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DESIGN ADVISORY BOARD 

Tuesday 28, 2020 3:00 PM 

REMOTE MEETING 
 

Zoom: https://us02web.zoom.us/j/87148208371?pwd=TjhkclNtK1VBSStteVlWVTJwYTBiQT09 

Webinar ID: 871 4820 8371 

Password: 923553 

Call in telephone: US: +1 929 205 6099 or +1 301 715 8592 or +1 312 626 6799 or +1 669 900 6833 or 

+1 253 215 8782 or +1 346 248 7799 

 

Session I – 3:00 PM – 3:30 PM 

 

21-0005CA; 20 Ludwig Court (RL, Ward 6S) Scott Thompson 

Installation of replacement windows in an historic building. 

 

Session II – 3:30 PM – 4:00 PM 

 

20-0875CA; 115 North Union Street (RM, Ward 2C) Gerard Williams 

Renovation of historic carriage barn to convert second floor into a residential unit; 

construction of a new detached cottage for an additional residential unit for a total of 

five units on-site; rearrangement of parking; landscaping and fencing. 
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MEMORANDUM 

 

To:  The Design Advisory Board 

From:  Mary O’Neil, AICP, Principal Planner 

RE:  ZP20-0875CA; 115- 117 North Union Street 

Date:  July 28, 2020

 
 

File: 20-0875CA 

Location: 115-117 North Union Street 

Zone: RM   Ward:2C  

Parking District: Neighborhood 

Date application accepted:  May 13, 2020 

Revised Application received:  June 1, 2020 

First DAB Review:  June 9, 2020 

Revised plans received:  July 20, 2020. 

Applicant/ Owner: Daniel Cockerline/Skipjack Building; Gerard Williams 

Request: Renovation of carriage house to create a new residential unit on the second floor; 

construction of a small cottage for another residential unit (total of five); reconfiguration of 

driveway and parking areas, fence and landscaping. 

Background: 

 Zoning Permit 19-1013CA; replace window.  June 2019. 

 Zoning Permit 19-0900CA; change of use from duplex to triplex.  June 2019. 

 

Overview:  The third unit of 115-117 North Union Street was legitimized with a zoning permit 

last year.  New owners wish to add a fourth unit in the 2nd floor of the existing carriage barn, 

which is included in the description of the property on the Vermont State Register of Historic 

Resources. A fifth unit is proposed for a newly constructed, detached cottage.  Parking areas 

reconfiguration and new landscaping is included with the application. Depending upon the 

favorability of the site plan, a parking waiver may be requested of the DRB. 

  

Part 1:  Land Division Design Standards 

No land division is proposed as part of this application. Not applicable. 

 

Part 2:  Site Plan Design Standards 

Sec. 6.2.2 Review Standards 
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(a) Protection of Important Natural Features: 

There are significant, mature trees that line the north and south property boundaries of this 

parcel.  The relocation of the carriage barn avoids those originally proposed for removal along 

the southerly line, but a parking area is illustrated in its stead.  The applicant will need to identify 

the species and maturity of those trees prior to review by the DRB of their removal. 

 (b) Topographical Alterations: 

No topographical alterations are defined within the project application. 

 (c) Protection of Important Public Views: 

There are no protected important views from or through this property.  Not applicable. 

(d) Protection of Important Cultural Resources: 

Burlington’s architectural and cultural heritage shall be protected through sensitive and 

respectful redevelopment, rehabilitation, and infill. Archeological sites likely to yield 

information important to the city’s or the region’s pre-history or history shall be evaluated, 

documented, and avoided whenever feasible. Where the proposed development involves sites 

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(b).  

See Section 5.4.8, below. 

 (e) Supporting the Use of Renewable Energy Resources: 

No part of this application precludes the use of wind, solar, water, geothermal or other renewable 

energy resource. 

 (f) Brownfield Sites: 

This address is not listed on the Vermont DEC website for identified Brownfields. 

 (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. 

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.  

The applicant has provided and Erosion Prevention and Sediment Control Plan for review by the 

Stormwater engineering program.  Revised plans were forwarded to that Division 7.22.2020. 

Their review and written approval will be a condition of any permit. 

From the site plan, it appears that an entrance canopy is provided on the cottage, but as no 

building elevation was provided, it cannot be confirmed. There is no identified entrance canopy 

at the carriage barn, but if providing interior parking, could reasonably afford shelter for 

residents as they exit their vehicles within the structure. 
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(h) Building Location and Orientation: 

The carriage barn is in a pre-existing location on the site.  The cottage is proposed on the 

southerly side of the entrance drive, now moved further west.  In that manner, it reinforces the 

detached and secondary nature of its addition to the collective site. 

 (i) Vehicular Access: 

Access will remain as existing, from North Union Street via an elongated driveway. 

 

(j) Pedestrian Access: 

There are no identified pedestrian paths between the new residential unit(s) and the parking 

areas, which are required.  The parking for the carriage barn unit (within the building) eliminates 

that necessity; but a walkway needs to be identified, and marked between the cottage and its 

assigned parking spaces. 

