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Burlington Planning Commission  

 Minutes 
Tuesday, April 26, 2016 - 6:30-8:00 P.M. 

Conference Room #12, Ground Floor, City Hall, 149 Church Street 
 

     Present:  B Baker, Y Bradley, E Lee, A Montroll, H Roen, J Wallace-Brodeur 
    Absent:   L Buffinton 
     Staff:  D White, M Tuttle, E Tillotson, S Gustin, K Sturtevant, W Ward 
 

I. Public Forum 

Y Bradley opened the public hearing at 6:35 p.m. 

Barbara Headrick, resident of South Prospect St:  Speaks about bakeries along major roads per a request for 
amendment to the CDO.  Asked for the amendment to be withdrawn or modified so that residential areas, 
particularly on S. Prospect where retail is not desired, are not impacted. Advised the Commission to be 
thoughtful of residential areas surrounding the university where institutional zoning does not exist on both sides 
of the street. UVM should not lease out land if it is not serving the University’s educational purposes. The CDO 
says that historical use of properties should be considered. 

M Tuttle: Noted that not all communications at table were transmitted via email prior to the meeting. 
 

II. Report of the Chair  

Y Bradley:  Thanked the Long Range Committee for time and effort it has given working on planBTV South 
End. Has a prepared statement form Sharon Bushor, City Councilor, which he read in the event she is not able 
to make the meeting. 
 
 

III. Report of the Director 

D White: April 25, 2016 Council meeting was for public comment on the Burlington Town Center 
Predevelopment Agreement, which City Council may act on at May 2 meeting. The Planning Commission will 
dive into proposed zoning amendment when the agreement has been approved. Another major zoning 
amendment will be for the St Josephs’ Orphanage property on North Avenue; intent is to create a NAC zone. 
Permits are on track with this time last year. FBC Committee discussing public engagement for June to collect 
feedback on the draft code.  
 

IV. Agenda 

D White:  F von Turkovich, who submitted the proposed amendment to permit bakeries in the Institutional 
Zone, has requested to withdraw the request.  

Y Bradley: Take it off this agenda and Commission to-do list. Opened Fletcher Place rezoning discussion until 
the 7pm public hearing.  
 
 
 
 
 

http://www.burlingtonvt.gov/pz
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V. ZA-16-10:  Waivers from Parking Requirements/Parking Management Plan Public 
Hearing   

Y Bradley:  Opened the public hearing at 7:00, and recused himself as the agent for the YMCA. B Baker 
chaired.  

E Lee: Recused herself as a neighbor of the YMCA.  

S Gustin:  Two parking amendments on this agenda—only amendment regarding waivers is considered in 
public hearing. Initiated by the YMCA, amendment was originally a request to establish a new land use 
category, with its own parking requirements and provisions for waivers. Instead, this amendment applies City-
wide and opens the door somewhat for non-residential uses to apply to the DRB for parking waivers.  

Barbara Headrick: Six months ago Mayor proposed eliminating requirements for downtown parking. This 
proposal conflicts with City Council’s decision to forego parking amendments until studies were done. 

E Lee:  As a citizen, very supportive of YMCA project and support the waiver proposal. Concerned that this 
proposal might go to the City Council and not be accepted, which could delay the YMCA. 

S Gustin: Current proposal was made in a meeting a month ago and if it passes during this public meeting, it 
will advance to the City Council.  If the Council is not receptive, the YMCA’s original proposal is still an option 
to consider. 

B Headrick:  This erodes the public trust, by proposing something that has already been rejected.  

H Roen:  Under proposed amendment, wouldn’t the request for a waiver go through the DRB process? 

S Gustin:  Yes. It makes sense to utilize this method, and tweak the waivers based on rationale, since the DRB 
process and standards are already in place. 

A Montroll:  Supports this based on using existing process for waivers and parking management plans, but has 
same concerns as E Lee. 

S Gustin:  Plan C is to bring back the proposal from the YMCA for the Commission to consider again. 

B Headrick:  This is too broad. Developers should not be able to use on-street parking in neighborhoods to 
meet parking demand.   

A Montroll:  The blanket approach to removing all parking requirements was rejected.  This is different because 
it maintains parking requirements, and focuses on individual property/use needs when granting waivers. It’s 
consistent with concerns about parking requirements, but rather than one-size-fits-all, it’s flexible.   

M Tuttle:  Clarified that amendment does not change waivers for residential uses. While applies city-wide, not 
all districts permit non-residential uses, so limited in its ability to be taken advantage of. 

B Headrick: Larger entities will propose projects where overflow parking spills into residential areas. 

