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MEMORANDUM 

 

 

To:    Design Advisory Board 

From:   Scott Gustin & Garret King 

Re:    98 Sunset Cliff Road 

Date:   February 14, 2023

 
 

File: ZP-23-9 

Location: 98 Sunset Cliff Road 

Zone: RL-W Ward:  4N 

Parking District: Neighborhood 

Date application accepted:  January 6, 2023, Complete January 12, 2023 

Applicant/ Owner: Elizabeth Herrmann / Keye & Lucy Wong 

Request:  Demolish existing single family residence and replace with new single family 

residence.  

 

Overview:   

The applicants are looking to demolish the current single family home and to build a new single 

family residence. The project plans show sensitivity to the lakeshore by setting the new home 

further back from the water’s edge than the existing home and by establishing a front yard 

meadow and the required lakeshore low mow zone. 

 

The proposed site plan also shows a new pedestrian path down to the existing sea wall with the 

addition of new steps that will reach into the flood zone.  Except for this small alteration, no 

changes will be made to the existing sea wall.  As required, project plans for this small 

encroachment into the flood zone have been sent to VT Agency of Natural Resources for review 

and comment.  

 

The Conservation Board reviewed this application February 6, 2023.  The Board recommended 

continuation of review to a future date to allow the applicant additional time to conduct soils 

analysis as to stormwater infiltration potential.   

 

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 
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The subject property is located along the Lake Champlain shoreline north of Appletree Point.  

The shoreline is an identified significant natural area.  Much of the property is affected by the 

Natural Resource Protection Overlay District, specifically the riparian and littoral conservation 

zone, which stretches inland 250’ from the 95.5’ lakeshore elevation.  A new low-mow area will 

be established along the property’s lakefront as required.  The only work being done in the flood 

zone is the construction of new stairs that will grant pedestrian access to the water’s edge.     

 

(b) Topographical alterations 

Much of the lot slopes gently towards the lake but drops steeply nearest the lakeshore.  Existing 

topographic conditions will remain largely unchanged. 

 

(c) Protection of important public views 

Distant terminal views of Lake Champlain and the Adirondack mountains will remain essentially 

unchanged.  There are no public views associated with this property.  The proposed home is 

modest in scale, and most mature vegetation will be retained.  Its construction will not adversely 

affect public views from the lake towards shore.  

 

(d) Protection of important cultural resources 

The property contains no known archaeological resources.  Much of the lakeshore is 

archaeologically sensitive.  If, during construction, artifacts are unearthed, it is the applicant’s 

responsibility to stop earthwork and to contact the Vermont Division for Historic Preservation 

for further guidance.  

 

(e) Supporting the use of alternative energy 

There is no indication that the proposed home will utilize alternative energy.  Solar energy 

utilization is encouraged.  In any event, the home will not adversely impact the actual or 

potential use of alternative energies by neighboring properties.  

 

(f) Brownfield sites 

The subject property is not an identified brownfield.  

 

(g) Provide for nature’s events 

A preliminary water resources review has been done.  An erosion prevention and sediment 

control plan is required and must be submitted for water resources review if not done so already.  

As proposed, stormwater runoff will be directed towards a bioretention area to the lakeside of the 

proposed home.  Water resources review and approval of the final design is required.   

 

The project plans depict a sheltered entry for the front entryway as well as over the front of the 

garage.   

 

(h) Building location and orientation 

The location of the proposed home will be shifted inland as compared to the existing home.  It 

will be set essentially in the middle of the lot.  The new home will have an open front entryway 

facing inland towards the front yard and private road beyond. 

 

As required, the attached garage is set behind the front of the house.   
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(i) Vehicular access 

The existing driveway will be reconstructed and reconfigured to serve the proposed home.  Sight 

lines at the driveway’s intersection with the road remain essentially unchanged.   

 

(j) Pedestrian access 

This criterion requires that a pedestrian walkway be provided from the front door to the public 

sidewalk or street.  This property is along a private road without sidewalks.  No front walkway is 

proposed.  Consistent with past practice in such situations, no front walkway is required.  

Convenient access between the driveway and side and front entries is proposed.   

 

 (k) Accessibility for the handicapped 

No handicap accessibility is evident or required with this proposal.  

 

(l) Parking and circulation 

Parking will be provided within the attached garage and the driveway.  Parking spaces are 

dimensionally compliant.  Circulation and access is provided via the private driveway.   