(k) Accessibility for the Handicapped: 

The applicant has provided information that the building inspector has determined that the 

expanded use may not require ADA satisfaction due to the separate nature of the dwellings.  This 

remains under the jurisdiction of the building inspector. 

(l) Parking and Circulation: 

Within the Neighborhood Parking District, 2 parking spaces are required for each residential 

unit.  For five units, 10 parking spaces are required. The plan rearranges the parking areas; and 

has provided not less than three options for parking 6, 8 or 10 vehicles. The six-space option 

assumes use of the first floor of the carriage barn as something different from parking. 

 

Consulting Table 8.1.11-1, Minimum Parking Dimensions all illustrated parking is compact 

(8’ x 18’). Inadequate back-up space (24’ required for standard size, 20’ required for compact) 

remains problematic. 

The revised plan introduces a pervious surface (material unidentified) in front of the carriage 

barn, intended to be a back-up space for carriage house parking. If parking occurs on that pad, it 



4 
 

will count fully as coverage, and not be eligible under the 10% bonus provision of the ordinance 

relative to coverage. 

(m) Landscaping and Fences: 

The new site plan(s) are not clearly annotated to understand if landscaping or fencing is proposed 

along property boundaries.  Screening will be required to prevent headlight trespass onto 

neighboring properties. 

 (n) Public Plazas and Open Space: 

There are no public plazas required, but the site plan illustrates areas for resident outdoor 

enjoyment. The pervious pavement area immediately in front of the carriage barn could provide 

a nice patio area for that unit. 

(o) Outdoor Lighting: 

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

standards as per Sec 5.5.2. 

No lighting information has been provided, and is required.  Building sketches illustrate 

gooseneck lamps on the carriage house.  Fixture information and illumination levels are still 

required. 

(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.  

The location of mailboxes, utility connections, meters, and mechanical equipment must be 

identified on the site plan and building elevations as appropriate.  All new electrical service shall 

be undergrounded. 
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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 carriage house is existing; no change to its massing is proposed.  The proposed addition of a 

minor detached structure is consistent with a secondary accessory building, and does not conflict 

with the massing, height or scale of the existing principal dwelling. 

2. Roofs and Rooflines.   

The carriage barn roof will retain the same configuration and centered gable as it enjoys now.  

The roof of the cottage is illustrated as a gable and eaves-front structure, consistent with 

accessory structures.  A very informative historic photo has been submitted, identifying a small 

garden structure in that location and with a similar orientation. 

3. Building Openings 

Carriage barn:   

In general, building openings are in the same location, some enlarged beyond their existing 

rough openings. In particular, the window under the center gable has been enlarged to 

accommodate a multi-paned casement window, which by its enlargement encroaches into a 

notable gable detail of the original barn.  The DAB had previously supported this alteration.  No 

new building elevations have been submitted in this revised packet.   

Another under-eave window has been added (presumably for symmetry), and a small window on 

the front (east) first floor elevation has been removed.  The three carriage barn doors on the first 

floor (east) have proposed to be replaced with large garage doors (illustration for “open doors” 

looks like glass panels.)  A spec sheet has been provided for these carriage house doors. 

The second floor south window is proposed to be replaced with a double patio door, entering 

onto a curvilinear deck, supported by two braces. The north elevation proposes installation of 

two new double hung windows.  No openings are proposed for the west; presumably, to meet 

code as the building sits close to the property line. 

 

Cottage:   

The cottage has minimal openings, with the largest on the west elevation where a patio is 

proposed.  Spec sheets for the windows have been submitted.  No new building elevations were 

received. 
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 (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, below. 

(c)  Protection of Important Public Views: 

There are no protected important views from this property.  Not applicable. 

 

 (d) Provide an active and inviting street edge: 

No changes are included for the principal building, but the reconfigured access drive and parking 

areas will introduce visual access to the cottage.   

The new parking areas had been proposed to be screened with landscaping. If a fence or other 

landscaping is continued to be proposed, more definition is needed. 

 (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 cottage will be sheaded in white cedar shingles and solid pine trim board. Roofing appears 

to be asphalt shingle. The material of the carriage house deck has not been provided.  The large 

area in front of the carriage house is identified as pervious surface.  If intended as part of the 

10% bonus provision of the ordinance, this patio will have to be designed and maintained to 

infiltrate the 1-year/24-hour storm event onsite, subject to review and approval by the 

Stormwater Adminstrator.   If intended for parking, it will count as full coverage. 

 (f) Reduce energy utilization: 

All 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. 

 (g) Make advertising features complementary to the site: 

Any signage will require a separate zoning permit. 

(h) Integrate infrastructure into the building design: 

See Section 6.2.2. (p), above. 
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 (i) Make spaces secure and safe: 

Redevelopment is subject to all applicable building and life safety codes as defined by the 

Burlington’s Building Inspector and the Fire Marshal. 

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: 

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.  

