
 
 

Meeting Memo 
 

To:    South Burlington Planning Commission 
From:  Sharon Murray, AICP   Front Porch Community Planning & Design 
Date:  May 18, 2017 
Re: PUD Project, Phase II— Master Plan Considerations; PUD Land Use Allocations and 

Density/Intensity Measures (“Dials”) 

__________________________________________________________ 
 
Housekeeping Amendments:  Staff are reviewing an detailed list of existing exceptions, waivers and 
modifications under the LDRs (related to district height, setback, coverage and density requirements and 
multiple uses/structures per lot) with regard to how these support, or may undermine, current zoning 
district requirements and new planned development provisions.   We’ve asked staff to identify those 
sections of the regs that they’d like us to help update as part of this project.  
 
Subdivision/Master Plan Review:    Attached is an outline of “master plan” considerations for your 
review – including a summary of current master plan provisions under the LDRs, related Phase I Report 
recommendations, and a discussion outline of proposed bylaw amendments.   Please take a look at this 
outline in advance of our meeting, and let us know if you have any specific questions or concerns.  I’ll be 
using this to draft associated bylaw amendments for your review at an upcoming meeting.   
 
PUD Use and Density Allocations:  We’d like to spend most of our time with you on Tuesday focusing on 
a discussion of the proposed mix of uses by PUD type (land use allocations), and measures of the 
relative density or intensity of development (density allocations).   These are two key components – 
represented by sliding scales or bars in the Phase I report – that distinguish each type of PUD and which, 
for purposes of regulation, need to be translated into more measurable development parameters.    
 
Attached is an initial “land use allocation table” that specifies a required mix of land uses for each PUD 
type by defining a minimum percentage of the total area for each use category – which would also be 
shown on an accompanying land use allocation (or sector) plan.  A mix of housing types is also required 
within some PUDs, as reflected in the minimum percentage of land allocated to each housing type.  The 
attached graphics from Mark and Liz help illustrate initial allocations by type –  and relative densities of 
development for each.  
 
This table currently includes a 10-20% share of unallocated land that can be used in any category to 
incorporate some flexibility – e.g., to allow a developer to address current or anticipated market 
conditions, negotiated requests or neighborhood concerns.  Initial allocations are based on a literature 
review and available models for these types of development, but allocations will need to be further 
refined for local use – e.g., through a review of representative master plans and discussions with local 
developers. 
 
As noted in the April meeting memo, there are also a number of ways to measure the density of 
residential and the intensity of nonresidential development within the context of a planned 
development.  Some initial recommendations, for discussion on Tuesday: 



 For planned development, continue to define development density based on the total 
land area, to include areas with existing development constraints given the ability to 
transfer density within the project area.   
   

 Use standard density measures that may also be used to calculate associated 
infrastructure impacts, e.g., number of dwelling units (and/or bedrooms) for residential; 
gross floor area (and/or floor area ratios) for nonresidential; and the ratio of commercial 
to residential floor area for mixed use.  
   

 Define the minimum density allowed as that established by the underlying zoning 
district(s) (e.g., based on minimum lot size requirements, maximum building height, 
building and lot coverage requirements).    
 

 Allow density transfers/averaging across zoning districts for projects that involve land in 
more than one district. 
 

 Also establish minimum required densities by PUD type as necessary – e.g., for a TND a 
minimum of 4-7 dwelling units/acre; for a TOD 8+ dwelling units/acre – as targeted or 
limited to specific zoning districts.   
 

 Allow for higher densities of development (within defined limits–e.g., an added %) as an 
incentive to use or apply PUD provisions and/or in return (as an offset) for requiring 
planned development.  
  

 Also provide a schedule of potential density bonuses for public amenities or benefits 
beyond those intended to serve the development (e.g., for public dedications of land, 
community facilities, public parking, transit facilities, offsite improvements, affordable 
housing, etc.). 
  

 Allow modifications or waivers of zoning district requirements as needed to 
accommodate the planned pattern and density of development (e.g., to allow for 
smaller lots, zero lot line development, additional building stories, etc.).    

 
As you know, density increases can be controversial, and would have to be mitigated in large 
part through project layout and design, as reflected in associated standards – e.g., by specifying 
acceptable development forms, and by requiring transitional or buffer zones between areas of 
higher and lower density development.  Allowed uses could also be more specifically defined or 
limited by PUD type to avoid or minimize potential use conflicts.  
 
Let us know what you think! 
 
Sharon 



PUD Land Use Allocations by Type 

*   Allowed, but not required;   --- Prohibited 
 

Notes 

 Specific uses would include those allowed within the underlying zoning district, unless more explicitly defined by PUD type (an option). 

 Civic uses typically include public/ municipal buildings and “community centers”–currently defined under the LDRs to include a building or 
structure used for recreational, social, educational, health, cultural or other similar activities. 

 Civic spaces include developed open space (greens, plazas, pocket parks) – see open space typologies in LDRs, Open Space Study. 

