Development Review Board Meeting
Thursday, November 17, 2022, at 6:30 PM
l

Attend online: https://us06web.zoom.us/j/84104608276

l

Attend by phone: 1 646 558 8656

l

Webinar ID: 841 0460 8276

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/_09152022-996
V. Public Hearing on Final Subdivision – 165 East Spring Street
Documents:
V.1 - 165 East Spring Street - DRB Overview - 11.17.2022.pdf
V.2 - 165 East Spring Street - Final Plan Information - Section 6.2 H General Standards - 11.17.2022.pdf
V.3 - 165 East Spring Street - Waiver Request Memo - 11.17.2022.pdf
V.4 - 165 Est Spring Street - Zoning Permit Application - PACKET 10.11.2022.pdf
V.5 - Findings and Decision - 165 East Spring Street - Preliminary
Subdivision - 07.01.2022 - SIGNED.pdf
VI. Public Hearing on Site Plan Review – 1 Tigan Street
Documents:
VI.1 - 1 Tigan Street Site Plan Review Memo - 11.17.2022.pdf
VI.2 - 1 Tigan Street - Zoning Permit Application - PACKET 10.06.2022.pdf
VII. Sketch Plan Review – Planned Unit Development – 205 West Allen Street
Documents:
VII.1 - 205 West Allen Street - Sketch Plan Info - 11.03.2022.pdf
VIII. City Updates
IX. Other Business

VII.1 - 205 West Allen Street - Sketch Plan Info - 11.03.2022.pdf
VIII. City Updates
IX. Other Business
X. Adjourn
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Memorandum
TO:

Development Review Board

FROM:

Eric Vorwald, AICP
Planning & Zoning Manager

RE:

165 East Spring Street Minor Subdivision – Overview

DATE:

November 17, 2022

________________________________________
The purpose of this memo is to provide the Development Review Board (DRB) with information
related to a proposed subdivision at 165 East Spring Street. This request is to create one new lot,
resulting in two properties total. Based on the standards in Section 6.2, this qualifies as a minor
subdivision.
Overview
On October 11, 2022 the City of Winooski received an application for a subdivision of property
located at 165 East Spring Street. This proposal includes the creation of one new lot for a total
of two lots at this location. The property is located in the Residential C (R-C) Zoning District. The
proposed subdivision is permitted in this zoning district.
The City’s Unified Land Use and Development Regulations classifies a two-lot subdivision as a
minor subdivision. As such, the applicant is required to submit a sketch plan for review by the
DRB. A sketch plan was submitted and reviewed by the DRB at their regular meeting on August
19, 2021. Comments were provided to the applicant on August 27, 2021.
The DRB requested that the subsequent submissions on this subdivision be provided as a
preliminary plan, followed by a final plan submission. A hearing on the preliminary plan was
conducted on June 16, 2022 and included a findings and decision that was issued on July 01,
2022. On October 11, 2022, the City received a combined zoning/building permit application for
the final subdivision review. In addition to the subdivision, the applicant is requesting a waiver
to the sideyard setbacks for the existing two unit dwelling. This structure is currently located in
the sideyard setback and would need a waiver to conform with the existing regulations. The
applicant is not proposing any modifications to this structure. To support the DRB in their review
of the final subdivision plan, staff has provided the following memoranda:
•
•
•
•

Sketch Plan comments provided by the DRB dated 08.27.2021
Preliminary Plan Findings and Decision dated 07.01.2022
General Standards for Subdivision Review as noted in Section 6.2 with staff comments
General standards for waivers as outlined in Section 6.8 with staff comments
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In addition to the information from staff, the applicant has provided the following documents:
•
•
•
•
•

Combined zoning and building permit application received 10.11.2022
Applicant narrative related to Section 6.2
Applicant narrative related to Section 6.8
Draft subdivision and future development plan dated 08.30.2022
Draft subdivision plan dated 04.25.2022

It should be noted that, while the applicant provided a plan that shows future development, the
application before the DRB is for a subdivision only. Any future development proposals would
need to be brought forward under a separate application. Depending on the specific request that
is submitted, the application may not require review by the DRB.
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Memorandum
TO:

Development Review Board

FROM:

Eric Vorwald, AICP
Planning & Zoning Manager

RE:

165 East Spring Street Minor Subdivision – Final Plan Review

DATE:

November 17, 2022

________________________________________
The purpose of this memo is to provide the Development Review Board (DRB) with information related
to the general standards of the Section 6.2 regarding Subdivisions.
Overview
As part of the City’s Unified Land Use and Development Regulations, the City classifies subdivisions
as either minor (three or fewer lots created) or major (more than three lots created). As such, the
standards identified in Section 6.2 – Subdivision, Part H outline the general requirements to be
followed for this submission. Below is a summary of those standards with staff’s perspective on how
the each is being met. Additionally, the applicant has provided a narrative with their submission
outlining the project. This information is provided as part of the final plan submission for this project.
The DRB should use this information to identify any conditions to include if approval of the proposed
subdivision is granted.
SECTION 6.2 SUBDIVISIONS
H.

