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MEMORANDUM 
 

TO:   South Burlington Planning Commission 

FROM:  Paul Conner, Director of Planning & Zoning  

  Cathyann LaRose, City Planner 

SUBJECT:  Proposed Zoning District consolidation for PUD project 

DATE: May 28, 2019 Planning Commission meeting 
 

 

 
The Commission has held a handful of discussions regarding re-organization of zoning districts for the purposes 
of the Planned Unit Development project. The key elements of these district re-organizations / consolidations 
are the following: 
 

• Relative Density of Development 

• Permitted Uses 
 
Density of development is important in establishing which PUD types should be allowed in which zoning distrcts 
in the City, and for establishing minimum densities through PUDs. The Planning Commission previously 
determined that for the Traditional Neighborhood type, that the minimum net density would be the greater of 
either 4 units per acre or what the district allows. And for Neighborhood commercial type, it would be the 
greater of either 8 units per acre or what the district allows. 
 
For permitted uses, we are envisioning that the PUD types may unlock some additional permitted uses that are 
requisite to the PUD type, but principally want to assure that that strongly mixed use PUD types are permitted in 
mixed use districts, etc. 
 
Based on the above, staff has attempted to pare the zoning district re-organization / consolidation down. 
Below are staff’s recommendations, using the PC’s prior discussions as the foundation, and organized by key 
topic area. 
 
 
Zonings where Maximum Density can currently be increased by PUD: 
 

The following districts set a certain density limit (1 or 2 units per acre) and then allow for the density to increase 

to 4,5, or 7 units per acre when a PUD of over 5 acres in size is proposed. 

 

Staff recommends that for these districts, the labelling be “flipped”, to better represent to residents and 

property owners what can take place on the property. Staff also requests that the Commission affirm that these 

densities represent future city policy. 
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One important note: when a PUD type is selected, that PUD type will dictate the amount of open space to be set 

aside, at a minimum. With the Conservation PUD, for example, it would be possible to allow both *higher 

density* and *lower density* projects, so long as the conservation metrics and building types are met. Staff asks 

that the Commission keep this in mind as it considers the appropriate overall density. 

 

It may also be possible to link these districts with the TDR recommendations. It’s a little bit premature to discuss 

this as the joint policy of IZ Committees meeting is forthcoming, but we’d recommend it be kept in mind. 

• Residential 1-Lakeshore 

Current Max Density: 1 unit per acre development & subdivision 
Current Max Density with PUD: 7 units per acre with PUD over 5 acres 
Proposal: Make R7 PUD – 1 unit per acre without PUD or TDR, 7 with PUD. The Commission should also 
discuss whether 7 is the correct underlying density 
 

• Residential 1-PRD: 

Current Max Density: 1 unit per acre development & subdivision;  
Current Max Density with PUD: 4 units per acre with PUD over 5 acres 
Proposal: Make into R4 PUD – 1 unit per acre without PUD or TDR, 4 units per acre with PUD 

 

• Residential 1-Lakeview: 

Current Max Density: 1 unit per acre development & subdivision;  
Current Max Density with PUD: 3 units per acre with PUD over 5 acres 

 Proposal: Combine into Lakeshore neighborhood, make 4 units per acre 
Consideration: combining the districts in this manner would be a slight upzoning for the R1-
Lakeshore neighborhood. It is a very small district – just 4 parcels. One of those parcels is 
undeveloped and exceeds 5 acres, and so this would in concept allow for greater amount of 
development on that parcel if a current limitation of access (the area is served by a single 
roadway and exceeds the maximum for units without a second roadway). 

 

• Residential 2: 

Current Max Density: 2 units per acre development & subdivision;  
Current Max Density with PUD: 4 units per acre with PUD over 5 acres 
Proposal: Make into R4 PUD – 1 or 2 units per acre without PUD or TDR, 4 units per acre with 

Consideration: is it more important to keep this distinct from the R1-PRD or to consolidate and 
simplify districts  

 
 
Establish Neighborhood Commercial Districts from existing nodes. 
 
The districts below were discussed on April 9th. The Commission’s direction was to make these various areas 
along Kennedy Drive into neighborhood nodes districts. 
 

• Residential 7 along Kennedy Drive 
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Currently these are commercial properties in the R7 District. The list of permitted commercial uses in R7 
is narrow – only general office and medical office. Moving this to a neighborhood commercial district 
would open up additional opportunities. 
Proposal: Make into a neighborhood commercial district 

 

• Commercial 2 at Kennedy / Dorset 

This is a zoning district covering a single parcel in this area. 
Proposal: similar to above, make into a neighborhood commercial district. 
 