As such, a building or site may be found to be eligible for listing on the state or national 

register of historic places and subject to the provisions of this section if all of the 

following conditions are present:  

1. The building is 50 years old or older; 

2. The building or site is deemed to possess significance in illustrating or interpreting 

the heritage of the City, state or nation in history, architecture, archeology, 

technology and culture because one or more of the following conditions is present: 

A. Association with events that have made a significant contribution to the broad 

patterns of history; or, 

B. Association with the lives of persons significant in the past; or, 

C. Embodiment of distinctive characteristics of a type, period, or method of 

construction, or representation of the work of a master, or possession of high 

artistic values, or representation of a significant or distinguishable entity whose 

components may lack individual distinction; or, 

D. Maintenance of an exceptionally high degree of integrity, original site orientation 

and virtually all character defining elements intact; or, 

E. Yielding, or may be likely to yield, information important to prehistory; and, 

3. The building or site possess a high degree of integrity of location, design, setting, 

materials, workmanship, feeling, and association  
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The carriage barn at 115-117 North Union Street is listed, with the principle building, on the 

Vermont State Register of Historic Resources.  See attached listing sheet.  Therefore, the 

standards of Section 5.4.8 apply for alterations to the carriage barn. 

(b) Standards and Guidelines: 

The following development standards, following the Secretary of the Interior’s Standards 

for the Treatment of Historic Properties, shall be used in the review of all applications 

involving historic buildings and sites subject to the provisions of this section and the 

requirements for Design Review in Art 3, Part 4. The Secretary of the Interior’s 

Standards are basic principles created to help preserve the distinctive character of a 

historic building and its site.  They are a series of concepts about maintaining, repairing 

and replacing historic features, as well as designing new additions or making alterations. 

These Standards are intended to be applied in a reasonable manner, taking into 

consideration economic and technical feasibility. 

1. A property will be used as it was historically or be given a new use that requires 

minimal change to its distinctive materials, features, spaces, and spatial relationships.  

The carriage barn was traditionally used as an accessory structure to the primary 

dwelling.  Conversion to residential use has been successful in other applications, with 

some allowances for alteration.  In this instance, replacement of the central 2nd story 

bay with an oversized casement window alters by intrusion into the gable ornament 

specific to this building (and notable because this was constructed for Edward Booth, 

manage of the Booth Lumber Company.) The DAB previously supported this 

alteration. 

Some rearrangement has occurred with the main carriage house doors, allowing them 

to be utilized for garage parking.  If building openings are retained in the same pattern 

and visually reflect the original design, then the change may be determined to be 

minimal.  

The southerly deck, while not original to the barn, is easily reversible. 

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 massing, scale and proportion of the carriage barn is retained.  Some alteration to 

the primary (easterly) façade bend the flexibility of alteration away from compliance 

with this standard.  The enlarged central window opening, cuts into the gable ornament; 

a specific design feature of this building.  While replacement of the three barn doors is 

proposed, their visual appearance will be important to understand.  A spec sheet for the 

replacement doors has been provided, as has a spec for a new fir door for the pedestrian 

entrance. 

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.  
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The introduction of a small cottage may be considered, and is particularly supported 

with the submission of a historic photo of a similarly styled building in that location.  

The applicant has provided options for the gable end ornamentation.  

4. Changes to a property that have acquired historic significance in their own right will 

be retained and preserved.  

None identified. 

5. Distinctive materials, features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property will be preserved. 

The gable end timbering of the carriage barn is among the most notable characteristics 

of the building.   

6. Deteriorated historic features will be repaired rather than replaced. Where the severity 

of deterioration requires replacement of a distinctive feature, the new feature will 

match the old in design, color, texture, and, where possible, materials recognizing that 

new technologies may provide an appropriate alternative in order to adapt to ever 

changing conditions and provide for an efficient contemporary use. Replacement of 

missing features will be substantiated by documentary and physical evidence.  

The application proposes the adaptation of an existing barn to residential use.  Materials 

and features will be retained or replaced to match the old. 

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 or physical treatments are proposed.  Not applicable.  

8. Archeological resources will be protected and preserved in place. If such resources 

must be disturbed, mitigation measures will be undertaken.  

There are no identified archaeological resources at this location.  Not applicable. 

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.  

Replacement windows and entry doors for the carriage barn will certainly read as new; 

their arrangement in existing openings will help retain the character of the structure.   

The cottage will be detached and subservient to the principal, historic structure.   

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. 

It is possible to consider the reversible nature of both of the accessory cottage 

structure and the wooden deck proposed for the carriage barn.  Both could be 

removed at some future date without an adverse impact to the essential form and 

integrity of the overall historic property. 
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Items for the Board’s consideration: 

 Painted or demarked walkways must be introduced between parking areas and structures 

to separate vehicles from pedestrians.  

 Revised building elevations shall be provided to understand features; particularly roof 

canopies over entrances, location of meters and mailboxes as well as utility connections 

where applicable. 

 All parking spaces are proposed to be compact spaces, and all back-up space is 

inadequate to the requirements of the ordinance.  

 Screening must be provided between parking areas and boundary lines to prevent 

headlight trespass onto neighboring properties. 

 Electrical service shall be undergrounded. 

 A clearly articulated landscape plan, including tree cutting and planting schedule (with 

species and location) shall be provided for review. 

 The materials of decks and patios shall be provided. 

 Roofing materials shall be defined. 

 Lighting fixtures, proposed locations and illumination levels are required. 