General Standards.

All land to be subdivided shall be suitable for the intended use and proposed density of development.
The subdivision shall not result in undue adverse impacts to public health and safety, the natural
environment, neighboring properties and uses, or the character of the area in which it is located.
Subdivision applications shall be reviewed for compliance with the following standards:
1.

Development Density. The allowed density of development within a subdivision shall be
calculated by dividing the total land area to be subdivided, excluding existing and proposed
road rights-of-way, by the minimum lot size specified for the zoning district(s) in which the
subdivision is located (see Article II), except as modified for planned unit developments under
Section 6.3.

Relationship to Standard

The property is located in the Residential C (R-C) Zoning District. The R-C Zoning District requires
each lot to have a minimum of 7,500 square feet of area and be no less than 50 feet wide at the
street and 60 feet deep. The subdivision proposes one new lot with approximately 97 feet of frontage
and approximately 85 feet of depth with 7,518 square feet of land area. The remaining parcel will
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include approximately 85 feet of road frontage, approximately 200 feet of depth with 11,264 square
feet of land area. Both lots meet the minimum dimensional standards for the R-C Zoning District as
outlined in Section 2.5.
2.

Existing Site Conditions. Subdivision layout and design, to the extent physically feasible, shall
incorporate and avoid undue adverse impacts to significant natural, historic and scenic
resources identified from the Winooski Municipal Development Plan, maps and related
inventories, or through site investigation in accordance with Section 4.8, the Historic Structure
Section of Design Review in Section 4.4, and other relevant sections of these regulations.

Relationship to Standard

The area proposed for the subdivision is primarily undeveloped, however the driveway that serves
the existing two-unit structure located at 165 East Spring Street extends onto the proposed area to
be subdivided. The plans indicate that this driveway would be removed and restored, presumably to
a natural state. A condition in the preliminary approval included additional information related to
means and methods for removal and stabilization of the existing driveway. The applicant has included
more detail in their narrative. No natural, historic, or scenic resources are identified in this location.
3.

Winooski Municipal Development Plan & Regulations. Subdivisions shall conform to clearly
stated policies and objectives in the Winooski Municipal Development Plan as most recently
amended, other provisions of these regulations, adopted capital improvement programs, and
other city bylaws, ordinances and regulations in effect at the time of application.

Relationship to Standard

The City of Winooski adopted the current Master Plan in 2019. The master plan includes goals and
policies to promote affordable home ownership, redevelopment of properties to maximize existing
infrastructure, and redevelopment of underutilized properties along the gateways. This proposal
would support these goals by creating a new building lot in the City that can increase housing
opportunities. Specific development on this new lot would require a separate application and review.
4.

District Settlement Patterns. A subdivision shall be designed and configured to reflect the
desired settlement pattern for the zoning district(s) in which it is located, as defined under
Article II and the Winooski Municipal Development Plan. To this end, the following standards
shall apply to subdivisions within respective zoning districts:
a.

Residential Zoning Districts. Subdivision within this district shall be designed and
configured to reinforce a compact residential, pedestrian scale and pattern of
development. Lots and building envelopes shall be sized and located to maintain a
consistent building line and streetscape along roads, and to maintain privacy in the
rear. Subdivisions in this district also shall be designed to incorporate, extend, or
connect to existing roads, sidewalks and utility corridors. Sidewalks and other
pedestrian facilities shall be provided where physically feasible; new roads in these
districts shall be designed to maximize pedestrian and bicycle safety and circulation.

Relationship to Standard

The subdivision, as proposed, will create one new building lot. The applicant has shown the new lot
with the development of a two-unit structure, however this is for conceptual purposes only. The
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application currently under review is for the subdivision and does not include the two-unit dwelling;
which would be reviewed under a separate application. The property is located in the Residential C
(R-C) Zoning District which is intended for residential uses at a density of three dwellings per lot.
5.

