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MEMORANDUM 

 

To:  Development Review Board 

From:  Mary O’Neil, AICP, Principal Planner 

Date: December 6, 2022 

RE: ZSP-22-10; 453 Pine Street 

Note:  These are staff comments only.  Decisions on projects are made by the Development 

Review Board, which may approve, deny, table or modify any project.  THE APPLICANT 

OR REPRESENTATIVE MUST ATTEND THE MEETING. 

 

File: ZSP-22-10 

Location: 453 Pine Street 

Zone:   E-LM   Ward:  5S  

Parking District: MMMU (first 200’); Shared Use beyond that. 

Date application accepted:  September 26, 2022; deferral requested to December meeting. 

Applicant/ Owner: Kelley Desroches/Jovial King 

Request:  New construction of a 26,000 sf bowling alley (Backside Bowl), 4,000 sf commercial 

building and 20,000 sf nordic-inspired bathhouse (Silt Botanica).  The bathhouse is classified as 

a health club use which is conditional in the E-LM zone.  

A bowling alley is a permitted use. 

http://www.burlingtonvt.gov/PZ/
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Background:   

 Zoning Sketch Plan ZSP-21-10; Sketch Plan Review, new construction of 15,000 sf Silt 

Bathhouse (“Health Club”) at 180 Flynn Avenue.  November 2021. 

 Zoning Permit 19-0605CA; construct driveway, parking lot, and shared path.  March 19, 

2019.  Application withdrawn. 

 Non-applicability of Zoning Permit Requirements; brush clearing and removal; 

erection of two post to show front corners of proposed building.  January 1999. 

Overview:   

In November 2021 the applicants came before the DRB to ascertain whether the proposed use 

(Nordic bathhouse) could be interpreted as a Health Club under the definitions of the 

Comprehensive Development Ordinance.  Although the location was different (180 Flynn 

Avenue), this application assumes the acceptability of the bathhouse as a Health Club in the E-

LM zoning district based on that earlier Sketch Plan.  The zoning district in which the uses are 

proposed remains the same:  Enterprise – Light Manufacturing. 

 

This application is for a 26,000 sf bowling alley (“Backside Bowl”) a 2,000 sf. commercial 

building, and 20,000 sf Nordic-inspried bathhouse (Silt Botanica.)  

  

The DRB is alerted that a zoning amendment is working through the Planning Commission 

process that has the intent to create an overlay district:  South End Innovation District.  The 

timing of its review/adoption and/or rejection is at present unknown. 

 

Recommendation:  Not applicable for Sketch Plan review. 

I. Findings 

 

Article 3: Applications, Permits and Project Reviews 

Part 3:  Impact Fees 

New uses will be assessed Impact Fees based on the net new area, reflecting the new use.  

Affirmative finding as conditioned. 

 

Part 5:  Conditional Use and Major Impact 

Sec. 3.5.6 Review Criteria  

The application and supporting documentation submitted for proposed development involving 

Conditional Use and/or Major Impact Review, including the plans contained therein, shall 

indicate how the proposed use and associated development will comply with the review criteria 

specified below:  

a) Conditional Use Review Standards:   

Approval shall be granted only if the DRB, after public notice and public hearing, determines 

that the proposed conditional use and associated development shall not result in an undue 

adverse effect on each of the following general standards:  
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1. Existing or planned public utilities, facilities or services are capable of supporting the 

proposed use in addition to the existing uses in the area;  

A letter of adequate water and sewer capacity will be required from Water Resources.  A 

State Wastewater permit will be required as well.  Technical Review identified other 

infrastructure needs; their comments are attached.  The site is accessed by a public road (Pine 

Street); sewer and electrical service is available.  Water Resources provided an extensive list 

of needs/concerns about the project at Technical Committe Review in June 2022, and within 

an email November 23rd.  Those comments are included below. 

 

2. The character of the area affected as defined by the purpose or purposes of the zoning  

district(s) within which the project is located, and specifically stated policies and 

standards of the municipal development plan;  

From Plan BTV: 

 Burlington will preserve and foster its distinctive identity by creating new 

opportunities for mixed-use infill and redevelopment in the most densely developed 

areas consistent with the city’s scale and urban form, while conserving and 

strengthening adjacent residential neighborhoods. (p. 37, Plan BTV.) 

 …Leveraging the city’s unique characteristics, economic advantages, and core 

industries to further strengthen its economy. (p. 37, Plan BTV.) 

 Evaluate changes to the one-size-fits-all approach to land use policy within the South 

End Enterprise Zone, in order to preserve and expand the unique and varied 

character of the district as an arts, innovation, and industrial distrit.  (p. 42, Plan 

BTV.) 

 

And from Plan BTV South End: (March 2019): 

 Continue to provide a platform for innovation and enterprise to take root and grow 

through creativity and collaboration. (p. 64; PlanBTV South End.) 

 Strategies for a Creative & Vibrant Economy:  evaluate possible changes to the 

Enterprise Zoning District that will reflect and enhance the experiences created by 

the built environment and types of activities within and around the district.  (p. 65, 

PlanBTV South End.) 

