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March 2, 2022 
 
 
SBLT Public Comment on proposed Airport Rezoning  
 
I am submitting this on behalf of the entire Board of Directors of the South 
Burlington Land Trust (SBLT) to express our views on rezoning land in the 
Chamberlin neighborhood.   
 
The City of Burlington purchased the homes on this land using FAA money 
(which is funded with taxpayer dollars) to avoid further harm to residents 
from military aircraft noise.   
Not only will rezoning this land for airport and industrial uses cause further distress to the 
people living in this area, it will threaten the green spaces residents now enjoy.   
 
If there is to be any rezoning, we suggest that all of the land purchased by the City of 
Burlington be rezoned as park and conservation areas.  If this is not done, then we 
support keeping the current zoning in place, which will allow the land to remain open.   
 
The re-greening of this land has provided residents with access to park-like open spaces 
in their neighborhood where they can relax, socialize, and enjoy nature.  All residents of 
South Burlington deserve to have open green spaces near them. The SBLT believes in 
preserving open spaces large and small in ALL parts of our city. The SBLT is committed 
to preserving the natural environment for its intrinsic values, as well as for its abilities to 
help us and future generations cope with coming climate change impacts.  The more 
open lands we preserve, the better we will be able to mitigate climate disasters. 
 
The airport sits on land that is important ecologically. Past airport actions have caused 
damage to the ecology of the land and water. In particular, the west side of the airport is 
situated at the headwaters of the Potash and Centennial Brooks, both of which are 
impaired.  
More impervious surfaces will not help with a reduction in flow rates into Centennial 
Brook.   
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Adding impervious surfaces to the headwaters of these two watersheds will further 
damage them and will continue to challenge the ability to meet the EPA-mandated 
Total Maximum Daily Load (TMDL) requirements for these watersheds.  
The EPA has created TMDLs for various “pollutants” and since Centennial and 
Potash are impaired waterways, Burlington and South Burlington are required by 
law to enforce these TMDLs to meet Vermont’s Water Quality Standards. 

  
Additional impervious surfaces in and around Kirby Road will also have negative 
effects on portions of the Winooski River which are currently classified as 
“stressed.”   
Two small streams that originate at the airport flow directly into the Winooski River.  
 
Past airport development has paved over the most fertile soil in South Burlington.  
Let’s not continue to destroy any more land. 
 
For many years the residents of the Chamberlin neighborhood have suffered 
because of airport operations.   
Therefore, the residents of this area should have the greatest say in what happens 
in their neighborhood.   
We support their objections to this rezoning request; and we are against any further 
encroachment by the Burlington Airport into their neighborhood.   
 
We urge Airport Rezoning Task Force members to deny rezoning this land for 
anything except to keep it as open and green spaces. 
 
Sarah Dopp 
 
President, South Burlington Land Trust 
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Betsy Brown

From: tronofamily4@comcast.net
Sent: Thursday, March 3, 2022 4:14 PM
To: planning
Cc: Meaghan Emery; isaacwbissell@gmail.com
Subject: EXTERNAL:  Questions for Brandy Saxton & ARTF

  

     This message has originated from an External Source. Please use proper judgment and caution when opening 
attachments, clicking links, or responding to this email.     
  

To the ARTF,  
 
Here are some additional questions and comments I have concerning the City of Burlington's zoning 
change request to expand "airport use" zoned land for their Airport Department.  Some of these 
questions concern "policy options" and might be appropriate for discussion at tonight's ARTF 
meeting.  

 Does Burlington have to show a need to develop this particular 11 acres, when it appears that they have plenty 
of available land to develop already within their current "airport use" zoned airport boundary?   