Lot Layout. Lots and lot layouts shall be configured to:
a.

be suitable for their intended use, for subsequent development (building lots) or for
public use or common open space areas;

b.

conform to desired district settlement patterns, as required under Subsection H.4;

c.

meet minimum lot size and density requirements under Article II, except as modified
for planned unit developments under Section 6.3;

d.

avoid irregularly shaped lots (e.g., with curves, jogs, dog-legs, etc.), unless warranted
due to topographic or other physical site constraints, or to minimize the fragmentation
of natural, scenic or cultural resources under Section 4.8.

Relationship to Standard

The subdivision proposes an irregular shaped lot; however, it does not appear to include any
dimensional boundaries that would impede or limit development of the property. The parent parcel
will also not be a uniform dimension, but given the overall size and the fact that it is currently
developed, both lots will meet the minimum dimensional standards and neither lot should be limited
by the boundaries that are proposed. The applicant also includes a speculative development on the
new lot which fits within the proposed boundaries, including setbacks. As noted previously, proposed
development on new lot is not included in this application and not under review at this time.
6.

Building Envelopes. The designation of building envelopes to limit the location of structures,
parking areas, and associated site improvements to one or more portions of a lot shall be
required for all subdivided lots, as shown on the subdivision plat. The location, size and shape
of each building envelope shall be established in accordance with these regulations, including
zoning district requirements under Article II, and resource protection standards under Section
4.8. The DRB also may require the identification of specific building locations (footprints) if, in
its judgment, such information is needed to determine conformance with these regulations.

Relationship to Standard

The setbacks for each proposed lot are included on the plans. Additionally, building footprints are
identified to show future development potential on the new property. As noted previously, this is
only speculative and any future development on either lot will require a formal submission at a future
date.
7.

Survey Monuments. The locations of all proposed permanent surveying monuments and
corner markers, as required under the Rules of the Board of Land Surveyors, shall be identified
on the final subdivision plat. The DRB may also require that the corner points of designated
building envelopes be marked on the ground with iron pins and identified on the final
subdivision plat.
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Relationship to Standard

Specific survey monuments or markers are included on the final plan as required by governing
regulations and will be recorded as part of the final subdivision if approved by the Development
Review Board.
8.

Landscaping & Screening. Landscaping and screening shall be provided, in accordance with
Section 4.7.

Relationship to Standard

Projects that include three or fewer dwelling units are exempt from Section 4.7. The R-C Zoning
District has a maximum density of three units per lot, therefore the proposed properties would be
exempt from the landscaping and screening requirements of Section 4.7.
9.

Energy Conservation. Subdivision design and layout, to the extent physically feasible, should
encourage energy efficient design by:
a.

Locating and orienting sites (e.g., building lots, envelopes) to maximize southern
exposures where available, and solar access for solar energy and heating systems.

b.

Clustering development (e.g., building lots, envelopes) to minimize road and utility line
extensions and to allow for group net-metering.

c.

Incorporating existing topography, natural vegetation and landscaping to provide wind
breaks, seasonal shade and solar access, and to reduce building heating and cooling
needs.

Relationship to Standard

The proposed subdivision includes the creation of one new building lot. The existing property would
remain with a two-unit dwelling. The new building lot does provide a footprint for a potential twounit structure, however this application is only for the subdivision. To the extent possible, any
development on the newly created lot would need to meet the State of Vermont’s Residential Building
Energy Standards, including methods for energy conservation.
10.

Common Open Space Areas. The location, size and shape of lands set aside to be preserved
and managed as common open space areas shall be suitable for their intended purpose and
use and approved by the DRB, in accordance with Section 4.8.

Relationship to Standard

Aside from slopes, there are no significant natural resources on the property to be protected or
conserved. Additional information regarding the specific slope percentages may be needed to ensure
consistency with Section 4.8. Otherwise, no other natural resources have been identified on the
properties.
11.

Stormwater Management and Erosion Control. Temporary and permanent stormwater
management and erosion control measures shall be used during all phases of subdivision
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development as necessary to limit surface runoff and erosion, protect water quality and to
avoid damage to downstream properties in conformance with Section 4.15. In addition,
building envelopes, driveways, road and utility corridors shall be located to minimize site
disturbance on steep slopes (15% or more) and, to the greatest extent feasible, avoid site
disturbance on very steep slopes (25% or more) in accordance with Section 4.8.
Relationship to Standard

The area of the subdivision is currently wooded and partially paved. Any proposed development will
need to incorporate stormwater management for any new structures or areas of impervious coverage
on the property.
12.

