
 

Review Stage: Pre-Application 

APPLICATION NO: DP 24-02 PROJECT NAME: Willard 3 Lot Subdivision 
PROPERTY ADDRESS: 699 Nob Hill Road EXISTING LOT SIZE: 10.49 
ZONING DISTRICT: ARZD TAX PARCEL: 13:123:039.000 

 
PROJECT SUMMARY 
 
Project Summary: This is a pre-application review for a 3-lot subdivision located at 699 Nob Hill Rd in the ARZD. The 
subject parcel is 10.49 acres. It contains one single family home served by an onsite septic system and drilled well. The 
applicant is seeking Growth Management allocation for two dwelling units. Since the parent parcel is less than 10.5 
acres, it is not subject to Williston’s open space protection provision. 
 

WILLISTON CONSERVATION COMMISSION  
6th September 2023 

 



 
 

Proposed Lot 1 will retain the existing home on a building envelope of 1.2 acres. Proposed Lots 2 and 3 will have 
building envelopes of 0.62 acres, each containing a new single-household dwelling. The new lots will be served by on-
site septic and wells.  
 
This project is subject to the provisions of Growth Management and is not eligible for an exemption because the 
parent parcel is greater than 10 acres. The proposed project would require a minimum score of 30 points under the 
category of Proposed Residential Subdivisions Outside the Sewer Service Area (WDB 11.8) to receive dwelling unit 
allocation in March 2024. The scoring criteria are described in Chapter 11 of the Williston Development Bylaws. 
 
PROJECT HISTORY 
 
DP 22-08: On April 20th, 2022 the Conservation Commission met to review a 2 lot sub-division at 699 Nob Hill Road. 
The applicant continued the discussion and ultimately withdrew the project from DRB review.  
 
AP 23-0236: Boundary Line Adjustment to transfer 0.27 acres from 699 Nob Hill Road to 509 Nob Hill Road approved 
administratively 07/24/2023.  
 
SITE PLAN REVIEW 
 
After review of this application for development, the Conservation Commission finds that the following natural 
resources as defined in WDB Chapters 27, 28, 29 and 31 may be affected: 
 

 Open Space Development   Primitive Trails  

 Core habitat (SWHA)*   Farmlands of local importance 

 Wildlife travel corridors (SWHA)*  Scenic viewsheds  

 Unique natural communities (UNC)  Special flood hazard areas (SFHA)  

 Uncommon, rare, threatened or  
endangered species (URTES)  

 Streams, wetlands, lakes & ponds  

 
*Significant Wildlife Habitat Area 
 
ERF PRIORITIZATION 
 
The parcel is assigned a 
conservation priority level of 
medium in the ERF Prioritization 
Map.  
 
There is a desired primitive trail 
shown on the property in Map 17 
of the Williston Comprehensive 
Plan. The applicant has not 
proposed a public trail easement 
as part of this project but may 
wish to consider it, as it is a scoring 
criterion in Growth Management 
potentially yielding up to 10 
points.  
 ERF MAP PRIMITIVE TRAIL MAP 

https://www.town.williston.vt.us/vertical/sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/WDB_Oct_4_2022_Chapter_11_Growth_Management.pdf


 
 

SIGNIFICANT WILDLIFE HABITAT AREA 
WDB 27.5  
 
The subject parcel is within a Significant Wildlife Habitat Area (SWHA) 
due to its designation as both Core Habitat on the Significant Wildlife 
Habitat Official Map, adopted as part of WDB 27. WDB 27.5.7 requires 
that a Habitat Disturbance Assessment (HDA) be prepared by a 
qualified wildlife biologist and submitted by the applicant as part of a 
discretionary permit application.   
 
 
 

UNCOMMON, RARE, THREATENED, AND ENDANGERED (URTE) SPECIES  
WDB 27.6 
 
None of the subject parcel is within an area mapped with Uncommon, Rare, Threatened, or Endangered (URTE) 
species. WDB 27.6 is not applicable to this project. 
 
UNIQUE NATURAL COMMUNITIES 
WDB 27.6 
 
None of the subject parcel is within an area mapped as a Unique Natural Community (UNC). WDB 27.7 is not 
applicable to this project. 
 
FARMLANDS OF LOCAL IMPORTANCE 
WDB 27.8 
 
The subject parcel is identified as containing Farmland of Statewide importance on the Land Evaluation/Site 
Assessment (LESA) map, but none of the land is considered Farmland of Local Importance on the LESA Map., 
therefore WDB 27.8 does not apply to this project. 
 
SCENIC VIEWSHED 
WDB 27.9 
 
The subject parcel is within an area mapped as a Primary Background Viewshed 
Area and Secondary Middleground Viewshed Area as identified in the Visual 
Assessment Official Map.  
 
WDB 31.7.2.3 states that landowners who wish to develop parcels including 
scenic viewsheds will work with the Conservation Commission and DRB to 
maximize protection of the identified views. Proposed Lot 2 is within the primary 
background viewshed and proposed lot 3 is within the secondary middleground 
viewshed.  
 



