
WILLISTON, VT PLANNING COMMISSION 
SP 23-01 Glaser Specific Plan 

Town Plan & Bylaw Amendment Hearing – October 5, 2023 
 
Findings of Fact:  
 
1. The specific plan op�on may only be used where the Planning Commission determines that a 
substan�al benefit to the town could result per WDB 9.2.1.  
 
2. “Conserving one or more open space assets identified in the town’s Comprehensive Plan, or 
another open space asset acceptable to the Conservation and Planning Commissions” is listed as a 
substan�al benefit per WDB 9.2.2.1.  
 
3. The applicant proposes 53± acres open space offered to The Town of Williston in two dis�nct 
areas: 15± acres viewshed along Mountain View Road and 38± acres of pasture, forest, and 
wetlands.  
 
4. The Williston 2016-2024 Comprehensive Plan Sec�on 13.2 states, “Scenic Viewsheds - The town 
will protect and maintain the visual character that defines Williston, including open fields and 
meadows, wooded slopes and ridgelines, and scenic viewpoints.”  
 
5. The Williston 2016-2024 Comprehensive Plan Sec�on 13.3.3 states, “Protect Other Working 
Landscapes. Other working landscapes include tree farms, commercial wood lots, nurseries, sand 
and gravel mines, and fee-based outdoor recreation.”  
 
6. The Williston 2016-2024 Comprehensive Plan Sec�on 13.3.3 broadly characterizes open space in 
Chapters 3 and 9 as follows: “The Town of Williston will continue to protect open space resources, 
and provide outdoor recreation opportunities for its residents… (pg. 18).” “Conservation Areas… are 
publicly-owned open space landscapes that are used recreationally, but are primarily managed to 
conserve the natural ecosystem (pg. 63).” “Community parks are public open spaces… developed for 
intensive recreational uses... (pg. 65)”  
 
7. ‘Mere compliance’ with the bylaw is not a substan�al benefit per WDB 9.2.2.8 and the substan�al 
benefit must be an ac�on ‘above and beyond’ the requirements of the bylaw. The Glaser Specific 
Plan goes above and beyond the bylaw requirements by dona�ng open space land to the Town 
where the bylaw incen�vizes permanent protec�on per WDB 11.7.8. The Glaser Specific Plan goes 
above and beyond the bylaw requirements by conserving viewshed land that is minimally protected 
by the RZD Open Space Development standards and otherwise developable per WDB 39.8.2.5-
39.8.2.7 and 31.9.7.  
 
8. The Planning Commission held a community mee�ng on November 15, December 6, and 
December 20, 2022 as required by WDB 9.3.3. The Planning Commission established an advisory 
commitee as permited by WDB 9.3.3 on January 3, 2023. The advisory commitee worked with 
town staff and the applicant as required by WDB 9.3.4 from January to May 2023. The commitee 
voted 5-0 (1 absence) on May 25, 2023 to transmit the Specific Plan to the Commission. The 
advisory commitee and applicant presented the Specific Plan to the Planning Commission on June 
6, 2023 as required by WDB 9.3.7. The Planning Commission consulted with the Conserva�on 
Commission per WDB 9.2.2.7 and received a 6-1 recommenda�on on August 16, 2023 that the 
proposed open space is a substan�al benefit to the town.  
 
  



9. The Town Plan and Bylaw amendments read verba�m as follows. Compliance is an�cipated with 
all other development standards of the WDB.  

• Town Plan Chapter 13 Natural and Cultural Resources (page 9): “9.2 … Scenic viewsheds that 
are at least partially protected from incompatible development include:  the fields southwest of 
the intersection of Mountain View and Old Stage roads, approx. 15± acres, as well as an 
additional approx. 38± acres of forest and pasture open space, which are protected as open 
space and offered as town property as the substantial benefit for the Glaser Specific Plan SP 23-
01. Parcel ID 09-012-082-000.”  
 

• WDB Chapter 11 Growth Management (page 2): “11.2.3 SP 23-01 Glaser Specific Plan. The 
Glaser Specific Plan can proceed from pre-application to discretionary permit.  The DRB must 
make findings that the discretionary permit application upholds a Growth Management score of 
at least 50 points based upon the criteria of WDB Chapter 11 as amended October 4, 2022. 
Following discretionary permit approval and final plans approval, the applicant may receive 
administrative permits for new dwellings up to a maximum of 18 dwellings (DU) per fiscal year 
until project completion. The rules of 11.2.3 shall supersede the allocation rules of WDB 11.5.” 
 

• WDB 26 Street Trees (page 1): “26.1.2.2.1 SP 23-01 Glaser Specific Plan. Street trees shall not be 
required along Mountain View Road and Old Stage Road in order to preserve the scenic vista 
looking east.” 
 

