
TOWN OF WILLISTON 
Planning Commission  

Minutes of December 21, 2021– 7:00 P.M. 
Location: Zoom Meeting ID 158-006-871 on zoom.us/join or by calling 1-646-558-8656 

Zoom Recording: https://youtu.be/fr4WETdsj-A  
 
Planning Commission Present: Chapin Kaynor (Chair), Shayla Livingston; Absent: Meghan Cope (Vice Chair), 
Cate Lamar, Jill Pardini, Alex Daley, Ron Bomer (resigned);  
Staff: Matt Boulanger, Emily Heymann; Public: Carol Stewart, Taylor Newton, Geoff Ferrell 
 

1) CALL TO ORDER 
 
The meeting came to order at 7:04 PM. 

 
2) PUBLIC COMMENT 

 
None. Carol Stewart was present from the public for the capital budget discussion.  

 
3) MINUTES OF DECEMBER 21, 2021 (public access PDF)  

Link for PC members to edit: PC Draft Minutes – December 7, 2021  
  
 A quorum was not present, so the minutes were not reviewed.  
 

4) CAPITAL BUDGET 
 Proposed FY 23-FY27 Capital Budget  
  

By 7:10 pm Shirley had not arrived at the meeting (in-person or virtual). The Commission circled back to 
this item at 8:50 pm. Shirley got tied up at Selectboard and was not there to present the capital budget.  
 
Shayla expressed frustration and distain with the process, not at staff who do a great job, but frustration at 
the budget review timeline as this issue has come up before. The budget is reviewed so late in the game it 
is hard to adjust. Matt Boulanger explained that individual department budgets are not available until late 
Fall or early winter and the complete draft budget is not available until just days before the commission is 
scheduled to review it.  
 
Chapin said the statement for the commissions to make is if the budget is or is not in conformance with 
the Town Plan. Particularly, the recently adopted Energy Plan. A small effort has been made to 
acknowledge things about vehicle purchases and building energy efficiency. The Police Department’s 
presentation to the Selectboard said nothing about electric police vehicles. In their written document, it is 
projected for 2-5 years. Richmond has a Tesla, Essex and Burlington have hybrids, and the Williston 
Police chief is waiting to see how they look. Chapin said police cruisers on average go 60,000 or fewer 
miles and spend most of the time idling. Chapin said this process shows the lack of an energy coordinator 
and the niche that could be filled – a staff person that helps the departments incorporate electric vehicles 
and other climate change actions into their operations. A staff person to assist with research, cost 
comparisons, and grant writing. For example, the Town Hall parking lot is scheduled for an upgrade and 
expansion in the capital budget. It will include EV-charge but no plans for solar canopy, expanding solar 
panels elsewhere at the Town Hall complex, or exploring battery storage. The Town Hall generator is 
diesel and must be started weekly for proper functioning. The Town should explore battery storage 
(power walls) for the town offices because they are charged by renewable solar energy and balance grid 
demand to reduce peak demand. The Town should be negotiating with GMP on more energy generation 
and storage – this would be a key role of the Energy Coordinator.   
 

https://youtu.be/fr4WETdsj-A
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/PC_Draft_Minutes_Dec_7_2021.pdf
https://townofwilliston-my.sharepoint.com/:w:/g/personal/eheymann_willistonvt_org/ES6JWvWPjQlLmQ65uPlSxToBEySIPzrz3ZepriHUKHLDHg?e=VzjYRE
https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Proposed_FY23_Captial_Budget.pdf


The Commission discussed ARPA funds. Erik Wells, Town Manager, applied for 3 electric charging 
stations: community park and catamount using ARPA funds. Other grants may be helpful for energy plan 
goals but need an energy coordinator to explore these grants. Shayla asked about the opportunities to use 
ARPA funds for bicycle and pedestrian improvements, particularly sidewalk plowing and bike lanes.  
 
 
The sidewalk plow is pushed out again to FY2024. It was pushed out last year as well. The Selectboard 
receive mores requests each year for sidewalk plowing that they deny. One plow is vulnerable because 
there is no back up if the only sidewalk plow breaks down. Chapin doesn’t understand why the sidewalk 
plow is not in the FY2023 budget.  
 