 
 

SPECIAL FLOOD HAZARD AREAS 
WDB 28 
 
None of the project area is within a Special Flood Hazard Area (SFHA), as identified on the most current flood 
insurance maps and studies published by the Department of Homeland Security (DHS), Federal Emergency 
Management Agency (FEMA), National Flood Insurance Program (NFIP), or its successor, and as provided by the 
Secretary of the Vermont Agency of Natural Resources pursuant to 10 V.S.A. Chapter 32 § 753. WDB 28 is not 
applicable to this project. 
  
WATERSHED HEALTH 
WDB 29 
 
These standards help protect water quality and watershed health in Williston by regulating construction site erosion 
and stormwater management in new developments and on redevelopment sites. This chapter also establishes 
standards for the provision and protection of watershed protection buffers along streams and around wetlands and 
lakes.  
 
29.4 Runoff and Erosion Control Plans 
WDB 29.4 establishes runoff and erosion control standards for larger developments and development in vulnerable 
areas. A low risk development is one in which the cumulative land disturbance is greater than ¼ (one-quarter) acre, 
but less than two (2) acres, in which all land that will be disturbed is outside the watershed protection buffers 
established by Chapter 29, and in which all land that will be disturbed has a slope of less than eight percent (8%). 
  
The proposal disturbs land with a slope greater than 8% and is therefore high risk.  WDB 29.3.1 requires that for high 
risk developments the discretionary permit application be accompanied by a professionally-prepared Erosion 
Prevention and Sediment Control Plan that shows how compliance with the performance standards of WDB 29.5 will 
be attained both during the construction of the proposed development and the continuing use of the site. The 
applicant should refer to WDB 29.5 for specific runoff and erosion control standards. 
 
WDB 29.8 Wetlands Protection 
There are no state mapped Class 2 wetlands on the subject parcel and no advisory wetlands. WDB 29.8 is not 
applicable to this project.  
 
WDB 29.9 Watershed Protection Buffers 
There are no mapped streams or watershed protection buffers mapped on the subject parcel. WDB 29.9 is not 
applicable to this project. 
 
WDB 31.9 LOTS AND HOME SITES  
 
WDB 31.9.6.1 establishes a clearing limit for new homesites. Clearing existing woodland or forest vegetation for a 
home site, including the yard and the space occupied by any accessory structure shall be limited to a half-acre. This 
does not include access driveways, utility lines, or areas cleared for the underground components of on-site 
wastewater disposal systems, but does include on-site circulation and parking areas. The site plan shows a building 
envelope of 0.62 acres for Lot 2 and 3. The applicant should reduce the buildable area to 0.5 to comply with WDB 
31.9.6.1. 
 
FINDINGS AND RECOMMENDATIONS  
 
Findings 
 

1. As a subdivision of a parcel of land less than 10.5 acres, this project is not required to set aside open space.  
 

2. The subject parcel is designated as a medium priority for conservation in the ERF prioritization map.  
 



 
 

3. The proposed project is required to obtain allocation for two dwelling units through Growth Management. 
The proposed project is not eligible for an exemption because it is greater than 10 acres. 

 
4. There is a desired trail from the subject parcel to the town owned open space parcel to the north. 

 
5. The subject parcel is within a Significant Wildlife Habitat Area (SWHA) due to its designation as Core Habitat 

and a Wildlife Travel Corridor on the Significant Wildlife Habitat Official Map.  
 

6. The subject parcel is within a Primary Background viewshed area and Secondary Middleground viewshed 
area. The proposed lots are within the viewshed area. 
 

7. The proposed project is considered a high-risk development for watershed health as it will disturb land on a 
slope of greater than 8%. 
 

8. The proposed project is not anticipated to impact any rare, threatened or endangered species, unique natural 
communities, farmlands of local importance, special flood hazard areas, wetlands or streams.  

 
Recommendations: 
 

1. A Habitat Disturbance Assessment (HDA) should be prepared by a qualified wildlife biologist for the 
Discretionary Permit application. The Selectboard will be considering bylaw amendments that require the 
town to contract with the biologist who completes the HDA for the discretionary permit, at the applicant’s 
expense. The Selectboard has an informational session on September 5th. The applicant is encouraged to meet 
with Planning Staff to discuss procurement of the HDA prior to submitting their discretionary permit. 
 

2. Limit the extent of forest clearing to the greatest degree possible to reduce impacts to the Significant Wildlife 
Habitat Area.  
 

3. Site plan should show defined building envelope of ½ acre or less for proposed Lot 2 and Lot 3. No structures 
or forest clearing shall be allowed outside the building envelope. 
 

4. The applicant should provide a trail easement to the town for access to the town owned parcel north of the 
subject parcel. The Conservation Commission will work with the applicant to determine a mutually suitable 
location or a floating easement. 
 

5. The applicant needs to submit a professionally-prepared runoff and erosion control plan as part of the 
discretionary permit application.  
 

 