 
Conservation 

Planned  
Agricultural 

Planned 
Residential 

Campus TND NCD TOD 

Context Rural Rural Suburban Suburban Urban Urban Urban 

PUD “Focus” 
Resource 

Protection 
Agricultural 
Enterprise 

Residential 
Institutional  

Center 

Park/ 
Community 

Center 

Commercial  
Center 

Transit  
Center 

PUD Context (“Shed”) Res: ¼ mile --- Res: ¼ mile Ctr: ½ mile Res: ¼ mile 
Res: ¼ mile 
Ctr: ½ mile 

Res: ¼ mile 
Ctr: ½ mile 

Land Use Allocations 

Residential Uses Min: 15% Min: 0% Min: 65% Min: 0% Min: 70% Min: 50% Min: 40% 

   Single, Two Family Min: 10% --- Min: 50% --- Min: 40% Min: 20% * 

   Attached  (Row, Town) * --- * * Min: 10% Min: 10% Min: 10% 

   Multifamily  --- --- * * Min: 10% Min: 10% Min: 10% 

Nonresidential  Uses Min: 5% Min: 20% Min: 5% Min: 40% Min: 10% Min: 30% Min: 40% 

    Civic Uses Min: 2% --- Min: 5% 
Min: 40% 

Min: 5% Min: 5% Min: 5% 

    Commercial Uses --- --- --- * * * 

    Mixed Uses --- * --- * * Min: 20% Min: 30% 

    Ag Enterprises * Min: 20% * * --- --- --- 

Open Space Min: 70% Min: 60% Min: 20% Min: 40% Min: 10% Min: 10% Min: 10% 

     Park/Civic Space Min: 2% * Min: 5% Min: 20% Min: 5% Min: 5% Min: 5% 

     Resource Land Min: 65% Min: 60% * * --- --- --- 

Unallocated 10% 20% 10% 80% 10% 10% 10% 



Master Plans: Bylaw Considerations     [5/23/17] 
 

LDRs (Current) 
 
2.02 Definition:   
Master Plan:   A plan intended to guide the arrangement of developed and undeveloped areas and 
streets within a land development project. 
 
15.07 Master Plan Review and Approval 
 
 Optional for any development involving 10 or more contiguous acres, except within Transect Zones 
 Required for subdivisions or PUDs for: 

o Development of more than 10 dwelling units in the Southeast Quadrant 
o Development of more than 10 units in a 5-year period in the R-1 District 

 Review conducted after sketch plan review; may be combined with preliminary site plan or plat 
review –public hearing, separate findings required. 

 Master plan findings are binding on the DRB and the applicant for all subsequent preliminary site 
plan or plat applications. 

 New application, including sketch plan review, is required for an amended master plan, or any  
preliminary site plan or plat that deviates from the master plan that involves:   

o An increase in the total FAR or number of residential dwelling units 
o An increase in total site coverage 
o A change in the location, layout, capacity or number of collector roadways  
o Land development proposed in any area previously identified as permanent open space, or 
o A change that will result in an increase in the number of PM peak hour vehicle trip ends 

projected at total build-out 
 The DRB may specify in findings or approvals certain minor land development activities (e.g., 

additions of decks, porches) that will not require further DRB action. 
 City in its approvals shall maintain a record of criteria applicable to the project – e.g., residential 

density, FAR, total site coverage, required off-street parking, sewer capacity and the location and 
status of public amenities.  

______________________________________________ 
 

Phase I Report Recommendations 
 
Master Plans  
A master plan provides the framework for subsequent development. Planned unit development in 
particular is intended as a form of “master-planned” development. Well-crafted master provisions 
within the LDRs are critical to establish or retain connectivity with surrounding areas, and to guide 
development constructed in phases. Currently there are few standards in the LDRs for the review of 
master plans, apart from submission requirements. Defining standards under the LDRs, and specifically 
for PUDs, can strengthen the foundation for more complex forms of phased development, clarify the 
rights of the developer, and afford the ability to modify or adjust plans in response to changing 
circumstances.  
 
 
 



Master Plan Recommendations: 
 
18. Clarify the purpose and application of master plans within the LDRs, including associated standards 
of review, for major subdivisions and specifically for planned unit development.  
 
19. Develop master plan design standards that address a diversity of PUD typologies (and transect-based 
subdivisions), and that also incorporate or dovetail with existing community design standards.  
 
20. Establish stronger connectivity requirements for master plans – particularly for roads, transit, and 
pedestrian infrastructure.  
 
21. Consider requiring, in association with a PUD master plan, the submission of a Master Plan Guide (or 
“Plan Book”) that defines critical design considerations particular to the site (e.g., stormwater  manage-
ment, wetland protection, etc.) and common design elements. This could include for example, typical lot 
configurations, street types, housing types, open space types, etc. specific to the PUD, governing 
subsequent phases of development.  
 
22. Clarify the submission requirements for a phased review process, to include master plans that 
provide a more conceptual allocation of uses and density – to be defined more specifically under site 
plan or subdivision review for each phase of development, in conformance with the master plan and 
guide.  
 
23. Review and update master plan amendment provisions to include amendments to the Master Plan 
Guide. Identify what elements can and cannot be amended, and the mechanisms by which amendments 
are addressed (administrative, DRB).  
 