• WDB Chapter 39 Residential Zoning District (pages 4-5): “39.8.2.13 SP 23-01 Glaser Specific 
Plan. Parcel ID 09-012-082-000. The Glaser Specific Plan shall provide 53± acres of designated 
open space as substantial benefit for the purpose of upholding viewshed, working landscape, 
and conservation goals of the 2016-2024 Comprehensive Plan 13.2 and 13.3.3. The discretionary 
permit shall include irrevocable offer(s) of dedication to the Town for the ownership of the open 
space area(s). Floating easement(s) for path connectivity towards the south and west may be 
required across minor sections of private land that may exist between the proposed the 
dedicated town open space and multi-use path that connects the two neighborhood clusters (see 
Appendix F site plan for notations). Other bylaw amendments for SP 23-01 can be found in WDB 
11.2.3, 26.1.2.2.1. Refer to Appendix K for Specific Plan site plan and accompanying documents.” 
 

• WDB Appendix K: All documents and minutes from the Planning Commission, Selectboard, and 
advisory committee process including the site plan, viewshed rendering, and Growth 
Management Questionnaire will be bundled in Appendix K and referenced during permit 
process.  

PROPOSED MOTION 
 
As authorized by WDB 8.2 and 24 V.S.A. § 4441, I, _______, move that the Williston Planning 
Commission submit the town plan and bylaw amendments to the Selectboard for considera�on, 
with the following modifica�ons to the site plan:  

- Designate a 2-5 acre building envelope at the NW corner of the viewshed (excluding 
proposed road ROW) for future town park ameni�es for the purpose of enhancing public 
access to the views.  

- Iden�fy the easement as a floa�ng easement along the en�rety of the mul�-use path 
between the path & 38-acres open space.  

https://townofwilliston-my.sharepoint.com/personal/eheymann_willistonvt_org/_layouts/15/onedrive.aspx?ga=1&id=%2Fpersonal%2Feheymann%5Fwillistonvt%5Forg%2FDocuments%2FGlaser%20Property%202022%2FSP%2023%2D01%20GSPAC%20Transmittal%20Package%2F1%2DGSPAC%20Town%20Plan%20and%20Bylaw%20Amendments%2FTown%20Plan%20Chapter%2013%20%2D%20Natural%20and%20Cultural%20Resources%20%2D%20SP%20EDIT%2Epdf&parent=%2Fpersonal%2Feheymann%5Fwillistonvt%5Forg%2FDocuments%2FGlaser%20Property%202022%2FSP%2023%2D01%20GSPAC%20Transmittal%20Package%2F1%2DGSPAC%20Town%20Plan%20and%20Bylaw%20Amendments
https://townofwilliston-my.sharepoint.com/personal/eheymann_willistonvt_org/_layouts/15/onedrive.aspx?ga=1&id=%2Fpersonal%2Feheymann%5Fwillistonvt%5Forg%2FDocuments%2FGlaser%20Property%202022%2FSP%2023%2D01%20GSPAC%20Transmittal%20Package%2F1%2DGSPAC%20Town%20Plan%20and%20Bylaw%20Amendments%2FWDB%20Oct%204%202022%20Chapter%2011%20Growth%20Management%20%2D%20SP%20EDIT%2Epdf&parent=%2Fpersonal%2Feheymann%5Fwillistonvt%5Forg%2FDocuments%2FGlaser%20Property%202022%2FSP%2023%2D01%20GSPAC%20Transmittal%20Package%2F1%2DGSPAC%20Town%20Plan%20and%20Bylaw%20Amendments
https://townofwilliston-my.sharepoint.com/personal/eheymann_willistonvt_org/_layouts/15/onedrive.aspx?ga=1&id=%2Fpersonal%2Feheymann%5Fwillistonvt%5Forg%2FDocuments%2FGlaser%20Property%202022%2FSP%2023%2D01%20GSPAC%20Transmittal%20Package%2F1%2DGSPAC%20Town%20Plan%20and%20Bylaw%20Amendments%2FWDB%20Oct%204%202022%20Chapter%2026%20Street%20Trees%20%2D%20SP%20EDIT%2Epdf&parent=%2Fpersonal%2Feheymann%5Fwillistonvt%5Forg%2FDocuments%2FGlaser%20Property%202022%2FSP%2023%2D01%20GSPAC%20Transmittal%20Package%2F1%2DGSPAC%20Town%20Plan%20and%20Bylaw%20Amendments
https://townofwilliston-my.sharepoint.com/personal/eheymann_willistonvt_org/_layouts/15/onedrive.aspx?ga=1&id=%2Fpersonal%2Feheymann%5Fwillistonvt%5Forg%2FDocuments%2FGlaser%20Property%202022%2FSP%2023%2D01%20GSPAC%20Transmittal%20Package%2F1%2DGSPAC%20Town%20Plan%20and%20Bylaw%20Amendments%2FWDB%20Oct%204%202022%20Chapter%2039%20Residential%20Zoning%20District%20%2D%20SP%20EDIT%2Epdf&parent=%2Fpersonal%2Feheymann%5Fwillistonvt%5Forg%2FDocuments%2FGlaser%20Property%202022%2FSP%2023%2D01%20GSPAC%20Transmittal%20Package%2F1%2DGSPAC%20Town%20Plan%20and%20Bylaw%20Amendments