 Should the ARTF even be considering and discussing how the 11 acres is proposed to be used by Burlington 
(maintenance bldg. & GA hangers), after Mr. Longo stated in his presentation that Burlington would reserve the 
right to change their development plans and use the 11 acres for anything permissible under FAA regulations for 
"airport operations" land?  Note that Burlington/BTV will only need to follow FAA regulations for "airport 
operations", which override South Burlington's zoning regulations for "airport use".  Because of this uncertainty 
over the future use of the subject land, should the ARTF base their zoning change request decision on the worst 
case scenario use of the 11 acres?  If Burlington decided to could put F35's, or loud helicopters, or other loud 
aircraft on this 11 acres in the future (which are all permissible under FAA regulations for "airport operations"), 
could South Burlington do anything to stop that use?  Once So. Burlington changes how the 11 acres is zoned, I 
don't believe it would.   

 Can Burlington designate this 11 acres as "Airport Operations" in the BTV Master Plan before they have the 
zoning changed to "Airport Use"?  Is this why the FAA has not yet approved the BTV Master Plan?  Would the 
FAA have any obligation to take into consideration South Burlington's objection to this 11 acres being 
designated as "Airport Operations" in the yet to be approved BTV Master Plan, if South Burlington were to take 
that position?  Maybe South Burlington should be contacting the FAA asap to voice any objections to the Master 
Plan before the FAA makes their decision, which is due to come soon.  Brandy Saxton made it sound like once 
the FAA approves the BTV Master Plan (with the subject land labeled as "Airport Operations") that the "deal is 
done" and South Burlington won't have any say how the subject land is used.  Can Brandy confirm if this is true 
about FAA approval of the Master Plan, and if I interpreted her comments correctly?  

 Can Brandy Saxton please define what "all economically viable use" means when describing a landowner's rights 
to their land use when drafting zoning policy?  Does the "economic viability" doctrine apply to land purchased 
under existing zoning, or only if there is a zoning change?  Does the subject land have to be "economically 
viable" as operated as an airport, or can the subject land be considered "economically viable" to the landowner 
in a different business capacity? 

 Brandy Saxton mentioned that any zoning "change" to a landowner's property must allow for the land to be 
"economically viable".  Could a legal argument be made that South Burlington never "changed" how the 11 
acres are zoned, so therefore South Burlington is not denying Burlington any economic viability of their 11 
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acres?  Is the 11 acres considered "taken" land if South Burlington hasn't actually taken any right to "all 
economic viability" away from Burlington?  South Burlington has not taken any land use right away from 
Burlington/BTV that they had when they purchased the noise land.  Burlington purchased the noise land "as is" 
(zoned R-4), without any promise from South Burlington of any future zoning change.  Burlington's decision to 
lease airport land to tenants (VTANG) that create ridiculously excessive noise, and Burlington's decision to allow 
the basing of F35's at BTV, is the only reason they can't use or develop the land under its current R-4 
zoning.  Burlington shouldn't be allowed to have it both ways.  If Burlington what's to exercise their land use 
right of economic viability for the subject land it can do so by not allowing F35's to be based at their airport, or 
they can wait until the F35 program is projected by the Pentagon to end operations in 2070.   

 If South Burlington denies the BTV zoning change request and leaves the 11 acres zoned R-4, would the FAA 
have control over regulating the use of this land once they approve the Master Plan?  Once again the question 
arises - Can the FAA approve the BTV Master Plan with the 11 acre subject area designated for "Airport 
Operations" if the 11 acres is zoned R-4?   

 If the zoning change were allowed, wouldn't the additional air traffic add to the total aircraft noise measured 
over a year to calculate the DNL Noise Contour Lines?  If the request is granted, simple math implies that the 
DNL Noise Contour Lines will expand even further into the Chamberlin Neighborhood, exposing more homes to 
possible buy outs. 

Thanks to all the ARTF members for your time and energy to help preserve what's left of the Chamberlin Neighborhood, 
and to at least maintain the current quality of life (diminished as it is by the F35's) for the residents of the neighborhood. 
 