 

As noted, the office of City Planning is moving an amendment through the Planning 

Commission for significant changes, and a potential overlay district to be known as the South 

End Innovation District (SEID).  This parcel is within the proposed overlay.  Included in that 

purpose statement is: 

The overlay prioritizes arts and employment uses within an amenity-rich, convenient urban 

residential neighborhood, while permitting in a limited fashion non-residential uses that are 

secondary to, but supportive of those primary objectives.   
This project, as defined, falls within that intention. 

 

3.  The proposed use will not have nuisance impacts from noise, odor, dust, heat, and 

vibrations greater than typically generated by other permitted uses in the same zoning 

district;  
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The only defined outdoor activities are saunas, hammocks, a botanical garden, a greenhouses 

and an outdoor patio associated with the bowling alley.  None of the identified uses are likely 

to have nuisance impacts within this Enterprise zone.   

   

The use of the 4,000 sf commercial building has been initially identified as general retail with 

a 4,000 sf footprint and the likelihood of 2 tenants.  Its impacts are undetermined. 

 

4. The transportation system is capable of supporting the proposed use in addition to the 

existing uses in the area.  Evaluation factors include street designations and capacity; 

level of service and other performance measures; access to arterial roadways; 

connectivity; transit availability; parking and access; impacts on pedestrian, bicycle and 

transit circulation; safety for all modes; and adequate transportation demand 

management strategies;  

The chosen site is an empty parcel east of the Barge Canal, a federal Super Fund site.  There 

are public sidewalks that run along the west side of Pine Street.  This is a regular route of 

Green Mountain Transit.  The parcel fronts Pine Street which is set to undergo major 

improvements associated with the Southern Connector/Champlain Parkway project.  While 

the existing transportation infrastructure appears capable of supporting the proposed use, a 

traffic impact study may be required by DPW. 

and,  

5. The utilization of renewable energy resources;  

The plan is not yet finely tuned to understand what renewable energy resources might be 

employed.  These details will emerge in a final application, should the project be encouraged 

through Sketch Plan Review. 

and, 

6. Any standards or factors set forth in existing City bylaws and city and state ordinances; 

The applicants will need to present before the Neighborhood Planning Assembly (NPA) prior 

to application, as the project will introduce more than 10,000 sf of non-residential 

development.  Conservation Board review is required, as the corners of the site dip into a 

National Resource buffer zone.  That review is scheduled for December 5th. A State 
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Wastewater permit will be required.  Site disturbance will likely spur the need for an Erosion 

Prevention and Sediment Control Plan, as well as Stormwater review. 

The applicant is obligated to secure any and all state and federal permits if the use and 

redevelopment occur. 

The Stormwater Engineering program shared the following information: 
It looks like the Applicant is aware of the Combined Sewer Offset Policy that will be an 
important factor for the Applicant to address moving forward. 
 
Given the known contamination on site infiltrating treatment practices will not be 
available to the developers. Knowing this, the Stormwater Program will need to better 
understand how the site will manage the 1-yr, 24-hr storm even to ensure that the post-
development peak flow hydrograph is equal to or less then the pre-development peak 
flow hydrograph.  Essentially this means that the Applicant will need to ensure that the 
runoff leaving the site is no greater than current conditions following development. 
 
While we don't yet know the total impervious proposed on site, it's safe to say that the 
value will be greater than 10,000 ft^2. Accordingly, the applicant will also need to 
document Treatment, Runoff reduction, and detention for 100% of the net new impervious 
surfaces (essentially all new impervious). What somewhat complicates this is the fact that 
runoff will likely both flow towards the street (which contributes to our combined system 
and flows to Main Plant) and back towards the Barge Canal (which would be considered a 
Lake Champlain Direct contribution). For flows to the combined sewer the CSOP will be 
applicable along with the 1-yr, 24-hr treatment requirement mentioned above.  For the 
Lake Champlain direct flows we are less concerned about the peak hydrograph standard 
and more focused on water quality treatment as laid out in the Vermont Stormwater 
Manual. 
 
Lastly, the Stormwater Program will look for documentation that the State/Feds 
overseeing the Pine Barge Canal Superfund Site are in support of any additional 
stormwater contributions to the Barge Canal. The State/Federal approval of any additional 
contributions will be a requirement for SW Program approval."  

No finding possible. 

 

(C) Conditions of Approval:  

In addition to imposing conditions of approval necessary to satisfy the General Standards 

specified in (a) or (b) above, the DRB may also impose additional conditions of approval relative 

to any of the following: 

1. Mitigation measures, including but not limited to screening, landscaping, where necessary 

to reduce noise and glare and to maintain the property in a character in keeping with the 

surrounding area. 

The Conceptual plan illustrates extensive plantings/trees around the site, with significant planned 

areas behind the bathhouse for outdoor activities relating to the use.  The parking for the silt 

bathhouse is placed south/next to the structure, which will require some screening from the 

public street.  Alternately, another location (west of the greenhouses?) is encouraged to minimize 

the visual impacts and to limit curb cuts. 

The rear (west) of the bowling alley is largely parking.  With additional screening or relocation 

of parking, no identified negative impacts are anticipated.  Affirmative finding as conditioned. 
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2. Time limits for construction. 

