Development Review Board Meeting
Thursday, April 21, 2022, at 6:30 PM
l

Attend online: https://us06web.zoom.us/j/86184038314

l

Attend by phone: 1 646 558 8656

l

Webinar ID: 861 8403 8314

l

Attend in-person: Winooski City Hall (27 West Allen St)

I. Call to Order
II. Changes to the Agenda
III. Public Comment
IV. Approve Previous Meeting Minutes
https://winooskivt.gov/AgendaCenter/ViewFile/Minutes/_02172022-913
V. Conditional Use Review – 62 Union Street
Documents:
V - 62 Union Street - DRB Overview - 04.21.2022.pdf
V.1 - 62 Union Street Conditional Use Memo - 04.21.2022.pdf
V.2 - 62 Union Street Waiver Request Memo - 04.21.2022.pdf
V.3 - 62 Union Street Application PACKET - 03.10.2022.pdf
VI. Discussion of DRB Organization and Membership Roles
VII. Other Business
VIII. City Updates
IX. Adjourn

Memorandum
TO:

Development Review Board

FROM:

Eric Vorwald, AICP
Planning & Zoning Manager

RE:

62 Union Street Conditional Use Request – Overview

DATE:

April 21, 2022

________________________________________
The purpose of this memo is to provide the Development Review Board (DRB) with information
related to a conditional use request for 62 Union Street. This request is to construct a detached
cottage on an existing property which is currently developed with a two-unit dwelling. As a
conditional use, the standards outlined in Section 6.7 of the Unified Land Use and Development
Regulations will provide guidance for the review of the project including any conditions identified
by the DRB as appropriate. The applicant is also requesting a waiver to the minimum setbacks in
order to use an existing foundation to support the cottage as outlined in Section 6.8.
Overview
On March 10, 2022, the City of Winooski received an application for a conditional use request for
property located at 62 Union Street. This proposal includes the construction of a detached cottage.
The property is located in the Residential C (R-C) Zoning District. The proposed cottage is identified
as a conditional use in this zoning district which requires review and approval by the DRB.
To support the DRB in their review, staff has provided a memorandum outlining the standards for
review of conditional use and dimensional waiver requests. This memo also includes information
from staff on how the proposal relates to the standards. In addition to the information from staff,
the applicant has provided the following documents:
•
•
•
•

Combined zoning and building permit application
Applicant narrative on the Conditional Use and Waiver Standards in Sections 6.7 and 6.8
Existing and Proposed Conditions Plans
Draft architectural floor plans and elevations for the proposed cottage

The DRB should review the documents provided and discuss any issues, concerns, needs, or
information necessary to render findings and a decision on the conditional use request.

Memorandum
TO:

Development Review Board

FROM:

Eric Vorwald, AICP
Planning & Zoning Manager

RE:

62 Union Street – Conditional Use Request

DATE:

April 21, 2022

________________________________________
In accordance with Section 6.7 of the City of Winooski’s Unified Land Use and Development
Regulations (effective April 11, 2022), the following information is being provided regarding the
conditional use request of Connor Duffy and Andrew Gill. The applicants are requesting to establish
a detached cottage on an existing lot located at 62 Union Street. The lot is currently developed
with a two-unit dwelling.
The property at 62 Union Street is located in the Residential C (R-C) Zoning District. The maximum
density permitted in this zoning district is three units per lot. The development of a detached
cottage is listed as a conditional use in the City’s Unified Land Use and Development Regulations
(ULUDR). Conditional use approval may only be granted by the Development Review Board upon
findings that the proposed development shall not result in an undue adverse effect on any of the
following standards.
The following standards shall be evaluated by the Development Review Board when considering
applications for conditional use. These standards are intended to help the Development Review
Board gauge the impacts on the community. These standards are intended to inform the discussion
and help establish conditions that may be appropriate if approval is granted.
1.

The Capacity of Existing or Planned Community Services or Facilities

The applicant and DRB shall consider the demand for community services and facilities resulting
from the proposed development in relation to the available capacity of existing and planned
community services and facilities. Community facilities and services that may serve a proposed
development include schools, emergency services, municipal water supply and wastewater
treatment, public parks and trail networks, and public utilities as identified from the Winooski
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Municipal Development Plan, an adopted municipal capital improvement program, or through site
investigation.
a.