Respectfully,  
 
Steve Trono  



Dear Planning Commission and Airport Rezoning Task Force,

While human lives are measured in years and decades, the life of a city is measured in centuries and 
millennia.  The decisions you make regarding changing a parcel of land from residential use to what 
amounts to industrial use should be taken with a long view, a view of decades and centuries.

We are now seeing the infancy of electric vehicles including electric planes.  Electric engines, including
electric plane engines, are much quieter than their petroleum burning predecessors. They also can 
provide greater torque and greater speeds.  As Beta Technologies is showing us, electric engines are the
future.  (Air Force F-X concept: a fuel-sipping electric fighter jet for 2030 | ZDNet)

Within the next few decades, as more aircraft become electric, the 65 DNL line surrounding the airport 
will shrink, and the parcels the airport now wants to convert to industrial use could again become 
parcels suitable for habitation.  However, if these parcels are rezoned airport use they will never again 
be used for housing.  Instead, the industrial workings of the airport: the beeping, clanging, whirring of 
trucks, and planes, and reversing vehicles, the plows, the light pollution, the engine vapors, all will 
negatively impact the residents across the street. The 2016 airport reuse plan considered a car wash on 
the Airport Parkway parcels.  Car wash industry trade websites advise that car washes create noise in 
the 89 decibel range. I urge you to keep these parcels zoned residential and revisit this decision in forty 
years. In the mean time, the airport should install the sound and visual buffer it proposed in 2009 
(though in a different location).   In the attached pages taken from the 2009 Airport, the airport 
proposes a “living wall” to buffer noise.  While natural vegetation is not in itself a good sound buffer, 
the airport documents suggests that there would be an actual wall to help reduce noise.

The problem with its 2009 plan as designed is that the proposed buffer was to be built on land the 
airport does not own.  Rather than buffering the Kirby Road from the airport, the airport should build 
the buffer on the residential parcels it owns along Airport Parkway to buffer the remaining residents at 
221, 223, and 225 Airport Parkway.

I understand that the airport is going through growing pains, but it must plan to grow internally, and not
to expand next to residents and at the expense of further eroding the habitability of neighboring parcels.
This zoning request is the very definition of encroachment.  The City Comprehensive Plan encourages 
infill development within the city, it should require the same of the airport.

Please keep these parcels zoned residential. Encourage the airport to build internally on it 900 acres, 
and consider acquiring the land and building homes on these parcels when jet engines are electric 
engines.

Pike Porter

3/3/2022.

https://www.zdnet.com/article/air-force-f-x-concept-a-fuel-sipping-electric-fighter-jet-for-2030/








ATTN: Airport Re-Zoning Task Force        3/3/22  
 City of South Burlington 

 
FROM: Ashley Adams 
 1215 Airport PKWY 
  
RE: Burlington International Airport Re-Zoning Request 
 Affordable Housing in the Chamberlin Neighborhood 
 
I submit this letter because I take issue with statements Ms. Saxton made to the task force in her Affordable 
Housing and Chamberlin Neighborhood memo dated, 24 February, 2022; in particular, with the idea that 
housing in the Chamberlin neighborhood cannot be considered affordable housing.  The South Burlington 
Comprehensive Plan itself indicates that “much of the more moderately-priced housing in South Burlington is 
located in the Northwest Quadrant, within the multi-family and single-family neighborhoods.” (3-17).  Please 
also review page 2-12 of the Comprehensive Plan.  Additionally, I offer you my own example as a landlord in the 
Chamberlin neighborhood.  I choose to keep my rental prices below average market rental prices for all 14 of 
my rental units.  The rents I charge for the four 2-bedroom units directly across the street from the proposed 
industrial garages are:  $1,100, $1,400, $1,400, and $1,400 respectively. Rent includes heat, as I pay heating 
costs for these units, not the tenants.  To help avoid putting myself and tenants in a possible eviction situation, I 
personally review and approve tenant applications to ensure that tenants have incomes appropriate to cover 
the costs of rent, and I can confirm that the rents comport with the definition of affordable provided by Ms. 
Saxton.  I am advised by the Burlington Housing Authority that it considers $1,628/month a fair rent for a 2-
bedroom unit fair market rent for South Burlington. 
  