Shayla again expressed frustration with the process. They had the same feedback on process last year, and 
no response from Selectboard or Manager. The commission’s review of this budget is irrelevant or not 
taken seriously. Shayla noted that while the Energy Coordinator would be helpful, they would not oversee 
other town goals related to budget such as sidewalk plows, sidewalk plowing requests, and new bike 
lanes. She asked if there’s a way to get those pieces into the budget in a timely and relevant why. 
Especially in a year where there is funding that can be used for these things via ARPA. It’s frustrating 
knowing what the town plan says, what the commission hears from the people about their needs, and then 
not see it mentioned in the budget.   
 
The discussion transition to transportation improvements, especially on regional and arterial roads. Matt 
Boulanger explained that the two largest bike projects in Williston are Mountain View Road and Oak Hill 
Road. They are state Circ-highway alternative projects. This means those improvements will be paid for 
and constructed by the state. The town has budgeted transportation impact fee money to kick-off those 
projects with the initial scoping and designing studies. But there is no guarantee that if the town pays for 
the initial step if or when the state will spend their money on construction. In summary, this is a failure of 
the State. The Circ Highway was cancelled over 10 years ago, yet only a few alternative projects have 
been completed re circ highway alternatives. For example, James Brown Drive/Route 2A intersection 
recently completed, Industrial Ave/Route 2 intersection under construction now. Matt said he spoke with 
a concern citizen today who struggles to their neighborhood onto a busy Route 2A and a desire for the 
Circ Highway to have been constructed. It is hard to be an ambassador for a process that is so slow The 
Regional Planning Commission has also expressed frustration that the circ alternatives have been on such 
a slow track. Taft Corners to the Village.  
 
Matt Boulanger explained his goals and vision for the 2025 Town Plan, the rewriting process will begin 
the next year or two. He suggests starting a new with a complete rewrite. While the Town 
Plan/Comprehensive Plan is the primary tool for land use policy, it can be much more than that. The 
Selectboard can use the Town Plan as a tool to guide budgetary decisions and department goals. The next 
Town Plan should be written through the lens of equity and energy, including land acknowledgement. For 
example, the current Town Plan and bylaws call for “private open space that need not be maintained by 
the Town” that is counter from the goals and interests of the community for community space. The next 
town plan gave have more goals, policies, and action steps for investing in town parks and civic spaces.  
 

5) FORM-BASED CODE  

UPDATED PRINTED MATERIALS: see email for pick up instructions 

REGULATING PLAN 

Regulating Plan & Map Survey: https://forms.gle/UnvQBbtNt6geLK1g8 
(Please take this survey before the meeting. Email required so you can return to the survey if can’t finish 
it in one sitting or want to change a response) 

TC_2-Regulating_Plan_1.3.pdf   

https://forms.gle/UnvQBbtNt6geLK1g8
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/TC_2-Regulating_Plan_1.3.pdf


TC_Reg_Plan_December_14_2021.pdf   
TC_3-BFS_1.45.pdf   
  

  PUBLIC REALM & STREET MAP 
  

Public Realm and Street Map Survey: https://forms.gle/f4o6Gh1D5bnbnTCg6 
(Please take this survey before the meeting. Email required so you can return to the survey if can’t finish 
it in one sitting or want to change a response) 

TC_5_Public_Realm_1.5.pdf   
TC_Streets_Map_November_10_2021.pdf   
 

 SHARED PROJECT JOURNAL  
(editable version, check email for password) 

 
While waiting for Shirley, Matt gave an overview about the changes that are being made to the rest of the 
bylaw into order to integrate the Form-Based Code. The underlying zoning districts (Taft Corners, 
Business Park, Mixed Use Residential, Mixed-Use Commercial, Gateway South) will remain in place so 
recent bylaw amendments to cannabis retail prohibition stays in place. Updated Official Map to go 
through the Form-Based Code approval process to get the right-of-way and green spaces. Goal is to have 
everything ready for January 4th meeting to warn a public hearing for February 1st. An ambitious schedule 
knowing the other things the commission has in the upcoming work plan. Chapin expressed a desire in 
having an actionable Form-Based Code on or before Growth Management.  
 