Available capacity shall be determined through consultation with municipal and state
officials having jurisdiction over affected services and facilities, and consideration of any
duly adopted municipal capital budget and program in effect.

b.

Conditions will be imposed as necessary to ensure that the demand for community facilities
or services does not exceed available capacity. Such conditions may include the phasing of
development, the installation of facilities or improvements by the developer as required to
serve the proposed development, and the submission of a development agreement,
performance bond, or other surety, as approved by the City Council, for the installation of
such facilities or improvements.

Relationship to Standard
This project proposes the development of a detached cottage on an existing lot. The ULUDR notes
that a detached cottage cannot be greater than 1,000 square feet of finished habitable floor area,
therefore the overall size would be limited. The applicant proposes a detached cottage that would
be just under 1,000 square feet and include three bedrooms. The City has adequate water and
wastewater capacity to serve the proposed detached cottage. The applicant has provided site
plans that indicate parking on-site to accommodate seven vehicles comprised of six surface spaces
and one garage space. Based on the development of the property, the minimum number of parking
spaces required is five. The site plan shows the total lot coverage for this project is at exactly 50%,
which is the maximum coverage permitted in this zoning district. It is not anticipated that the
proposed detached cottage would have a discernable impact on other community facilities or
services.
2.

The Character of the Area Affected

The applicant and DRB shall consider the location, scale, type, density and intensity of the proposed
development in relation to the character of the area affected, as defined by zoning district purpose
statements and specifically stated and relevant policies and standards of the Winooski Municipal
Development Plan.
a.

Mitigation measures shall be employed by the applicant as necessary to avoid undue
adverse impacts to the character of the area. These measures may include site plan or
building design modifications; increased setback distances, buffers, or screening; the
designation of building envelopes to minimize impacts to significant natural, historic or
scenic resources or other measures acceptable to the DRB.
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Relationship to Standard
This section of Union Street is developed with a mix of single unit dwellings and multi-unit dwellings
including eight units on the adjacent property to the west, and the School House Condominiums
directly across the street. The properties along Union Street are in the Residential C (R-C) Zoning
District with the exception of the properties at the intersection of Union Street and Malletts Bay
Avenue, and Union Street and Main Street. The properties at these intersections are in the Gateway
Zoning District. The R-C Zoning District permits up to three dwelling units per lot, but limits the
configuration of these dwellings to no more than two units in any one building. In general, the
primary structures on the properties along Union Street are located at the front of the lot, with
accessory structures located towards the rear of the properties. There are no known significant
natural, historic, or scenic resources in this area.
3.

Traffic on Roads and Highways in the Vicinity

Evaluated in terms of increased demand for parking, travel during peak commuter hours, safety,
contributing to congestion, as opposed to complementing the flow of traffic and/or parking needs.
a.

Conditions shall be imposed as necessary to mitigate undue adverse impacts to existing and
planned road and intersection improvements, levels of service (LOS) and volume-tocapacity (v/c) ratios. Rather than focusing on incremental and often inconsequential
changes between different levels of service, the v/c measure provides information on
whether capacity of an intersection is being fully utilized and recognizes that areas intended
for additional development will have an impact on traffic congestion that cannot be wholly
avoided, nor should it be for a thriving urban environment. In addition, LOS measures quality
of service of a transportation facility from a driver’s perspective based on how quickly
vehicles can move through an intersection, and this is not necessarily the best measure for
safety and adequacy of roadways for bicyclists and pedestrians. Such conditions may
include the phasing of development in relation to planned highway improvements, traffic
management strategies including transportation demand management strategies, or
physical improvements to the road network required to serve the proposed development,
to be paid for and installed by the applicant, and the submission of a development
agreement, performance bond, or other surety as approved by the City Council, for the
installation of such improvements.

Relationship to Standard
Union Street connects Main Street to Malletts Bay Avenue and sees moderate through traffic,
although no specific counts have been recently identified for this location. The uses along Union
Street are residential, with a mix of single unit dwellings and multi-unit dwellings. The proposed
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site plan includes seven parking spaces to support the primary structure (which has two dwelling
units) and the proposed detached cottage. This parking is proposed between the two buildings and
would be accessed by an existing curb cut. The applicant is proposing to widen the driveway to 12
feet, which may necessitate a waiver to the minimum setback requirements. It is not expected
that the proposed development will adversely impact the level of service on Union Street due to
increased vehicle trips.
4.

