WILLISTON CONSERVATION COMMISSION
15t November 2023

Review Stage: Pre-Application

APPLICATION NO: DP 24-06 PROJECT NAME: Glazer Subdivision
PROPERTY ADDRESS: Old Stage Rd and Mtn View Rd EXISTING LOT SIZE: 97acres
ZONING DISTRICT: RZD TAX PARCEL: 09:012:082.000
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PROJECT SUMMARY

Project Summary: This is a pre-application review for a residential subdivision at the Glazer parcel in the RZD. The
subject parcel is 97 acres. The land is vacant but leased to the adjoining Windswept Farm for their business.

Redevelopment of this parcel has been subject to the Specific Plan process under WDB Chapter 9 for a residential
development of 109 dwellings and two open space areas to be dedicated to the town. This Specific Plan application
will be subject to an information session with Selectboard on November 7t

The applicant has stated that they hope to obtain approval for the Specific Plan. However, in the event that the
Specific Plan is not approved they want to go to Growth Management in March 2024. This means they must pass pre-
application review in 2023. Twin tracking the two processes is not prohibited by the WDB.




The proposed project would require a minimum score of 30 points under the category of Proposed Residential
Subdivisions that Have Sewerage but are not Within the Growth Center (WDB 11.7) to receive dwelling unit allocation
in March 2024. This region of town is currently very competitive.

The WDB encourages applicants to present plans in a way that facilitates the discussion of alternatives at pre-
application stage. The applicant has submitted 3 alternative site layout drawings for review:

1. 130 dwelling units at a density of 3 per acre (existing WDB density rules for the RZD). There are two larger
nodes of homes and 5 homes accessed from Turtle Pond Road.

2. 180 dwelling units at a density of 4.1 per acre. A similar layout to option 1 but with more homes. Act 47 State
of Vermont allows up to 5 dwellings per acre where served by water and sewer.

3. 109 dwelling units in the layout agreed in the Specific Plan process.

PROJECT HISTORY

Specific Plan SP23-01: 109 dwelling units and two areas of open space available for town ownership. The Planning
Commission voted to transmit the Town Plan and WDB amendments for the Specific Plan to Selectboard on October
5t 2023. WCC had a representative on SP Steering Committee and reviewed the Specific Plan formally on July 19",

August 2" and August 16™
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 39 may be affected:

|X| Open Space Development |:| Primitive Trails
|X| Core habitat (SWHA)* IZ Farmlands of local importance
X] wildlife travel corridors (SWHA)* [X] scenic viewsheds

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

|:| Uncommon, rare, threatened or |X| Streams, wetlands, lakes & ponds
endangered species (URTES)

*Significant Wildlife Habitat Area



ERF PRIORITIZATION
The parcel is assigned a conservation priority level of high in the ERF

Prioritization Map.

There are no desired or built primitive trails shown on the property in
Map 17 of the Williston Comprehensive Plan

) \
- w2 an AW
'lllle.’:“"‘;(‘“" l.l‘\“. ™ —"-
I 0.“'.. S ;
25 S
/ ¥

W .

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 and Wildlife
Travel Corridor 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, contracted to the
town but funded by the applicant, and submitted as part of a
discretionary permit application.

A"/

VSV 4 %)

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 27.7

None of the subject parcel is within an area mapped with a Unique Natural Community. 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 Local
Importance on the LESA Map. WDB 27.8.5 states that the impact to
farmland shall be determined by the DRB who may request
recommendations from the Williston Conservation Commission. WDB
39.8.2.7 states that protecting farmland in the RZD is not a primary goal.
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SCENIC VIEWSHED
WDB 27.9

The subject parcel is within an area mapped as a Primary Background
Viewshed (north), Primary Foreground (North-west)and Secondary

Middleground Viewshed (west) as identified in the Visual Assessment [
Official Map. TR

10812000}

WDB 27.9.5 states that for all development within a Scenic Viewshed BT
the impact shall be determined by the DRB who may request
recommendations from the Conservation Commission.

WDB 39.8.2.5 states that open space should include scenic viewsheds
but mapping of these viewshed is not precise. It states that partial
protection of a viewshed may be combined with development through
good site planning. Landowners should work with the WCC and DRB to
maximize protection of the identified views.

WDB 39.8.2.6 states that people should expect to have views that
include residential neighborhoods in the RZD but the DRB may, with
the advice of the Conservation Commission, require mitigating
measures listed in WDB 31.9.7 to protect a specific view.

WDB 31.9.7 lists these measures as “Where homes and accessory
buildings cannot be effectively screened by existing vegetation or the
terrain, they should be sited where they will be visually absorbed by a ~ ;

slope and or woods. This means that the structure, or structures, are sited and designed so that they blend into the
background created by a slope or a stand of trees. No part of a structure that is “absorbed” is ever outlined against the
sky, as seen from any public way. Further, there is low contrast, as measured by color and reflectivity, between the
structure and the background provided by the vegetation and terrain.”