24. Review and clarify vested rights associated with master plan approval, particularly for phased 
development, to reasonably protect the interests of the developer under subsequent bylaw 
amendments.  
 
25. Require PUD development and maintenance associations to coordinate PUD development, and the 
operation and maintenance of land and facilities held in common.  
 
26. Review and clarify requirements for development agreements, e.g., with regard to cost-sharing 
arrangements under public-private partnerships), scheduling required improvements, infrastructure 
capacity allocation, etc.; and to ensure that any public dedications or accommodations to meet city 
needs are preserved through transitions of ownership. 
 
 
 
 
 

 
 
 
 



Master Plan Bylaw Amendments:  Discussion Outline     [5/23/17] 
 
Purpose – Establish an integrated framework for planned (unit) and other phased development, and 
associated project budgets (parameters) for each phase of development, to ensure project continuity  
that allows for limited development flexibility within defined parameters, and provides needed 
assurances for the developer, city and neighborhood that development at buildout will be consistent 
with the project as planned and approved. 
   
The intent of a master plan is to clearly document that a proposed development project: 

 
 Conforms to specific Comp Plan objectives (location,  type,  density and  intensity of development) 
 Complements the surrounding area  (development context) 
 Establishes, extends or retains site connectivity (street, bicycle, pedestrian, transit, open space 

networks) 
 Incorporates significant site features and known development constraints 
 Defines  the overall mix, arrangement and distribution of uses (land use allocations), including 

dedicated open and civic spaces 
 Defines the minimum and maximum density of planned development, and associated impacts  
 Establishes the location, capacity and scheduling of supporting infrastructure and facilities  
 Allows some flexibility within defined parameters, to address changing market conditions 
 Coordinates subsequent phases of development under the same or separate ownership, through 

project buildout.  
 
Applicability/Triggers – 
 
 All planned development (all PUD types) 
 All phased development (including but not limited to PUDs) 
 Minimum project area – e.g., 10+ acres (may vary based on context, type of planned development) 
 Zoning District – allowed or required within certain districts, prohibited within others (will also vary 

by type of planned developed) 
 
Review Process 
 
 Pre-application meetings with staff, neighbors (e.g., at sketch or conceptual plan stage)  
 Application requirements  

 
o Title Report – legal description, boundary, ownership, encumbrances 
o Base Survey 
o Context, Site Connectivity Analysis, Map 
o Existing Conditions Analysis, Map 
o Land Use Allocations – distribution, mix of uses (residential, commercial, mixed, civic, 

resource); mix of housing types 
o Density Allocations – e.g., maximum building area(s), planned residential density 

(unit/bedrooms by  housing type), nonresidential density (gross floor area or FAR), mixed 
(ratio commercial to residential)  

o Infrastructure Capacity Analysis, Allocations  (parking, traffic, stormwater, water, 
wastewater, other utilities)  



o Context Plan 
o Land Use/Density Allocation (Sector) Plan 
o Open Space and Recreation Plan 
o Multimodal Circulation and Parking Plan 
o Facilities and Infrastructure Plan 
o Timeline, Phasing Schedule 
o Master Plan Guidebook (plan book–street, housing, building , open space, inrastructure 

typicals) 
o Supporting Documents – legal, financial 

 
 Continue to allow concurrent review (master plan, and Phase I preliminary site plan or plat review) 
 Clarify vested rights, especially for projects that involve significant private investment 
 Require negotiated development agreements for projects that involve public/ private partnerships 
 Continue to allow for master plan modifications/adjustments within defined budgets or parameters, 

for each subsequent phase of development 
 Require master plan amendments (or new master plans) for  development phases  that exceed 

defined parameters or significantly alter an approved master plan 
 
Master Plan Review Criteria  
 
 Project conformance with purpose, intent  – plan objectives,  zoning district(s)   
 Site Context – relationship to surrounding land uses, development patterns, transportation 

networks (e.g., within ¼ - ½ mile of project focal point or boundary); transition areas/buffers  
 Site Connectivity– external, internal 
 Existing Site Conditions – site features, constraints 
 Conformance with LDRs (as applicable), official map 
 Land Use/Density Allocations, Budgets –  per underlying zoning 
 Transportation/Circulation Network   
 Infrastructure Capacity, Budgets – transportation, stormwater, water, wastewater) 
 Development Phasing – concurrency requirements, impact fees 
 Legal Documentation – association agreements, development agreements, etc. 
 Assurances – vesting, performance bonds, etc. 
  
Specific to Planned Unit Development (by type) – Floating Zone(s) 
[Note: these will be addressed more specifically under separate PUD development standards] 
 
 Conformance with PUD purpose/intent 
 Density increases, transfers  – allowed, required, incentive-based (bonuses) 
 Transportation/Circulation Network – as required to achieve planned pattern of development  
 Land Use/Density Allocations, Budget –in addition to or in lieu of underlying zoning 
 Open Space–by type 
 Development  Forms – by type  
 Modifications/waivers requested to achieve planned pattern, density of development 

 
 



Conservation
Residential   Min: 15% 15%
Non-Residential Min: 5% 5%
Open Space Min:70% 70%
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TND Density
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