Town of Williston Conservation Commission (WCC)
Minutes of February 2, 2022
YouTube Recording: https://youtu.be/Wgbb2bm3QqY

Approved

Members Present: Carl Runge, Terry Marron, Eric Howe, Reed Carr, Laura Meyer, Gary Hawley.

Members Absent: Kim Coleman

Staff Present: Melinda Scott

Others Present: Ken Belliveau

Call to Order: Meeting was called to order at 7:03 AM.

Public Comment: There was no public comment.

. Approval of January 18, 2022 minutes: The WCC reviewed the meeting minutes. Reed Carr
made a motion to approve the minutes as written, Gary Hawley seconded the motion. The
motion was carried with a 6-0.

Debrief of Planning Commission discussion re: Glaser Specific Plan: Melinda provided the
Conservation Commission with an overview of what was discussed at the Planning
Commission’s most recent meeting. The Glasers own a 97-acre parcel at the corner of Old
Stage Rd and Mountain View Rd. They are considering development on the property and
are also considering applying for a Specific Plan. The purpose of a Specific Plan is in this
case to be able to develop the property on a faster timeline than would be allowed under
the town’s Growth Management system. The demand for allocation in the RZD is very high
and thus a slow buildout would result. Melinda explained that a Specific Plan is an
amendment to the town bylaws and Comprehensive Plan that would allow specific
provisions for a single parcel of land different from what the bylaw permits in the zoning
district where the parcel is located. In order for a Specific Plan to move forward, the
Planning Commission must make a finding that such plan would result in a substantial
public benefit to the town.

Ken stated he used to work for the town as the Planning Director. He provided an
introduction to the subject property and stated that it is very prominent and people notice
it driving by. It has been identified as containing an important viewshed that is considered
an important resource the town desires to protect. The Glasers have owned the property
for about 20 years and they are at a point of needing to do something else. The property is
in the RZD and in the Sewer Service District. Open space is not a requirement in this district
and the property is served by municipal water and sewer. Allowed density is 3 dwelling
units / acre. Specific Plan is one of the tools the town can use to implement the Town Plan.
Development under the town’s conventional zoning regulations would be difficult and

1


https://youtu.be/Wqbb2bm3QqY

would take a long time. Specific Plan would enable development more expediently and
help the town achieve its goals — the protection of open space. The Glasers are open to
negotiating a sale of the property if the town is interested in buying it. The Glasers have
approached the Planning Commission an informal basis but have not submitted an
application. If the Planning Commission is interested, they will submit an application and
work cooperatively with the town.

Laura introduced herself to Ken and thanked him for coming to the meeting. Carl
commented the WCC is grateful to the Glasers for protecting the property all this time, he
is grateful the property has not been developed. He asked what specifically the Glasers are
proposing to do, and on what part of the property they wish to develop. Ken stated they
do not have a specific development proposal at this time; however, an existing conditions
plan was shared with the Planning Commission. Melinda found it and showed it to the
Commission. The site plan shows Class 2 wetlands (about 20-30 acres), which would have
to be excluded from development and density calculations under the town’s regulations.
The viewshed corridor is the northeast portion of the site, and Ken stated if a Specific Plan
came together, the viewshed corridor would also likely be excluded from development.
This would constitute the substantial public benefit. Carl stated and Ken concurred that
about 200 units could be built, most likely along old Stage Rd.

Reed stated that it has been nice to see the parcel undeveloped for the last 20 years, and
the Commission has been thinking about this parcel for a long time. Acquisition of the

parcel is something the town would certainly consider. Reed stated that either pathway —
acquisition or a Specific Plan protecting a substantial amount of open space with the view
corridor — are preferable in his opinion to the alternative of the project developing under
the Growth Management rules and the town having much less control over the outcome.

Terry Marron asked if there is any protection on this land currently such as Current Use?
How will this development affect Windswept Farm, the horse farm that currently leases
the property? Ken stated he is not aware of any current formal protections at this time.
Glaser has allowed the farm to hay it and graze it for a nominal cost, which was part of
their original intention with the property to keep it used for agriculture, and if the property
is developed it would affect the farm in some way. It has been a loose agreement.

