on traffic. He then referenced Growth 
Management, expressing that the Glaser property should be made to wait its turn to develop instead of 
circumventing the process with a specific plan.  

Ian Campbell commented, showing an overlay map he made with the Glaser plan and the Summer Field 
subdivision (DP 20-18, fka Catamount Gold). He explained that the high density of the housing in these areas was 
uncharacteristic for the area. He stated that he thinks the Glaser property should not be developed with high 
density housing.  

Grace Hemmelgarn expressed her support for the specific plan. It is a unique property that merits a unique review, 
noting the viewshed and Windswept Farm. She said that the land was zoned for residential use a long time ago 
and that the specific plan is an opportunity for the people to work with the Town to reduce the development on the 
Glaser property.  

Robin Young showed her support for the specific plan because she believes it provides a significant benefit to the 
Town and its community through Windswept Farm. 

David Westman stated his concern over the project being approved over a shorter time frame. He also pointed out 
that besides Windswept Farm, there did not seem to be support for any substantial benefit. He explained that he 
thinks the owner should proceed with development in the same way any other developer or landowner would.  

Esther Palmer made a comment stating that she thinks the plan is disingenuous and that she would prefer if the 
development proceeded through the normal Town processes, not a specific plan. She also explained that she 
wants Windswept to remain but that it is not the benefit being considered. She said she thinks the land could be 
given to the Mauss family then sell the remaining land for development.  

Jude Hersey stated her concern over the amount of traffic in the surrounding area, especially on Old Stage Road 
and associated safety concerns. She explained they bought their lot on Wildflower Circle for is proximity to the 
open space and designed their home for views of the horses.  

Wayne Wilkinson stated his opposition to the specific plan for the property. He suggested that a solar farm be 
built on the parcel.  
 
Matt Boulanger clarified the specific plan process. It is Chapter 9 of the Williston Unified Development Bylaws.  
 
Sheri Arnold made a comment about the density of development in the proposed plans. Meghan Cope explained 
that this is something that would be considered in a later meeting.  
 
Ken Belliveau explained that this project would need to go through act 250 and the DRB as part of the process.  
 
Meghan cope stated that the committee would vote on the Plan in the next meeting.  
 
Terri Zittritsch made a comment, explaining that the substantial benefit does not include the farm and that it only 
benefits a limited number of people. She explained that most of the land is undevelopable and that the land gained 
in the specific plan is not significant. She stated that the development should proceed as all other development in 
Williston.  
 
Meaghan Cope announced that a decision would not be made at this meeting and that further comments could be 
made at the next community meeting.  
 



• *NEW* SURVEY RESULTS & LETTERS (as of 2pm on Dec 2nd) 

DISCUSS DECISION OPTIONS  

• STAFF REPORT (updated for December 6th)  

VOTE ON SUBSTANTIAL BENEFIT  

END OF COMMUNITY MEETING 

MULTI-MODAL HUB FEASIBILITY STUDY  

In attendance to discuss the Multi-Modal Hub: Marshall Distel, Senior Transportation Planner at Chittenden 
County Regional Planning Commission (CCRPC); Darren Schibler, Senior Planner at CCRPC, Chris Gendron, 
Senior Transportation Engineer at Stantec; Chris Damiani, Senior Transit Planner at Green Mountain Transit 
(GMT)   

Marshall and Chris gave a presentation (slideshow linked about).  

DICUSSION:  

Chapin Kaynor noted that the route from Burlington to Walmart was the most used route in Vermont.  

Shayla Livingston asked if there would be parking for cars. Discussion was about whether busses would stop at 
the park and ride and if so, that parking would likely not be necessary for the multimodal hub.  

Alex Daley asked about the purpose of the multimodal hub in relation to the park and ride. Chapin Kaynor and 
Matt Boulanger responded to this question, explaining that this space would be used to change between bus 
routes. In addition, Matt explained the difference between public and privately owned spaces and how this public 
space could be beneficial.  