Access & Driveways. Access to the subdivision and to individual lots within the subdivision
shall at minimum meet the requirements of Section 4.2 (Access) and the relevant sub-parts of
Section 4.12 (Parking), and the following:
a.

All lots created after the effective date of these regulations that are intended for
development must meet minimum applicable frontage requirements along public road
rights-of-way for the district(s) in which they are located unless modified or waived by
the DRB for planned unit development under Article IX. The DRB may also reduce or
waive district lot frontage requirements for:
i.

minor (up to three lot) subdivisions accessed by a shared driveway; or

ii.

lots that will be maintained in perpetuity as undeveloped open land to be used
only for passive outdoor recreation or resource conservation.

b.

Access permits, as required under Section 4.2, are required prior to filing an application
for final subdivision review.

c.

Access to a subdivision shall conform to adopted state or municipal access
management plans and capital improvement plans. Planned highway and access
improvements, including proposed rights-of-way, shall be incorporated in subdivision
design. Right-of-way reservations may be required as necessary to accommodate
planned improvements.

Relationship to Standard

The applicant proposes access to the new lot from East Spring Street. The existing two-unit dwelling
would continue to be accessed from Normand Court at the rear of the property. For reference,
Normand Court is a minimally improved private access that serves the properties at 165, 159, and
157 East Spring Street.
13.

Driveways. Driveways serving minor subdivisions of three or fewer lots shall meet the
requirements of Section 4.2 and the Winooski Public Works Specifications in effect at the time
of application. For the purposes of these regulations, driveways serving four or more lots shall
be considered development roads subject to the requirements of Subsection H.14.
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Relationship to Standard

The proposed property would be served through a new driveway from East Spring Street. This
driveway would need to be reviewed and permitted through the Department of Public Works. This
review would occur in conjunction with an application for land development, which is not included
with this request.
14.

Development Roads. The following road standards shall apply to all rights-of-way serving or
accessing four or more lots. Roads shall be considered private roads until such time as they
are accepted by the City of Winooski as a public road in accordance with adopted city road
policies, ordinances and state statutes.
a.

Layout. To promote safety, to facilitate traffic flow and emergency vehicle access, and
to protect significant resources, roads shall, to the extent physically feasible, be laid
out to:
i.

Provide a right-of-way for access to adjacent lots for future development.

ii.

Follow existing linear features where physically feasible (e.g., utility corridors,
tree and fence lines), and meet other requirements for the protection of
identified resource and hazard areas under Section 4.8.

iii.

Logically relate to topography, following contour elevations, to minimize the
amount of cut and fill required and to maintain reasonable finished grades and
safe intersections.

iv.

Extend or connect to existing or planned roads adjoining the subdivision, under
joint agreement or in common or public ownership.

Relationship to Standard

No new roads are proposed with this subdivision.
15.

Improvements. The proposed subdivision shall not unduly burden town or state highways,
including roads and intersections in the vicinity of the project. Any highway access, drainage,
lane, or other infrastructure or traffic control improvements necessitated by the proposed
subdivision shall be paid for and installed by the applicant, unless otherwise approved by the
DRB in consultation with the City Council or state highway officials. The DRB also may require
as conditions of approval, as necessary to ensure compliance with these regulations:
a.

Performance bonding or other form of surety acceptable to the City Council to ensure
that required road, intersection and related infrastructure improvements are installed
as approved by the DRB.

b.

The phasing of development in relation to planned state or municipal transportation
infrastructure improvements included in adopted capital improvement programs.
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c.

A development agreement approved by the City Council governing the timing,
installation and any agreed upon cost-sharing arrangements between the subdivider
and the city or other affected property owners.

Relationship to Standard

The subdivision does not propose any new roads or other specific improvements that would be
dedicated to the City.
16.

Names, Signs and 911 Locator Numbers. Road names shall be approved by the Winooski City
Council as part of the subdivision process. Approved road names and assigned 911 locator
numbers for each parcel shall be clearly depicted on the final plat, and identified on signs
approved by the ZA.

Relationship to Standard

One of the conditions included with the preliminary subdivision was to finalize addressing. The
proposed lot to be subdivided would be addressed as 153 East Spring Street. This addressing was
done in conjunction with the City’s emergency service providers and the state E911 Coordinator.
17.

Transit Facilities. The DRB may require that subdivisions located on existing or planned transit
routes, including school bus routes, incorporate a sheltered transit or bus stop in subdivision
design.

