
TOWN OF WILLISTON 
Planning Commission  

Minutes of October 19, 2021– 7:00 P.M. 
 

Watch recording on YouTube: Williston, VT Planning Commission October 19, 2021 - 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), Alex Daley, Shayla 
Livingston, Jill Pardini, Ron Bomer, Cate LaMar; Absent: none Staff: Matt Boulanger, Melinda Scott, Emily 
Heymann; Public: Taylor Newton (CCRPC staff), Geoff Ferrell (FORM BASED CODE consultant) 
 
7:00 PM  CALL TO ORDER 
 
7:00 PM APPROVAL OF MINUTES 

The Planning Commission reviewed the October 6 minutes. Meghan noted a few grammatical 
errors, otherwise had no comments. Shayla made a motion to approve the minutes as amended. 
Chapin seconded the motion. The motion carried with a 6-0-1 vote, with Cate LaMar abstaining 
because she was not in attendance at the last meeting. 

 
7:05 PM PUBLIC COMMENT 
 
  Jeff Nick, Allowed Uses in Gateway Zoning District West 

Jeff Nick stated he has been working with the Robear family on marketing their subdivided lots. 
They are in a unique position because one of their lots is in Gateway Zoning District West 
(GZDW), where the uses are very limited. There is a lot of interest in industrial uses, which are 
not allowed in GZDW. UHaul has expressed an interest in Lot 1 and even the Greer lot if they 
could establish additional mini storage and put an office on the Greer lot. There is a lot of demand 
for mini storage, and it has relatively low impact in terms of noise and appearance. A small 
change in the allowed uses in GZDW, like allowing outdoor storage, could make a big difference.  
 
Emily showed a map of the lots in GZDW and surrounding lots in other zoning districts. She 
showed a table of allowed uses for GZDW. Jeff stated UHaul is interested in putting more mini 
storage on Lots 2 and 1, and have an office on the Greer lot.  
 
Chapin is concerned about what would be visible from Rte 2. The purpose of the Gateway is to be 
a gentle transition into the more developed part of Williston. Alex stated if the Planning 
Commission agrees to reconsider the uses on these parcels, then they would be reversing the 
decision they just made regarding the NECS Specific Plan. He thinks this proposal is much better 
suited for Specific Plan. If Jeff would like to consider Specific Plan, staff can provide more 
information. Process wise, it would fit into the workplan Spring of 2022 regardless of which path 
was taken – bylaw amendment or Specific Plan. Chapin stated a sidewalk or path would be a 
substantial benefit he would be interested in.  
 
Chapin Kaynor asked about the lot size and 10-acre threshold for Act 250 review. Jeff Nick 
confirmed that if U-Haul were to expand onto the vacant lots that Act 250 review may be 
triggered. 

 
 
7:20 PM  FORM BASED CODE 

https://www.youtube.com/watch?v=YDc63icgWyw


Geoff Ferrell provided an overview of the Form Based Code coding. The Regulating Plan is a 
place-specific map of coding. Colors on the Regulating Plan tell you what the rules are for the 
Building Form Standards. Pink text indicates areas to call attention to because it is of particular 
importance or there is a choice to make. Architectural standards can be considered the “dress 
code.” They address the character of buildings, whereas the Building Form Standards address 
function. 

Components of Form Based Code:  

1. Intro/Definitions 

2. Regulating Plan 

3. Building Form Standards 

4. Architectural Standards 

5. Public Realm Standards 

6. Building Functions 

7. Parking and Loading  

8. Administration 

 

Geoff went over these components. There is an emphasis on shared parking, for much more 
efficient use of parking. Park one environment. Broad use categories with common sense 
nuisance protections. Offers much more flexibility as a tradeoff to more rigorous building form 
standards.  

Matt emphasized that the regulating plan creates the grid pattern that the town has envisioned for 
a very long time. Fundamentally different kind of zoning in dictating the shape of walkable 
blocks. 

Alex asked what kind of feedback would be most helpful at this point? Geoff said look for things 
that you don't understand or think are out of bounds. Taylor stated questions about how the code 
works and how it is laid out would be most helpful.  

Chapin stated now that he has read some of the code he can see how Form Based Code is going to 
work, and thinks it will make Tafts Corners a great place. He is uneasy with the Regulating Plan 
in certain areas. On pages 9 and 65 where street trees are discussed, Vermont has certain 
regulations about street trees (“shade tree”) and Williston’s regulations about street trees need to 
be in sync with Vermont law. Chapin had a question about Level II streets – they are in the 
legend but he doesn't see any on the map. Geoff stated the Level II street is an exception to the 
rule of needing to build a street when you develop a lot. these are where buildings now exist on 
top of where streets ought to be. 

Different types of open space. Light green = civic green, flexible unstructured space. Dark green 
= park space, natural, usually where wetlands are. Within a few blocks of nearly everywhere in 



Tafts Corners, there are green spaces on the Regulating Plan. Green spaces are good for 
development, if they are small. For example, they can make a great place for a coffee shop.  

 

Chapin asked where the plan was on pitched roofs, and Geoff stated he isn’t sure. Geoff noted the 
treatment of mansard roofs is unique in Vermont.  