 If pervious pavement is proposed, it shall be designed and maintained to infiltrate the 1 

year/24 hour storm event; and is subject to review and approval by the Stormwater 

Administrator. 

 A breakdown of the coverage will be required to break out “bonus” coverage from base 

coverage, and to assure there is compliance with Article 4 of the ordinance. 

 

 



Revisions to 115 N Union Project Proposal 
 
ITEMIZED changes (Friendly amendments) 

 
- Updated site plan:  

Property has been surveyed and new pins set.  New site plan is drawn using survey data 
for locations of all structures. 
Updates include moving cottage west on lot to allow more room for parking on its east 
side.  
Locations of utilities, meters and mailboxes. 
 

- Updated parking quantities and layout:  
Back up areas increased to 16’ with a curb on all spaces to allow bumper to extend 
further over lawn.  
 A permeable concrete grid is in front of entire carriage house now to provide for back up 
and turn around of indoor parking spaces. 
Options for 10 spaces or 8 spaces if DRB accepts parking plan.  
A 6 space plan, if accepted, could also greatly improve parking flow and usability of 
doors on carriage house. 
 
 

- Zoning and fire criteria: 
Both new units will use sprinkler systems and do not need to have fire access as per 
Brad Biggie, Building Inspector. 
Details of fire rated walls have been drawn by G4 Architects based on existing setbacks 
to property line established in survey. 
Cottage moved north to be 10’ from south property line. 
 

- ADA Access: 
May not require ADA due to the separate nature of the dwellings opposed to one large 
multi unit. Brad Biggie 
 

- Cut sheets for doors and windows, including the garage doors:  
Overhead door quote attached 
Windows and doors by Brownell quote to be attached monday 
All casements changed to awnings   
 

- Friendly amendment to see more details on the foundation of the cottage 
Helical pier drawings and spec sheets.  Installers Claim with magnesium anodes, piers 
can last well over 100 years.  Will use enough anodes on each pier to exceed 100 year 
longevity.  A PVC skirt board will run to grade to hide piers. 
 



If board is not convinced I have a back up plan for a frost protected slab on grade that 
does not have a curtain drain. 
 

- Comments supportive of changes in the gable 
Victorian gable ornamentation options for review  
 

- Showing the details or how the cladding relates to the main house (tie in to detail in the 
trim) or provide historical  
Added horizontal gable trim boards and skirt board at grade to mimic carriage house. 
Also found a blurry historical photo showing a possibly shingled structure in that location. 
Added Crown molding to Cottage roof trim and bed molding to frieze to match carriage 
house. 

 





115 N Union Parking Plan: 
 
We would like to petition the DRB to consider allowing one parking space for each single 
bedroom unit on the property instead of two in order to increase green space and improve flow. 
Expansion to the property involves converting carriage house into a single bedroom apartment 
and building a new 1 bedroom cottage in the mid section of the lot.  Two of the three existing 
apartments in the main building are also single bedroom.  A full 10 space plan is possible and 
has been designed by utilizing two indoor spaces inside the carriage house. Garage doors will 
be used for access and wooden barn doors added to maintain historical accuracy.  This is a 
better design for occasional use and storage rather than daily parking.  A back up area for 
carriage house spaces also adds a large area that needs to be drivable through use of a 
permeable concrete grid.   The 10 space plan also requires 6 spaces to be placed next to the 
main house which creates an awkward turning and backup scenario.  Both DAB and owner 
agree that it is not ideal and may not be necessary given the occupancy of the property.  We 
propose to use the first room in the basement to provide a heated and locked bike storage area 
that will accommodate up to 8 bicycles for daily use and accessible to all.  Six parking spaces 
would be provided.  One for the carriage house apartment and one for the cottage apartment in 
the back of the lot.  Four spaces would be supplied closer to the main house, two for the 
upstairs apartment and one each for the two downstairs apartments.  
 
If the six space plan is not acceptable, we will make use of the parking spaces inside the barn 
and install the large backup area for a total of 8 spaces.  
 
See attached site plans.  
 
Thank you for your consideration 
 
-Daniel Cockerline 
Contractor 
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 140 Hackamore Rd | Montpelier, VT 05602 
  info.vermont@technometalpost.com 
  www.technometalpost.com 

  PRICE LIST 2020 

   HELICAL PILES

Model (diameter) Project 
Maximum Bearing Capacity Price Installed

Compression (Ib) Tension (Ib) 7 ft (long) 10 ft (long) 

P2 
(2-3/8 in) 

Medium Residential and 
Light Commercial (deck, 
carport, sunroom, single story 
residential addition, etc.) 

11,200 7,450 $265.00 $295.00 

P3 
(3-1/2 in) 

Heavy Residential, Light to 
Medium Commercial and 
Industrial (two-story residential 
addition, cottage, sign, carport, solar 
panel, new construction, 
underpinning, boardwalk, tie-back, 
etc.) 

33,000 19,850 $355.00 $385.00 

P4 to P10 
(4 to 10-3/4 in) 

Heavy Residential, Light to 
Heavy Commercial and 
Industrial (sign, light post, new 
construction, solar panel, bollard, 
retaining wall, etc.) 

