
TOWN OF WILLISTON 
Planning Commission  

Minutes of March 1, 2022– 7:00 P.M. 
Location: Zoom Meeting ID 158-006-871 on zoom.us/join or by calling 1-646-558-8656 

Williston Police Station, Williston Road  
Zoom Recording:  https://youtu.be/bRo3LxweA9I 

 
Planning Commission Present: Meghan Cope (Chair), Chapin Kaynor (Vice Chair), Cate Lamar, Ellie 
Beckett, Jill Pardini; Staff: Matt Boulanger, Melinda Scott, Emily Heymann, Taylor Newton (CCRPC), 
Geoff Ferrell (FBC Consultant); Public: Al Senecal, Andy Rowe, Barb Giardi, Brian Bertsch, Brian 
Forrest, Chloe Fidler, Chris Geffken, Chris Snyder, Christine Jones, Chuck Goller, David Burke, David 
Roy, Donna Roeser, Drew Crandall,, Ian Campbell, Jack Glaser, Jeff Davis, Jennifer McDonald, Jeremy 
Matosky, John Hemmelgarn, John Kind, John Marcotte, Ken Belliveau, Kyle Sala, Madeline Sivo, Marcy 
Kass, Marie Kerbaugh, Allen Potter (pallen?), Peter Kenseth, Rebecca Ruid, Reid Willis, Robyn Young, 
Scott Rieley, Sherri Arnold, Tina Mauss 
 
7:00 PM  CALL TO ORDER  Meghan called the meeting to order at 7:01 pm. 
 

7:05 PM PUBLIC COMMENT (Items not on the agenda) There was no public comment. 

 

7:05 PM  MINUTES OF February 15, 2022 Chapin moved approval of the February 15 minutes  
 as written. Jill seconded the motion. The motion was carried with a 5-0 vote. 

 
7:10 PM GLASER PROPERTY Matt introduced this item and provided some background. Jack 
Glaser is considering the submittal of an application for a proposed Specific Plan for a parcel the Glasers 
own on the corner of Mountain View Rd and Old Stage Rd. In order to approve a Specific Plan, the 
Planning Commission would need to make a finding that the project would result in a substantial public 
benefit to the town. In this case, the Glasers would be proposing conservation of some open space as the 
substantial benefit. The benefit of a Specific Plan for the Glasers is that it would allow them to develop on 
a timeline that is faster than what is currently allowed under the town’s Growth Management system. 
Matt stated that to date an application has not been filed.  
 
Ken Belliveau spoke about the proposed project, stating that he had attended a recent Conservation 
Commission meeting. The WCC members were all very familiar with the property and its history dating 
20 years ago when the Glasers stepped in to protect the property, and leased it to Windswept Farm. The 
Glasers are interested in working with the town to protect a portion of the property. Ken displayed a 
concept plan showing the propsoed proposed open space. The property has significant development 
potential. The Glasers are not necessarily interested in maximizing the development potential. The 
proposed open space as shown on the concept sketch includes wetlands and the primary viewshed.  
 
Chapin asked for a response to some questions he had raised at a previous meeting during which this was 
discussed: if the Glasers are open to establishing an east-west recreation path through the property, 
clustering of development, and the potential for a dog park in the open space. Chapin stated he didn’t see 
any responses in the new materials that were submitted. Ken stated they are open to the east-west path 
connection; however, there may be constraints such as wetlands that need to be considered. Chapin stated 
that generally developments in the RZD have set aside ~40-50% of the land as open space through the 
normal process of development, so why would this be special? Chapin said he needs more specific 
information in order to make a judgement about whether he supports the idea or not.  
 

https://youtu.be/bRo3LxweA9I


Matt stated there is no quantitative requirement for open space in the RZD. The viewshed is a mapped 
resource but not protected to the degree mapped wetlands are. The viewshed is the least constrained part 
of the land and often does have some development on it. The Town’s Growth Management system allows 
15 market rate and 10 affordable in the RZD over a ten-year horizon, so under the conventional 
permitting process it would take a long time to build out. Matt explained the procedure of Specific Plan. 
The Planning Commission holds a meeting and decides if it is worth proceeding. Meghan asked for 
Planning Commission members to weigh in on whether they are willing to entertain the next step. Chapin 
stated he cannot give a foreshadowing of what he will ultimately decide but is willing to hear more. Jill 
said she is also willing to hear more but would like more information about the potential for the open 
space – what it could be used for. Ellie and Cate also stated they are willing to consider a Specific Plan. 
Ken asked for Meghan's thoughts, and Meghan stated she wants to hear more details and is really 
motivated to save as much of the open space as possible. Meghan said she is interested in seeing more 
creative designs than culdesacs with garages in the front. Jack Glaser stated they hope the Windswept 
Farm can continue to operate on the land and they are in conversation with the business owners. 
 