Alex asked about the problems at the Burlington Bus station, asking how the same perceived problems could be 
avoided. Chapin K stated that community space in this area would likely help would this. The Burlington transit 
center is tucked away from the bustle and activity of Church Street, bounded by vacant church property, “the Pit,” 
and dead walls. Williston’s location is a highly visible, bustling area visible from state highways and adjacent to 
the shops at Maple Tree Place.  

Reed Parker asked about transport to Walmart and if service there would be in place. Chapin K explained that 
many solutions could be proposed to serve Walmart from the new bus terminal. Chris G and Chapin K discussed 
the benefits of micro transit and conventional busses working together. Chapin K stated that he thinks having 
space for 2 buses in this space is underestimating the demand that is likely to come. Chris G agreed with this 
concern, explaining that previous conversations have addressed the importance of have space to expand the hub to 
have room for 4 buses. He also mentioned how a charging station for transit vehicles may also be considered.  

Meghan Cope brought up the question of community space serving people facing houselessness. She asked 
everyone to include this in their considerations and if this is something they had thoughts on. Chris D recognized 
the community aspect of the plans and stated that this was not something they have deeply considered previously.  

Meghan Cope showed excitement for the project and asked what kind of community outreach and input may be 
sought.  

Chapin K brought up the example of the Berlin rest stop where small businesses are being brought in to create a 
livelier environment. He explained a vision where this may be feasible on a smaller scale.  

https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Glaser_Specifc_Plan_-_Survey_Responses__Letters_as_of_2pm_on_Dec_2_2022.pdf
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Glaser_Specific_Plan_-_Community_Meeting_Staff_Report_December_6_2022.pdf
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Taft_Corners_Multi-Modal_Transportation_Hub_Feasibility_Study_Local_Concerns_Meeting_Slides.pdf


Meghan Cope asked Alex Daley and Ellie Beckett if they would use the multi-modal hub as residents of the Taft 
Corners area. Alex explained that he likely would not, but Ellie stated she would.  

Reed Parker commented on the discussion, explain some key details he thought were important to consider. He 
explained that the main issues to address are warmth, frequency of trips, and where the trips go. He said that it’s a 
long trip from Williston to downtown Burlington and that considering this is very important for GMT. He 
explained that the time required to take the bus is 4 times that of driving a car which he believes is an issue.  

Darren Schibler agreed with Reed P. He also explained that as Williston grows, the importance of a multi-modal 
hub may increase. He also said that he thinks people in surrounding areas may come to Williston instead of going 
all the way to Burlington.  

Chris G explained that the next steps are a concept plan, a feasibility study, and a presentation of a plan.  

REVIEW LAST YEAR’S APPROVED CAPITAL BUDGET (CIP FY2023-2028) 
 
                  (FYI ONLY; providing document as requested) 

MINUTES OF NOVEMBER 1, 2022 (public access PDF)  

Link for PC to edit: Draft Minutes – November 1, 2022 (see email for password) 

MINUTES OF NOVEMBER 15, 2022 (public access PDF)  

Link for PC to edit: Draft Minutes – November 15, 2022 (see email for password) 

Chapin Kaynor moved to approve both sets of minutes as amended. Alex Daley seconded. The 
commission voted unanimously.  

ADJOURN  
 

The meeting adjourned at 9:05 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.  

 

https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/FY_23-28_Capital_Budget_Approved_1.18.22_Final(1).pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/PC_Draft_Minutes_November_1_2022.pdf
https://townofwilliston-my.sharepoint.com/:w:/g/personal/eheymann_willistonvt_org/EV77t3BKULxFnnGPGI5hngYBf3MzgIGc5rf121NKylU7sg?e=watVyG
https://townofwilliston-my.sharepoint.com/:w:/g/personal/eheymann_willistonvt_org/ESPLwwU3EItJlxLWz6m7w28BswOrxPNDXlNBM9PsVkKFtA?e=XIfU0F