50,000 On demand 
(THESE PRICES ARE SUBJECT TO CHANGE AT ANY TIME) 

*Please Read:
1. Maximum bearing capacity of a helical pile is only achieved when they are installed to maximum pressure (psi) or

“friction” in the ground. The psi indicated on the installation equipment indicates the “real time” friction in a soil. Friction
is the soils density and that’s what are system depends on. Not surface area like concrete footings.

2. Vermont has many soil types and soil density can change depending on the location of a project.

3. Projects where our helical piles are supporting a substantial load and/or a heated envelope, it is highly recommended
that you hire us to profile the soils density on site. This will allow us to determine the correct depth and helix size
required to obtain the correct bearing capacity.

4. Soil profiling allows us to estimate the project accurately.

5. If client does not proceed with soil profiling, extra costs may occur if a pile needs to be advanced deeper.

EXTENSIONS 
Model (Dimensions) Price Installed 

7 ft (long) 10 ft (long) 
R2 

(2-3/8 in) $175.00 $250.00 

R3 
(3-1/2 in) $210.00 $300.00 



SOIL PROFILING 
Model (Dimensions) Price Installed 

Residential Profiling (1-5 TESTS) $1,000.00 
Complete Soil Profiling and investigation $3,500.00 - $5,000.00 

*Please Read

1. Soil Profiling and Investigation for PSF rating: The utilization of proprietary equipment, methods, and certified
operator to determine soil PSF rating, soil and or rock anomalies, and soil depth and consistency as established by
proprietary methodology and equipment. Soil profiling and investigation is done on site, in real time, with probes which are
removed after each sample. Boring logs and data provided to customer after each analysis with an engineer stamped
report. A labeled wooden stake is provided for field reference of each test pit.

2. Test Probe Pricing: Each test pit analysis varies in time required complete due to:
1. depth of soil.
2. obstructions and density.
3. Logistics and site conditions.
4. Volume of data processing.
5. Rate includes transportation and mobilization for 8 hours.

3. Test Probe Terms: All sales are final, and no refunds will be provided unless canceled a minimum of 48 hours in advance.
1-week processing time is required for the test pile results to be completed, reviewed, and engineer stamped.

4. Special Note: If customer decides to proceed with TMP helical pile installation, %50 of the soil profiling and investigation
cost will be deducted from the final invoice.

5. Uplift Test: The utilization of an electronic device to measure the uplift resistance in soil up to 1.5 kips. Test will be held
over specific time intervals to reveal a helical piles ability to resist a load under tension at a specified depth.

6. Uplift Test Pricing: Each uplift test will vary in time depending on time under tension required by engineer. $1,000.00
per test. No rebate.

ADDED COSTS 
* Magnesium Sacrificial Ring Anodes (cathodic protection will extend post life up to 40 years): $25.00 per post (optional)

* Under existing structure installations: $335.00 per post  (Any structure less than 7ft clearance, P2 only) 

* Winter Installation Fee: $50.00 Per post (If ground frost is present) 

* Fuel Charge: $35.00 per Job

* Adjustable Brackets: $5.00 per post (optional) 

* Site Visits or Preliminary Meetings: $75.00 (Price may differ with distance) (optional)
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Dan Cockerline Phone:

Cell:10 Myrtle Street
Burlington, VT, 05401

skipjackbuilding@gmail.comEmail:

Project: Date: Expires on:

Quotation no.:

2020/05/28

philb@champlaindoor.comEmail:

Phone: (802) 524-7595

Prepared by: Phil Bechard

G-4400 (service-station) prepainted blackDescription:

Customer

G-4400 (Service-Station)Model:

3Quantity:

8' 8"  x  8' 6" (width x height)Size:

1¾"-thick aluminum extrusions, non-insulatedSections:

Tubular aluminum extrusion, 0.063 in. (1.6 mm) thick.  Each section is
built with solid contact weatherstripping between sections.

Prepainted BlackColor:

Full view glassWindows:

#5 : Clear thermopane

#4 : Clear thermopane

#3 : Clear thermopane

#2 : Clear thermopane

#1 : Clear thermopane

Weatherstrip:

Rubber Full view sectionBottom:

It's "U"-shaped rubber weatherstripping remains flexible during cold
weather.

Commercial (WS #101)Perimeter:

Hardware: Dura+, 2" commercial duty

• Standard lift
• Prepared for metal frame
• Extra charge - 10" radius torsion
• 10,000 cycle torsion spring(s)
• Weight (Hrdw) : 16 lb.
• Headroom: 10 in.

• Single hinges
• Continuous angle
• Steel roller
• Weight (Door + Hrdw) : 278 lb.
• Thickness used for tracks : 2 in.
• Angle perforated 10'  14g  (1 per
door)

Note: INSTALL NEW DOORS COMPLETE 

Material subtotal $ 7,480.50

HIGH-END GARAGE DOORS ARE #1 FOR ROI AMONG ALL HOME IMPROVEMENT PROJECTS. ASK FOR
DETAILS.
TERMS: 40% Deposit Required with signed proposal. Balance due upon job completion. Unless
otherwise stated herein, this quotation does not include the following: Opening and jamb preparation,
inside and external wiring (electrical controls) and mounting plates. Openings must be ready for
installation. Openings must be square, jambs plumb, floor level. Our company is Licensed, Insured,
Bonded & Accredited.