Gary echoed what Reed said. But he does recognize that the property is in the Sewer
Service District so perhaps should be developed. He stated that the town may want to
consider some conservation and/or acquisition, and perhaps a community center could
also be considered.

Terry asked how many units/how much of the land would need to be developed to make it
profitable for Glaser? Ken stated development is costly, including soft costs like
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engineering, Act 250, permitting, costs start to add up very quickly. Then there are costs of
infrastructure and impact fees. You need a certain number of dwelling units to make it
worthwhile. If only half the property was developed, at least 100 dwelling units or even up
to 200. This would help the town achieve its goals of housing development.

Reed asked if the Glasers would be open to the purchase of development rights rather
than fee simple acquisition. Glasers are sincerely interested in working with the town to
achieve respective goals.

Carl asked if Ken knows the appraisal value of the land, and what the Glasers would hope
to get if they did choose to sell the land or the development rights. Ken stated the Glasers
are seeking to get an appraisal done. Ken estimated that the property might be worth
$30,000 - $50,000 per acre.

Terry stated she was involved in the Herskowitz acquisition, and by the time the neighbors
got together to plan raising funds for conservation, Herskowitz had already spent a lot of
money on soft costs, and she thinks the town paid for those costs in the purchase price of
the property.

Laura thanked Ken for coming and he left the meeting.

Gary asked what the next steps would be. Melinda stated the parcel is worth a lot of
money, the ERF has about $300,000 balance. Melinda said a Specific Plan will not proceed
until the Planning Commission is pretty sure that a substantial benefit will result. Melinda
stated it could be challenging to procure outside funding for this property. Melinda stated
until we have a better idea of what is being proposed and how a substantial benefit would
result, it is hard to respond or take any action at this time.

Melinda reviewed the procedural steps of the Specific Plan process. An informational
meeting with the Planning Commission comes first to review a submitted application. If the
Planning Commission tentatively determines that a substantial benefit may result from
adoption of the proposed Specific Plan, then public review of the application proceeds. In
this case, it sounds like the property owner wants to be pretty sure a benefit will result
before even submitting an application.

Carl stated the Specific Plan is a way of bypassing the Growth Management requirements
to speed up development. Reed stated he does not disagree but also that in some cases
allowing this kind of flexibility can result in a better development. Gary asked Melinda
whether this property was considered as high priority for conservation according to the
most recent GIS analysis, and Melinda stated it was. Reed asked whether Laura or Melinda



could talk to Meghan Cope, sharing the Conservation Commission’s thoughts about the
proposal. Melinda will follow up with connecting the two of them.

5. Board and Open Meeting Law training: Melinda reviewed the material on Board member
conduct, conflict of interest ordinance and open meeting law. The Conservation
Commission discussed group emails, conflict of interest situations, quorum rules, and
other.

6. UVM Field Naturalist Program potential projects: Melinda stated she created a list of
potential projects for the Field Naturalist students to take on this semester. Reed said he
thinks all of the projects are promising, and the list was a bit overwhelming. Melinda asked
the Conservation Commission if they have ideas about how the projects could be pared
down to more manageable chunks, or whether they want to prioritize the projects. Each
student will take on a project. The Conservation Commission went through the list and
made comments. Melinda stated that the deliverable for each student will be a Story Map
summarizing their project. Laura asked if any of the projects could address equity and
inclusiveness and Melinda stated that one of the projects does. Eric suggested for the
Current Use project, develop a program to recruit new landowners into the program.

7. Staff Report/Other Business

e UVM NR206 Spring 2022 update — Melinda stated she is working with a group of
students in NR206 to develop a survey soliciting public opinion on the potential
expansion of uses in the ARZD. A survey will be developed this year and
distributed/analyzed in the fall semester.

e Taft Corners Form Based Code public hearings — Melinda stated the Planning
Commission held the first public hearing on the Form Based Code on Tuesday
night. There was strong public turnout — about 40 people attended, including
some prominent developers. The hearing will be continued on February 15.

8. Adjournment: The meeting was adjourned at 8:57 am.

Minutes Submitted by Melinda Scott: February 16, 2022
Approved by WCC: February 16, 2022



