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TO:  Design Advisory Board 
FROM: Scott Gustin 
DATE: May 14, 2013 
RE:  13-0707CA/MA, 3-11 George Street 
 
====================================================================== 
 
Zone: DT/RH           Ward: 3 
Owner/Representative: Rick Bove / John Alden 
 
Request:  Demolish existing structures on George Street and construct new residential building 
above and behind existing historic structure on Pearl Street corner for total of 1 commercial unit 
and 23 residential units.  
 
OVERVIEW: 
The applicant is requesting approval for a new mixed use development at the corner of Pearl & 
George Streets.  The Design Advisory Board first reviewed this project February 12, 2013.  
Impacts to the historic brick structure (General Stanard House) were found to be problematic, and 
the Board tabled the project with a recommendation to look at design options with and without the 
center addition and to preserve more of the original front portion of the Stanard House.  Revised 
plans have been submitted that leave the front portion of the Stanard House intact and remove the 
middle and rear additions.  The size of the proposed development has been reduced to 23 
residential units rather than 26.  The 1 commercial unit has been retained.   
 
Note that this development involves two properties (3-11 and 13-15 George St) and therefore 
involves two separate applications (13-0707CA/MA and 13-0713CA, respectively).  They are 
reviewed concurrently as a single development proposal.   
 
ARTICLE 6: DEVELOPMENT REVIEW STANDARDS 
Part 1, Land Division Design Standards 
Not applicable. 
 
Part 2, Site Plan Design Standards 
Sec. 6.2.2, Review Standards 
(a) Protection of important natural features 
There are no important natural features on the proposed development site.  It is largely impervious 
surface with very limited green space. 
 
(b) Topographical alterations 
The site is generally flat and will remain so.  Excavation is proposed; however, it will not 
substantially alter the finished grades of the site.  
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(c) Protection of important public views 
Pearl Street is a designated view corridor.  Per Sec. 4.4.1 (d) 4, A, new construction above 45’ 
must be stepped back from the front property line a distance equal to ¼ the width of the Pearl 
Street right-of-way.  In this case, the right-of-way is 66’ wide.  The required front setback above 
45’ is 16.5’.  This setback has been observed.   
 
(d) Protection of important cultural resources 
The subject property contains no known archaeological features; however, the nearby Omnium 
Gatherum had association with War of 1812 activities.  Should artifacts be uncovered during 
excavation, it is the owner’s responsibility to contact the Vermont Division for Historic 
Preservation for further guidance.  This may well require halting of construction until artifacts can 
be properly protected or removed. 
 
(e) Supporting the use of alternative energy 
The elevation drawings depict a rooftop PV solar array.  The applicant is encouraged to actually 
install this array.  Commonly such items are depicted and then cost-cut out of the actual 
development.   
 
(f) Brownfield sites 
The property is not an identified brownfield.   
 
(g) Provide for nature’s events 
A post construction stormwater management plan has been provided.  The Conservation Board 
reviewed this plan and encouraged including infiltration into the design.  The plan is also subject to 
final review and approval by the Stormwater Administrator.   
 
(h) Building location and orientation 
The proposed construction has been pulled back from Pearl Street.  It no longer engulfs the front 
portion of the General Stanard House.  As a result, the streetscape along Pearl Street remains 
largely unchanged except for the introduction of a canopy over the existing doorway.   
 
Almost all of the development as now revised will take place along George Street.  A single story 
enclosed porch is proposed along the east elevation of the General Stanard House.  While this 
change is a significant improvement over the prior proposal, it continues to enclose the rather 
prominent main entrance into this historic building.  An open porch or patio is recommended 
instead so that this main entrance remains prominent rather than hidden.  The entrances within the 
new construction along George Street have been improved and made more easily identifiable.   
 
While not part of design review under Article 6, problems remain with setbacks relative to district 
boundaries running through the proposed development.  The property line separating the two lots 
along George Street is also the boundary between the Downtown Transition zone and the High 
Density Residential zone.  A 15’ setback within the DT zone is required along the boundary.   The 
applicant asserts that merging the properties would eliminate the setback requirement.  This 
assertion misses the point of the 15’ setback to allow for a buffer between intense downtown 
development and less intense residential development in the abutting residential zone.  In any 
event, this matter will be considered by the Development Review Board under the applicable 
standards of Article 4.    
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(i) Vehicular access 
Vehicular access is proposed along George Street with a driveway into the structured parking.  
Additional access will be available via the existing Pearl Street driveway next to Victoria Place.   
 