Bylaws in Effect

The applicant and DRB shall consider whether the proposed development complies with all
municipal bylaws and ordinances in effect at the time of application, including other applicable
provisions of these regulations and the Municipal Development Plan. No development shall be
approved in violation of existing municipal bylaws and ordinances.
a.

Conditions may be imposed by the DRB as necessary to ensure compliance with municipal
bylaws and ordinances. Certificates of occupancy for an approved project shall not be issued
until all required municipal, state and federal permits have been obtained.

Relationship to Standard
Based on the Unified Land Use and Development Regulations the proposed use of “Detached
Cottage” is listed as a conditional use in the R-C Zoning District. The site plan provided for the
proposed use is consistent with the ULUDR related to size and lot coverage1; however, a waiver is
also being requested as part of this application for relief from the minimum setbacks. This is
request is being made in order to reuse the existing garage foundation for the redevelopment.
Information related to the waiver request is covered under a separate memo. With this in mind,
the DRB may still impose conditions that are reasonable to ensure the proposed detached cottage
does not adversely impact the community or the surrounding neighborhood.
5.

The Utilization of Renewable Energy Resources

The proposed development shall not interfere with the sustainable use of renewable energy
resources, including access to, or the direct use or future availability of such resources.

1

The maximum lot coverage for the Residential C Zoning District is 50%. The proposed conditions plan
shows the lot coverage at exactly 50%. Since the site plan was prepared by a licensed engineer, staff
does not contest the validity of this calculation provided the engineer signs and seals the plans.
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a.

Conditions may be imposed as necessary to ensure long-term access, use, and availability
of such resources onsite or on adjoining properties.

Relationship to Standard
No renewable energy generation or development is proposed with this project. The building will
consider energy efficiency in the context of the construction standards as outlined by the State of
Vermont’s Residential Building Energy Standards, including certification of compliance prior to
occupancy. The project will also require state and local building permits that will address
construction methods and materials.
Performance Standards
In addition to the standards identified above for evaluation of conditional uses, projects are
expected to be consistent with performance standards that are identified in the Unified Land Use
and Development Regulations. The Development Review Board can use the performance
standards to identify specific conditions of approval including:
a.
b.
c.

Require documentation that proposed uses, processes, or equipment will comply with
applicable performance standards
Require increased setback distances and buffers from property lines
Reasonably limit hours of operation

Performance standards are identified in the Unified Land Use and Development Regulations in
Section 4.13. There are nine items to consider including:
•
•
•
•
•
•
•
•
•

Noise
Vibration
Glare, Lights and Reflections
Fire, Explosives and Safety
Smoke, Fly Ash, Dust, Fumes, Vapors, Gasses and Other Forms of Air Pollution
Heat, Cold, Moisture, Mist, Fog or Condensation
Liquid or Solid Waste and Refuse
Electromagnetic Radiation
Radioactivity and Other Hazards

Since this application is for a conditional use of a detached cottage for residential use, many of
these performance standards are already being addressed or do not apply. Impacts to these
standards that account for the existing development should be considered when determining
appropriate conditions for the proposed use.
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Other Considerations
In addition to the information above, the Development Review Board may consider the following
items in their discussions or when identifying conditions of the development. These items include:
•
•
•

Additional screening from adjacent property boundaries
Formalized site plans, including engineer’s signature and seal to confirm dimensional
requirements including lot coverage and setback distances
Confirm adequate space to enter and exist property if vehicle is stacked behind the garage
space

Conclusion/Recommended Action
The Development Review Board should review the above information and the documents included
in the application and discuss the conditional use request for the detached cottage at 62 Union
Street.

Memorandum
TO:

Development Review Board

FROM:

Eric Vorwald, AICP
Planning & Zoning Manager

RE:

Waiver Request – 62 Union Street

DATE:

April 21, 2022

________________________________________
In accordance with Section 6.8 of the Unified Land Use and Development Regulations (ULUDR) for
the City of Winooski, (effective April 11, 2022), the following is provided as information regarding
a dimensional waiver request for property located at 62 Union Street. The applicant is requesting
a dimensional waiver to construct a detached cottage at the rear of the property. The proposed
cottage would utilize an existing foundation of a garage, that is located within the side and rear
setbacks. For reference, the property is located in the Residential C (R-C) Zoning District, where
the side and rear setbacks for accessory structures is five feet.
Section 6.8 provides the standard of review for evaluating a dimensional waiver request.
Specifically, Section 6.8 incudes:
B.

