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MEMORANDUM 

 
To:  The Design Advisory Board 
From:  Mary O’Neil, AICP, Senior 
Planner 
RE:  ZP 13-0979CA 91 North Winooski 
Avenue 
Date:  May 14, 2013

 
 
File: ZP 13-0979CA 
Location: 91 North Winooski Avenue 
Zone: RM   Ward: 3  
Date application accepted:  April 19, 
2013 
Applicant/ Owner: Wayne Nelson 
Request:  Convert existing accessory structure to one residential apartment (there are 3 existing 
units; four proposed); construct stairtower, changing roof; adding rooftop deck. 

Background: 
o Zoning Permit 02-112; Convert dentist office into one residential apartment for a total of 

three residential units.  Approved September, 2001. 

o Request for lot coverage variance to extend the parking area.  Denied, December 1986. 

Overview:  91 North Winooski Avenue is currently a three-unit residential use with an existing 
accessory structure in the rear.  The applicant wishes to 
convert the accessory structure (barn) into a one-bedroom 
apartment, with modifications to the roofline, windows, 
and doors.  No change to site coverage or parking area is 
proposed, although the parking may be re-lined to identify 
new parking spaces.  
 

Article 5:  Citywide General Regulations 
Section 5.4.8 Historic Buildings and Sites 
91 North Winooski Avenue, including the barn, is on 
the Vermont State Register of Historic Resources. 

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.  

1986 zoning file photo 
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The existing accessory structure was historically used for storage.  The proposed conversion to a 
residential unit is and of itself does not suggest that dramatic changes need occur; however the 
proposed roof alteration and deck are not in character with the original (flat) roof form and are 
therefore in conflict with this standard. 

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 application does not reflect avoidance of alteration of features; the addition of a roof access 
tower and alteration of the roof will change the character of the historic barn structure, and 
therefore in conflict with this standard. 
Some alteration of window and door openings may be anticipated; however the characteristic 
“loft” door on the east should be retained in some iteration. 
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.  

The building did not originally have a roof access stairway or deck.  There are recommended to 
be eliminated from the plan. 
4. Changes to a property that have acquired historic significance in their own right will be 

retained and preserved.  
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Little has changed with this historic accessory building.  Photographs only demonstrate the 
replacement of the garage door, which has no significance to the historic integrity of the building 
and does not merit retention. 
5. Distinctive materials, features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property will be preserved.  
The existing flat roof is a distincitive feature, and should 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.  

Replacements windows are proposed to be wood double hung, and resemble the original in 
multi-light fenestration pattern. Siding is recommended to match the existing, except in such 
circumstances as may be required to meet a fire rating (on the north elevation.) 
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 chemical treatments are proposed within the application.  The paint failure will require 
attentive remediation to prevent release of lead-born dust and paint particles. Removal or 
attenuation with abrasive methods is prohibited. 
8. Archeological resources will be protected and preserved in place. If such resources must be 

disturbed, mitigation measures will be undertaken.  
There are no known archaeological resources at this site.  If any items are unearthed while 
burying utility or service lines, appropriate authorities shall be contacted for assessment and 
removal. 
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.  

Conversion of interior use from storage to residential is not problematic, if it does not predicate 
alteration of those features that characterize a historic property.  The proposed roof alteration, 
with a deck and access stairway, however, negatively alters the features and spatial relationship 
that characterize the property, and therefore conflict with this standard. 
Window and door alterations, particularly on secondary elevations, may be expected.  The 
removal of the newer double garage door does not trigger special concern; however the proposed 
new entry door might better reflect the original large entry portal than is reflected in the plan.  
Perhaps the original door opening may be outlined in trim, with solid infill and a paired set of 
doors with a single active entry might better convey the original opening. 
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.  
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It may remotely be possible to consider the rooftop alterations reversible, it is unlikely.  The 
proposed alterations will alter the character and essential form of the existing historic carriage 
barn.  
 