(j) Pedestrian access 
Building entries will be afforded direct access to the public sidewalks along George and Pearl 
Streets.   
 
(k) Accessibility for the handicapped 
Handicap parking spaces are depicted on the site plan.  Accessibility to some of the dwelling units 
may be required.  It is the applicant’s responsibility to insure that the project complies with all 
applicable ADA requirements.  
 
(l) Parking and circulation 
Onsite parking will be provided at grade.  Occupied building space will be located above the 
parking.  Circulation appears to be one-way with access from Pearl Street and exit onto George 
Street.  The street level parking along George Street has been further screened, and the garage exit 
has been reduced in size as suggested. 
 
(m) Landscaping and fences 
The revised project plans depict a row of street trees along George Street.  While this addition is an 
improvement, note that the City Arborist must be consulted for any new street trees.  As previously 
proposed, several new trees are also depicted in a small patch of residual green space behind the 
new building.  If this new landscaping is to serve any sort of purpose, the small patch of green 
should be improved for use by residents of the building.  The applicant should consider benches, 
grill area, or the like to make this green space inviting and usable.  Note that the newly located 
bike rack does not meet the city’s bike parking standards.  Bike racks need to be located near the 
primary building entries.   
 
(n) Public plazas and open space 
No public plazas or open space are included in this proposal.  See criterion (m) above for 
improving a would-be outdoor gathering spot for residents.   
 
(o) Outdoor lighting 
The revised project plans include a legend for four types of lighting fixtures; however, only one 
type (A-recessed down lights) is actually evident on the plans.  The proposal to illuminate the 
building facades appears to be gone.  Sign lights are depicted, but they will be subject to separate 
review with the sign permit.   
 
Garage lighting requires a photometric plan to determine compliance with Sec. 5.5.2, f, 5.  No 
photometric plan has been provided.   
 
(p) Integrate infrastructure into the design 
Any new utility lines will be buried.  No new ground mounted mechanicals are evident.  No new 
dumpster is proposed.  The adequacy of using the existing dumpster facility for Victoria Place 
needs to be carefully assessed. 
 
Part 3, Architectural Design Standards 
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Sec. 6.3.2, Review Standards 
(a) Relate development to its environment 

1. Massing, Height, and Scale 
The revised project plans scale back the proposed development primarily by eliminating the 
new construction on top of the front portion of the General Stanard House.  The overall 
development remains large but within the scale of development along this section of Pearl 
Street.  The new development along George Street makes an obvious transition in scale to the 
neighboring homes further north.  The tallest, largest building component is located closest to 
Pearl Street.  Distinct building sections diminish in size as it reaches north and into the RH 
zone.  Overall height of the building is irregular as it attempts to follow the DT/RH zone 
boundary.  The tallest building sections are set back from both Pearl and George Streets and 
will not be visible from the street level.  The revised plans also incorporate a better defined 
street level façade that is clearly distinct from the upper stories.   

 
2. Roofs and Rooflines 
The proposed building incorporates varying rooflines and roof types.  These variations enhance 
the distinct sections of the overall building.   
 
3. Building Openings 
Fenestration in the proposed building remains fairly basic and contemporary.  As suggested, 
some additional details have been provided in the form of flat brick arches and apparent stone 
(or concrete?) sills in the center building section.   Rhythm and spacing is appropriate for the 
proposed development.   
 

(b) Protection of important architectural resources 
This proposal includes the demolition of an unlisted but eligible historic home at 13 - 15 George 
Street and partial demolition of the listed historic brick building at 3 George Street.  See Sec. 5.4.8, 
Historic Buildings and Sites, below.   
 
(c) Protection of important public views 
See 6.2.2 (c) above. 
 
(d) Provide an active and inviting street edge 
As noted in criterion (a) 1 above, an improved street level façade has been provided.  The revised 
project plans also reflect a greater intricacy of building sections and materials.  There is more 
uniformity to the design to tie everything together but also a greater level of detail.  Street level 
glazing continues to provide visual access into the commercial interior of the building.   
 