So far, only Chapin and Jill have taken the feedback surveys on Public Realm and Regulating Plan. 
Discussion items related to the Form-Based Code include:  
 
• Stormwater. Vision recommends a consolidating stormwater service as a utility, but it is not a code 

item. Only so much can be handled with on-site storage or retention. A network stormwater system 
will be needed in the future. Currenting zoning defers to state permitting authorities for stormwater. 
Surface ponds are an expensive use of land.  

• Wetland and Wetland Buffers: With the exception of the Burr Oak Knoll, wetlands can be integrated 
into the stormwater system. All water drains eventually into the waterways. Revise the bylaws to allow 
minor incursions for stormwater treatment. For example, reduce sheet flow and use the “ripple and 
still” method where water takes a meandering path through a series of terraces to filter out particulate. 
For example, the South Burlington Market Street is a naturalized stormwater treatment for the 
collective area and includes a walking path and art.  

• Regulating Plan civic greens: most properties within a 2 ½ minute walk to a civic green. Geoff noted a 
green added to the south end of Maple Tree Place in the Best Buy parking lot area because this area is 
an “asphalt desert” by pulling the nose of the building frontage back on proposed Juniper Lane.  

• Regulating Plan: Discussion of the Judge property (Taft Corners Shopping Center) at NE corner of 
Route 2 and 2A. As shown, there are not grid street connections. This is a challenging parcel with its 
shape and configuration, bounded on one side by the Finney Crossing retention ponds. Chapin 
suggested a street connection from Route 2 to Seymour and Day Lane. Geoff explained that a street 
section would consume a lot of developable land on this awkwardly shaped parcel. The proximity to 
the Route 2/2A intersection created challenges for new road connections, as VTrans would like 
consolidated and separated access near this major intersection. The Judge parcel is also constrained by 
VELCO powerlines on NE corner, even a civic green in that location would be fairly nude as VELCO 
does not allow large trees in their right-of-way. Unfortunately, parking the most viable use given 
VELCO restrictions.  

• Shopfront vs. Urban General 2. Shopfront is an option in “Urban General” areas but not permitted in 
“Urban General 2.” The intent it is allow retail in the core market areas along streets that have higher 
visibility/business from passing vehicles. Trader Lane could be residential with some office 

https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/TC_Reg_Plan_December_14_2021.pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/TC_3-BFS_1.45.pdf
https://forms.gle/f4o6Gh1D5bnbnTCg6
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/TC_5_Public_Realm_1.5_(3).pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/TC_Streets_Map_November_10_2021.pdf
https://townofwilliston-my.sharepoint.com/:w:/g/personal/eheymann_willistonvt_org/ESPPNOoZieBGhO6nLKhkLCUBrZ_HiJmWAYuwDl63Z8OgaA?e=ROYOKf


• Public Realm Street Specifications: Chapin Kaynor expressed a preference for 1-2’ more in the 
dooryards or tree belts to create more space for shopfront seating, residential dooryards, dogs to poop, 
gardens or flower beds. Dislikes narrow space for pedestrians between a curb and tall building. Geoff 
confirmed that the 7’ wide dooryards are already wider than standard. Chapin questions if 5’ is 
enough for tables and chairs. Geoff confirmed 5’ is sufficient for cafe style seating. Shayla said the 
streetscape is already very wide between buildings and doesn’t want the building to feel too far apart, 
but isn’t sure if an additional 1-2’ would change the overall feel of the street.  

• Street Trees: Chapin confirmed that the species list includes natives and disallows invasives. Geoff 
noted the species diversity is set at no more than 21% of one species.  

• Cycle Track and Zephyr Road: It is law that cyclists can take the whole lane. Therefore, show 
sharrows on the street specifications renderings. “Sharrow” is a pavement markings indicating that 
cyclists can use the lane and is shorthand for “shared right-of-way.” The code needs to be clear about 
the trigger point for road compliance with the specifications, such as resurfacing or other trigger 
point. With the curbing on Zephyr Road, it would like be a maintenance activity beyond resurfacing 
the top coat when the base layer or curbs are involved to create room for the cycle track.  

