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MEMORANDUM 

 

 

To:    Design Advisory Board 

From:   Scott Gustin 

Re:    ZSP-22-12; 284 Grove Street 

Date:    December 13, 2022

 
 

File:  ZSP-22-12 

Location:  284 Grove Street 

Zone: RL  Ward: 1E 

Parking District: Neighborhood  

Date application accepted:  November 3, 2022 

Applicant/ Owner: Ireland Grove Street Properties, LLC / Nicholas Smith 

Request:  Sketch plan review for demolition of 12 single-family modular homes and one 3-unit 

apartment building and construction of 13 new duplex buildings (total 26 units) along the existing 

looped driveway. 

 

Background Information: 
The applicant is requesting sketch plan review of a proposed Planned Unit Development (PUD) 

that includes demolition of the existing residences approved as a PUD in the 1990’s and 

replacement with 13 new duplexes.  Unit density would approximately double.  The existing 

private drive and other infrastructure would serve the new residences.  One of the existing 

buildings to be demolished is a state-register historic resource and requires review under Sec. 5.4.8 

Historic Buildings and Sites.   

 

Article 5: Citywide General Regulations  

Part 4: Special Use Regulations 

Sec. 5.4.8 Historic Buildings and Sites 
The City seeks to preserve, maintain, and enhance those aspects of the city having historical, 

architectural, archaeological, and cultural merit. Specifically, these regulations seek to achieve the 

following goals: 

 

 To preserve, maintain and enhance Burlington’s historic character, scale, architectural 

integrity, and cultural resources; 

 To foster the preservation of Burlington’s historic and cultural resources as part of an 

attractive, vibrant, and livable community in which to live, work and visit; 

 To promote a sense of community based on understanding the city’s historic growth and 

development, and maintaining the city’s sense of place by protecting its historic and 

cultural resources; and, 

 To promote the adaptive re-use of historic buildings and sites. 

 

(a) Applicability: 
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These regulations shall apply to all buildings and sites in the city that are listed, or eligible for 

listing, on the State or National Register of Historic Places. 

 

The brick residence at 284 Grove Street is listed on the State of Vermont Historic Sites & 

Structures Register and dates to circa 1840.  It was renovated into a triplex as part of the 1995 

PUD project approval.  The applicant seeks to demolish this building as part of this project.   

 

(d) Demolition of Historic Buildings:  

The purpose of this subsection is:  

. To discourage the demolition of a historic building, and allow full consideration of  

alternatives to demolition, including rehabilitation, adaptive reuse, resale, or relocation;  

. Provide a procedure and criteria regarding the consideration of a proposal for the  

demolition of a historic building; and,  

. To ensure that the community is compensated for the permanent loss of a historic resource  

by a redevelopment of clear and substantial benefit to the community, region or state.  

 

1. Application for Demolition.  

For demolition applications involving a historic building, the applicant shall submit the following 

materials in addition to the submission requirements specified in Art. 3:  

A. A report from a licensed engineer or architect who is experienced in rehabilitation of historic 

structures regarding the soundness of the structure and its suitability for rehabilitation;  

 

B. A statement addressing compliance with each applicable review standard for demolition;  

 

C. Where a case for economic hardship is claimed, an economic feasibility report prepared by an 

architect, developer, or appraiser, or other person experienced in the rehabilitation and adaptive 

reuse of historic structures that addresses:  

 

D. A redevelopment plan for the site, and a statement of the effect of the proposed redevelopment 

on the architectural and historical qualities of other structures and the character of the 

neighborhood around the sites; 

 

and,  

E. Elevations, drawings, plans, statements, and other materials which satisfy the submission 

requirements specified in Art. 3, for any replacement structure or structures to be erected or 

constructed pursuant to a development plan.  

The sketch plans do not contain any information as to these criteria.  Such information will be 

required upon permit application.   
 

2. Standards for Review of Demolition.  

Demolition of a historic structure shall only be approved by the DRB pursuant to the provisions of 

Art. 3, Part 5 for Conditional Use Review and in accordance with the following standards:  
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A. The structure proposed for demolition is structurally unsound despite ongoing efforts by the 

owner to properly maintain the structure; 

 

or,  

B. The structure cannot be rehabilitated or reused on site 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.   

 

And all of the following:  

D. 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;  

 

E. 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,  

F. 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;  

(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,  

(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.  

 

The sketch plans do not contain any information as to these criteria.  Such information will be 

required upon permit application.  The applicant is encouraged to retain this building as part of the 

proposed redevelopment.  The “historic building rehabilitation bonus” in subsection (e) of 5.4.8 

allows for additional density beyond that otherwise possible under the district standards.   

 

3. Deconstruction: Salvage and Reuse of Historic Building Materials.  

The applicant shall be encouraged to sell or reclaim a structure and all historic building 

materials, or permit others to salvage them and to provide an opportunity for others to purchase 

or reclaim the building or its materials for future use. An applicant may be required to advertise 
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the availability of the structure and materials for sale or salvage in a local newspaper on at least 

three (3) occasions prior to demolition. 

The sketch plans do not contain any information as to these criteria.  Such information will be 

required upon permit application.   
 

Article 6: Development Review Standards 

Part 1, Land Division Design Standards 
No land division is proposed. 

 

Part 2, Site Plan Design Standards 

Sec. 6.2.2, Review Standards 
(a) Protection of important natural features 

A wetland buffer extends into the northern portion of the property.  All of the proposed 

development stays outside of this wetland buffer.  No important natural features identified in the 

Open Space Protection Plan will be impacted by this development.   