Article 6:  Development Review Standards  
Part 1:  Land Division Design Standards 
Not applicable. 
Part 2:  Site Plan Design Standards 
Not applicable. 
Part 3:  Architectural Design Standards 

Sec. 6.3.2 Review Standards 

(a) Relate development to its environment: 
Proposed buildings and additions shall be appropriately scaled and proportioned for their 
function and with respect to their context. They shall integrate harmoniously into the 
topography, and to the use, scale, and architectural details of existing buildings in the vicinity.   
The following shall be considered:  

1. Massing, Height and Scale: 
The application is to change the use of an existing structure, making roof form alterations to 
allow access.  The scale is not proposed to change; however the massing and height are. Even 
understanding that this is not a primary building on the site but a secondary (accessory) structure, 
there is value in retaining that distinction and preserving the form and massing of the original 
building, absent the stair tower access. 

Additionally, the proposed condensing unit is situated in the front (northeast) corner of the roof, 
and at almost 5’ in height, will unfortunately be extremely visible.  Its relocation; perhaps to the 
rear of the site, is highly recommended. 

2. Roofs and Rooflines.   
The flat roof (slight shed with parapeted sides) is one of the most character defining features of 
the structure (as noted in the Vermont State Register listing), and is recommended for retention.  
The condensing unit should be relocated to reduce its visibility.  A ground mount, behind the 
building would be a better choice. 

3. Building Openings 
Replacement doors and windows are proposed within the renovation.  The large central garage 
door opening is proposed to be replaced with a pedestrian door; with small windows on either 
side.Overall relocation of windows is proposed on the other elevations, with none suggested on 
the north.  

It is suggested that the original, large opening for the carriage barn be retained in trimwork; and 
the replacement door be configured within that defined opening.  The use of a paired entry door 
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within that outline or some larger element would help retain a visual component to remind 
residents of the earlier use. 

(b) Protection of Important Architectural Resources: 
Burlington’s architectural and cultural heritage shall be protected through sensitive and 
respectful redevelopment, rehabilitation, and infill. Where the proposed development involves 
buildings listed or eligible for listing on a state or national register of historic places, the 
applicant shall meet the applicable development and design standards pursuant to Sec. 5.4.8. 
The introduction of new buildings to a historic district listed on a state or national register of 
historic places shall make every effort to be compatible with nearby historic buildings.  
See Section 5.4.8, above. 

(c) Protection of Important Public Views: 
There are no public views from this site.  Not applicable. 

(d) Provide an active and inviting street edge: 
This is an accessory structure behind a primary structure, and therefore has limited street 
presence.  It is recommended, however, that thoughtful planning around the building entrance 
will soften that point between structure and paved parking; that some landscaping, walkways, or 
patio area be considered for the benefit and pleasure of the residents and appearance of the site. 

(e) Quality of materials: 
All development shall maximize the use of highly durable building materials that extend the life 
cycle of the building, and reduce maintenance, waste, and environmental impacts. Such 
materials are particularly important in certain highly trafficked locations such as along major 
streets, sidewalks, loading areas, and driveways. Efforts to incorporate the use of recycled 
content materials and building materials and products that are extracted and/or manufactured 
within the region are highly encouraged. 
Owners of historic structures are encouraged to consult with an architectural historian in order 
to determine the most appropriate repair, restoration or replacement of historic building 
materials as outlined by the requirements of Art 5, Sec. 5.4.8.  
The application proposes woodclapboard, and a metal roof.  The windows are defined as wood 
double hung. All are acceptable as considered durable. 

(f) Reduce energy utilization: 
New construction shall meet the Guidelines for Energy Efficient Construction pursuant to the 
requirements of Article VI. Energy Conservation, Section 8 of the City of Burlington Code of 
Ordinances.  

