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April 26, 2022  
 
To:       Chris Snyder 
From:   Matt Boulanger, Planning Director 
CC:       Selectboard, Planning Commission, Geoff Ferrell, Taylor Newton (CCRPC)  
Re:     Form-Based Code; Summarizing the Planning Commission’s Response to Public Testimony 
 

Dear Mr. Snyder,   

Thank you for your engagement throughout the process of the developing the form-based code in Taft 
Corners. With the completion of the Planning Commission public hearing process and transmittal of the 
form-based code to the Selectboard on March 15th, we’d like to take the opportunity to review the 
written comments you’ve submitted to the Selectboard and explain how these comments were 
addressed by the Planning Commission in the draft form-based code.  

Link to testimony:  

• Letter Dated April 25, 2022 
 

Timeline  

As excerpted from Work Session Slide 31:  

• Dec 15, 2020: Planning Commission meet & greet with Geoff Ferrell Associates (GFA)* 
• Dec 2020: Matt Boulanger preliminary phone call with Chris Snyder about EAC 
• March 4, April 27, April 29, 2021: Chris Snyder stakeholder meetings with GFA 
• May 3, 2021: Chris Snyder attended “Work-In-Progress” event 
• July 2021: Vision Plan published* 
• August 6, 2021: DP 21-18 pre-application filed 
• Sept 14, 2021: DP 21-18 pre-application hearing with DRB 

* denote activities that the public were not actively involved in 

 

Pre-application Review and Vesting  

DP 21-18 application description: The Snyder Group, Inc. requests pre-application review of a propose  
mixed-use development with 243 dwelling units (carriage homes, townhomes, multi-family buildings) 
and a 65-unit senior housing facility at the Essex Alliance Church property (54.1 acres) located on 
Beaudry Lane and north of Knight Lane/Chelsea Place/Dunmore Road in the Taft Corners Zoning District 
(TCZD). A portion of the property is developed with a single-household dwelling, a segment of multi-use 
path, and segment of Alpine Drive (from Route 2A to VSECU) but is otherwise vacant. 

Staff Response: The purpose of pre-application review is to “acquaint the DRB and its advisors with a 
proposed development site and its possibilities… plans for complex projects should be presented in an 
informal way that invites comment and the discussion of alternatives.” Pre-application is a “basis for 

https://willistonvt.govoffice3.com/vertical/Sites/%7BF506B13C-605B-4878-8062-87E5927E49F0%7D/uploads/Chris_Snyder_Selectboard_Letter_4-25-2022.pdf
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discussion.” It creates “no vest rights.” Rather, “the DRB will adopt written recommendation that should 
be reflected in the [discretionary permit].”  

The Staff Report to DRB for DP 21-18 included this statement, “The Planning Commission and 
Selectboard are currently working on a rewrite of the design and development standards for the Growth 
Center, commonly known as ‘The My Taft Corners Form-Based Code’ project. Tonight, the DRB and 
applicant should focus on the bylaw requirements as they exist today, with the understanding that the 
development standards may be very different in the future. A project is not vested in the zoning bylaw 
until a complete application for discretionary permit is submitted. If a DP is submitted when the Form-
Based Code is scheduled for public hearing, then the application must comply with both the existing and 
proposed bylaws. Even if this pre-application and first discretionary permit is approved before form-
based code, the subsequent amendments may be subject to Form-Based Code. Furthermore, it is possible 
for the non-conformity standards of Chapter 2 to come into play if a portion of the development (such as 
the senior living facility) to move through permitting and start constructing before form-based code. The 
DRB and applicant are not required to decide here, but just keep the vested right and non-conformity 
standards in mind for the future.” 

 

Planning Commission Decision  

The Essex Alliance Church property was topic #7 at the Planning Commission’s work session of March 
15, 2022 (see slides 30-40 in Work Session Presentation). The Commission considered two questions: 

1. Should the EAC property be included or excluded from the FBC Overlay District? (Slide 39)  
Five Commissioners voted to include EAC in the Form Based Code, one Commissioner voted to 
exclude it (one absent).  

2. If included, should the Regulating Plan be amended to include more buildable area along the 
proposed streets? (See images on Slide 40) Six Commissioners voted no (one absent).  

 

Creating the Regulating Plan  

Comment: “This property is located outside of the core density of Taft Corners. It is removed from Taft 
Corners, separated by a variety of existing commercial, mixed use, and residential development.” “This 
property is on the northerly edge of the designated growth center and the Taft Corners zoning district. 
The existing pattern of development has been established, and should be continued in this area.” 
 
Staff Response: Precisely. This is the same reasoning why “Strollable Neighborhood” is the proposed 
Building Form Standard for the EAC property (light yellow). Strollable Neighborhood has smaller building 
footprints (7,000 SF) and lower building height (max 3 stores) than the denser, taller designations of 
“Town Center” and “Transitional Neighborhood.” This patterns was chosen to align with the abutting 
neighborhoods of Chelsea Commons and the carriage homes at Finney Crossing.  
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Allen Brook and Existing Conditions  
 
Comment: “This property abuts the Allen Brook, and the current development patterns should be 
maintained to protect this resource similar to what has happened along the brook.” “The regulating plan 
does not take into account the existing conditions on the property.”  
 
Staff Response: Geoff Ferrell, in consultation with Town Staff, CCRPC, and his team of experts, took into 
consideration known constraints such as slopes, wetlands, landownership, utilities, right-of-way, etc. 
when development the Regulating Plan. The Plan also identifies the Allen Brook Buffer and central 
wetland as “Park/Natural Area” and proposes an east-west aligned “Civic Green or Square” to take 
advantage of the mountain views.  
 
Staff analysis of the EAC concept plan identifies challenges with the existing zoning standards (Work 
Session Slide 33). Perimeter houses are proposed in the 15-30% steep slopes near the Allen Brook. Paths 
through the wetland need state approval. Half-circle intersection does not conform to existing DPW 
Specifications. The concept plan appears “greener” than realistic because several trees are shown in the 
street, on curb edge, or middle of driveways. The Regulating Plan provides a cohesive block and 
alleyway pattern for consolidated access. Staff identified about 100 individual driveways for single- and 
duplex-units on the EAC concept plan. These incursions onto the new road will provide challenges for 
pedestrians, cyclists, and snow removal.  
 

 