 

Residential driveways are generally limited to 18’ in width but are allowed to widen as they 

approach the garage.  Such is the case in this proposal.  There is a turn-around that causes the 

driveway to reach ~ 32’ width.  This design is a recurring problem as to dimensional limitations 

and the front yard parking prohibition.  Successful remedies have generally included a different 

material for the turn-around and a dual purpose (like patio or walkway) to distinguish it from the 

driveway.  Revision is needed.    

 

(m) Landscaping, fences, and retaining walls 

A complete landscaping plan has been provided and notes that most of the current trees will be 

retained.  As noted above, a low-mow zone will be established along the property’s lakeshore 

with additional shrubs planted to soften the edge with the existing seawall.  The proposed 

landscaping plan depicts a variety of new plantings to accent the building and its front entrance.  

Some landscaping will provide screening.  Proposed species are not invasive and appear to be 

acceptable.  

 

(n) Public plazas and open space 

No public plaza or open space is included or required in this proposal.  

 

(o) Outdoor lighting 

Outdoor lighting fixture specifications have been provided.  Lighting locations are shown in the 

elevations drawings. Fixtures include: Type 1 (Recessed 700 lumen output), Type 2 (Decorative 

sconce 100 lumen output), Type 3 (Discreet wall sconce 701 lumen output). All proposed 

outdoor lighting fixtures utilize low output lamps and are acceptable for this residential 

installation.    

 

(p) Integrate infrastructure into the design 

Existing electric lines appear to be aboveground.  This new construction will require buried 

electrical service.  Utility connections to the house are shown on the plans as well as locations of 
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all applicable utility lines and pipes.  Locations of mechanical equipment is noted and will be 

screend with material to match the siding of the house.  

 

Part 3, Architectural Design Standards 

Sec. 6.3.2, Review Standards 

(a) Relate development to its environment 

1. Massing, Height, and Scale 

The proposed home, along with its accessory porches, is similar in size and mass to the 

current home. The mass of the house will be defined by straight lines and square edges that 

clearly define the individual components of the house. It appears to have a symmetrical 

appearance when viewed from the front with two floors in the center and lower single stories 

extending off to the right and left sides. The proposed structure will be two stories just like 

the current building. The scale of the home is similar to nearby properties on the street 

including the additional attached porches. The reduced setback from the road is less than 

adjacent properties which pulls the new build away from the lakeshore.  A perspective 

drawing should be provided. 

 

2. Roofs and Rooflines 

The roof will be a dark colored flat membrane roof squared off with parapets matching the 

building siding that conceal the roof deck.  This style is different from the more common hip 

and gable type roofs on the adjacent properties. The proposed roof design; however, is 

consistent and matches the modern style of the building.    

 

3. Building Openings 

The windows and doors are of matching style to the rest of the home’s contemporary design. 

The windows appear as single pane windows without muntins and sit in unadorned frames. 

Overall, large amounts of glazing will be present with the majority on the lakeside portion of 

the house to provide views of the lake for the residents. 

 

(b) Protection of important architectural resources 

The existing building is not listed on the state or national historic register, nor has it been deemed 

eligible for listing.    

 

(c) Protection of important public views 

See 6.2.2 (c) above. 

 

(d) Provide an active and inviting street edge 

As with most other homes along Sunset Cliff Road, the proposed home is set back relatively far 

from the road.  There is little perceptible streetscape in this neighborhood.  As proposed, several 

trees and a row of flowering shrubs will stretch across the majority of the property’s frontage. 

Behind this landscaping, the proposed home incorporates a readily identifiable front entrance 

facing the street.  At the entrance to the house, there is a covered walkway to the main door 

along with pavers to the front lawn and porch. 

 

(e) Quality of materials 
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The color and material for the new construction will mainly consist of dark charred wooden 

siding.  The parapet extending above the flat roof deck will be clad in the same material. Accent 

siding for the covered entry and porch will be a stained wooden material. The aluminum clad 

wooden windows will be a black/dark color to match the siding of the house.  The materials 

proposed are of acceptable quality and durability for this new construction.  

 

(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 

All mechanical equipment for the structure will be attached to the building and screened to 

merge with the siding of the rest of the structure.  

 

(i) Make spaces safe and secure 

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

will be illuminated.   

 

RECOMMENDED MOTION: 

 

Approve the project as conditioned and forward to the Development Review Board. 

 

1. Revised project plans addressing the following are needed: 

a. Adjustment of the driveway and turn-around that limits the driveway to 18’ 

(except where it approaches the garage) and differentiates the turn-around with a 

material different than that of the gravel driveway; 

b. Utility lines shall be buried; and, 

c. A perspective drawing should be provided.   