Many of my tenants are refugees, racial minorities, single parents, first-generation citizens, and/or receive state 
and federal housing subsidies: just the sort of people usually on the wrong end of municipal zoning decisions. I 
think we can agree that no one lives near airport noise because they choose to, but because few other options 
exist.  The noise, light, gas fumes of the garages, airport hangers, and car washes the airport has proposed will 
have a direct and substantial negative effect on the living conditions and habitability of all eight rental 
apartments directly across Airport Parkway (221, 223, as well as 225). It is clear from the documents provided 
by Ms. Saxton that when the parcels are rezoned, the city of South Burlington loses much control over future 
development of these parcels; that the city may not be able to regulate what is developed there because of 
state statutes and federal regulations.  The only safe option for my tenants is to maintain the status quo.   
 
The City has allowed and tacitly encouraged airport expansion to the detriment of affordable homes and 
rentals.  By even considering this zoning change to allow industrial uses in what is now a residential area the 
city of South Burlington compounds injury already inflicted on a daily basis by the F35. The time is overdue for 
the City of South Burlington to add environmental justice to the South Burlington Comprehensive Plan.  All 
citizens are entitled to equal protection of environmental and public health laws and regulations and subjecting 
my tenants to the noise, fumes, and other hazards that would be unleashed by this rezoning is tantamount to 
environmental blackmail due to their economic status. 
 
 
 
 
 
 
 



The Rezoning Task Force, as well as the Planning Commission need only look to the very documents either 
written by or commissioned by City officials for guidance in making the right choice.  From the City of South 
Burlington Comprehensive Plan Vision: 
 

Affordable & Community Strong: Creating a robust sense of place and opportunity for our residents and 
visitors.  Be affordable, with housing for people of all incomes, lifestyles, and stages of life;  Keep unique 
features, and maintain or enhance the quality of life of existing neighborhoods…. (p 1-1) 

 
Emphasizing sustainability for long-term viability of a clean and green South Burlington. Promote 
conservation of identified important natural areas, open spaces, aquatic resources, air quality, arable 
land and other agricultural resources, historic sites and structures, and recreational assets;  Reduce 
energy consumption city-wide and increase renewable energy production where appropriate. (p1-1) 
 
Key issues and needs related to the City’s housing stock and residential development trends identified 
in this plan include: preserving and promoting the development of additional housing that is affordable 
to households of all income levels throughout the City. Supporting the quality of life of the City’s 
residential neighborhoods (2-10 – 2-11). 
 
The City is strongly committed to providing an enjoyable environment for residents, employees, and 
visitors at their homes, places of employment, schools, and destinations; where children can freely play, 
residents can sit on their front stoops free of excessive nuisance, where neighbors become friends, and 
where staying in the community is a purposed and gratifying choice (2-52) 
 
Objective 14. Seek a livable balance between public, commercial, and civic activity and private 
tranquility and promote the health, peace, and well-being of residents in their daily lives. 
 
Objective 16. Build and reinforce diverse, accessible neighborhoods that offer a good quality of life by 
designing and locating new and renovated development in a context-sensitive manner. (2-53) 
 
Future Land Use. Several of the oldest neighborhoods in South Burlington are located in the Northwest 
Quadrant. It is the intent of this Plan to maintain these neighborhoods and their housing stock and 
protect them from commercial encroachment, while at the same time supporting the evolving needs of 
its residents, improving pedestrian connectivity and access to services, and allowing for infill 
development that is in keeping with the existing built environment  (p 3-16). 
 
