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1. 19-0981CA; 475 Lake Street (DW-PT, Ward 3C) City of Burlington / CEDO 
Deconstruct most of the existing Moran Plant except for the building frame, 
stabilize the remaining structure, and rework the site for conversion to parkland. 
(Project Manager: Scott Gustin)  
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TO:  Design Advisory Board 

FROM: Scott Gustin 

DATE: June 25, 2019 

RE:  19-0981CA, 475 Lake Street 

 

====================================================================== 

Zone: DW-PT           Ward: 3C 

Owner/Applicant: City of Burlington / CEDO 

 

Request:  Deconstruct most of the existing Moran Plant except for the building frame, stabilize the 

remaining structure, and rework the site for conversion to parkland.     

 

OVERVIEW: 

The applicant is seeking approval to convert the vacant Moran Plant and the surrounding property 

into city parkland.  Much of the building will be deconstructed.  The frame will be left in place and 

stabilized.  The east elevation will be stabilized, reconstructed, or replaced.  Rooftops will be 

replaced.  The basement will be filled to the surrounding grade.  New structural space will be 

limited to public restrooms.  The site will be converted to green space as additional waterfront 

parkland.   

 

The Moran FRAME development is a municipal parks project and, therefore, is subject to only 

limited zoning review per 24 VSA, Sec. 4413, Limitations on municipal bylaws.  This application 

may be reviewed only with respect to location, size, height, building bulk, yards, courts, setbacks, 

density of buildings, off-street parking, loading facilities, traffic, noise, lighting, landscaping, and 

screening requirements. 

 

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 

The site contains no significant natural areas as identified in the Open Space Protection Plan.  

While the site is along the Lake Champlain waterfront, it (and the rest of the downtown waterfront) 

is not included in the Riparian and Littoral Conservation Zone.  Some existing scrub growth will 

be replaced with grassy lawn as part of the site renovations.    

 

(b) Topographical alterations 

Not applicable per 24 VSA, Sec. 4413. 

 

(c) Protection of important public views 
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Not applicable per 24 VSA, Sec. 4413. 

 

(d) Protection of important cultural resources 

Not applicable per 24 VSA, Sec. 4413. 

 

(e) Supporting the use of alternative energy 

Not applicable per 24 VSA, Sec. 4413. 

 

(f) Brownfield sites 

Not applicable per 24 VSA, Sec. 4413. 

 

(g) Provide for nature’s events 

Not applicable per 24 VSA, Sec. 4413.  The city’s stormwater standards under Chapter 26 

continue to apply.   

 

(h) Building location and orientation 

Not applicable per 24 VSA, Sec. 4413. 

 

(i) Vehicular access 

Not applicable per 24 VSA, Sec. 4413. 

 

(j) Pedestrian access 

Not applicable per 24 VSA, Sec. 4413. 

 

(k) Accessibility for the handicapped 

Not applicable per 24 VSA, Sec. 4413.  Accessibility requirements under the City’s building code 

continue to apply.   

 

(l) Parking and circulation 

No new parking is required or proposed for this development. 

 

(m) Landscaping, fences, and retaining walls 

The land surrounding the Moran Plant is presently a mix of lawn, scrub growth, gravel, and 

pavement.  The site will be wholly revamped and converted to lawn for public park use.  No new 

fencing or retaining walls are proposed.   

 

(n) Public plazas and open space 

This project aims to convert this long-vacant power plant and related site into public parkland.  

Open lawn will be created with pathways interspersed to facilitate pedestrian circulation.  Public 

access throughout the ground level of the structure will be enabled.   

 

(o) Outdoor lighting 

Accent lighting will illuminate portions of the building frame as well as the replacement 

“hoppers.”   

 

Site lighting is limited to in and around the public restrooms.  The proposed canister and wall pack 

units are acceptable as cutoff fixtures.  Illumination levels; however, are too high.  They are 

limited to an average of 5.0 footcandles per Sec. 5.5.2 of the CDO.  Presently, the average is about 
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15 footcandles immediately around the public restrooms (canister fixtures).  Illumination levels 

associated with the wall pack fixtures are unclear.  As “hotspots” under the wall packs are just 

above 6.0 footcandles, average illumination may be acceptable; however, clarification is needed.   

 

(p) Integrate infrastructure into the design 

No new outdoor mechanical equipment is apparent.  Only limited new electrical work is proposed.  

Any new utility lines must be buried. 

 

Part 3, Architectural Design Standards 

Sec. 6.3.2, Review Standards 

(a) Relate development to its environment 

1. Massing, Height, and Scale 

While the physical framework and shape of the building will remain, perceived mass will be 

fundamentally altered by the near total removal of exterior walls.  A large, massive industrial 

building will be converted into a transparent outline.  The site and remaining structure will 

blend, affording uninterrupted access throughout.  The proposed public restrooms are small, 

tucked inside the remaining frame.  They will have little influence on the building’s perceived 

mass and scale.   

 

2. Roofs and Rooflines 

Not applicable per 24 VSA, Sec. 4413.     

 

3. Building Openings 

Not applicable per 24 VSA, Sec. 4413.   

 

(b) Protection of important architectural resources 

Not applicable per 24 VSA, Sec. 4413.    

 

(c) Protection of important public views 

Not applicable per 24 VSA, Sec. 4413. 

 

(d) Provide an active and inviting street edge 

Not applicable per 24 VSA, Sec. 4413.   

 

(e) Quality of materials 

Not applicable per 24 VSA, Sec. 4413.   

 

(f) Reduce energy utilization 

Not applicable per 24 VSA, Sec. 4413. 

 

(g) Make advertising features complimentary to the site 

The project plans include retention of the existing “City of Burlington” sign facing south along the 

upper portion of the structure.  This sign is a preexisting nonconformity and may be retained.  The 

plans also include the addition of “Electric Light Plant” under this existing sign.  While such 

signage formerly existed, it has long since been removed.  The proposed signage is likely not 

permissible due to its height.  Existing and proposed sign area is not evident and must be indicated.  

An upper limit of 200 sf applies.  There is also a smaller “Moran” sign newly proposed on the east 
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elevation.  This sign appears to be acceptable.  All exterior signage is subject to separate zoning 

permit review.   

 

(h) Integrate infrastructure into the building design 

The building will be largely stripped down.   No heating, cooling, or related ventilation equipment 

is proposed.  Only minor utility work is associated with this proposal.   

 

(i) Make spaces safe and secure 

The only new occupied building space included in this proposal is the public restroom.  The area in 

and around this restroom will be illuminated.   

 

RECOMMENDED MOTION: 

Review and forward to the Development Review Board subject to the following conditions: 

 

1. Revise the proposed outdoor lighting to comply with the applicable illumination standards 

of Sec. 5.5.2. 

2. Any new utility lines must be buried.   


































































