This quotation is submitted according to the standard Garaga Inc. features and its products. A
measurement and evaluation of the premises by a professional is highly recommended and will
confirm the precise cost of your project. To serve you better, please specify the quotation number
with your order. QUOTATION VALID FOR 30 DAYS.

Vermont Tax 6.00 %

Your price $ 7,995.00

(Installation included)

Page 1/1Date: P.O.#Accepted by:



















My goal with this project is to replace my old single pane double hungs that no longer 
function with newer insulated windows and eliminate entirely the pressed aluminum storm 
windows I have right now. My plan is to replace two windows in the dining room, one window 
in the kitchen. Two windows in the downstairs bedroom, one window in the downstair bath, six 
windows in the living room area (three of which will hopefully become one picture window) 
one window in the second floor hallway and two in the master bedroom. The only windows 
that are visible from the street are the two dining room windows and the kitchen window. 

I’ve included elevation pictures that will hopefully be enough to see the windows in 
question. Unfortunately, two sides of my house are basically impossible to photograph from 
any distance without being inside my neighbor’s houses. If you’d like to come look at them, I’d 
be happy to show you around.    
 

I’ve attached the spec sheets I’ve received from Acme Glass. My contact there is: 
 
Eric Stefaniak 
Outside Sales 
Office:    802-658-1400 
Cell:       802-238-8901 
Email:    Eric@acmeglassvt.com 
 
Please contact him if you have further questions about materials and finishes. And please call 
text or email me if you need further information about anything else. 
 
Thanks, 
Scott  



 

The programs and services of the City of Burlington are accessible to people with disabilities.  For 
accessibility information call 865-7188 (for TTY users 865-7142). 

Department of Permiting and Inspections 
Zoning Division 

645 Pine Street 

Burlington, VT 05401 

www.burlingtonvt.gov/pz  

Phone: (802) 865-7188 

Fax:  (802) 865-7195  

  
 

William Ward, Director 
Scott Gustin, AICP, CFM, Principal Planner 

Mary O’Neil, AICP, Principal Planner 
Ryan Morrison, Associate Planner 

Layne Darfler, Planning Technician 
Alison Davis, Zoning Clerk 

Theodore Miles, Zoning Specialist 
Charlene Orton, DPI Administrator 

 

 

MEMORANDUM 

 

To:  The Design Advisory Board 

From:  Ryan Morrison, Associate Planner 

RE:  ZP21-0005CA; 20 Ludwig Court 

Date:  July 28, 2020

 
 

File: 21-0005CA 

Location: 20 Ludwig Court 

Zone: RL   Ward: 6S  

Parking District: Neighborhood 

Date application accepted:  June 30, 2020 

Applicant / Owner: Scott Thompson 

Request: Replacement windows on a single family home – including the replacement of three 

double-hung windows with a single picture window. 

Background: 

 Zoning Permit 93-377; replacement driveway, construct 2 dormers, and expand the front 

porch. April 1993. 

 Zoning Permit 99-597; Extension of ZP 93-377, removal of vinyl siding. June 1999. 

 Zoning Permit 19-0502CA; replacement of asphalt roof with standing seam roof. 

January 2019. 

 

Overview:  The applicant proposes to replace 15 single pane double-hung windows on the 

existing single family home.  Three of these windows are immediately adjacent to each other, 

and the applicant proposes to replace them with one large picture window.  These particular 

windows are on the side of the house, first level, and can be seen from the public street and 

neighboring properties. 

 

The home, built c. 1933, is listed on the Burlington Historic Sites and Structures Survey (2001).  

The listing is as follows: A 1 ½ story, gable roof, vernacular Craftsman style house with exposed 

rafter tails and a 1 ½ story gable ell that projects to the front (south) of the house.  Primary 

entrance is recessed within this ell.  Fenestration is 1/1 sash throughout and the building is clad 

in wood shingles.  The front ell was a later alteration (possible 1990s) that does not diminish the 

original design of the house. 

 

Aside from the three double-hung windows proposed to be replaced with one picture window, all 

window replacements will have to retain the 1/1 sash appearance, and have a full wood core.  

Because of the historic status of the home, the proposed picture window triggers the review 

criteria of Sec. 5.4.8 Historic Buildings and Sites.  All other window replacements will be 
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acceptable with the application of horizontal dividing bars to replicate the existing 1/1 double-

hung windows. 

 

Part 1:  Land Division Design Standards 

No land division is proposed as part of this application. Not applicable. 

 

Part 2:  Site Plan Design Standards 

Sec. 6.2.2 Review Standards 

(a)  Protection of Important Natural Features: 

No changes to the site are proposed. 

 (b) Topographical Alterations: 

No topographical alterations are proposed. 

 (c) Protection of Important Public Views: 

There are no protected important views from or through this property.  Not applicable. 

(d) Protection of Important Cultural Resources: 

Burlington’s architectural and cultural heritage shall be protected through sensitive and 

respectful redevelopment, rehabilitation, and infill. Archeological sites likely to yield 

information important to the city’s or the region’s pre-history or history shall be evaluated, 

documented, and avoided whenever feasible. Where the proposed development involves sites 

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(b).  

