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Agenda 

 

Session I – 3:00 PM – 3:30 PM 

 
ZP-22-615; 19 Fletcher Place (RM, Ward 1E) Five Seasons Real Estate, LLC / Grant 

Lawrence 

Proposed two-story addition on south elevation of existing triplex, listed on the Vermont State 

Register of Historic Resources. (Project Manager, Mary O’Neil) 
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MEMORANDUM 

 

To:  The Design Advisory Board 

From:  Mary O’Neil, AICP, Principal Planner 

RE:  ZP-22-615 

Location:  19 Fletcher Place 

Date:  March 14, 2023

 
 

File: ZP-22-615 

Location: 19 Fletcher Place 

Zone: RM   Ward: 1   

Parking District:  

Date application accepted:  November 29, 2023 (incomplete) 

Applicant/ Owner: Grant Lawrence / Five Seasons Real Estate LLC 

Request:  Addition to existing 

triplex.  

Background: 

 Zoning Permit 15-

0694CA; modification to 

second floor entry and 

window infill.  December 

2014. 

 Zoning Permit 15-

0627CA; remove window 

at side first floor entry, 

enclose extended entry 

area, create entry to 

basement within.  No 

change to lot coverage.  Remove bathroom window and exterior vent south side 2nd 

storey, infill siding to match.  November 2014. 

 Zoning Permit 15-0249CA/CU; convert duplex to triplex, install new parking area at 

southern portion of property, replace 6 windows.  September 2014. 

 Zoning Permit 07-550CA; remove existing porches and rebuild with wood, same size.  

Code requirement will be met with additional rail at 42 inches.  Posts shall be maintained, 

or replaced with similarly turned posts.  March 2007. 

 Non-applicability of zoning permit requirements 07-354NA; remove stair landing to 

repair porch roof leak, and replace as existing.  November 2006. 
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 Zoning Permit 04-364; acknowledge pre-existing 2 parking space area, no additional lot 

coverage proposed.  February 2004. 

 Non-applicability of Zoning Permit Requirements; replace existing fire escape same 

design, no change.  June 1993. 

 Zoning Permit 78-654; David Rice to erect a two story stairway on the north side of the 

house.  May 1978. 

Overview:  19 Fletcher Place is an existing triplex within the Residential Medium Density 

Zoning District.  Fletcher Place in general was re-zoned from Institutional to RM in 2017. 

19 Fletcher Place is listed on the Vermont State Register of Historic Resources. 

The applicant proposes a two story, flat roof addition on the south elevation, fronting Fletcher 

Place. 

 

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: 

There are no identified important natural features at the location of the proposed addition, 

 

 

 

 

 

 

 

 

 

(b) Topographical Alterations: 

None proposed. 

(c) Protection of Important Public Views: 

There are no protected public views from or through this property. 
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 (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 would preclude the use of wind, water, solar, geothermal or other 

renewable energy resource.  Where proposed (south elevation) would be advantageous for solar 

installation.  It is suggested that the design incorporate “solar ready” construction. 

(f) Brownfield Sites: 

Not applicable. 

 (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. 

The addition footprint is not large enough to trigger an Erosion Prevention and Sediment Control 

Plan.   

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 proposed addition will have no exterior access, but be limited to interior circulation.  

(h) Building Location and Orientation: 

The addition is prominently attached to the existing structure’s south elevation; facing Fletcher 

Place. 

(i) Vehicular Access: 

No change is proposed.  There are two driveway/parking areas that are not proposed for 

alteration. 

 (j) Pedestrian Access: 

No change proposed. 

 (k) Accessibility for the Handicapped: 

ADA is under the jurisdiction of the building inspector.  Vermont’s “Visitability Standards” are 

encouraged. 
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 (l) Parking and Circulation: 

No change. 

 (m) Landscaping and Fences: 

No landscaping plan has been submitted. 

(n) Public Plazas and Open Space: 

Not applicable. 

 (o) Outdoor Lighting: 

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

as per Sec 5.5.2. 

There is no lighting within the submission documents.  If exterior lighting is proposed, the 

applicant shall provide fixture and illumination levels for staff review. 

 (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 structure currently has two egress stairs; the north one permitted in 1978 and rebuilt in 1993.  

The existing egress stairs on the primary elevation does not have a zoning permit; however a 

building permit was issued in 1986 for a “second means egress stairs”.   It does not appear in the 

state register photograph of 1983. Staff recommends including an alternate egress with the 

addition application; provide the access point through the location of the third floor dormer 

within the design so as to meet the required function yet on a secondary façade and less visible.    

Part 3:  Architectural Design Standards 

Sec. 6.3.2 Review Standards 

(a)  Relate development to its environment: 

1. Massing, Height and Scale: 



5 
 

The two story, flat roof addition is awkwardly attached to the south elevation of aan easily 

defined Queen Anne structure which displays a transition to the popular four square style.  The 

addition is simply added volume without any compatibility with the existing structure.   

2. Roofs and Rooflines.   

A flat roof is proposed; the existing roof is more complex with hip roof dormers. Incorporation 

of the egress stairs onto this elevation would facilitate a modulation of the design for greater 

compatibility and functionality. 

3. Building Openings 

 Simple double hung windows with flat mold trim 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.  

(c) Protection of Important Public Views: 

Not applicable. 

 (d) Provide an active and inviting street edge: 

The addition is an obvious add-on, with no similarity to the existing structure, and no effort to be 

sympathetic to the expressed architectural style of the listed building.  

(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. 