Northwest Quadrant Objectives: Objective 48. Maintain existing affordable diverse residential 
neighborhoods and access to neighborhood parks and other amenities. Objective 50. Create transitions 
from the Burlington International Airport in areas identified for redevelopment that serve or buffer 
nearby neighborhoods; establish a community vision for the future of this area. (p 3-20) 
 
Strategy 113: Seek opportunities to develop additional public parkland in the Northwest Quadrant 
using tools available to the City, including the Official Map, Impact Fees, and development 
requirements. 
 
Strategy 114. Strive to protect existing neighborhoods from incompatible commercial encroachment 
and traffic disruption through the Land Development Regulations.  (3-21) 
 
Strategy 121. Encourage well planned, clustered, compact and infill business park development that 
integrates contiguous open space areas in business park design.  (3-25)   
 



The comprehensive plan encourages infill development in several city quadrants and should encourage the 
airport to use this same strategy.  The airport has roughly 900 acres on which to plan infill development without 
needing to develop recently purchased residential parcels. 
 
The recommendations of the Chamberlin Neighborhood Land Use and Transportation Plan were adopted by the 
city council includes as Priority #13 the maintenance of the mountain views at Kirby Road and Airport Parkway. 
Maintenance of views received strong support and it was suggested that benches be provided so that residents 
could sit down while enjoying the view of the mountains (p. 109-100).  These are the unobstructed mountain 
views that my tenants currently enjoy.  This open space and these views have been a silver lining within the 
profound loss of habitability due to F35 noise. 
 
Further: 
 
“The City of South Burlington seeks long term sustainability of the Chamberlin Neighborhood and Burlington 
International Airport, resulting in a neighborhood that remains attractive and affordable to families and 
endearing to the community, as well as a successful, attractive airport that provides economic sustainability to 
the region and state in an innovative and harmonious manner.” (P 5, Chamberlin Neighborhood Land Use and 
Transportation Plan, 2016.) 
 
 
Airport sustainability does not necessitate encroachment into the neighborhood and harm to its inhabitants.  
The airport does not need these parcels rezoned to survive and thrive.  In fact, the Airport’s own plans show 
an open land buffer between housing and Airport property. See attached Airport documents dating back to 
2009 which show open land buffers.  Open land buffers also feature clearly in current Airport planning 
documents, reinforcing the fact that the Airport itself acknowledges that open space buffers are necessary. 
 
The South Burlington Comprehensive Plan includes the following intent: 

Several of the oldest neighborhoods in South Burlington are located in the Northwest Quadrant. It is 
the intent of this Plan to maintain these neighborhoods and their housing stock and protect them from 
commercial encroachment.... 

 
The proposal to rezone residential parcels in historically residential neighborhoods for airport use is clearly 
inconsistent with the city of South Burlington’s master plan, and the Chamberlin Neighborhood Land Use and 
Transportation Plan, adopted by the city in 2016. 
  
 
It is astonishingly shortsighted for the City to consider rezoning parcels that might provide future housing, in 
one of the tightest rental markets in the nation, especially considering that airplanes and future airplane noise 
are very likely to diminish in the future.  The F35 will not be here 50 years from now.  South Burlington needs 
visionary planning equal to the challenges that we face.  This means moving away from reactionary decision 
making to meet the immediate “needs” of an ever expanding Airport that acts very much like we are living in 
the 1980s.  It means considering, finally, the needs of future generations.  Consideration must be given to 
affordable housing, human health and habitability, as well as Climate Justice and the myriad ways that this City 
must seek to combat Climate Change, and find ways to adapt to it.  Eliminating open greenspace, for example, 
quickly and permanently eliminates an important tool the City will need to both combat and adapt to Climate 
Change.  There is no going back from a decision to rezone these parcels.  Rezoning these parcels will inflict 
further harm on a citizenry that has few alternatives, it will destroy any hope of recovering needed housing on 
these parcels in the future, and it will throw away the very tools the City will need to ensure a livable Climate 
for future generations.  I urge you to recommend against rezoning these and future parcels. 
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