
TOWN OF WILLISTON 

Planning Commission  

Minutes of November 2, 2021– 7:00 P.M. 

 

Watch recording on YouTube:  

Location: Annex Conference Room (7878 Williston Road) and Zoom  

Meeting ID 158-006-871 on zoom.us/join or by calling 1-646-558-8656 

 

Planning Commission Present: Meghan Cope (Chair), Chapin Kaynor (vice chair), Shayla Livingston, Ron 

Bomer, Cate Lamar; Absent: Alex Daley, Jill Pardini; Staff: Matt Boulanger, Emily Heymann; Public: Taylor 

Newton (CCRPC staff), Regina Mahony (CCRPC); Geoff Ferrell (FBC consultant) 

 

7:00 PM  CALL TO ORDER 

 

7:00 PM APPROVAL OF MINUTES 

 

With a motion made by Chapin Kaynor and seconded by Ron Bomer the commission approved 

the minutes as amended with a unanimous vote. 

 

7:05 PM PUBLIC COMMENT 

 

  None.  

 

7:10 PM  COMPREHENSIVE ECONOMIC DEVELOPMENT STRATEGY (CEDS) 

 

Regina Mahony gave an overview of the Community Economic Development Strategy (CEDS) 

programs. The economic development strategic plan lives within the ECOS plan. This CEDS plan 

is for “west central” Vermont with 4-sub regions (Chittenden County, Addison County, Rutland 

County except Pittsfield, and some other places) because other Vermont regions don’t have an 

EDS. This plan will be written by the regional planning commission, Regional Development 

Corporations, VT Agency of Commerce and Community Development (ACCD). The plan is 

outreach and engagement this fall with communities. State level and sector level reports for this 

plan. Draft available in the spring and approval by December 2022.  

 

Chittenden County is starting to renew ECOS. This CEDS will be incorporated into the ECOS 

plan. Surveys have been sent out to businesses and employers. Focus groups and stakeholders 

beyond municipalities, specifically focusing on BIPOC communities and get their input into this 

plan and the support they need. Discussion points: Assets? Opportunities? Priority projects? 

Programmatic projects are expected through this process, especially supporting BIPOC (Black, 

Indigenous, and People of Color) entrepreneurs and businesses.  

 

Chapin Kaynor said reading the report data and SWOT analysis was helpful as a commissioner to 

get an understanding of regional trends. Noting dramatic increase of people aged 60+ in the 

region. Meghan Cope asked what kind of input will be most helpful from this group. Regina 

Mahony said ideas for priority projects are most important, as well as anything missing from 

SWOT analysis. Regina suggested reading the draft when available in the spring because it may 

be easier to react to something than provide input from the start.  

 

Chapin noted focus through COVID on outdoor opportunities, local farmers markets, and farm-

to-table food systems support. Important to keep that momentum moving with regional 

coordination. As an example of a lack of coordination, Chapin noted that within Williston there 



were two places doing farmers’ markets on same evening of the week (Adams and Isham, on 

summer Tuesdays).   

 

7:20 PM  FORM BASED CODE – OVERALL PROCESS  

Matt Boulanger gave an overview for the FBC review process. Staff will keep track of questions 

or comments that related to other sections of the FBC, other chapters of the bylaw as well as other 

mechanisms such as ordinances that are outside of zoning. Matt Boulanger noted the memo from 

Taylor Newton that confirmed zoning cannot regulate domestic pets and dogs.  

Ron said a lot of his concern is about dogs and affordable housing is to maintain a healthy living 

environment. The issue is not just between the Hamlet and the apartment building – but people 

within the apartment building feel trapped and that no one is helping them. The town needs to 

take an active role to maintain a healthy living environment, to serve the less fortunate and to 

participate in inclusive environment. Hold the standard of tenants’ rights, especially those who 

are less privileged and don’t have ability to retain a lawyer. If we are inviting people into the 

community, then the town needs to provide the necessary services. 

There was a brief discussion about mixing affordable and market rate units within a building as 

opposed to consolidating -- and effectively isolating -- affordable units, as well as the Town’s 

ability to respond to citizen complaints about health and sanitation.  

Chapin Kaynor asked about a certain amount of green space per building. A dog park or other 

facility should be a higher priority for public spaces. Some things in FBC could provide space for 

dogs. Geoff confirmed that the public realm standards of FBC pertain to green space, parks and 

amenities.  