Dimensional Waivers. The DRB, in association with site plan or conditional use review, or
on appeal of a ZA’s determination, may reduce the minimum district setback requirements
(under Table 2.5) or minimum surface water and wetland setbacks (under Section 4.8) in
accordance with the Act [§4414] and the following requirements.

1.

A waiver request, including information regarding the specific circumstances, need
and justification for the waiver shall be submitted in writing with the application for
site plan or conditional use review.

Relationship to Standard
Specific information regarding the nature of the request has been submitted and is included with
the agenda packet. This includes a site plan, architectural drawings, and a narrative outlining the
specific dimensional waiver being requested. In general, the applicant is requesting relief from a
side and rear setbacks to allow for the construction of a detached cottage on an existing foundation
used for a garage.
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2.

A waiver under this section may be granted by the DRB only as necessary to:
a.
b.
c.
d.

Allow for the reasonable development and use of a pre-existing
nonconforming lot under Section 4.9.
Allow for additions or improvements to a pre-existing nonconforming
structure under Section 4.9.
Comply with federal or state public health, safety, access and disability
standards.
Allow for the siting of renewable energy structures.

Relationship to Standard
The applicant is proposing to construct a detached cottage that will utilize the foundation of a preexisting non-conforming structure. The subject property is currently developed with a primary
structure containing two dwelling units, and a multi-bay garage at the rear of the property, which
is located in the side and rear setbacks and therefore does not conform to the current ULUDR. The
applicant is proposing to remove the garage and utilize the existing foundation to construct a
detached cottage. The waiver, if granted, would allow the new structure to encroach into the
setbacks, consistent with the encroachment of the existing garage.
The dimensional standards
are outlined in Section 2.5. This waiver request would qualify under item b above.

3.

The minimum required setback distance shall be reduced by no more than 50% under
this provision. Variance approval under Section 6.8 shall be required for any further
reduction in dimensional requirements.

Relationship to Standard
The required side and rear setbacks in the R-C Zoning District for accessory structures is 5 feet for
both setbacks. The applicant is proposing a reduction of the setback to 2.5 feet or a 50% reduction.
The applicant has indicated that the roof line of the proposed cottage would overhang
approximately 1.5 feet, leaving approximately 1 foot of separation to the property boundary. The
ULUDR does permit overhangs to encroach into the setbacks by no more than 30 inches, but cannot
extend over a property boundary or into a right-of-way.

4.

In granting a waiver under this section, the DRB shall find, based upon clear and
convincing evidence of a specific need and circumstances that:
a.

No reasonable alternative exists for siting the structure, addition or
improvement outside of the required setback area.
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b.
c.
d.

The reduced setback is not contrary to public health, safety and welfare,
stated objectives and policies of the Winooski Municipal Development Plan, or
the intent of these regulations.
The waiver represents the minimum setback reduction necessary to allow for
the proposed development.
Any potential adverse impacts resulting from reduced setback on adjoining
properties, surface waters or wetlands shall be mitigated through site design,
landscaping and screening, or other accepted mitigation measures.

Relationship to Standard
The overall property at 62 Union Street is approximately .25 acres in size and measures
approximately 90 feet wide by 118 feet deep. Based on the site plan, there appears to be adequate
space on the lot to locate the detached cottage inside the setbacks, however this would require
the existing garage foundation be removed or modified. The applicant could also reduce the overall
size of the cottage to accommodate a smaller footprint on the site. These factors would seem to
indicate that item a above may not be answered in the affirmative, as alternatives seem to be
available for siting the cottage. The proposed waiver does not appear to have any conflicts or
adverse impacts on items b, c, or d above.
It should be noted that removing portions of the existing foundation that are in the setbacks does
not consider the structural integrity of the existing slab and the ability for it to be modified without
compromising that integrity. Additional investigation may be required to confirm this as an option.
This would also apply to any changes that would maintain the same square footage of the existing
foundation but with modifications that would keep it out of the setbacks.
Conclusion/Recommended Action
The Development Review Board should consider the request to reduce the minimum side and rear
setback requirements to permit the reuse of the existing slab to support the development of the
detached cottage.