Relationship to Standard

There are no transit facilities proposed with this subdivision.
18.

Public Facilities & Utilities. The DRB shall find that the proposed subdivision does not create
an undue burden on existing and planned public facilities in accordance with Section 4.16. The
applicant and DRB may consult with appropriate municipal and school officials and emergency
service providers to determine whether adequate capacity exists to serve the subdivision.

Relationship to Standard

The City has adequate capacity to serve the proposed property with water and wastewater. While
not a requirement of land use approval, the applicant should consult with the Winooski School District
to ensure the proposal will not adversely impact the redevelopment project that is currently underway
at the school campus. Otherwise, no adverse impacts are expected on the City’s existing facilities.
Any specific impacts would be addressed during the design and review for the zoning permitting of
any future development project.
19.

Legal Requirements.
a.

Common open space areas may be held in common ownership or in separate individual
ownership from contiguous parcels. At minimum, land designated as common open
space areas shall be indicated with appropriate notation on the final subdivision plat.
In addition, the DRB may consider, as required for long-term protection:
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i.

A restriction prohibiting the further subdivision of a conserved lot or other
protected open space area, as noted on the final plat and in accompanying legal
documentation.

ii.

The dedication of such land, either in fee or through a conservation easement
approved by the DRB, to the municipality, an owners’ association comprised of
all present or future owners of subdivided lots, the applicant, and/or a nonprofit
conservation organization with the demonstrated capacity and qualifications to
manage conservation easements.

b.

The applicant shall provide documentation and assurances that all required
improvements, associated rights- of-way and easements, and other common lands or
facilities will be adequately maintained in accordance with an approved management
plan, either by the applicant, an owners’ association, or through other legal means
acceptable to the DRB. Draft management plans and documentation must be submitted
with the application for final subdivision review, for approval by the DRB. The DRB may
forward submitted documentation to the City Council and City attorney for review. All
legal documents, as approved by the DRB, shall be filed in the land records of the City
in association with recording the final subdivision plat.

c.

All required improvements shall be constructed to approved specifications in
accordance with a construction schedule approved by the DRB. The DRB may require
the issuance of a Certificate of Compliance to ensure that all such improvements are
completed prior to the issuance of zoning permits for the subsequent development of
subdivided lots.

Relationship to Standard

No shared elements are identified between the parent property and the subdivided property therefore
legal agreements between the properties should not be required.
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Memorandum
TO:

Development Review Board

FROM:

Eric Vorwald, AICP
Planning & Zoning Manager

RE:

Waiver Request – 165 East Spring Street

DATE:

November 17, 2022

________________________________________
In accordance with Section 6.8 of the Unified Land Use and Development Regulations (ULUDR)
for the City of Winooski, (effective August 30, 2022), the following is provided as information
regarding a dimensional waiver request for property located at 165 East Spring Street. The
applicant is requesting a dimensional waiver as part of a minor subdivision. The property under
consideration is currently developed with a two-unit dwelling that is located within the required
10 foot sideyard setback. In order for the subdivision to be approved, each lot created will need
to conform to the dimensional standards outlined in Section 2.5 of the ULUDR. Conformity with
the dimensional standards applies to any existing structures that will remain if the subdivision is
granted.
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 was submitted and reviewed with
the preliminary subdivision. In general, the applicant is requesting relief from a sideyard
setback to allow the property to be subdivided. The property is currently developed with
a two-unit dwelling that encroaches into the sideyard setback. The relief would be
necessary to grant the subdivision and to allow the existing structure to remain in its
current configuration. Conditions were included with the preliminary approval that have
been incorporated with the final plan. Specifically, a note has been added to the plan
sheets referencing the condition included in the preliminary subdivision approval.
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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 a two lot subdivision. 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. The two unit dwelling is currently located within the sideyard
setback and therefore does not conform to the current ULUDR. The applicant is not
proposing any changes to the two unit dwelling as part of the subdivision.
The waiver, if granted, would allow the encroachment of the existing two unit dwelling to
provide the needed relief for the subdivision to occur.
The dimensional standards are
outlined in Section 2.5. This waiver request would qualify under item b above as it relates
to a non-conforming structure, however no improvements or modifications to the
structure are planned as part of this application. If changes were to be considered, this
would require a separate application.

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 minimum sideyard setbacks in the R-C Zoning District for a primary structure
is 10 feet. The current two unit dwelling encroaches into the setback by 2.5 feet leaving
a setback of 7.5 feet. If the waiver were to be granted, this would be a 25% reduction to
the setback.