Note that the middle brick section of building along George Street continues to house residential 
units at the street level.  Per Sec. 4.4.1 (d) 1 A, Ground Floor Residential Uses Restricted, these 
street level units are not permitted.   
 
(e) Quality of materials 
The materials palate has been modified and consists of brick, corrugated metal, porcelain tile, 
glass, and fiber cement panels.  Limited wooden materials will be used for replacement elements 
within the historic corner brick building.  These materials are of acceptable quality and durability.      
 
(f) Reduce energy utilization 
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As noted previously, a PV solar array is proposed on the building’s rooftop.  The proposed 
construction must also comply with the city’s current energy efficiency requirements. 
 
(g) Make advertising features complimentary to the site 
The elevation drawings depict a “George Street Lofts” parallel sign on the east elevation and a 
projecting blade sign at the corner of Pearl and George Streets.  While a separate permit for signs 
is required, it bears noting that the parallel sign is placed too high (i.e. above the ceiling height of 
the 1st floor).  The projecting sign as revised appears to be acceptably located.     
 
(h) Integrate infrastructure into the building design 
Mechanical equipment will be housed within a rooftop enclosure.  An exhaust vent for the would-
be tavern is located on the western elevation and is a utility meter bank.  These low visibility 
locations are acceptable.   
 
(i) Make spaces safe and secure 
The buildings and access thereto must comply with current egress and emergency vehicle access 
requirements.  A resident intercom system is also proposed.   
 
ARTICLE 5: CITYWIDE GERNERAL REGULATIONS 
Part 4, Special Use Regulations 
Sec. 5.4.8, Historic Buildings and Sites 
(b) Standards and Guidelines (for alterations to 3 George Street) 
1. A property will be used as it was historically or be given a new use that requires minimal 

change to its distinctive materials, features, spaces, and spatial relationships.  
The brick General Stanard House was originally constructed as a residence and remains in 
residential use today.  As proposed, the original (front) portion would be converted to a tavern.  
This change in use may be acceptable given the relatively minimal changes to the original 
portion of the building. 

2. The historic character of a property will be retained and preserved. The removal of distinctive 
materials or alteration of features, spaces, and spatial relationships that characterize a 
property will be avoided.  
The original portion of the General Stanard House will be retained.  Relatively little 
modification is proposed and consists largely of a new enclosed porch.  Recommendations 
relative to the porch are noted previously.     

3. Each property will be recognized as a physical record of its time, place, and use. Changes that 
create a false sense of historical development, such as adding conjectural features or elements 
from other historic properties, will not be undertaken.  
No conjectural features or elements will be added.  There will be no false sense of historical 
development.   

4. Changes to a property that have acquired historic significance in their own right will be 
retained and preserved.  
The addition furthest north is not historically significant and may be removed without adverse 
impacts.  The brick (middle) addition is historically significant in its own right.  This section 
would be demolished and replaced with new development.  Given the historic significance of 
this section, preservation and restoration is recommended.     
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5. Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property will be preserved.  
Within the original portion of the General Stanard House, existing windows, features, and 
finishes will be retained.  The primary doorway facing George Street would be hidden behind a 
new enclosed porch.  As noted earlier, this doorway should remain prominent, not hidden.  
Note that several replacement vinyl windows have been installed.  There are no approved 
zoning permits on file for these replacement units that have been installed despite the 
requirement in the Victoria Place project that this building’s historic character be retained.  The 
distinctive slate roof will be retained.   

6. Deteriorated historic features will be repaired rather than replaced. Where the severity of 
deterioration requires replacement of a distinctive feature, the new feature will match the old 
in design, color, texture, and, where possible, materials recognizing that new technologies may 
provide an appropriate alternative in order to adapt to ever changing conditions and provide 
for an efficient contemporary use. Replacement of missing features will be substantiated by 
documentary and physical evidence.  
The original portion of the General Standard House that remains will retain historic features 
and materials.   

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means 
possible. Treatments that cause damage to historic materials will not be used.  
No information pertaining to this criterion is evident in the application.   

8. Archeological resources will be protected and preserved in place. If such resources must be 
disturbed, mitigation measures will be undertaken.  
The subject property contains no known archaeological features; however, as noted previously 
the nearby Omnium Gatherum had association with War of 1812 activities.  Should artifacts be 
uncovered during excavation, it is the owner’s responsibility to contact the Vermont Division 
for Historic Preservation for further guidance.  This may well require halting of construction 
until artifacts can be properly protected or removed. 