Owners of historic structures are encouraged to consult with an architectural historian in order 

to determine the most appropriate repair, restoration or replacement of historic building 

materials as outlined by the requirements of Art 5, Sec. 5.4.8. 
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There is no evidence that the applicant consulted with an architectural historian to inform his 

application for form, massing, or materials. 

The existing home has asbestos shingle siding.  A repair/infill on the north side utilized fiber 

cement board, which is proposed here.  The existing siding has a large (8”+) reveal, while fiber 

cement clapboard typically comes in 4” reveal siding.  Submission documents don’t define the 

product dimensions, but the image shows the 4” reveal James Hardie product.  The applicant 

shall define dimensional characteristics of the proposed material, as this too could introduce 

more conflict with the existing structure. 

(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.  An RBES form shall be supplied as a condition of approval. 

(g) Make advertising features complementary to the site: 

Not applicable. 

(h) Integrate infrastructure into the building design: 

See Section 6.2.2. (p) above. 

 (i) Make spaces secure and safe: 

Construction must adhere to all building and life safety codes as defined by the building 

inspector and fire marshal.  It is recommended that the egress stairs be relocated off the front of 

the building and incorporated into the addition design. 

 

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.  
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19 Fletcher Place is listed on the Vermont State Register of Historic Resources.  See attached 

narrative. 

 

(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.  

19 Fletcher Place was constructed c. 1895 for William E. Prior.  The original residential use 

remains. 

 

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 proposed addition is merely appended to the original structure without consideration of 

compatibility or sensitivity to the visual aspects from the public way.  Secondly, the staircase 

attached to the front of the building obscures the primary elevation and did not receive a 

zoning permit.  Both hinder the 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.  

No conjectural features are proposed; however the building did not originally have a 

southerly expansion so any addition must be done thoughtfully and purposefully. 

 

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.  

19 Fletcher Place retains the irregular projections that commonly characterize a Queen Anne 

structure, although the egress modifications obscure or detract from what otherwise is a fairly 

intact late 19th century dwelling.  Most of Fletcher Place was constructed by George 

Armstrong, and it may be assumed that his handiwork includes this building. 
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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 is not a response to material deterioration. 

 

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.  

Not applicable. 

 

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

disturbed, mitigation measures will be undertaken.  

If any archaeological resources are disturbed during construction, the applicant shall 

immediately cease work and notify the City and the Division for Historic Preservation to 

identify, evaluate, and discern appropriate disposition of any resource. 

 

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.  

The proposed addition is differentiated from the original structure by its simplicity and 

placement.  It does not, however, find a comfortable compatibility with size, scale, 

proportion, massing and detail.  Greater design effort has the promise of increased function 

(incorporating egress where required) and careful attachment to the existing structure in a 

manner that complements and is cohesive with the existing building.  

 

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.  

While unlikely, the simple attachment could be removed in the future and be considered 

reversible. 

 

Items for the Board’s consideration: 

 In the residential zoning districts, not more than 4 unrelated adults may occupy any unit.  

Floor plans are needed to confirm the proposed number of bedrooms, and to calculate 

required bicycle parking. 

 The southerly driveway was conditioned upon meeting a minimum 5’ side yard setback.  

That dimension is not provided on the submitted site plan. 

 No change in use or number of units is included within this review.  The property 

remains a triplex. 
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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 
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Burlington, VT 05401 

http://www.burlingtonvt.gov/DPI/Boards/Design-Advisory-Board/ 
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Ron Wanamaker 
Emily Morse 
Jack Qualey  

Gabriel Stadecker 
Jay White 

Kathleen Ryan, Alternate 
Michael Alvanos, Alternate 

DESIGN ADVISORY BOARD 

Tuesday March 14, 2023   3:00 PM 

 

Minutes 
 

Present:  Jay White, Emily Morse, Ron Wanamaker (R), Jack Qualey, Gabe Stadecker, Kathleen Ryan 

(alternate).  Kathleen leaves meeting as the full board is present. 

Absent: No one. 

Michael Alvanos (alternate) is present acting on behalf of the applicant. 

Staff present:  Mary O’Neil 

Guests: Grant Lawrence, applicant; Martha Lang (R), Bob Butani (R), Ali Desautels (R) and Sharon 

Bushor (R).   

 

Agenda 

Session I – 3:00 PM – 3:30 PM 

 

ZP-22-615; 19 Fletcher Place (RM, Ward 1E) Five Seasons Real Estate, LLC / Grant 

Lawrence 

Proposed two-story addition on south elevation of existing triplex, listed on the Vermont State Register of 

Historic Resources. (Project Manager, Mary O’Neil) 

 

Motion by Jack Qualey:  I recommend against approval, as the addition is not compatible with the size, 

proportion, and massing of the existing bedroom; its intent is just to add bedrooms.  It is less attractive 

due to egress staircase. 

2nd – JW 

Vote 2-3 ((RW, GS, EM) 

Motion fails. 

 

Motion by Ron Wanamaker to approve as designed. 

2nd – EM 

Vote 2-3. (GS, JQ, JW) 

Motion fails. 

 

Motion by Jay White –table for redesign.   Much discussion. 

Motion is withdrawn. 

 

Motion by Emily Morse to table; encourage applicant to come back with design that is more 

sympathetic to the character and massing of the existing structure; with a redesigned roof or redesigned 

integration into the existing building. 

2nd – JQ 

Vote 4-1 (RW) 

Motion carries. 

 

Adjournment  4:30 PM. 

R – remote  