A zoning permit has a three-year life.  The project will be conditioned to be completed within 

that time frame, unless a phasing schedule is requested. Affirmative finding as conditioned. 

 

3. Hours of operation and/or construction to reduce the impacts on surrounding properties. 

Construction activities are limited to M-F 7:30 AM to 5:30 PM.  Typically Saturday construction 

is limited to interior work; however in the Enterprise Zone there are at present no residential uses 

that may be impacted.  No construction is allowed on Sunday. Affirmative finding as 

conditioned. 

 

4. That any future enlargement or alteration of the use return for review to the DRB to permit 

the specifying of new conditions; 

Any alteration or enlargement will be reviewed under the regulations in effect at the time of 

application. Affirmative finding. 

 

 and, 

5. Such additional reasonable performance standards, conditions and safeguards, as it may 

deem necessary to implement the purposes of this chapter and the zoning regulations.   

Technical Review occurred June 2022.  Review by the Conservation Board (December 5) and 

subsequent review by the Design Advisory Board and the Development Review Board will be 

scheduled which may define concerns not yet identified as the project advances. A scheduled 

NPA review is required prior to final application.  Affirmative finding as conditioned. 

 

Article 4: Zoning Maps and Districts  

Section 4.4 3 Enterprise Districts 

(a) Purpose 

1. The Light Manufacturing (E-LM) district is the primary commercial/industrial center 

of Burlington, and is intended primarily to accommodate enterprises engaged in the 

manufacturing, processing, distribution, creating, repairing, renovating, painting, 

cleaning, or assembling of goods, merchandise, or equipment without potential conflicts 

from interspersed residential uses.  Other accessory commercial uses are allowed to 

support a wide range of services and employment opportunities.  This district is intended 

to ensure that sufficient land area is appropriately designated with the city to provide an 

adequate and diversified economic base that will facilitate high-density job creation and 

retention.  This district is primarily intended to provide for industrial uses suitable for 

location in areas of proximity to residential development.  Development is intended to 

respect interspersed historic industrial buildings, and reflect the industrial aesthetic of 

the district’s past.  Parking is intended to be hidden within, behind, or to the side of 

structures. 

The proposed health/wellness bathhouse (a use not clearly identified within Appendix A) was 

positively reviewed by the DRB as a Health Club under the earlier Sketch Plan Review.  This 

application is based on that encouragement. 
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(b) Dimensional Standards and Density 

 

 
453 Pine Street With an 

estimated 

building 

footprint 

of 50,000, 

FAR is 

.47; < 2.0 

limitation. 

Not 

provided, 

however 

visual 

examination 

reasonably 

assumes < 

80%. 

Buildings are 

set back 35’ 

from the 

property line 

due to the 

expansion of 

City ROW for a 

Shared Use path 

along Pine 

Street. 

55’ 

south, 

11’9”  

north 

Lot depth 

varies, but 

development 

has avoided 

the westerly 

portion of the 

lot, meeting 

the required 

10% rear 

setback. 

Mid-rise of 

gabled roof 

on 

bathhouse 

is 34’ 8”; 

but 

unknown 

flat roof 

portion not 

identified 

for height.   

Bowling 

alley is 2 

stories and 

commercial 

building is 

one story. 

 

MEGC M 5000 (l) detail of expanded ROW associated with Champlain Parkway 
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2 – Structures shall be setback a minimum of 25-feet along any zoning district boundary line that abuts a 

residential zoning district. Lots of record existing as of September 9, 2015 that are split by enterprise and 

residential zones are exempt from this district boundary setback. 

3 – Percentage of the lot depth. 

No finding possible. 
 

(c)  Permitted and Conditional Uses:  

Health Clubs and General Merchandise/Retail > 4,000 sf are Conditional uses in the E-LM.  See 

Section 3.5.6 (a), above. 

Bowling Alleys are a permitted use. 

 

(d) District Specific Regulations 

1.  Convenience Stores  

At present the 4000 sf commercial building is proposed as General 

Merchandise/Retail.  If the intent is to create a convenience store, additional standards 

apply.  More information will be required. 

2. Drive throughs (Not applicable.) 

No finding possible. 

 

Section 4.5.4 Natural Resource Protection Overly (NR) District 

453 Pine Street falls within the Natural Resource Protection Overlay District, and includes 

wetlands at both the northwest and southwest corners of the parcel.  The Barge Canal, 

immediately west of this parcel is a Natural Resource Feature on Map 4.5.4-1.  The project will 

be reviewed by the Conservation Board December 5, 2022.  