See Section 5.4.8, below. 

 (e) Supporting the Use of Renewable Energy Resources: 

No part of this application precludes the use of wind, solar, water, geothermal or other renewable 

energy resource. 

 (f) Brownfield Sites: 

This address is not listed on the Vermont DEC website for identified Brownfields. 

 (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. 

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.  

The covered front entry will remain as-is. 
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(h) Building Location and Orientation: 

No changes proposed. 

 (i) Vehicular Access: 

Access will remain as existing, a driveway at the end of Ludwig Court. 

(j) Pedestrian Access: 

Pedestrian access will remain as-is. 

(k) Accessibility for the Handicapped: 

The building inspector has jurisdiction over ADA requirements.  By his direction and per 

Chapter 8 of the Burlington Code of Ordinances, 4 to 14 units must provide 1 accessible unit. 

(l)  Parking and Circulation: 

Parking and circulation will remain as-is.  

(m) Landscaping and Fences: 

No new landscaping or fencing is proposed. 

 (n) Public Plazas and Open Space: 

There are no public plazas required. 

(o)  Outdoor Lighting: 

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

standards as per Sec 5.5.2. 

No changes to exterior lighting are proposed. 

(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.  

No new, or revisions to, existing infrastructure are proposed. 
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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: 

Not applicable.  No changes are proposed. 

2. Roofs and Rooflines.   

Not applicable.  No roofing changes are proposed. 

3. Building Openings 

With the exception of the three side-by-side double hung windows proposed to be replaced with 

one large picture window, all existing window openings will remain the same.  No other changes 

are proposed. 

(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, below. 

(c)  Protection of Important Public Views: 

There are no protected important views from this property.  Not applicable. 

 

(d)  Provide an active and inviting street edge: 

No changes are proposed that would alter the active and inviting street edge. 

(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 applicant proposes aluminum clad, fully wood-cored windows, which are an acceptable and 

required window material (wood) for contributing historic structures. 
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(f)  Reduce energy utilization: 

All 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. 

(g)  Make advertising features complementary to the site: 

No signage is proposed or anticipated for the existing single family use. 

(h) Integrate infrastructure into the building design: 

See Section 6.2.2. (p), above. 

(i) Make spaces secure and safe: 

Redevelopment is subject to all applicable building and life safety codes as defined by the 

Burlington’s Building Inspector and the Fire Marshal. 

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: 

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.  

As such, a building or site may be found to be eligible for listing on the state or national 

register of historic places and subject to the provisions of this section if all of the 

following conditions are present:  

1. The building is 50 years old or older; 

2. The building or site is deemed to possess significance in illustrating or interpreting 

the heritage of the City, state or nation in history, architecture, archeology, 

technology and culture because one or more of the following conditions is present: 

A. Association with events that have made a significant contribution to the broad 

patterns of history; or, 
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B. Association with the lives of persons significant in the past; or, 

C. Embodiment of distinctive characteristics of a type, period, or method of 

construction, or representation of the work of a master, or possession of high 

artistic values, or representation of a significant or distinguishable entity whose 

components may lack individual distinction; or, 

D. Maintenance of an exceptionally high degree of integrity, original site orientation 

and virtually all character defining elements intact; or, 

E. Yielding, or may be likely to yield, information important to prehistory; and, 

3. The building or site possess a high degree of integrity of location, design, setting, 

materials, workmanship, feeling, and association  

The home at Ludwig Court is listed as a contributing structure on the Burlington Historic 

Sites and Structures Survey (2001).  See attached listing sheet.  Therefore, the standards of 

Section 5.4.8 apply to the replacement windows. 

(b) Standards and Guidelines: 

The following development standards, following the Secretary of the Interior’s Standards 

for the Treatment of Historic Properties, shall be used in the review of all applications 

involving historic buildings and sites subject to the provisions of this section and the 

requirements for Design Review in Art 3, Part 4. The Secretary of the Interior’s 

Standards are basic principles created to help preserve the distinctive character of a 

historic building and its site.  They are a series of concepts about maintaining, repairing 

and replacing historic features, as well as designing new additions or making alterations. 

These Standards are intended to be applied in a reasonable manner, taking into 

consideration economic and technical feasibility. 

1. A property will be used as it was historically or be given a new use that requires 

minimal change to its distinctive materials, features, spaces, and spatial 

relationships.  

The property will continue its historic residential use. 

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.  

Twelve of the fifteen existing double-hung windows will remain as-is, albeit with 

replacement casement windows.  The City has traditionally allowed casement 

windows to replace double-hung windows on historic structures, with the intent to 

conform to egress requirements – with the condition that a horizontal dividing bar be 

adhered to the exterior of the window unit to maintain a double-hung window 

appearance when closed.  Not all of the 12 windows are in bedrooms, where egress 

windows are required, but by adding horizontal dividing bars to the casement units, 

the exterior appearance will be maintained when the windows are closed – which 

generally would be during the colder seasons.  With regard to these 12 windows, the 

historic character will not be changed. 
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However, the applicant proposes to change 3 immediately adjacent double-hung 

windows with one large picture window.  The window opening for this new window 

will maintain the overall size of these three windows combined.  The location of the 

picture window is on the side of the house, visible from the street and neighboring 

properties.  This alteration represents a change to the historic character of the 

property. 