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.
b.
c.

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

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 existing two unit dwelling located at 165 East Spring Street is considered a pre-existing
non-conforming structure since it encroaches into the sideyard setback. The applicant is
not proposing any changes or modifications to the existing structure. The waiver, if
granted, would bring the structure into conformity with the current land use regulations
in regard to the sideyard setbacks. The proposed waiver does not appear to have any
conflicts or adverse impacts on the items listed above as it is not being requested to
accommodate new development.
Conclusion/Recommended Action
The Development Review Board should consider the request to reduce the minimum sideyard
setback requirements to permit subdivision of the property, resulting in a lot with existing
structures that conforms to the dimensional standards as outlined in Section 2.5.

Final Plan Review Narrative
165 East Spring Street – Winooski, Vermont
The owners of 165 East Spring Street, Alain & Veronica Brunet, are respectfully submitting an application
package for Final Plat Review. The following is a narrative of the proposed project.
The existing parcel of land located at 165 East Spring Street is approximately 0.4 acres and contains an
existing residential duplex with a detached garage. The property is located in the Residential-C Zone.
The project proposes to subdivide the parcel into two lots.
Lot #1 will be approximately 0.26 acres (11,264 sq.ft.), contain the existing residential duplex and the
existing detached garage. The existing garage will remain and serve as parking for the existing duplex.
These buildings will continue to be accessed via Norman Court. A new parking area for the existing
duplex will be constructed on the north side of Lot #1. This parking area will connect to the existing
duplex via a new set of stairs. The existing duplex is served by municipal water and sewer.
Lot #2 will be approximately 0.17 acres (7,518 sq.ft.) and contain a new duplex building. The new duplex
building on Lot #2 will be accessed off of East Spring Street. Parking for the duplex structure will be
provided in the garage on the lower level of the structure. The site contains a slope from East Spring
Street up to the level of the existing duplex structure. A theoretical plan being provided utilizes
retaining walls to allow for access to the garage level on East Spring Street with the living space above
the garage with a first-floor elevation closer to that of the existing duplex above. Based on our
conversations with the Department of Public Works, a partial grading plan showing adequate sight
distances from the new driveway is being provided.
As noted above the property is located in the Residential-C (R-C) Zoning District. Duplex residential units
are Permitted uses in the R-C district. The project as proposed represents infill residential development
consistent with the existing residential uses in the area. A theoretical building is being shown on the
plans that fits within the building envelope which is also shown on the plan based on the setbacks
required in this district. Both lots meet the minimum lot size of 7,500 sq.ft. and the minimum frontage
of 75’.
The final plan package has been developed in accordance with section H. General Standards of the
Winooski Development Regulations. The package meets these standards as follows:
1. Development Density – The existing lot size is 18,782 sq.ft. The minimum lot size in the R-C
district is 7,500 sq.ft. The existing lot size is adequate to support the subdivision into 2 lots.
Each of the resulting lots is over the minimum lot size of 7,500 sq.ft.
2. Existing Site Conditions – The proposed duplex is located in an existing residential neighborhood
and is infill development.