Below are the District-Specific Regulations for the Wetland Conservation Zone: 

 

Section 4.5.4 (d) Wetland Conservation Zone: 

1. Additional Application Requirements 

The following information shall be submitted in 

addition to the applicable requirements of Article 3 

for any development involving a wetland or wetland 

buffer zone: 

A. Boundary Determination: The boundaries of 

a wetland shall be determined in the field by 

a qualified professional with expertise in 

wetland delineation and surveyed by a 

licensed land surveyor or other qualified 

individual.  The boundary between wetland 

and upland shall be delineated by the 

methodology set forth in the Vermont 

Wetland Rules.  The identification and 

delineation of wetlands for a proposed 

project must be performed within a five-year period prior to submission and 
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acceptance of a complete zoning application; 

B. A report addressing the project’s impact on the wetland functions and values, and 

the measures that the applicant has incorporated into the project to avoid and 

minimize wetland impacts shall be prepared by a qualified professional with 

expertise in wetland delineation and evaluation; 

C. A site plan for a project that will impact a wetland or buffer zone shall include 

delineated wetland boundaries, buffer zone boundaries, erosion control 

measures, and all components of the proposed project, including, but not limited 

to all structures, driveways, parking areas, lawns, utilities, and the overall 

footprint of the construction area/zone of disturbance; and, 

D. As part of their application, applicants must submit a complete stormwater 

management, erosion prevention and sediment control plan pursuant to the 

requirements of Sec 5.5.3, and successfully demonstrate how the project will 

prevent adverse impacts to surface water and groundwater quality before, 

during, or after construction.  At a minimum, an applicant should demonstrate 

how a project will meet the standards outlined in the latest edition of the Vermont 

Soil Erosion Handbook.  

2. Permitted Uses: 

Except where otherwise noted herein, only the following uses are permitted within a 

wetland and its buffer zone subject to the requirements and limitations set forth below 

under Subpart 6. 

A. Normal maintenance of existing lawns and maintained grounds including 

mowing, trimming of vegetation and the removal of dead or diseased vegetation 

around a residence, decorative landscaping and planting, vegetable and flower 

gardens, and the repair of existing private landscaping structures such as 

walkways and walls; 

B.  “Accepted agricultural and silvicultural practices” as defined under 24 VSA Ch 

117. 

C. Normal maintenance of constructed wetlands and stormwater systems, provided 

that naturally occurring wetlands are not disturbed in conjunction with the 

maintenance; 

D.  Normal maintenance of existing roads, rail lines, bridges, and culverts provided 

that disturbance to naturally occurring wetlands and shorelands is minimized in 

conjunction with such maintenance; 

E. Selective cutting of less than 25 percent of the trees six inches or more in diameter 

at breast height over any 10 year cycle; and, 

F. Recreational and educational activities such as fishing, walking, hiking, nature 

study, and bird watching. 
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3. Prohibited Uses:  

Except where noted herein, the following uses shall be prohibited within a wetland 

and its buffer zone.   

A. The deposition or introduction of organic and inorganic chemicals, including 

pesticides, except when the application of pesticides is reviewed and approved by 

the BCB and DRB, and  performed by an applicator certified by the Vermont 

Department of Agriculture for the sole purpose of controlling invasive species 

and subject to the requirements of the City’s pesticide application ordinance 

(Burlington Code of Ordinances, Chapter 17, Section 9); and, 

B. The off-road use of any motorized vehicles including ATVs or dirt bikes (the 

temporary use of motorized construction vehicles used to construct permitted or 

regulated activities in the wetland are specifically exempted from this 

prohibition) ;   

4. Regulated Uses:  

Except where noted herein, all uses permitted or conditionally permitted in the 

respective underlying zoning district, including the list of activities below,  may be 

approved within a wetland and its buffer zone after review and approval pursuant to 

the requirements and limitations set forth below under Subpart 6 below. 

A. The construction of buildings or other structures, and roads, parking areas or 

other impervious surface; 

B. Any form of drainage, dredging, excavation, or removal of material either 

directly or indirectly; 

C. Alteration or modification of natural drainage patterns, natural features and 

contours; 

D. Installation of docks, rip-rap or other shoreline stabilization features;  

E. Installation of utility poles or utility service lines, underground pipes or cable 

conduits, and wells; 

F. Cutting of greater than 25 percent of the trees six inches or more in diameter at 

breast height over any 10 year cycle; 

G. Construction, expansion or placement of any structure; 

H. Construction or expansion of roads, rail lines parking areas, trails, and 

sidewalks; 

I. Introduction of any form of pollution, including but not limited to the installation 

of a septic tank, the running of a sewer outfall, or the discharge of sewage 

treatment effluent or other liquid wastes into or so as to drain into a wetland; 

J. The construction of a stormwater outfall as part of a stormwater management 

plan approved by the city engineer.  In making determinations and decisions 
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required herein, the city engineer shall consider the requirements of the most 

recent State of Vermont Stormwater Management Rules and Guidance document.  

The city engineer shall require the best practicable means be used to manage 

stormwater and prevent erosion and control sediment and the city engineer is 

hereby authorized to develop performance standards to ensure conformance with 

these state stormwater management rules; and, 

K. Application of pesticides performed by an applicator certified by the Vermont 

Department of Agriculture for the sole purpose of controlling invasive species 

and subject to the requirements of the City’s pesticide application ordinance 

(Burlington Code of Ordinances, Chapter 17, Section 9).  In no other cases shall 

pesticides be applied. 

5. Prohibited activities in a vernal pool and buffer zone: 

Except where noted herein, the following uses shall be prohibited within a vernal 

pool and its respective buffer.   

A. Any activities which disturb the area within 100 feet of a vernal pool, including, 

but not limited to timber harvesting, disturbance of the understory vegetation, 

pesticide or herbicide application, the erection of fences or other barriers to 

amphibian dispersal, barriers and any other type of human activities that disturb 

the vegetation or water quality in the pool and buffer. 