D White: Institutions operate under campus-wide parking management plans. 

B Headrick:  UVM is proposing that parking is moved to periphery of campus, onto residential streets. 

L Ravin, UVM Planning Office:  University is trying to reduce demand, increase mass transport, etc. Parking on 
periphery means on edge of campus, on UVM property, not in neighborhoods.   

E Lee: YMCA scenario seems similar to the King Street Center.  

S Gustin: There is a different parking standard for the YMCA that is somewhere between community center 
and fitness center. King Street Center was able to retain a parking non-conformity but also had to provide off-
site parking, which is not being used.  

D White: Parking management plans are not permitted to count on-street parking spaces to satisfy their 
parking need. 

J van Driesche, Catherine Street resident and Deputy Director of Local Motion:  Local Motion urges the 
Commission to support this change. Streets as overflow parking is a good use, compared to using large pieces 
of land for parking, which could be parks, schools or some other use. Parking does not build vibrant, people-
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oriented projects. Proposal gives flexibility and removes handcuffs. Going forward, emphasis needs to be on 
walking and biking which in-turn will facilitate more flexible parking.  

S Bushor, City Councilor, Ward I: Concerned about whether or not new developments are accurately 
projecting parking demand for growth/expansion of uses. Actually support a waiver of up to 100%, but 
concerned about administrative officer approval and whether input from the public will be excluded. 

Michael Long, resident of Ward 1: Philosophically support proposal, but instances today where the demand 
outstrips supply.  Need to change behaviors; a waiver program will not accomplish this goal.  Neighborhoods 
are being choked by automobiles. 

D White:  Describes existing provision for administrative officer approval of a waiver. The Commission will 
soon see another amendment to change parking requirements to be based on number of bedrooms, rather 
than number of units. 

E Lee: There is no follow-up on parking management plans. Needs to be dealt with more holistically, but do 
support removing parking requirements. 

S Gustin: Recently surveyed properties with approved parking management plans, found that most were 
adhering. Waivers are sparsely given, now have a requirement for an annual report from owner, and 
department is making concerned efforts to collect data. Only change proposed is for non-residential uses to be 
eligible for a 90% waiver, raised from 50%. Text about residential waivers is not new. 

B Baker:  Parking management plans could be more specific, especially in relation to timing of demand. 

S Gustin:  A three year review to assess need is under way as a method to evaluate how uses evolve. 

D White:  A time line with evaluation is a good idea; however, if a use expands, a new permit would be needed 
based on the evaluation of parking needs. 

J Wallace-Brodeur: Many places in the city that don’t have parking. Need to have some flexibility in the 
process for trying to address circumstances where things don’t fit in a box, which is why it is important to have 
the waiver process. Because it has to go to the DRB, there is a public process and established requirements. 
This should move forward. 

A motion by A Montroll, seconded by J Wallace-Brodeur, to forward this amendment to City Council for 
consideration was approved by B Baker, A Montroll, H Roen, and J Wallace Brodeur with Y Bradley and E Lee 
abstaining.  
 

 

VI. Proposed CDO Amendment:  15 Year Statute of Limitations 

This item was deferred to a future meeting. 
 

VII. Proposed CDO Amendment: Off Site Parking 

 
This item was deferred to a future meeting. 
 

VIII. Proposed CDO Amendment:  Fletcher Place Rezoning 

S Gustin: Map in packet reflects Planning Commission desire from last meeting for properties on Fletcher 
Place to be rezoned RM, except the UVM Trinity Campus property mid-block. Agenda included excerpt of use 
and dimensional tables for comparison between Institutional and RM. 

Y Bradley:  Read a communication from Sharon Bushor, regarding owner-occupancy in boarding houses, 
addressing uses on dead end streets, and buffer zones or a residential transition district. 

F von Turkovich:  Distributed a memo and map regarding the proposed map change. Reiterated a 
conversation with staff concerning property owned by Ms. Reid at 49 Fletcher Place, who intends to sell him 
nearly one acre of her property. Questioned why the Commission is considering this amendment, and 
expressed support for an amendment to protect the livability of area, not one that is part of a plan to suppress 
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his project. This change will impact ability to use his property, and will have implications for Ms. Reid’s 
investment as well. Considers this to be spot zoning and feels it is important that the Commission not put land 
in a zone which will destroy the viability of a current project.  

E Lee: The dimensional requirements are essentially the same, rezoning would be a loss of 30 units. 

F von Turkovich: Memo suggests three uses that are permitted in the Institutional Zone that are not permitted 
in RM that he suggests the Commission add if they approve the rezoning.  