3. Winooski Municipal Development Plan & Regulations – The new duplex lot is in line with the
objectives of the 2019 Winooski Master Plan Housing goals by fostering a mix of housing types
and protecting current residents from displacement, among other goals.
4. District Settlement Patterns – The subdivision proposes that the new duplex unit will reinforce a
compact pattern of development as infill development in an existing residential neighborhood.
5. Lot Layout – The lot layout shown strives to maintain the existing duplex and allow for the
proposed duplex on a lot with existing topographic and geometric challenges.
6. Building Envelope – The application package shows the building envelope for the proposed lot.
There is also a theoretical building and parking configuration that shows a potential site layout
that works with the challenging site topography.
7. Survey Monuments – A Vermont licensed land surveyor will set new monuments as required in
conjunction with the Final Plat.
8. Landscaping and Screening – Appropriate Landscaping and Screening will be designed once the
building layout is chosen. This information will be submitted with the building permit
application for the proposed duplex structure.
9. Energy Conservation – Energy conservation will be incorporated into the project during the
building design phase. At this time we are only requesting subdivision approval.
10. Common Open Space Areas – No Common Open Space Areas are proposed due to the small
scale of this project.
11. Stormwater Management & Erosion Control – The stormwater design for the new duplex lot will
be designed during the site and building design of the new lot. Until the building size and shape
are known, the stormwater design cannot be completed. At this time we are only requesting
subdivision approval.
12. Access & Driveways – A proposed driveway is shown for the new duplex. This location and
geometry has been reviewed by and discussed with the Department of Public Works following
the sketch plan meeting. The driveway is acceptable to Public Works with the modifications
(from the sketch plan submission) shown to allow for adequate site distance. The access drive
for the existing duplex will be in the same location as it is currently. A review letter has been
provided by Public Works regarding the driveway access to the new duplex lot. An easement to
benefit Lot #2 on Lot #1 has been added to the plans to allow for the construction and
maintenance of the area required on Lot #1 to ensure the sight distances required for Lot #2 can
be maintained. Fire Chief Audy provided an email which stated “regarding the existing
driveway/access I/we have no issues al long as the reduced width and standard heights are
maintained.” This is acceptable to the applicant.
13. Driveways – The new driveway for the duplex is designed in accordance with the regulations.
14. Development Road – No roads are proposed as part of this subdivision.
15. Improvements – Any proposed improvements will be paid for by the applicant or owner of the
lot of the time of construction.
16. Names, Signs and 911 Locator Numbers – There are no new roads associated with this project.
911 number locators will be displayed as required. The E911 Coordinator has given the new
duplex an E911 address of 153 East Spring Street.
17. Transit Facilities – The size of this project does not warrant any additional transit facilities.

18. Public Facilities & Utilities – The proposed duplex lot should not create an undue burden on
existing or planned public facilities due to being the addition of only 2 new units.
19. Legal Requirements – The only proposed easements will be for utilities crossing the existing
duplex lot. These will be shown on the plans and legal documents prepared by the applicant or
his attorney.
On July 1, 2022, the Development Review Board passed a motion to Approve the preliminary subdivision
and dimensional waiver for 165 E. Spring Street with the following conditions to be addressed and
included with a final subdivision plan submission:
1. Provide information, including the identified legal opinion, supporting the continued access
for the existing two-unit dwelling at 165 East Spring Street from the access identified as
Normand Court. The Attorney’s Report and Opinion of Title is included with this final plan
submission. It references a Common R.O.W. as identified on a survey plat that is recorded in
Map Slide #49 in the Winooski Land Records. A copy of the referenced survey plat is also
included in this submission.
2. Provide written comments from the City’s Department of Public Works related to the viability
of access for the proposed lot from East Spring Street, including any concerns related to site
distances for a new curb cut. A memorandum from Ryan Lambert, P.E. from the Department of
Public Works. The memorandum discusses sight distance considerations. As a result of these
considerations the proposed plans have been revised to include and easement on Lot #1 to
benefit Lot #2 which will allow Lot #2 to construct and maintain the slope on Lot #1 that
achieves the required sight distance. The memorandum also notes that “the concept plans
prepared by Champlain Consulting portray a proposed development that is constructable and
habitable…”. The memorandum does not comment on the viability of the access because they
deep the term ‘viable’ to have economic connotations and it is beyond the duties of Public
Works to comment on the viability of private development in this sense.
3. Provide written comments from the City’s Fire Department related to the use of Normand
Court for continued access to the existing structure at 165 East Spring Street, including
emergency vehicle access. Fire Chief Audy provided an email which states: “regarding the
existing driveway/access I/we have no issues as long as the reduced width and standard heights
are maintained.” A copy of this email is included in the final plan package.
4. Provide a written response from the State E911 Office indicating the address for the proposed
lot to be created through the subdivision. The E911 Coordinator has given the new duplex an
E911 address of 153 East Spring Street. A copy of this correspondence is included in the final
plan package.
5. Provide additional detail on the methods or techniques to be used to remove the portions of
the driveway currently serving the two-unit dwelling at 165 East Spring Street. This should
identify, at a minimum, a plan for how the materials will be removed from the site including
how vehicles will access the property to ensure impacts to Normand Court are minimal or will
be mitigated following the removal of materials. The portions of the driveway that will be
removed will be sawcut and removed via excavator or other adequate machinery. These
materials will be transported off-site via dump truck for disposal. A visual evaluation and