6. Criteria for Review 

In granting, denying, or conditioning any permit involving a wetland, vernal pool or 

respective buffer zone, the DRB, in consultation with the conservation board, will 

consider the project’s impact on the functions and values of the wetland, and the 

measures that the applicant has incorporated into the project to avoid and minimize 

impacts.  The DRB shall only approve a project having an impact on a wetland or 

wetland buffer zone if an applicant can demonstrate that any adverse impact is de 

minimus on the significant functions and values of the wetland including: 

A. Water storage for floodwater and stormwater; 

B. Erosion and sedimentation control through binding and stabilizing the soil or 

shoreline; 

C. Surface water and groundwater protection, including sediment and toxicant 

retention, nutrient retention and transformation, and groundwater discharge and 

recharge; 

D. Fisheries habitat; 

E. Wildlife habitat; 

F. Examples of natural community types that are exemplary, rare, or make an 

important contribution to the natural heritage of Burlington and Vermont; 
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G. Habitat for rare, threatened and endangered species; 

H. Education and research in natural sciences; 

I. Recreational and economic benefits; and, 

J. Open space and aesthetics. 

In addition, the review of a project having involving a wetland or wetland buffer zone 

shall also be subject to the following requirements and limitations: 

K. Any land disturbing activities (i.e., vegetation has been removed, or the landscape 

has been graded or filled resulting in bare soil surfaces) shall include a 

stormwater management, erosion prevention and sediment control plan pursuant 

to the requirements of Sec 5.5.3 to be reviewed by the conservation board and 

approved by the city engineer; 

L. No new stormwater outfall shall directly discharge into surface water without 

approval and implementation of a stormwater management plan approved by the 

city engineer; 

M. No installation of docks, rip-rap or other shoreline stabilization features shall be 

installed without review approval by the city engineer; 

N. Agricultural and silvicultural activities shall follow Best Management Practices 

for the Protection of Water Quality; and, 

O. Stormwater management, erosion, and sedimentation control plans shall be 

submitted for review by the conservation board who shall consult with the 

development review board and city engineer prior to issuance of a 

recommendation to the city engineer who shall render a final decision on such 

plans.  

In making determinations and decisions required herein, the city engineer shall 

consider the requirements of the most recent State of Vermont Stormwater 

Management Rules and Guidance document.  The city engineer shall require 

the best practicable means be used to manage stormwater and control erosion 

and sedimentation and the city engineer is hereby authorized to develop 

performance standards to ensure conformance with these state stormwater 

management rules. 

As noted, the project will be reviewed by the Conservation Board December 5, 2022.  Any 

recommendations or conditions imposed by that body will be incorporated into future review. 

 

Article 5: Citywide General Regulations 

 

Section 5.2.1 Existing Small Lots. 

Not applicable. 

 

Section 5.2.2 Required Frontage or Access 
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The parcel has access onto Pine Street, an accepted city street. 

 

Section 5.2.3 Lot Coverage Requirements 

See Table 4.4.3-1, above. 

 

Section 5.2.4 Buildable Area Calculation 

E-LM is not subject to this regulation.  Not applicable. 

 

Section 5.2.5 Setbacks 

See Table 4.4.3-1, above.   

 

Section 5.2.6 Building Height Limits 

See Table 4.4.3-1, above. 

 

Section 5.2.7 Density and Intensity of Development Calculations 

See Table 4.4.3-1, above. 

 

Part 3:  Non Conformities   

There are no identified non-conformities on this (vacant) parcel. 

Affirmative finding. 

 

Section 5.4.8 Historic Buildings and Sites  

Not applicable. 

 

Section 5.5.1 Nuisance Regulations 

Nothing in the proposal appears to constitute a nuisance under this criterion. 

Affirmative finding. 

 

Section 5.5.2 Outdoor Lighting 

No outdoor lighting information has been provided.  Details as to fixture types, placement, and 

illumination levels (photometric plan) will be required upon zoning permit application.   

Affirmative finding as conditioned. 

   

Section 5.5.3 Stormwater and Erosion Control 

No stormwater or erosion control details have been provided.  See comments under Conditional 

Use Review Criteria, Section 3.5.6, above. Comprehensive stormwater management and erosion 

prevention and sediment control plans will be required upon zoning permit application.   

 

Article 6: Development Review Standards 
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Part 1:  Land Division Design Standards 

Althought the site is designed to segregate the bathhouse from the bowling alley, no subdivision 

is proposed.  Not applicable.  

Part 2:  Site Plan Design Standards  

Sec. 6.2.2 Review Standards 

(a) Protection of Important Natural Features: 

The west of the lot falls within a natural resource overlay and wetland buffers (state and local).  

The submitted site design shows extensive landscaping interspersed among pathways (south, 

bathhouse use) and around the parking areas (north, bowling alley.)  West of this site is proposed 

conservation land and the barge canal.  A fourth structure identified as “private event space” is 

illustrated within a city 100’ wetland buffer zone, as well as other structures (3 saunas, a 

stormwater treatment area, and something south of the bathhouse staff parking area.)  