B Hickok, 26 Fletcher Place: Political risk is part of an investment and rezoning is a political risk. Contends the 
owners’ financial risks are not a consideration of this meeting.   

L Ravin: Reiterated UVM’s opposition to rezoning of the land at 50 Fletcher Place. Parcel is contiguous with 
other UVM land, and prefers that zoning is consistent for all university property.   

N Reid, 49 Fletcher Place: Purchased 1.5 acres of land with full awareness that she may be able to sell some 
for development.  The land is valuable, and while RM would help maintain neighborhood, would like to see the 
present Institutional zoning retained. 

R Butani, 31 Fletcher Place:  Support the rezoning as recommended by staff and the Commission.   

S Bushor:  Acknowledged work that Scott and staff have done on the proposal. Supports the map presented in 
the packet, and feels the change from institutional to RM offers many appropriate protections.  Fletcher Place 
was developed as RL. There are other small streets in area that are zoned RL, so the change is in keeping 
with the existing uses and still retains a fair amount of value to the property owners. 

B Hickok: It is not a concern of this board to consider anyone’s financial investment. 50 Fletcher Place has 
been residential ever since he has lived there. Rents are extremely high due to being rented by bedroom. UVM 
has added 3,000 students without planning for residences. UVM has not addressed housing and off-campus 
behavior but he has to live with it. Opposed to any special consideration for UVM.   

C Long:  Why are residential lots zoned institutional? Support this rezoning. 

E Lee: Why can unbuildable land be used for density calculations? Should only consider buildable land. 

D White: Require buildable land to be considered in calculating density of residential areas, but not in mixed 
use and institutional districts; in these areas there is an expectation that there will be denser development so 
the land can be used for the calculation of density. 

Y Bradley: This is a separate subject for another time. 

S Gustin:  Seems to be agreement among parties about applying RM on Fletcher Place, but not on the location 
of the zoning district boundary.  

F vonTurkovich:  Proposed map submitted would protect the frontage of Fletcher Place, but is otherwise 
arbitrary.   

R Butani: It appears that F von Turkovich’s proposal is spot zoning. 

S Butani: It is not appropriate for institutions to be able to take advantage of a residential area. 

F von Turkovich: In the Institutional zoning district, most properties are not owned by institutions. Appear to be 
hung up on the term “institutional.” 

S Bushor: Not supportive of Mr. von Turkovic’sh proposed map. 

Y Bradley: Considering all the comments, it appears that the Commission is not ready to act on this issue.  In 
the interest of time, it should come back to the full Commission at the next meeting. 

A motion by A Montroll, seconded by B Baker, to continue this item at the next meeting was unanimously 
approved.  

A motion by B Baker, seconded by H Roen, to move the remaining agenda items to the next meeting was 
unanimously approved. 
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IX. Proposed CDO Amendment:  Bakeries in the Institutional Zone 

Removed from agenda. 
 

X. Committee Reports 

Long Range Planning Committee: Goal for planBTV South End Plan is to wrap up and get it out for another 
public review by the end of the Fiscal Year. 
   
Ordinance Committee:  B Baker reports the committee will meet the following day. 
 
Executive Committee:  D White reports the committee will meet the following day. 
 
FBC Committee:  A Montroll reports the Committing is scheduling a joint City Council and Planning 
Commission meeting, and on NPA schedules. Opening their work up to the larger public process. 

 

XI. Commissioner Items 

H Roen:  Would be helpful to have presentation on spot zoning.  

D White: Will send materials previously shared by K Sturtevant. 

B Baker: Bring a copy of the full zoning ordinance to future meetings for reference.   

E Lee: April 27, 2016 will be the first meeting regarding The Neighborhood Project, which is one of 22 
proposals from the Housing Action Plan, focused on neighborhood stabilization. 

Y Bradley:  Preservation Burlington has suggested to him that a model of the proposed Burlington Town 
Center might be valuable. Should be discussion at the next meeting.   

 

XII. Minutes/Communications 

On a motion by A Montroll, seconded by B Baker, the Commission unanimously approved the minutes of April 
12, 2016 and accepted the communications and placed them on file. 

 

XIII. Adjourn 

 
On a motion by A Montroll, seconded by B Baker, the Commission unanimously voted to adjourn at 8:22 pm. 

 
 
 
 
   _______________________________________________              Signed: 08.15.2016   
   Y Bradley, Chair                                                                                     
 
 
 
   _______________________________________________ 
   E Tillotson, Recording Secretary 

 

 