P: (802) 878-0375 | email@krebsandlansing.com

March 1, 2022

City of Winooski Development Review Board
C/O Eric Vorwald, Planning and Zoning Manager
City of Winooski
27 West Allen Street
Winooski, VT 05404
Re:

62 Union Street Planned Redevelopment of Abandoned Commercial Use

Dear Board Members,
62 Union Street, LLC (“Applicant”) is pleased to put forward to the Development Review Board (the
“Board”) the enclosed conditional use permit application (“Application”) for the planned redevelopment
of an existing approximately 1,000 s.f. garage. The existing garage is in disrepair, unfinished and the
space was once used for commercial t‐shirt production. The Project proposes renovating the garage to
a 1,000 s.f. detached cottage dwelling unit, consisting of three bedrooms and 2 bathrooms. The project
also includes many site improvements to the parcel overall. It will reduce excess impervious coverage
and bring the property below the City of Winooski’s current coverage standards. Further updates will
include landscaping, outdoor spaces, and the stabilization of a damaged retaining wall. The goal of the
project is to facilitate the next generation of this historic property, located in the R‐C zoning district in
the City of Winooski (the “Project.”).
The Applicant notes that this type of rehabilitation (adapting a commercial use in the R‐C district), is
specifically incentivized by the Zoning Regulations. Specifically, Section 4.9G incentivizes the removal of
commercial uses in residential districts with extra density. This provision applies to only active
commercial uses and therefore is not applicable to the project for density purposes. However, the
Applicant feels that this Project speaks directly to that goal, creating residential neighborhoods, adding
residential density, and redeveloping commercial legacy use back to residential. This is exactly what the
Project proposes, and the Applicant is hopeful that the Board will therefore grant this conditional use
request.
The Applicant purchased the property in 2020 and has since worked closely with City officials to
completely remodel the existing duplex home. These improvements included many code‐compliance
upgrades to make the home safe and habitable under applicable fire safety standards. With this Project
the Applicant seeks to update and solidify the existing garage structure which has been left in disrepair
for many years.
While the wood framed structure of the garage has suffered from water intrusion and neglect, the
foundation of the garage is strong. Given rising construction costs and inflation, the Applicant is looking
to re‐use the existing foundation for the Project. This foundation is currently located within 5’ of the
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property line which is within the City’s property line setback for this zoning district. For this reason, the
Project is requesting a waiver from the Board to reuse the foundation in its current location. The
existing structure’s foundation is not being moved, and the Project will not increase the degree of non‐
conformity of the structure. The applicant believes that per Section 6.8(B)(2) of the applicable
regulations, the Board can allow this structure to be rebuilt in the current footprint. The cost‐savings
attributable to the foundation being re‐used are integral to the overall success of the Project and the
ability to receive the financing needed for construction.
The Applicant has designed the Project with sensitivity to the neighbors. The proposed architecture
includes no windows on the rear wall. This will provide total privacy for the adjacent property to which
the setback waiver is requested. The Project will construct a new fence on the rear property line, which
will add privacy for the neighbor. The Project proposes a unique and architecturally attractive cottage,
in a mid‐century style which is designed to complement but be distinct from the Victorian historic
structure on the front of the lot.
In recent months we have all seen the news coverage on the shortage of housing in our State and in
Winooski. While the Project proposes only one dwelling unit, it is a step in the right direction and will
provide much needed housing centrally located in the City of Winooski. We hope that the Board will
grant the waiver and permit required for this project to move forward. If the Project is permitted, the
Applicant is committed to bringing this project to market by fall.
Thank you for your time reviewing the project. We look forward to your review and input. Please reach
out if there are any additional comments, questions, or concerns.
Sincerely,

Greg Dixson, P.E.
Krebs and Lansing Consulting Engineers, Inc.
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March 8, 2022
City of Winooski Development Review Board
C/O Eric Vorwald, Planning and Zoning Manager
City of Winooski
27 West Allen Street
Winooski, VT 05404
Re:

62 Union Street Planned Redevelopment of Abandoned Commercial Use
Section 6.7 and Section 6.8

6.7 General Standards C1. The capacity of existing or planned community services or facilities.
The proposed project will add a total of one dwelling unit to the area. The project will be reviewed by
the City of Winooski and the Development Review Board.