Stormwater systems are permitted uses within the Wetland conservation zone and its buffer. 

(Sec. 4.5.4 (d) 2. C.) The construction of buildings or other structures and parking areas, 

including any impervious surface (concrete slabs) are regulated uses.  

Development on this SuperFund site will require specific and exacting restrictions to prevent 

exacerbation of contaminent spread and to work within DEC and/or federal guidelines. 

Affirmative finding as conditioned. 

(b) Topographical Alterations: 

Although a plan with contours has not been provided, the conceptual plan places the bathhouse 

atop an earthern berm with site retaining walls.   The site appears to be “sculpted” to 
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accommodate both the buildings and proposed activities.  More information is requested to 

further understand the topo changes.  No finding possible. 

(c) Protection of Important Public Views: 

Not applicable. 

 (d) Protection of Important Cultural Resources: 

There are currently no structures on 453 Pine Street.  The Barge Canal is noted within the Pine 

Street Industrial District, listed on the National Register in 2018.  No part of this project has been 

identified to alter those characteristics and features that contribute to the Barge Canal’s historic 

significance. 

Affirmative finding. 

 (e) Supporting the Use of Renewable Energy Resources: 

The south elevation of the bathhouse courtyard is illustrated with a solar array. Affirmative 

finding. 

(f) Brownfield Sites: 

453 Pine Street is part of a Federal SuperFund site.  The applicant has been long engaged with 

officials relative to their proposed project(s) and required actions to develop the site.   

Any state or federal requirements imposed through Corrective Action or other remediation 

measures shall be incorporated into any permit conditions. Affirmative finding as conditioned. 

 (g) Provide for nature's events: 

Special attention shall be accorded to stormwater runoff so that neighboring properties and/or 

the public stormwater drainage system are not adversely affected. All development and site 

disturbance shall follow applicable city and state erosion and stormwater management 

guidelines in accordance with the requirements of Art 5, Sec 5.5.3. 
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The conceptual site plan includes a “Stormwater Treatment Area” on the north/west of the 

parcel.  A Stormwater Management plan and Erosion Prevention and Sediment Control plan will 

both be requirements of any application review. (See Section 4.5.4 (d) 1. D.) 

See Stormwater comments under Section 3.5.6 (a) 6., above. 

 

Design features which address the effects of rain, snow, and ice at building entrances, and to 

provisions for snow and ice removal or storage from circulation areas shall also be 

incorporated.  

Various canopies and building entry shelters are included within the conceptual plan.   

A plan for snow removal/storage shall be included with a final application, particularly to assure 

that emergency vehicle access remains unhindered. 

Affirmative finding as conditioned. 

(h) Building Location and Orientation: 

The introduction of new buildings and additions shall maintain the existing development pattern 

and rhythm of structures along the existing streetscape.  New buildings and additions should be 

aligned with the front façade of neighboring buildings to reinforce the existing “street edge” or 

where necessary, located in such a way that complements existing natural features and 

landscapes. 

All three principal buildings are positioned with their street front attendant to Pine Street, and 

aligned with the Maltex Building to the north. 

 

Buildings placed in mixed-use areas where high volume of pedestrian traffic are desired should 

seek to provide sufficient space (optimally 12-15 feet) between the curbline and the building face 

to facilitate the flow of pedestrian traffic.  In such areas, architectural recesses and articulations 

at the street-level are particularly important, and can be used as an alternative to a complete 

building setback in order to maintain the existing street wall. 

The easterly edge of 453 Pine Street offers plazas in front of the commercial building and the 

bowling alley.  An extended pedestrian plaza is proposed to run between the bowling alley and 

the bathhouse, offering access to both buildings as well as providing access for emergency 

vehicles. 

 

Principal buildings shall have their main entrance facing and clearly identifiable from the public 

street.  

Both the bathhouse and the bowling alley fail on this standard:  Their streetfronts are devoid of 

identifiable access points, and the entries are designed to be from the side (bathhouse, north) or 

the rear (bowling alley.  To provide a sense of “calm, mystery and excitement”, the bathhouse 

entry is from within an earthen berm, completely hidden from street view.   Only the commercial 

building proposes an entry point compliant with this standard.  Adverse finding. 
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 (i) Vehicular Access: 

The principal vehicular access point is through a re-aligned Maltex driveway north of the parcel.  

A bathhouse driveway for service and staff parking is proposed at the south of the site.  

Screening will be provided, and the narrative assures that it is intended.  This would be much 

better situated on the west of the site, connected to or part of the bowling alley parking area, or 

removed altogether.  It will be difficult to minimize vehicular parking to staff alone, and it adds 

an additional curb cut to Pine Street where other access options (at the Maltex drive) are 

available.  As proposed, parking numbers exceed allowable maximum limits.  Staff should be 

encouraged to walk a little to parking (if they need vehicular parking at all) to support the 

holistic aims of a health club. 

Affirmative finding as conditioned. 

East elevation of Backside Bowl 

East elevation (Pine Street) of Nordic Bathhouse 
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 (j) Pedestrian Access: 

A public sidewalk runs directly in front of the parcel; a pedestrian entry to the bathhouse is 

located between the bowling alley and the bathhouse.  This same walkway leads to the rear of the 

bowling alley, where the principal entry for that building is identified.   