7:25 PM  FORM BASED CODE – ARCHITECTURAL STANDARDS   

Geoff gave an overview of Section 4 Architectural Design. There will be a difference between the 

pictures and what gets built. The images are designed to provide inspiration and point people in a 

certain direction with the expectation that reality will be different. Geoff introduced Justin 

Falango, the resident New England architect. Throughout the discussion below, there were 

comments from commissioners that they are “casual architectural observers” with no formal 

training. Geoff and staff encouraged commissioners that there is value in their comments. As we 

dive into each section, the lingo and formatting will be easier to understand and give feedback on.  

Geoff noted that stucco may not be appropriate for this area. A variety of materials – metal siding 

and shingles can look attractive. Vinyl allowed if is a premium grade. Secondary materials can be 

more flexible and greater variety because it is a smaller piece, ornament accent that doesn’t 

belong in primary but could be okay as secondary.  

Meghan Cope asked about metal siding. Some materials that can be primary or secondary or a 

middle category. Her objection is vertical board & batten style metal, as opposed to horizontal 

panels. It was cold, unwelcoming/unfriendly. Metal siding at 40% or 60% but not the whole 

building. A casual architectural observer so happy to hear thoughts on metal siding. Geoff said 

formal training can sometimes lead you astray.  

Shayla said is in favor of removing stucco from the primary. It doesn’t fit with Vermont. 

Question about metal siding. The new REI building may be metal siding and it is not offensive. 

Meghan agreed with the REI aesthetics, of course it was a retrofit to existing building. Meghan is 



okay with metal for commercial, but not the aesthetics for residential spaces. Meghan agrees on 

no stucco.  

Shayla noted the unfortunate practice of making windows look bigger and skimp on glass area by 

the panel within the window opening. For example, at Cottonwood Crossing where the window 

opening also has fiberboard panels.  

Chapin Kaynor advocated for solar materials to be included as an option for roofing and siding. 

Beyond add-on panels, shingles and siding panels are becoming available. FBC should inspire 

people to choose solar-ready design or consider solar materials at every opportunity. Solar-

friendly area for canopies, awnings, allow solar everywhere possible.  

The commission discussed corner boards. 3.75” may be too narrow. Increase to nominal 6” (or 

5.25” to accommodate actual wood plank dimensions). Bend to accommodate solar, especially on 

south facing walls - allow it to be a consideration. Chapin also said OKAY with wood. Fiber 

cement panels depends so much on the finish – can be made to looks like stucco or other 

materials. Geoff -- fiber cement panels are the root of cheap architecture. Differentiating the 

panels from the siding. The finish. Leave it be.  

The general consensus was: prohibit stucco as a primary material, create a placeholder for solar 

materials (especially shingles and siding, and on south facing walls), stair halls are vertical space, 

wider corner boards, metal siding as secondary only.  

There was a discussion of organic vs. synthetic materials and local vs. non-local materials. This 

can be encouraged in the general principles but tough to do as a code standard. Some synthetic 

materials are hard or impossible to avoid in modern building practice. What if a new product is 

developed? What is process for new materials? What is the definition of “local”? Purchased 

locally or produced locally? While locally sourced is a great idea, it runs counter to housing 

affordability goals. It is incredibly expensive to build, and locally produced materials are even 

more expensive. External, private certifications such as LEED have metrics for materials and 

location sourcing. There was a brief discussion about intent vs. standard vs. overreach. 

“Preferred” or “recommended” is not regulatory and can be tricky to administer.  

The commission discussed the materials list. It includes a process to review and approve new 

materials as they come available on the market. Setting up process for a new approved material 

list and they must go through review for equivalent or better. If we’re going to allow vinyl, 

maybe not on ground floor.  

Roof and roof details:  

• Finney Crossing apartment building flat roofs are ugly because they “just stop” and don’t 

have any detailing to provide visual conclusion.  

• White River Junction has flat roof buildings that look nice because of detail and cornice.  

• Finney Crossing has some pitched roofs on ugly buildings. The fake roof pitch at 

Williston Coffee Shop/Taft Farms Shopping Center not good because of the pitch. Avoid 

funny fake roofs because they are as bad as unfinished flat cornices. 

• Shayla liked the projecting cornice example. She liked the parapet wall with projecting 

cornice slightly less.  

• Cate Lamar does not like flat roofs, they should be exception not the rule. She does not 

like the projecting cornice. Flat roofs look too industrial, they should only be for a 

specific purpose  



• Mansard roofs: Chapin likes the mansard style. Meghan likes it in certain circumstances. 