New structures should take advantage of solar access where available, and shall undertake 
efforts to reduce the impacts of shadows cast on adjacent buildings where practicable, in order 
to provide opportunities for the use of active and passive solar utilization.  



Memorandum to the Design Advisory Board 6 

Solar is encouraged, but not required. Shadow impacts are not a big concern, as this is an 
existing building.  The proposed stair tower is not likely to cause large shadows, if approved. 

(g) Make advertising features complementary to the site: 
Any signage will require a separate permit.  Not applicable. 

(h) Integrate infrastructure into the building design: 
Exterior machinery and equipment installations, service and loading areas, utility meters and 
structures, mailboxes, and similar accessory features shall utilize setbacks, plantings, enclosures 
and other mitigation or screening methods to minimize their auditory and visual impact on the 
public street and neighboring properties.  

Rooftop mechanicals, including heating and cooling devices and elevator equipment, should 
be incorporated into the structure’s design, and shall be arranged to minimize their visibility 
from the street level.  Such features, in excess of one foot in height, shall be either enclosed 
within the roof structure, outer building walls, or parapets, or designed so that they are 
integrated into the overall design and materials of the building.  
Any development involving the installation of machinery or equipment which emits heat, vapor, 
fumes, vibration, or noise shall minimize any adverse impact on neighboring properties and the 
environment pursuant to the requirements of Article 5, Part 5 Performance Standards.  
Electrical, water, sewer, and telecommunications are proposed to be undergrounded.  

Elevations and site plan do not detail the location of meters, mailboxes or utility boxes.  The 
identification of these is a requirement. Additionally, there is no identified location for trash or 
recycling (presumably this storage building was at the disposal of the existing three units.)  The 
new location for a dumpster, with plans for the structure and screening, will be a requirement. 

Bicycle storage will be a requirement, (Article 8, Tab;e 8.2.5-1) with 1 bicycle parking space for 
every four units.  An identified bike parking spot will be required. 

The proposed side vent for the boiler appears to project into a required side yard setback. 

The proposed compressor, which as proposed is in excess of the 1’ in height noted and intended 
for the roof of the structure, is not “incorporated into the structure’s design, and arranged to 
minimize visibility.”  Relocation to a less visible location, preferably along the side of rear of the 
property, would meet this standard.  An estimated decibel level reading (40-50) would suggest 
the same noise level as a driving rain, but may not be appreciated around the clock by neighbors.  
Relocation to an area that would be screened from other residential units and minimize audible 
levels would be required by this standard. 

(i) Make spaces secure and safe: 
Development shall meet all life safety and building code requirements as defined by the fire 
marshal and the building inspector’s offices. 
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Recommendation: 
1. Forward to the Development Review Board with a recommendation for approval of the 

minor Planned Unit Development, without the rooftop stair access tower and decking. 
2. Relocation of the compressor to an exterior pad to be located on a side or rear elevation.  

This will be noted on a revised site plan.  Additional screening may be required. 
3. Additional landscaping shall be provided in the front (east) of the structure, to warm the 

entryway and to provide a more attractive and active streetfront.  A revised site plan shall 
be submitted to demonstrate that change. 

4. Identification of all utility meters, mailboxes, and any other external components on the 
elevations and/or site plan, as appropriate. 

5. Staff recommends identification of the original carriage door opening through detail 
outlining (wood casing, wood infill) with perhaps a paired or enlarged front door within 
that area.  This will provide a tangible identifier for the original carriage barn access 
portal. 

6. The “loft” window is recommended for retention, in some visibly identifiable manner.  A 
cross-buck window, as illustrated, may suffice. 

7. The boiler vent shall be relocated to another space outside the required (5’) side yard 
setback. 

8. A Vermont State Wastewater and potable water permit will be required. 
9. The applicant will be required to provide a written water and wastewater capacity letter 

from the city of Burlington Department of Public Works for the additional new 
residential unit. 

10. Standard Permit Conditions 1-15. 
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