A small plaza sits in front of the bowling alley but does not provide an entry point. 

Entry to the commercial structure is gained through a broad plaza direction in front of the 

building.  As noted, main entrances must be facing and clearly identifiable from the public street.  

Adverse finding for location of access.  

 (k) Accessibility for the Handicapped: 

ADA is under the jurisdiction of the building inspector.  Early interaction and guidance with the 

offices of the building inspector is recommended. Affirmative finding as conditioned. 

 (l) Parking and Circulation: 

Access to the site is proposed through a newly oriented shared drive from the Maltex site, re-

arranged as part of the Parkway improvements along Pine Street.  A secondary lot for service 

and staff is illustrated south of the bathhouse, providing an additional 8 parking spaces. 

The maximum parking allowance for Health Club is 2 parking spaces per 1,000 sf.  For a 20,000 

sf building, 40 parking spaces are the maximum parking count.  The bowling alley has a 

maximum allowance of 2 per lane, or (20 lanes x 2) 40 maximum parking count. (Accessory uses 

do not contribute to additional parking maximum.)  The commercial building, at 4,000 sf of 

General Merchandise/retail would have a maximum of 2 per 1,000 sf, or 8 spaces maximum.  

That collectively caps the parking for the proposed uses at 88 parking spaces. This exceeds the 

103 spaces proposed.  Adverse finding. 

 (m) Landscaping and Fences: 

The submission narrative defines a requirement for installation of a perimeter fence, which is 

proposed within the 50’ state-mandated wetland buffer.  As helical piles are suggested as 

support, disturbance of sub-terrain contaminants is a concern.  No trees will be removed for the 

fence installation. 

Invasive species (? Must be identified within a landscaping plan) are proposed for removal.  

Native plants are offered as a replacement. 

Any application must include a complete landscaping plan. No finding possible. 

(n) Public Plazas and Open Space: 

There are significant plazas and open space offered along Pine Street, between the bathhouse and 

the bowling alley, and in the rear of the buildings where decks, patios and facilities for the 

bathhouse are provided.  Affirmative finding. 

 (o) Outdoor Lighting: 

Where exterior lighting is proposed the applicant shall meet the lighting performance standards 

as per Sec 5.5.2. 
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No outdoor lighting information has been provided.  Details as to fixture types, placement, and 

illumination levels (photometric plan) will be required upon zoning permit application.  No 

finding possible. 

 (p) Integrate infrastructure into the design: 

Exterior storage areas, machinery and equipment installations, service and loading areas, utility 

meters and structures, mailboxes, and similar accessory structures 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 to the extent  practicable. 

Utility and service enclosures and screening shall be coordinated with the design of the principal 

building, and should be grouped in a service court away from public view. On-site utilities shall 

be place underground whenever practicable. Trash and recycling bins and dumpsters shall be 

located, within preferably, or behind buildings, enclosed on all four (4) sides to prevent blowing 

trash, and screened from public view.   

Any development involving the installation of machinery or equipment which emits heat, vapor, 

fumes, vibration, or noise shall minimize, insofar as practicable, any adverse impact on 

neighboring properties and the environment pursuant to the requirements of Article 5, Part 4 

Performance Standards.  

All mechanical equipment, meters, utility connections and accessory structures shall be 

identified on the site plan and/or building elevations as appropriate. Screening may be required. 

Dumpsters require an enclosure on all four sides.  These appear to be located within the 

service/staff parking area south of the bathhouse, are are far too prominent within viewshed of 

the public right-of-way. 

All new electric service shall be undergrounded, unless the Corrective Action Plan advises 

otherwise. 

No finding possible. 

 

Part 3:  Architectural Design Standards 

Sec. 6.3.2 Review Standards 

(a) Relate development to its environment: 

1. Massing, Height and Scale: 

The proposed bathhouse is a connected gable-roofed structure, 34’8” high.  There is a dark, flat-

roofed appendage in the building elevations that appears to exceed the mid-line of the gable roof 

height.  Confirmation is needed for height calculation to assure compliance. 
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2. Roofs and Rooflines.   

The bathhouse design is a connect-gable structure, eaves-front to Pine Street.  A greenhouse in 

the rear is also gabled, with a second, hoop greenhouse.   

The bowling alley as proposed is also a gabled-roof building, with irregular eaves lines and 

gabled extensions on the north and south.  The commercial building is a one story flat roof 

structure.  All reflect a mix of the industrial/commercial buildings along Pine Street. 

3. Building Openings 

The bathhouse features small, rectangular openings facing Pine Street (several of them screened) 

with larger windows on the second floor/east.  Few windows puncture the north elevation as 

well.   The entry door is hidden within an earthern berm on the north elevation.  Garage-door 

type entries are also on this elevation.  The bathhouse appears to focus on the west elevation, 

where the facilities and activities are focused. 
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The bowling alley, too, was a west-facing presence.  The better part of the east elevation (Pine 

Street) is blocked by a 16’ “art wall” which wraps around the south elevation.  The west 

elevation (toward the lake) is punctured with regularly-spaced openings. 