7:20 PM ATTACHMENT A TO THE SEWER ALLOCATION ORDINANCE Matt went 
over the Attachment A document. The town assesses how much sewerage has flowed through the plant in 
the past in order to determine future needs. Usage has flatted in recent years due to smaller household 
sizes, more water conservation and low flow fixtures, maintenance improvements have all helped to 
conserve flow. The Selectboard uses this information to decide what the town should make available to 
sell during the next year. Matt listed the different categories of allocation including new commercial, new 
industrial, new residential, additional residential (adding a bedroom), affordable housing, etc. Matt stated 
that allocation similar to last year should be sufficient. Chapin stated he concurs with the 
recommendations. He mentioned that breweries can be a problem not only due to how much water they 
use but the type of waste they produce. Chapin made a motion to transmit Attachment A to the 
Selectboard. Jill seconded the motion. The motion was carried unanimously. 
 
-- BYLAW AMENDMENT PUBLIC HEARING –  
 

7:30 PM          OPEN HEARING The hearing opened at 7:45 

 

7:35 PM           STAFF REPORT Matt stated he had communicated to the Planning Commission via 
email a couple of follow-up items including Chapin’s concerns about wanting deeper dooryards, 
encouragements for solar, and more green space; concerns/questions raised about minimum and 
maximum building heights.  To the latter Matt explained that in the Form Based Code two districts have a 
3-story minimum and a 5-story maximum, and two districts have a 2-story minimum and a 3-story 
maximum as drafted. The Planning Commission should resolve any remaining concerns about building 
heights. Matt mentioned there was a question about projects in process currently but that could be 
affected by the Form Based Code – Essex Alliance Church site, TCA Aldi Grocery Store and residential 
building. Both have been through preapplication. A legal opinion was solicited for the Aldi project and 
that is available on the website. The upshot of the legal opinion is that the Aldi project can move forward 
to DP without first going through Growth Management, and the commercial aspects of the development 
would be vested under the current bylaws.  

 

Matt thanked the Planning Commission for working on the project for so long and so diligently. He stated 
he believes the Planning Commission has been given the strongest tools available to a town to shape 
development, and the Taft Corners Form Based Code is a revolutionary step forward. 



 

7:45   PM         PUBLIC TESTIMONY Meghan opened it up to remaining public comment. Donna 
Roeser had submitted a comment letter, and she stated she would like to see a formal policy with regard 
to affordable housing at some point. She has been very disappointed with the direction the town has taken 
over the years and is concerned this is more of the same. Meghan responded these tools would help to 
implement the stated goals of the town plan to create a more pedestrian-oriented environment. The tools 
are markedly stronger than what exists today. Matt stated the Commission was especially responsive to 
the desire to create a unique identity through this code.  

 

Chris Geffken stated he would like more green spaces, and is not in favor of buildings greater than two 
stories tall. He would like to see more affordable housing rather than more grocery stores. He asked if 
density of uses is addressed in the code. Matt stated the requirement for two or more stories will 
encourage residential uses on the upper stories. He pointed out that the only place where retail is required 
is on the first floor of buildings fronting an 800ft section of Wright Ave.  

 

Marcy Kass stated she is grateful for all the Planning Commission’s work on this. She would like to see 
more parks and playgrounds. She does not see the need for pitched roofs. She supports 3-5 stories. 
Meghan stated the pitched roofs concept was in response to public opinion disliking the flat-roofed 
buildings in Finney Crossing.  

 

Al Senecal stated he had sent a letter and he wanted to make sure the Planning Commission received it.  
Matt said it was posted on the website. Al highlighted the major items he spoke about in the letter 
including single-loaded streets, block sizes, shared parking, maximum allowed parking spaces is too low, 
wants some single-story buildings, footprint sizes are too small and he wants at least 25,000sf, wants flat 
roofs, private open spaces – information is conflicting, allow developers to decide, concerned about the 
amount of infrastructure that is required.  

 

Brian Forrest stated he agrees with Marcy on pitched roofs, and stated they are problematic. Flat roofs are 
pretty standard for Vermont. Block sizes and through streets will limit flexibility too much.  

 

John Marcotte said he is not in favor of requiring pitched roofs on every building. For taller buildings he 
feels they shouldn’t be required.  