9. New additions, exterior alterations, or related new construction will not destroy historic 
materials, features, and spatial relationships that characterize the property. The new work 
shall be differentiated from the old and will be compatible with the historic materials, features, 
size, scale, and proportion, and massing to protect the integrity of the property and its 
environment.  
Although substantially improved, the proposed development continues to conflict with this 
criterion primarily due to the destruction of the historically significant middle addition.  
Furthermore, there is no space between the historic building to be retained and the new 
construction.  The transition is abrupt and could be improved with some separation distance 
between the old and new buildings.     

10. New additions and adjacent or related new construction will be undertaken in such a manner 
that, if removed in the future, the essential form and integrity of the historic property and its 
environment would be unimpaired. 
The proposed construction, even as modified, involves substantial demolition as noted above 
that irreparably damages the historic integrity and essential form of the subject building.   
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(d) Demolition of Historic Buildings 
(2)Standards for Review of Demolition (for demolition of 13 George Street) 
A. The structure proposed for demolition is structurally unsound despite ongoing efforts by the 
owner to property maintain the structure; or, 
 
B. The structure cannot be rehabilitated or reused onsite as part of any economically beneficial 
use of the property in conformance with the intent and requirements of the underlying zoning 
district; and, the structure cannot be practicably moved to another site within the district; or, 
 
C. The proposed redevelopment of the site will provide a substantial community-wide benefit that 
outweighs the historic or architectural significance of the building proposed for demolition. 
 
The application asserts that the proposed redevelopment complies with criterion C; that the 
proposed development will provide a substantial community-wide benefit that outweighs the 
historic significance of the home at 13 - 15 George Street.  The development continues to disregard 
the significance of the home at 13- 15 George Street as a tangible entrance into a residential district 
relating to Burlington’s first industry, the Champlain Glass works.  While the proposed 
architecture of the new building includes a lessening of scale as it reaches north, it continues to be 
a downtown size development that encroaches into an historic residential neighborhood.   
 
And all of the following: 
A. The demolition and redevelopment proposal mitigates to the greatest extent practical any 

impact to the historical importance of other structures located on the property and adjacent 
properties;  
The proposed redevelopment will retain the original portion of the General Stanard House, but 
it will knock down the historically significant home at 13-15 George Street as it encroaches 
into the historic residential neighborhood further north.    

B. All historically and architecturally important design, features, construction techniques, 
examples of craftsmanship and materials have been properly documented using the applicable 
standards of the Historic American Building Survey (HABS) and made available to historians, 
architectural historians and others interested in Burlington’s architectural history;  and,  
The application asserts that this criterion will be addressed as part of this project.   

C. The applicant has agreed to redevelop the site after demolition pursuant to an approved 
redevelopment plan which provides for a replacement structure(s). 
(i) Such a plan shall be compatible with the historical integrity and enhances the 

architectural character of the immediate area, neighborhood, and district; 
The proposed development plan, while an improvement over the previous submission, 
substantially erodes the historic integrity of the General Stanard House by eliminating the 
middle addition and completely demolishes the home at 13-15 George Street.  The 
proposed development is substantially larger and more intense than the existing structures 
it would replace.  As noted above, the northward intrusion of this development into the 
residential neighborhood is particularly incompatible with that neighborhood.   

(ii) Such plans must include an acceptable timetable and guarantees which may include 
performance bonds/letters of credit for demolition and completion of the project; and, 
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The project, if constructed, would be built immediately following demolition of the 
existing structure.   

(iii) The time between demolition and commencement of new construction generally shall not 
exceed six (6) months. 

  This requirement may be waived if the applicant agrees to deed restrict the property to 
provide for open space or recreational uses where such a restriction constitutes a greater 
benefit to the community than the property’s redevelopment. 

  See criterion (ii) above.   

 
RECOMMENDED MOTION: 
The revisions depict an improved project plan; however, it continues to conflict with the standards 
of Sec. 5.4.8.  In addition, the proposal would amount to a violation of the approval granted to the 
neighboring Victoria Place.  The historic brick structure at the corner of Pearl and George Streets 
was specifically required to be retained and renovated as mitigation of historic losses associated 
with that previous development.  The proposal should be forwarded to the Development Review 
Board with a recommendation for denial.   
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