 
 

6) “FYI” ITEMS; OTHER BOARDS AND COMMITTEES  
(Items not for discussion, please reach out to planning staff for more information individually)   
 
 
Williston Planning Department: In addition to the daily flow of permit and certificate applications, staff 
is currently investigating or pursuing seven zoning violation complaints, including failure to install 
required landscaping, illegal outdoor lighting, unpermitted and oversize home businesses, and parking 
out of compliance with site plans. Staff assisted in the drafting of a revised Special Event Ordinance 
under consideration by the Selectboard. Staff is currently monitoring one appeal of a development 
approval at the state Environmental Court. Williston Planning is preparing applications for assistance 
from the Chittenden County Regional Planning Commission (CCRPC) through its FY23 Unified planning 
Work Program (UPWP).    
  
Other Boards and Committees staffed by Williston Planning: The Development Review Board will 
review DP 21-20, Aldi Supermarket at Wright Avenue as a Pre-Application on January 11. Plans 
available at this link. The Historic and Architectural Advisory Committee is working with our consultant 
on new illustrated development standards for the Village Zoning District and planning for public 
outreach this spring. A staff memo discussing this process can be viewed at this link.  The Conservation 
Commission is working on draft revisions to the Special Wildlife Habitat Area protections contained in 
Chapter 27 of the Williston Unified Development Bylaw. A link to the draft can be viewed here. The 
catamount Community Forest Committee has been working on several wildlife habitat enhancement 
plans. Their meeting agendas and supporting materials can be found at this link. 
  
Selectboard:  Review of FY 23 Capital and Operating Budgets has begun. Planning Staff wrote a memo 
for the Manager outlining potential population growth from FY23-FY27 in support of budget review. 
Memo available at this link. The Selectboard is also considering adding an Energy Coordinator Position 
to the Planning Department in FY 22 or FY23. The Manager’s memo can be viewed at this link. 
  
Beyond: The Vermont Housing Finance Agency (VHFA) published a report, The State of Residential 
Development in Vermont in 2021. Building Homes Together has announced a new 5-year plan for 
housing in Chittenden County. An infographic about Building Homes Together 2.0 can be viewed at this 
link. 
 
Matt gave an overview. Chapin appreciated the memo on the village bylaw status and the memo to 
Selectboard about projected residential growth within the next 5 years. Shayla appreciated the information 
on housing need in the region.  

https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/DP_21-20_Pre-App_Plans_and_Elevations_Submitted_December_3_2021_1.pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Village_Bylaw_Outstanding_Taks_List(1).pdf
https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/WDB_Chapter_27_Conservation_Areas_SWHA_Revisions.pdf
https://www.town.williston.vt.us/index.asp?SEC=%7b811A29B6-FF12-4914-BF4A-D7EF2AB7E5B3%7d
https://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/FY_2023-2027_Projections_for_Town_Manager_December_2_2021.pdf
https://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Town_Planner_Energy_Position_(Wells_Memo_12.14.21)(1).pdf
https://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/2021_VHFA_White_paper_on_Housing_Development_Costs.pdf
https://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/2021_VHFA_White_paper_on_Housing_Development_Costs.pdf
https://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Building-Homes-Together-2.0-Infographic_Final_20211203.pdf
https://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Building-Homes-Together-2.0-Infographic_Final_20211203.pdf


Shayla asked about the Growth Management allocation numbers in the 3 areas (50/20/10; see map in 
memo to Selectboard on housing predictions). Matt explained that the growth target is a goal from the 
Town Plan to concentrate new residential in the Growth Center, some in the residential/village districts, 
and the least amount of new units in the rural area. The conversation transitioned to the relationship 
between form-based code and Growth Management. Matt explained that the Growth Management chapter 
will need to reflect the form-based code. Staff is exploring an amendment to streamline the procedure and 
make efficient use of the limited allocation resource. For example, tying the Growth Management 
allocation timing to the administrative permit. This would ensure a more consistent usage of allocation, 
whereas the current system creates artificial lumpiness where units are allocated several years in advance 
and constructed all at once. The staff is still working on a draft proposal and will have a version for the 
commission to review in the new year.  
 
Shayla asked about increasing the number of available units in the Growth Center, noting the dire need in 
the region for housing (currently bylaw is 50 DUe/year in the Growth Center). Matt said the procedure 
would be a Town Plan and Bylaw amendment.  
 
 

7) ADJOURN  
 
The meeting adjourned at 9:14 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.  

 