A rendering was produced for Option 3 (the Specific Plan layout), linked here.



https://www.town.williston.vt.us/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/05-24-2023_Glaser_SP_-_Viewshed_Rendering.pdf

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

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 % (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 greater than 2 acres 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 Class 2 wetlands on the subject parcel (these have been delineated and are shown on the site plan options).
WDB 29.8.1 states that a wetlands delineation prepared by a professional wetlands scientist in accord with the
current guidelines of the Army Corps of Engineers must accompany all applications for discretionary permits for
development on sites where wetlands are known or suspected to exist.

WDB 29.9 Watershed Protection Buffers

There are Class 2 wetlands on the subject parcel. There is a requirement for a 50’ buffer around the delineated
boundary of all Class 2 wetlands (WDB 29.9.4.1) and around the ordinary high water mark of all unnamed streams
(WDB 29.9.3.2).

WDB 29.9.6 states that watershed protection buffers shall remain undeveloped and in native vegetation. Outdoor
storage is not permitted in watershed protection buffers. No lawn chemicals, including fertilizers, herbicides, and
pesticides may be used in watershed protection buffers. The covenants for developments that include watershed
protection buffers shall include a reference to the standards adopted under WDB 29.9.5 and WDB 29.9.6. In
developments where an owner’s association is required, that association is responsible for the protection of the
watershed protection buffers.

WDB 29.9.7 states that Watershed protection buffers must be clearly demarcated on the site plan and on the ground
to prevent future disturbance.

WDB 39.8 OPEN SPACE

Unlike the ARZD, there is no quantitative minimum requirement for open space conservation in the RZD. WDB
Chapter 39 notes that proposed developments in the RZD must generally be consistent with Williston’s goal of
creating compact, walkable neighborhoods while conserving open space. The goal is to conserve as much open space
as possible while permitting residential development at the allowed density.

This open space must include wetlands and associated buffers. It must include SWHA consistent with the landowners
right to beneficial use of the property. Scenic Viewsheds should be included but partial protection of the viewshed



may be combined with development through good planning to maximize protection of the views. People should
expect to have views of residential neighborhoods in the RZD but mitigating measures may be adopted.

Site layout options 1 and 2 show 52.1+ acres of open space which includes the delineated wetlands and associated
buffers and overlapping portions of the Core Habitat.

Site layout option 3 shows 69+ acres of open space which includes the delineated wetlands and associated buffers,
portions of the Core Habitat and Wildlife Travel Corridor, and the Primary Background Viewshed.

All three options would also include the 3+ acres of open space occupied by the rec path court area.
FINDINGS AND RECOMMENDATIONS
Findings
1. The proposed project is located in the RZD. It is an open space development. The RZD has no quantitative
requirement for acreage to be set aside as open space. The site plan options show varying quantities of open
space.

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

3. There are no desired trails, as identified in in Map 17 of the Williston Comprehensive Plan, on the subject
property and no primitive trails are proposed.

4. The subject parcel is within a Significant Wildlife Habitat Area due to its designation as Core Habitat and a
Wildlife Travel Corridor on the SWHA Official Map.

5. The subject parcel is within Secondary Middleground, Primary Foreground and Primary Background viewshed
areas.

6. The subject parcel contains Class Il wetlands.

7. The proposed project is considered a high-risk development for watershed health as it will disturb greater
than 2 acres.

8. The subject parcel contains Farmlands of Local Importance. Protection of farmland is not a primary goal in the
RZD.

9. The proposed project is not anticipated to impact Uncommon/Rare/Threatened/Endangered Species, Unique
Natural Communities or Special Flood Hazard Areas.

Recommendations:

1. A Habitat Disturbance Assessment (HDA) should be prepared by a qualified wildlife biologist for the
Discretionary Permit application. The applicant should contact staff following DRB review of the pre-
application to discuss procurement of the HDA.

2. The site plan submitted with the Discretionary Permit Application shall show all wetlands and their buffers on
the property as shown on a wetland delineation for the proposed development prepared by a professional
wetlands scientist.



Proposed development must not encroach into watershed protection buffers. Watershed protection buffers
must be clearly demarcated on the site plan and on the ground to prevent future disturbance. The applicant
shall work with staff to decide on the method by which the watershed protection buffer is demarcated on the
ground.

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

Open space should be proposed as part of the project and shown on the site plan. It must include all wetlands
and watershed protection buffers. Providing open space in non-contiguous areas is acceptable.

Options 1 and 2: The proposed houses in the primary background viewshed should be sited and designed in
such a way as to minimize impacts on views of Camels Hump per the standards of WDB 31.9.7 as referenced
by WDB 39.8.2.5-6.