A mansard roof on a 1-2 story building looks hideous and ideally should only be the 3rd 

or 4th story. Shayla agreed. Ideally 2-3 stories that are not the roof. Cate likes mansard, 

but not the example on page 48. Pitched roofs – with targeted exceptions like viewing 

platforms or public open space; require pitched roofs of a certain percentage.  
• Meghan is okay with flat roofs but there needs to be a finished edge and a feature, like 

Shayla says, “it can’t look like they just stopped building.” Meghan does not like the 

“watch tower” trend, the elevated corner with windows. Prison-like architecture. Flat 

roofs only with a purpose -viewing platform/public space, green roof, solar. Flat roofs 

can have solar oriented in any direction. Solar on pitched roofs is limited to the south 

facing side only  

• Parapets, cornices, mansard roof to hide mechanical. Mansard roof can also hide a whole 

story of living space if it doesn’t look fake.  

• Geoff noted in FBC, if roof is not visible from street (flat behind parapet) it is not 

regulated.  

• Meghan shared a graphic that explains pitched roof ratios. Chapin okay with pitched roof 

numbers. Go with larger cut out. Mansard roofs count as full stories.  

• Chapin suggested solar awnings that havepermeable light reflected below and lets the 

light through. Taylor said cannot regulate solar but can regulate solar-ready design.  

• Flat roofs in some FBC areas and not others. https://www.vapda.org/ homepage image 

shows a drone photo of Middlebury VT with flat roofs along main street and pitched 

roofs radiating outward.  

• Justin: some mansard roof ratios can fit 2 stories 

• Overhang requirements: 12” preferred or more  

• Ron: Finney Crossing looks cheap. Same building meeting a quota in the region. A 

square soviet building with no color or detail. Likes overhanging eave with green 

dormers that Chapin doesn’t like - it is a rich design.  

• Flat roofs are a maintenance nightmare. Prefer a pitched roof. 2-3 slope. Flat roofs are 

always leaky and smell moldy. Geoff noted that some roofs that appear flat slope to the 

rear behind the parapet.  

Meghan Cope noted that it was approaching 9 PM and the Commission had not made it beyond 

Section D. There was consensus from the Commission, Geoff, and staff that the architectural 

standards are very important and not to be glossed over. Another meeting may be necessary. Matt 

Boulanger said November is a 5 Tuesday month so the commission could add another meeting to 

review timeline. Matt will work with Meghan Cope on the FBC review schedule. 

8:50 PM  WILLISTON ENERGY COMMITTEE CHARGE  

  Establishment of Energy Committee by Williston Selectboard October 5, 2021 

 

Matt Boulanger gave a brief overview, noting that the Energy Committee is charged by the 

Selectboard “At the direction of the Planning Commission serves an advisory function concerning 

Town energy policy as a component of land use policy.”  

 

 

8:55 PM  BYLAW- AFFORDABLE HOUSING IMPACT FEE WAIVER LANGUAGE   

  -Memo re: Selectboard Addition of Impact Fee Waiver Language 

  -Revised Bylaw Report  

https://www.vapda.org/
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Williston_Energy_Committee_Charge_Adopted_10.5.21.pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Memo_to_PC_RE_SB_amendment_to_Collected_Bylaw_Changes_Octo_2021.pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Updated_Bylaws_Revision_Report_Memo_Wetlands_Parking_Cleanup_Canabis_Superfund_October_19_2021.pdf


Matt Boulanger said editing the report is clerical in nature per statute, and not something the 

commission needs to approve with a vote. Even if commission disagreed with the changes made 

by the Selectboard they cannot deny or refuse to edit the report.  

Some members said they supported the change to allow waivers for affordable housing. Matt 

Boulanger noted that the waiver is not automatic, the Selectboard would need to have a meeting 

and make findings. Matt noted that the waiver is also more stringent than zoning. Zoning only 

limits the for sale or rent price, whereas for the waiver the applicant must demonstrate income 

qualifications as well.  

9:00 PM ADJOURN   

 

The meeting adjourned at 9:06 pm. 

 

UPCOMING MEETINGS 

⮚ November 16, 2021, Form-Based Code: Architectural Standards; Capital Budget Review 

⮚ December 7, 2021,  Form-Based Code: Urban Place Regulating Standards 

⮚ December 21, 2021,  Form Based Code: Regulating Plan; Operating Budget 

 

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.  