 

(b) Topographical alterations 

The developed portion of the property slopes gently from east to west.  To the north, it falls off 

steeply down an embankment towards the Winooski River.  Existing and proposed development 

remains out of the steep slopes; however, it does extend into the 50’ wide buffer at the top of the 

slope.  The civil plans will need to reflect this 50’ wide top-of-slope buffer.  Construction here may 

be acceptable but requires geotechnical analysis.   

 

(c) Protection of important public views 

There are no identified public view corridors from or through the subject property. 

 

(d) Protection of important cultural resources 

See Sec. 5.4.8. 

 

(e) Supporting the use of alternative energy 

No part of the application will preclude the use of wind, water, solar, geothermal or other 

renewable energy resource.  

 

(f) Brownfield sites 

The property is not listed as a Brownfield Site.  

 

(g) Provide for nature’s events 

The proposed redevelopment includes new stormwater management measures not included in the 

existing development.   

 

Front and rear entries into the new residences are sheltered within open porches or simple roof 

structures.   

 

Ample room remains available onsite to handle snow storage.  

 

(h) Building location and orientation 
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Building location and orientation outside of the loop will remain largely as is with new residences 

facing the private interior road.  Within the loop, the new duplexes will be lined up along Grove 

Street with front entries facing this public way.  They will extend and reinforce the streetscape 

established by the recently completed duplexes at the adjacent Bayberry Commons development.  

Garages for these front units will be set behind and screened from the public street.   

 

(i) Vehicular access 

As the private loop road will be retained, there will be no significant change to existing vehicular 

access.  A new rear drive will serve the front duplexes facing Grove Street.  

 

(j) Pedestrian access 

The front entries of each new duplex will be served by a walkway connecting to the sidewalk, both 

along Grove Street and within the interior loop road.  Construction within the public street right-

of-way will require review and approval by the Dept. of Public Works and the City Council for 

encumbrance.  The project plans depict the sidewalks crossing each driveway as required.   

 

(k) Accessibility for the handicapped 

The sketch plans do not depict any ADA parking or accessibility features.  Whether and to what 

degree ADA standards pertain to this development will need to be worked out with the Building 

Inspector prior to construction. 

 

(l) Parking and circulation 

Duplexes around the interior loop road will have attached garages and will be served by private 

driveways.  Those duplexes facing Grove Street will have a shared driveway and parking behind 

them. 

 

(m) Landscaping, fences, & retaining walls 

The sketch plans include details for a number of new street trees, both along Grove Street and 

along the interior private street.  City Arborist approval of the Grove Street trees will be required.  

No landscaping details around the dwelling units are included in the sketch plans.  No fencing or 

retaining walls are evident in the project plans.   

 

(n) Public plazas and open space 

There is no requirement within the ordinance to provide a public plaza.  There is opportunity and 

sufficient space to create a shared open space for residents of the development behind the parking 

for the front duplexes.  The sketch plans note “shared amenities area” but lack details.  Such 

information should be included with the zoning permit application.   

 

(o) Outdoor lighting 

No outdoor lighting information is included in the sketch plans.  Information including fixture 

types, location, and illumination levels will be required with the zoning permit application.   

 

(p) Integrate infrastructure into the design 

The sketch plans include a trash enclosure at the rear edge of the parking area.  Enclosure details 

are not provided with the sketch plans and must be with the permit application.  Details as to 

mailboxes and mechanical units will also be required upon submission of a permit application.    
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Part 3, Architectural Design Standards 

Sec. 6.3.2, Review Standards 
(a) Relate development to its environment 

1.   Massing, Height, and Scale 

The proposed duplexes appear to match, at least in part, those constructed at the adjacent 

Bayberry Commons development.  The buildings are appropriately scaled for this 

residential area and present a clean and uniform massing to the street, gable ends fac ing 

front.  Details for units with attached garages are missing and will be important to 

provide upon permit application.  Each structure is 2.5 stories.   

 

2.   Roofs and Rooflines 

The duplexes incorporate gable roofs, a common roof form in residential areas.  Details as to 

the attached and detached garages are lacking and will be required with the zoning permit 

application.     

 

3.   Building Openings 

Proposed fenestration is appropriately scaled and symmetrical.  It is laid out in a pattern 

typical of new home construction and appears to be uniform among all of the proposed 

duplexes.   

 

(b) Protection of important architectural resources 

See Sec. 5.4.8 above. 

 

(c) Protection of important public views 

See 6.2.2 (c) above. 

 

(d) Provide an active and inviting street edge 

All of the duplexes are oriented toward the street – whether Grove Street or the interior street.  

Prominent front entries are reinforced by open porches and connect to the sidewalk with individual 

front walkways.  Additional details such as varying materials, corner boards, and gable vents 

strengthen the duplexes’ street presence and visual interest.   

 

(e) Quality of materials 

The duplexes will be clad in vinyl clapboard and shingle siding and composite trim material.  

Vinyl windows and fiberglass doors will be installed.  Roofing will be asphalt shingles.  The 

materials proposed are common for new construction and are of acceptable quality and durability 

for these buildings. 

 

(f)  Reduce energy utilization 

The proposed building must comply with the current energy efficiency standards of Burlington and 

the State of Vermont.  

 

(g) Make advertising features complimentary to the site 

No advertising is included in this proposal.   

 

(h) Integrate infrastructure into the building design 
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No rooftop or other exterior mechanical equipment is included in the project plans.  If any 

building-mounted mechanical equipment is proposed, it must be included in the project plans and 

screened.    

 

(i)  Make spaces safe and secure 

The proposed building must comply with the city’s current egress requirements.  Building entries 

will likely be illuminated, but details are needed as noted above.   

 

Recommended Motion: 

Not applicable for sketch plan review.   