 

Backside Bowl west elevation (above) 

Commercial building east elevation, left. 
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The commercial building features large storefront-type glazing along the east (Pine Street) 

façade.  Additional building elevations have not been provided.  No finding possible. 

(b) Protection of Important Architectural Resources: 

Not applicable. 

(c) Protection of Important Public Views: 

Not applicable. 

(e) Provide an active and inviting street edge: 

Both the bathhouse and bowling alley provide interesting, designed structures which fail to 

address the streetfront with a prominent, identified entry.  The bathhouse is placed atop a partial 

berm, lifting it vertically off the streetscape (which may be related to the site conditions), while 

the bowling alley is physically blocked by a 16’ art wall.  Stimulating in design yet both spatially 

removed from the street, they entice curiosity yet lack a welcoming and open street presence. 

Adverse finding. 

(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. 

The bowling alley is largely metal panel/roofing.  Building materials for the bathhouse and 

commercial building are not defined.  No finding possible. 

(f) Reduce energy utilization: 

All construction is required to 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. Affirmative finding as conditioned. 

(g) Make advertising features complementary to the site: 

Any signage will require a separate permit.   

(h) Integrate infrastructure into the building design: 

See Section 6.2.2. (p), above. 

 (i) Make spaces secure and safe: 

Development shall adhered to all applicable building and life safety code as defined by the 

building inspector. Affirmative finding as conditioned. 
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Article 7:  Signs 

Any signage will require separate permitting.  For three or more separate uses, a Master Sign 

Plan is encouraged.  Affirmative finding as conditioned. 

 

Article 8:  Parking 

Zoning Amendment 22-07 was warned July 27, 2022 and is currently in effect.  It diverges from 

the adopted ordinance in that it eliminates minimum parking standards in favor of maximum 

allowances.  As noted in Section 6.2.2.(l)  above, here are the maximum parking counts 

permissible: 

Health Club is 2 parking spaces per 1,000 sf.  For a 20,000 sf building, 40 parking spaces are the 

maximum parking count.   

The bowling alley has a maximum allowance of 2 per lane, or (20 lanes x 2) 40 maximum 

parking count. (Accessory uses do not contribute to additional parking maximum.)   

The commercial building, at 4,000 sf of General Merchandise/retail would have a maximum of 2 

per 1,000 sf, or 8 spaces maximum.  That collectively caps the parking for the proposed uses at 

88 parking spaces. This exceeds the 103 spaces proposed.  Adverse finding. 

 

 

Article 13:  Definitions

 
 

Items for additional consideration: 

1. Impact Fees will be assessed based on the new building square footage based on use. 

2. The application will be required to meet all requirement of Chapter 26:  Burlington’s 

Wastewater, Stormwater and Pollution control ordinance.  The sewer off-set policy must 

be addressed in final application materials. 

3. The Stormwater Program will look for documentation that the State/Federal agencies 

overseeing the Pine Barge Canal Superfund Site are in support of any additional 

stormwater contributions to the Barge Canal. The State/Federal approval of any 

additional contributions will be a requirement for SW Program approval. 

4. A full submission response to the requirements of Section 4.5.4. (d), Wetland 

Conservation Zone shall be required at final application.  The boundaries of the wetland 

shall be determined in the field by a qualified professional with expertise in wetland 

delineation and surveyed by a licensed land surveyor or other qualified individual.  
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5.  A letter of sufficient water and sewer capacity will be required prior to issuance of the 

zoning permit.  A State Wastewater permit will also be required; it is the applicants’ 

responsibility to secure said permit. 

6. Any state or federal requirements imposed through Corrective Action or other 

remediation measures shall be incorporated into any permit conditions. 

7. ADA access is under the jurisdiction of the building official(s). 

8. Parking south of the Bathhouse, if retained, must be screened from view from the public 

right-of-way. 

9. A plan for snow removal/storage shall be included with a final application, particularly to 

assure that emergency vehicle access remains unhindered. 

10. Principal buildings shall have their main entrance facing and clearly identifiable from the 

public street.  

11. All exterior material shall be defined. 

12. Lighting information, including fixtures, locations, and illumination levels shall be 

submitted in a final application. 

13. A traffic study will be required. 

14. Confirmation shall be provided as to the height of the bathhouse, including the flat-roofed 

section. 

15. Parking shall be limited to 88 spaces per ZA 22-07 per the uses described. 

16. Signage will require separate permitting. 

17. All construction is required to 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. 

18. A landscaping plan shall be required.  The Conservation Board may opine on the 

installation method of the perimeter fence and whether helical piles may induce 

contaminant migration. 

19. All new electric service shall be undergrounded, unless the Corrective Action Plan 

advises otherwise. 

20. Any conditions imposed by the Conservation Board shall be incorporated into a final 

decision. 

21. All mechanical equipment, meters, utility connections and accessory structures shall be 

identified on the site plan and/or building elevations as appropriate. Screening may be 

required. 

22. Standard Permit Conditions 1-15. 

 

 

NOTE:  These are staff comments only. The Development Review Board, who may 

approve, table, modify, or deny projects, makes decisions. 

 

 

 