Chapin noted that in the parking section there is no discussion of solar canopies. This needs to be 
integrated into the code. Taylor noted that typically solar canopies are net metered and exempt 
from local zoning, so the code is not in conflict with it. Chapin would like it to be part of the 
code. Geoff noted that Walmart and Home Depot contains space for auto oriented features like 
solar canopies. This area is outside the Form Based Code District.  

Ron Bomer asked if there is a way to put a limit on the number of animals. Taylor stated that 
should be done through a town ordinance, not zoning. Geoff agreed it is a problem that will need 
to be managed as the place grows, but zoning is not the place to manage it. 

Jill asked how trash and recycling would be managed vis a vis green spaces. Taylor noted that 
both these questions have to do with public works and suggested that Williston establish a Public 
Works Commission. Geoff noted that once Tafts Corner builds out, the increased intensity will 
provide a much stronger tax base and maintenance will become easier and more cost effective.  

Jill wanted to know if there is a way to prevent anti-homelessness type of public spaces and 
public space infrastructure, such as public benches that have dividers on them to deter people 
from sleeping on them. Spaces need to be friendly. Meghan said any interesting/inviting public 
place needs much more seating.  

Chapin said he is in favor of low walls. Can the code allow for them as part of building frontages? 
Chapin stated that managing trash and recycling by private entities is haphazard; rather, it should 
be managed publicly.  

Meghan stated the Planning Commission will talk about Architectural Standards at the next 
meeting. Geoff recommended reading Section 4 first, followed by Section 3. Planning 
Commission members should bring questions to the next meeting. Chapin noted that the Official 
Map should be discussed simultaneously with the Regulating Plan. Taylor said that Matt would 
like the Official Map to be adopted in tandem with the Regulating Plan. 

Chapin thanked the staff for putting together the hard copies. 
 
8:55 PM  FORM BASED CODE: INTERIM BYLAWS UPDATE 

At the last Planning Commission meeting, the Planning Commission voted in favor of 
asking the Selectboard to consider Interim Zoning. Matt had a conversation with the town 
attorney on the matter. Counsel felt the town is not in a good position to adopt Interim 
Zoning because of where we are in the process. Counsel recommended holding a hearing 
on Form Based Code before adopting Interim Zoning. He advised the town should warn a 
hearing, and at that point the Selectboard would be in a better position to consider Interim 
Zoning. What would it look like? It would mean development in conformance with Form 
Based Code could proceed. Or it could be more restrictive by putting a moratorium on all 
development in Tafts Corner. It would be helpful to know the time frame on drafting 



Form Based Code, does the Commission want to take time away from that to focus on 
Interim Zoning or just keep working on Form Based Code?  
 
Matt went over the typical steps in permitting new development. At preapplication 
applicants are not vested in the current version of the bylaw. At Discretionary Permit the 
applicant is vested in the current version of the bylaw. The town has a number of projects 
at the Preapplication stage. One of those, the Snyder project, is residential and has to go 
through Growth Management, then Discretionary Permit in phases. Wright Ave 
Supermarket is another project, as well as two Finney Crossing projects.  

 
Chapin is disappointed in the legal opinion but can't argue with it. He thinks the Planning 
Commission should work on Form Based Code as fast as they can but getting it hearing 
ready as early as Jan/Feb. Matt stated you could warn a hearing on the draft document 
and then immediately close it and continue to a date uncertain.  
 
Alex supports the idea and thinks it would put developers on notice. (Alex thought it 
would be warning a hearing on Interim Zoning not Form Based Code). Matt clarified. 
Meghan asked will this commit the Planning Commission to asking the Selectboard to 
consider Interim Zoning, Matt stated it does not. It simply allows the option. Chapin does 
not support the idea because it seems manipulative and opens the door on public 
comment to a draft in progress. He thinks it will create confusion and more work.  
 
Shayla Livingston asked if it is realistic to warn hearings on completed Form Based Code 
in March? Matt thinks it is, depending on how much time the Planning Commission 
wants to spend on the components of the amendment. 

 
Alex asked what makes Interim Zoning such a large burden on the Selectboard? Chapin 
stated because they would have to review development projects. Meghan is concerned the 
Selectboard will just say no. Jill agrees with Meghan and Chapin. Chapin asked what 
staff would recommend. Matt stated it has been a long project and the Planning 
Commission has worked very hard. Interim Zoning is very hard to administer and would 
be a lot of work for the Selectboard. Selectboard has very deep trust in the Planning 
Commission to get this done. He would love to see that happen and focus on it. There 
may be things that get built between now and then. Planning Commission members voted 
informally not to proceed with warning a hearing on Form Based Code and then 
requesting the Selectboard to consider Interim Zoning. Chapin said it’s good to push on 
getting Form Based Code done.  

 
9:00 PM ADJOURN  The meeting adjourned at 9:17 pm. 
 
UPCOMING MEETINGS 

⮚ November 2, 2021  Form- Based Code:  Building Form Standards; CCRPC Staff: Comprehensive 
Economic Development Strategy (CEDS) 

⮚ 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.  