Schools: With one additional dwelling unit it is unlikely this project will have any adverse impact
on school capacities. The dwelling unit could be rented by a family with children who would
attend Winooski’s public schools. There would be a substantial increase in tax revenue from the
additional dwelling unit as well as updates to the existing structure. The project feels the
increased tax revenues would balance the single dwelling unit’s effect on City schools.
Emergency Services: Through this process both the Fire Department and Police will be able to
comment on the proposed project. The project plans to also reach out specifically to the Fire
Department to see if any additional safety measures are necessary. Again, the small scope of
this project is not expected to have any adverse impacts on emergency services.
Water/Sewer: The Project proposes a single additional dwelling unit. This unit will have a total
of three bedrooms. Per City’s water and sewer allocation application, the proposed Project
would request an additional 450 GPD (75 GPD per person, 2 persons per bedroom). The Project
will request this allocation, pay the City for the allocation, pay more revenue for higher demand
as a customer, and apply for a State of Vermont Wastewater System and Potable Water Supply
permit. There is likely available capacity within the City’s existing systems for the additional
dwelling unit and will work with the appropriate entities through the process. This small
increase to flows will not have adverse impacts on the systems and will generate more revenue
from those flows.
Stormwater: The Project has a planned overall reduction in impervious surface on the project
site. This Project is a small residential lot approximately 0.25 acres. The lot has an existing
overall impervious coverage of 53%. This Project will reduce coverage onsite and have the lot
meeting the 50% coverage allowable in this zoning district. While small any reduction in
impervious surface will reduce stormwater flows from the site.
Recreational Areas: The project adds one dwelling unit. The increase in population from the one
dwelling unit should have no adverse impact on recreational areas. Again, the increase in tax
revenue generated from the parcel will help the City and its recreational areas.

6.7 General Standards C2. The character of the area affected.
The Project proposes a single additional dwelling unit within a neighborhood which has many multi-unit
buildings. The Applicant has worked with an Architect to create a very attractive building, see
architectural plans by Rabideau Architects. The Applicant will provide improvements to the existing
building and the property’s landscaping to add consistency between the buildings and site. Further, the
Applicant is siting the new building to replace an existing rundown garage and abandoned the
commercial use that predates the existing zoning ordinance. All these renovations will bring new life to
the property and will be an overall benefit to the area by creating an attractive residential use, which is
in line with the current zoning density and allowed uses in the R-C District
6.7 General Standards C3. Traffic on roads and highways in the vicinity evaluated in terms of increased
demand for parking, travel during peak commute hours, safety, contributing to congestion, as
opposed to complementing the flow of traffic and/or parking needs.
The project generated the traffic calculations using values published by the "Institute of Transportation
Engineers (ITE) Trip Generation Manual, 10th Edition". Values are listed as vehicle trip ends (VTE) based
on specific uses in the manual. We performed an analysis based on dwelling units in Single-Family
Detached Housing (manual #210). We also review Multi-Family Housing Low-Rise (manual #220) but this
produced lower values. The values calculated would be a slight increase to traffic which is not expected
to create higher congestion. An increase of one dwelling unit would create the following calculated
traffic increases:
Overall Weekday Vehicle Trip Ends: 1 dwelling unit * 9.44 VTE / D.U. = 10 VTE
AM Peak Hour: 1 dwelling unit * 0.76 VTE / D.U. = 1 VTE
PM Peak Hour: 1 dwelling unit * 1.00 VTE / D.U. = 1 VTE
This parcel is also very close to the center of Winooski which would provide tenants with increased
opportunities for Transportation Demand Management (TDM) strategies. There are opportunities for
ride sharing, public transportation, biking, walking, etc. all which come from residential dwelling close to
city centers. The Project expects this could further lower the effect on traffic.
The Project is currently proposing a total of 6-7 parking spaces for the project. The minimum required
for the use on site per the City of Winooski Regulations would be 5 spaces. The applicant understands
that parking is a sensitive subject in Winooski and the neighborhoods. For that reason, the Project is
proposing over the required amount for the existing and future tenants of the parcel.
6.7 General Standards C4. Bylaws in effect.
This project fits within the City’s by-laws. The parcel is zoned within the Residential C (RC) district. This
district allows for an accessory cottage dwelling unit which has less than or equal 1,000 s.f. of residential
space. The proposed building meets those restrictions. The maximum number of dwelling units on site
in this district is 3 D.U. This parcel has two existing D.U. in the existing house and this building will
become the final unit. The new building does not encroach on the front yard and will be less than 35’
tall.