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 proposal does not involve changes that create a false sense of historic 

development.  

4. Changes to a property that have acquired historic significance in their own right will 

be retained and preserved.  

No such changes are proposed. 

5. Distinctive materials, features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property will be preserved. 

With the exception of the picture window, all other replacement windows must 

maintain the existing double-hung appearance when closed, and be of a wooden 

material, consistent with the historic character of the property.  It should be noted that 

the proposed picture window will be wood as well. 

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.  

According to the applicant, the existing single-pane double-hung windows no longer 

function and will be replaced with newer insulated windows.  This reasoning is 

commonplace, and there’s no reason why replacement windows with the same 

materials and appearance would not be allowed.  The proposed picture window 

represents the only change that warrants DAB review. 

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 or physical treatments are proposed.  Not applicable.  

8. Archeological resources will be protected and preserved in place. If such resources 

must be disturbed, mitigation measures will be undertaken.  

There are no identified archaeological resources at this location.  Not applicable. 

9. New additions, exterior alterations, or related new construction will not destroy 

historic materials, features, and spatial relationships that characterize the property. 
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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.  

The spatial relationship of the three adjacent double-hung windows will be minorly 

altered with their replacement with a single picture window. While the exterior 

appearance will change, the overall window opening will maintain the same size as 

the combined existing windows.  The DAB should determine whether or not this 

change will be a detriment to the historic character of the structure.   

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. 

Not applicable. 

Items for the Board’s consideration: 

 Is the proposed change from 3 adjacent double-hung windows to one large picture 

window warranted, and will it diminish a historic characteristic of the structure. 

 The proposed casement window replacements shall all have a horizontal dividing bar 

adhered to the exterior of the units to maintain the appearance of the existing double-

hung windows. 

 



























 
 

The programs and services of the City of Burlington are accessible to people with disabilities. 
Individuals who require special arrangements to participate are encouraged to contact the Department of Planning & Zoning at least 

72 hours in advance so that proper accommodations can be arranged.  For information call 865-7188 (TTY users: 865-7142). 

Burlington Design Advisory Board 
Department of Permitting and Inspections 

645 Pine Street 

Burlington, VT 05401 

http://www.burlingtonvt.gov/DPI/Boards/Design-Advisory-Board/ 

 Telephone: (802) 865-7188 

   

   

 

Eric Morrow, Chair 
Matt Bushey, Vice Chair 

Tom Cullins 
Ron Wanamaker 

Karyn Norwood 
Vacant, Alternate  
Vacant, Alternate 

DESIGN ADVISORY BOARD 

Tuesday, July 28, 2020 

Remote Meeting via Zoom 
 

 

Present: Eric Morrow, Chair; Matt Bushey, Ron Wanamaker, Karyn Norwood  

Absent: Tom Cullins.  

Staff present:  Mary O’Neil, Ryan Morrison 

Applicants and guests present:  Scott Thompson, Daniel Cockerline 

 

Session I – 3:00 PM – 3:30 PM 

 

21-0005CA; 20 Ludwig Court (RL, Ward 6S) Scott Thompson 

Installation of replacement windows in an historic building. 

 

Installation of replacement windows in an historic building. 

 

Motion by Karyn Norwood: The proposed change from 3 adjacent double-hung windows to 

one large picture window is not approved, but replacement with 3 casement windows which 

replicate the lines of the existing double hung windows would be acceptable. 

2nd: Ron Wanamaker 

 

Vote: 4-0 

Motion carries. 

 

 

Session II – 3:30 PM – 4:00 PM 

 

20-0875CA; 115 North Union Street (RM, Ward 2C) Gerard Williams 

Renovation of historic carriage barn to convert second floor into a residential unit; 

construction of a new detached cottage for an additional residential unit for a total of 

five units on-site; rearrangement of parking; landscaping and fencing. 

 

Motion by Matthew Bushey: 

I move that the proposed renovations of the existing carriage house and construction of new 

cottage building be approved, with the following comments: 

• The site plan showing 8 parking spaces and a footpath leading to the carriage house is 

approved.  We recommend approval of a 2-space parking waiver, for a total of 8 parking spaces 

on the site to serve the 5 residential units, given the location of the building in the city and the 

smaller size of each residential unit, mostly 1-bedroom. 



• The added detail proposed for the exterior of the cottage contributes to a design that is 

more compatible with the historic main house and is approved. 

• Scaled building plans and elevations shall be provided with materials noted and utilities 

located. 

• The added detail proposed for the exterior of the cottage - including either of 2 gable-end 

ornamentation proposed - contributes to a design that is more compatible with the historic main 

house and is approved. 

 •Vehicle separation, such as curbs, fencing, or landscaping, shall be added along the west 

edge of the parking area, to prevent cars from parking on the green open space. 

 

2nd:  Karyn Norwood 

 

Vote 4-0. 

Motion carries. 
 