• Residential 7-NC 

This is a mixed use commercial / residential district 
Proposal: Keep essentially as is, but relabel to a Neighborhood commercial District 
 

 
Establish Transition Districts 
 
The Planning Commission has discussed several areas where there is a significant transition from high intensity 
commercial / mixed development to more lower-density residential districts. These includes areas along Allen 
Road, Swift Street, Kimball Ave and the Hill farm south of the interstate. 
 

• Commercial 1 Limited Retail 

This district, at the intersection of Kimball Ave and Kennedy Dr, was discussed by the Commission on 

April 9th. The Commission wished to see a transition district be established here, allowing for a mix of 

uses and densities that reflect a commercial-to-residential transition but not necessarily a neighborhood 

node. The current residential density is 12 units per acre. 

Proposal: Create a new Transition District that reflects the above with a mix of uses and density in the 

neighborhood of 7-8 units per acre. 

 

• Industrial Open Space on west side of Hinesburg Road south of I-89 

The 2016 Comprehensive Plan changed the designation of this area from planned industrial /open space 
use to a mix of conservation, residential, and light industry / business park. 
Proposal: place this land into the new Transition District, at likely 7-8 units per acre, and then apply the 
appropriate PUD type for properties over the acreage threshold. 

 

• Allen Road District 

This district, along Allen Road, is a mixed industrial, commercial, and residential district. Current Max 
Density is 12 units per acre, but there are no residential uses in the district at the moment. The nearby 
densities are 2 and 7 units per acre, so the 12 appears to be somewhat of a mismatch. 
Proposal: turn into a Transition District. If the Commission wished to return to a higher density, it 
potential could through a PUD type or TDRs. 

 

• Swift Street District 

This district, along Swift Street, is a mixed commercial and residential district. Current Max Density is 7 
units per acre.  

 Proposal: turn into a Transition District, to simplify for all users. 
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Consideration: The Swift Street element of this zoning re-classification and consolidation is not 
strictly needed for the PUD project, it’s more of an effort to simplify the regulations. Should the 
Commission prefer not to take this up at this time, that would be ok too. 
 
Consideration 2: There are 3 additional properties east of the Swift Street District that are 
currently zoned R4. Two have homes, a third home was demolished. Should this area remain R4 
or become part of the Swift Street / Transition District? 

 
Reduce redundancy 

• Commercial 1-Auto 

This district, with some recent changes allowing residential uses (and resulting, interestingly, in some of 
the recently approved infill housing development along Shelburne Road) is effectively the same as the 
C1-R15 district now, except that auto dealerships are permitted.  
 
Proposal: Combine with C1-R15, make special limit on auto sales to allow only where existing as of 2019 

Consideration: strictly speaking, this change is not entirely necessary for the PUD project as the 
permitted uses and densities are essentially the same. Should the Commission wish to not pursue 
this item, that would be ok. 

 

• Commercial 1-Residential 15 

This mixed use district allow 12 units per acre 
Proposal: staff recommends it be combined with C1-R15 District. 

 
Add Park Districts: 
 

Three sites – two in the R2 District along Allen Road, and one in the C1-R12 district near Mayfair Park, 
are City Park properties.  
Proposal: change the parcels to Park District to match others in the City. 

 
Still to be determined: 
 

• Commercial 2 

This mixed residential & industrial district, largely located along Shelburne Road from GE Healthcare 
south, allows for most industrial uses and up to 7 units per acre of residential. 
 
The Commission has discussed the possibility of increasing the density along this major transportation 
route, and the TDR committee has explored whether this could be a receiving district. Staff also notes 
that this is one of a handful of places where certain industrial users are permitted. 
 
Recommendation: consider when the TDR Committee brings it recommendations. 

 

• Mixed Industrial / Commercial and Industrial/Open Space Districts 
These commercial / industrial districts have many common elements and within them have a wide range 
of development patterns. The needs of large-scale employers is a subject the Planning Commission has 
not delved deeply into. 
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Recommendation: Examine alongside Campus-style PUD types; possible solution may be to establish a 
higher acreage threshold for the Campus PUD and then apply to both districts. 
 
 

• Institutional / Agriculture District 
This district, largely consisting of land owned by the University of Vermont (but not representing all of 
their holdings) is an agricultural campus district. The Commission has not spent a lot of time on this 
subject as of yet. 
 
Recommendations: Await the joint meeting of the Interim Zoning Commissions to see what 
recommendations may exist. Eventually, the Commission may wish to differential amongst different 
areas in this district and possibly even combine isolated pieces of other districts, such as R4, that are 
under different ownership. 
 
 
Legend for the page below: 
 
Orange:  Proposed R7 PUD 
Yellow:   Proposed R4 PUD 
Blue:   Proposed Transition 
Purple:  Proposed C1-R15  

(also includes area outlined in purple, awaiting F-35 maps before making 
recommendation) 

 Blue:  Proposed Transition District 
 Red:  Proposed Neighborhood Commercial 
 Green:  Proposed Park (City owned) 
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