The project is requesting a waiver from the rear and side yard setbacks. The building is being proposed
on the same foundation as the existing rundown garage on site. The current foundation of the garage is
within the 5’ property line setback for both side and rear yards. The project is proposing no increase in
non-conformity and reusing the foundation to make the project viable.
6.7 General Standards C5. The utilization of renewable energy resources.
The new building will be built with energy conservation in mind and will meet all applicable building
codes, energy standards and will use current/new technologies. The building will include low flow
plumbing fixtures, high efficiency windows and high efficiency mechanical systems. The project roof is
designed in a very low pitch, with reinforcing planned for the support of solar panels at a future date, to
make the entire property “solar ready.” Additionally, infrastructure and conduit for the future
installation of solar will be provided within the walls to facilitate with ease that future addition. The
Project will also provide secure bicycle parking for the new structure, ensuring that residents can easily
commute to work without the use of fossil fuels.
This property is centrally located within an existing residential neighborhood. It is unlikely this area
would be sited for a large-scale future renewable energy resource.
6.7 Specific Standards D1. Performance Standards
The project outlines above and will further explain the one waiver requested. That waiver is to use the
foundation of the existing garage. This does not increase the non-conformity of the project. This is a
residential project within a residential neighborhood. This project does not propose anything which is
outside the normal performance standards outlined in section 4.13 for a residential use.
6.8 Dimensional Waiver
The Project is requesting a dimensional waiver from the 5’ property line setback from both the side and
rear yards. This waiver will allow improvements to a pre-existing non-conforming structure. From aerial
photography the earliest evidence of the structure is April 1999 which predates the current Unified Land
Use and Development Regulations 06/07/2021 (ULUDR). The Project is located on a parcel of land which
is 0.25 acres and has a depth of ±118 feet. This request would reduce the setback by 50%, from 5 feet to
2.5 feet for the existing building foundation which will be reused. Please note the existing building’s roof
overhangs closer to the property line. The proposed building’s overhang will be similar, approximate
distance from overhang to property line would be 1 foot. The project proposes no change in use on the
property, the property will still be used for residential purposes only.
This request is to use the existing garage’s foundation as the foundation for the proposed detached
cottage dwelling unit. The existing foundation is 20’x40’ and is located within the setback now, as
described above. Using the existing foundation for the proposed structure would not increase the level
of non-conformity. The proposed Project would increase conformity with City codes and regulations; it
would provide a new structure in line with current life-safety codes, it will reduce impervious surfaces to
current requirements, and in general provide attractive upgrades for the entire property. The additional
improvements would include updates to the front building, landscaping, parking areas, repairing broken
retaining walls, and the refreshing the look of the entire site. Lastly, the Project will install a 6’ privacy
fence along the property lines with reduced setbacks (which is not currently there), providing privacy for
our neighbors in these locations.

In addition to the improvements planned, Applicant believes that the reuse of the existing foundation
will lessen the impacts of construction on our neighbors, by eliminating the need for excavation to
remove the existing foundation, within such proximity to the property line. It will also expedite the
construction process, enabling the project to be completed 6-8 weeks faster than would be possible
with a new foundation being required.
Reuse of the foundation is in line with overall climate goas of the City of Winooski. Specifically, the
City’s adoption of the energy goals in Act 174. Recycling/reusing the existing building’s foundation is
good for the environment and reduces the impact which large foundation construction can create.
Gravel, stone, and concrete are finite resources that in this case can be reused. Removal of the existing
foundation would take up space in a landfill and require many large truck trips to dispose of. The Project
will take steps toward achieving all four top line climate goals. Specifically, it will reduce greenhouse gas
emissions through energy efficient new heating and cooling systems, and energy efficient 21 st century
construction techniques, including being solar ready. The Project will reduce per capita energy use, by
providing new housing that is located centrally, adjacent to public transport and bicycle infrastructure,
thereby reducing the impacts of commuting on the environment, providing secure bicycle storage and
easy access to adjacent transport networks. The Project will take steps to improve efficiency in existing
homes, by removing a dilapidated and energy inefficient building (including an abandoned heated office
space) and replacing it with new construction. Lastly, as noted above, the Project will provide a solarready structure, that can accommodate renewable energy resources in line with the adopted goal of
achieving 90% of energy from renewable resources by 2050.
The Project’s ability to achieve all these goals rely on the reuse of existing foundation. As noted above,
the reduced setbacks currently exist, and are not being expanded upon. The request to the Board is
simply to allow for a new, efficient, and high-quality structure to take the place of a decaying and unsafe
commercial garage. The City will secure an increase to its tax base, create a new housing unit, support a
Project which helps to achieve its energy/climate goals.
Thank you for your time reviewing the project. We look forward to your review and input. Please reach
out if there are any additional comments, questions, or concerns.
Sincerely,