 

Jeff Davis stated “don’t throw out the baby with the bathwater.” In the area north of Marshall Ave, allow 
for some flexibility to consider the constraints on the properties. Allow the DRB the flexibility to tweak 
the regulations without having to go through a bylaw amendment.  

 



Chris Snyder stated his concerns – the maximum footprint size would not allow for structured parking, he 
is surprised the fire department and department of public works will get involved in the project only after 
the Selectboard has adopted the Code. They have important input that should be considered before the 
final adoption of the Code. Planning Commission and staff should work with them now. Two 
development projects are caught in the planning process. Growth Management has limited his ability to 
move his project forward, and thinks the two projects should be vested under the current bylaw.  

 

Matt stated the Planning Commission can address some concerns raised during the work session. Matt 
reminded the Planning Commission that multiple meetings were held with the WFD and DPW and there 
has been consultation with those departments, also those departments are involved in Project Review 
under the Code. Matt agreed that street furniture is expensive but there is some flexibility in what brands 
are chosen. Matt stated there are allowances for constructing a flat roof or portions of it, if solar is 
provided or if it is used for private open space. There has been some discussion amongst staff and the 
consultant team about increasing the maximum footprint size. Jeff Davis mentioned the example of 
stormwater management, how would that be accounted for and could there be flexibility for that 
situation? Matt stated the Regulating Plan has some flexibility around streets (Level 2 street), allowing 
more flexibility will be up to the Planning Commission. Taylor stated a change was made since the last 
hearing to allow streets to shift up to 75 ft from what is drawn on the Regulating Plan, this was increased 
from 50 feet. Taylor mentioned the reason for not allowing more flexibility than that is due to level of 
specificity required under Vermont statute for the Official Map. Taylor proposed an idea for the Planning 
Commission to consider – build in a requirement for the Planning Commission to streamline the process 
when a Regulating Plan bylaw amendment is requested.  

 

8:15 PM          WORK SESSION OR CONTINUE HEARING   

Chapin made a motion to close the public hearing and move into a work session, Jill seconded the motion. 
The motion was carried unanimously. 

 

Meghan asked the PC to consider options for the Essex Alliance property. Cate stated she is sympathetic 
and would consider leaving it out. Chapin stated he is also sympathetic and he would like to be fair to 
him. However, Chapin stated he doesn’t want to let go of a connection between the rec path north of the 
property to the center of Taft Corners. There will need to be negotiations. Chapin stated it is important to 
get the regulations in place as soon as possible as imperfect as it is.  

 

Meghan stated she feels there was plenty of outreach and opportunity to participate throughout the 
process, so she doesn’t feel as sympathetic. The proposed development feels like more of the same. Her 
preference would be to move ahead with FBC as it is, and that you have to draw a line somewhere.  

 

Matt stated there are ways of allowing flexibility like allowing Specific Plan or allowing it for a particular 
length of time after adoption of the code. He reviewed how vesting works in Williston. Another way is to 
alter the time at which vesting happens. The other way is to map the project parcel out of the Form Based 
Code district.  



 

Jill stated her inclination would be to move forward as planned, but would like more information on the 
timeline of Chris’s project. Ellie concurred. Cate stated she thinks the process is going very fast, she read 
Donna’s letter and thinks the PC should consider those comments. Chapin stated he is not in favor of 
excluding the property from the FBC district. He mentioned Maple Tree Place as an example of a 
compromise reached between Citizens for Responsible Growth and Maple Tree Place that resulted in a 
development more adaptable to the town’s needs. Meghan asked whether Chris’s project would ever be 
fully vested because of the Growth Management allocation rules. Matt stated that future buildings may be 
subject to standards of the Code but that streets could be plated now and be vested under the current 
bylaw.  

 

Meghan asked Chris what he could offer as a compromise. Chris repeated his concerns about his project 
being caught in the middle and stated he thinks the Planning Commission and staff should have reached 
out to him more and considered his project in the development of the Code and Regulating Plan.  

 

Meghan stated the Planning Commission needs to have a work session and she would like to schedule it 
for March 15. Matt asked the Planning Commission members to reach out to staff or consultants with 
their specific concerns, and soon as possible to give staff time to come up with a menu of options to 
consider. Chapin stated he agrees with every pink text change as presented.   

  

9:00 PM           VOTE: TRANSMIT “BYLAW AMENDMENT” TO SELECTBOARD  

The Planning Commission did not take a vote on this. 

 

9:30 PM          ADJOURN Meeting was adjourned at 9:32 pm. 