Greg Dixson, P.E.
Krebs and Lansing Consulting Engineers, Inc.
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Andrew Gill and Connor Duffy
21 Lindenwood Drive
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PROPERTY INFORMATION:
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SURVEY CONTROL POINT
EXISTING SIGN
EXISTING GRADE CONTOUR
LINES (5 FOOT INTERVALS)
EXISTING GRADE CONTOUR
LINES (1 FOOT INTERVALS)
APPROXIMATE PROPERTY LINES

62 Union Street - UN062
SPAN: 774-246-11523
Area: 0.25 Acres
Zoning: Residential C (RC)
Setbacks:
Front: 10' (P) & 10' (A)
Rear: 15' (P) & 5' (A)
Side: 10' (P) & 5' (A)
Maximum Building Height: 35' (P&A)
Density: 3 DU per lot
Existing Building Coverage: 2,040 s.f. (19%)
Existing Total Lot Coverage: 5,680 s.f. (53%)

EXISTING STOCKADE FENCE
EXISTING BARBED WIRE FENCE
EXISTING GAS LINE/VALVE
EXISTING SEWER
LINE/MANHOLE
EXISTING STORM
LINE/MANHOLE/BASIN
EXISTING OVERHEAD
ELECTRIC LINE/POWER POLE
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UNDERGROUND POWER
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PLAN NOTES:
1.

TOPOGRAPHIC SURVEY INFORMATION DATA IS FROM DATA PUBLISHED BY THE
STATE OF VERMONT AS SUPPLIED BY THE VERMONT CENTER FOR GEOGRAPHIC
INFORMATION (VCGI). ASPECTS OF PLAN ARE APPROXIMATE AND DERIVED FROM
VERMONT USGS, GIS FIGURES, AND AERIAL PHOTOGRAPHY. ON THE GROUND
TOPOGRAPHIC SURVEY PERFORMED BY KREBS AND LANSING CONSULTING
ENGINEERS ON OCTOBER 13, 2021.

2.

THE HORIZONTAL COORDINATE SYSTEM IS BASED ON NAD83 VERMONT STATE
PLANE 4400 (US SURVEY FEET). ELEVATIONS ARE BASED ON THE NAVD88 (US
SURVEY FEET).

3.

ELEVATION CONTOURS SHOWN ON THIS PLAN ARE FROM STATE OF VERMONT LIDAR
AND A SURVEY PERFORMED BY KREBS AND LANSING CONSULTING ENGINEERS ON
OCTOBER 13, 2021.

4.

THE UTILITIES ARE NOT WARRANTED TO BE COMPLETE. CONTRACTOR SHALL
CONTACT DIG SAFE BEFORE BEGINNING ANY EXCAVATION.

5.

THIS IS IN NO WAY A BOUNDARY SURVEY. PROPERTY LINES SHOWN ON THIS PLAN
ARE FROM TAX MAP INFORMATION PROVIDED BY THE CITY.
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PARKING CALCULATIONS:
VEHICLES:
FROM ARTICLE IV - GENERAL USE REGULATIONS (SECTION 4.12.C.1-3)
· 2.0 SPACES/DWELLING UNIT, EXCEPT 1.0 SPACE/DWELLING UNIT FOR
ACCESSORY UNIT.
2 DWELLING UNITS * 2.0 SPACE/UNIT = 4 SPACES
1 ACCESSORY DWELLING UNIT * 1.0 SPACE/UNIT = 1 SPACE
TOTAL OF 5 SPACES ARE REQUIRED, THE PROJECT HAS 7 SPACES PROPOSED
ONSITE.
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