photographic log will be taken on Normand Court prior to construction. Any damage to
Normand Court from the construction vehicles will be repaired at the Contractor’s expense.
6. Provide additional detail on the methods or techniques to be used for revegetation and
stabilization of the existing driveway that is identified for removal as part of the proposed
subdivision. The area of the driveway that is being removed will be stabilized and revegetated
with erosion control matting or an approved hydroseeding mix with flexible growth medium as
required for the slope.
7. Provide additional details on the proposed stairs that will facilitate access from the parking
area and garage accessed from Normand Court to the existing dwelling at 165 East Spring
Street. This should include, but not be limited to, length, stair tread dimension, materials and
similar information. The proposed wooden stairs are 45’ – 9” long by 4’ wide, have a step
height of 5”, and a tread depth of 11.25”. There will be three 4’ by 4’ landings (top, middle,
bottom).
8. Include a note on the subdivision plan that indicates the proposed waiver for the existing twounit dwelling will provide the minimum required relief to bring the structure into compliance
with the City's Unified Land Use and Development Regulations (ULUDR); and this waiver is
only being granted to accommodate the existing structure in its current configuration. Any
future changes, alterations, or modifications to the existing structure will require additional
review and approval as outlined in the ULUDR based on the proposed changes. This note has
been added to Sheet C-2.
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ATTORNEY'S REPORT AND OPINION ON TITLE
RECORD OWNERS:

Tioli Properties, LLC

ADDRESS OF PROPERTY:

163-165 East Spring Street, Winooski, Vermont

PROPERTY DESCRIPTION:
Being all and the same lands and premises conveyed to Tioli Properties, LLC by Quitclaim
Deed of Jon Pizzagalli and Paul Plunkett dated October 10, 2003 and recorded in Volume
148 at Page 513 of the City of Winooski Land Records, being described therein as follows:
Being all and the same lands and premises conveyed to Jon Pizzagalli and Paul Plunkett
by Warranty Deed of Gary J. Marcelle and Susan L. Marcelle dated September 9, 2002,
of record in Book 132, Pages 594-595 of the City of Winooski Land Records, and being
further described as follows:
Two parcels of land both situated on the northerly side of East Spring Street and being
more particularly described as follows:
Parcel No. 1. A parcel of land with all buildings thereon, the 2-apartment house thereon
being known and designated as Nos. 163-165 East Spring Street and being all and the
same land and premises conveyed to Donald L. Lavalley, now deceased, and Simonne D.
Lavallee, husband and wife, and Hormidas J. Morin (now deceased) and Alexcina L.
Morin, husband and wife, by Quit-Claim Deed from Louis Lisman dated May 25, 1956,
and recorded in Volume 10 at Page 241 of the City of Winooski Land Records.
Parcel No. 2. A vacant parcel of land adjacent westerly to Parcel No. 1 above having a
frontage on said East Spring Street of 10 feet, an easterly line (being the westerly line of
Parcel No. 1 above) of 150 feet, more or less, and a northerly line of 15 feet. Together
with all my rights in Norman Court. Being all and the same lands and premises conveyed
to Donald L. Lavallee, now deceased, and Simonne D. Lavallee, husband and wife, and
Hormidas J. Morin, now deceased, and Alexcina L. Morin, husband and wife, by Warranty
Deed from Amanda Lavallee dated May 25, 1956, of record in Volume 17 at Page 313 of
the City of Winooski Land Records.
Reference is made to a Quitclaim Deed to Simonne D. Lavallee from Alexcina Morin,
dated June 23, 1975, of record in Volume 30 at Page 344 of the City of Winooski Land
Records.
Parcel No. 3. Being all and the same lands and premises conveyed to Simonne Lavallee
by Deed of Amanda Lavallee of record at Volume 32, Page 255 of the Winooski Land
Records and being described as follows:
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The easterly 42 feet of land on East Spring Street, of Grantor herein, meaning and
intending the 42 feet, measuring along East Spring Street, adjoining the land presently
owned by Grantor herein. Said land has a frontage on East Spring Street of 42 feet and a
uniform depth of 100 feet.

Reference is made to a Quitclaim Deed from Gary J. Marcelle and Susan L. Marcelle to
Mary E. Glan dated March 8, 1999 and of record in Volume 109 at Pages 41-42 of said
Land Records, a Quitclaim Deed from Mary E. Glen to Gary J. Marcell and Susan L.
Marcelle dated March 8, 1999 and of record in Volume 109 at Pages 39-40 of said Land
Records and a Boundary Line Agreement between Mary E. Glen and Gary J. Marcelle and
Susan L. Marcelle dated March 24, 1999 and of record in Volume 109 at Page 199 of said
Land Records. The cumulative effect of said documents established the shared boundary
between 159 East Spring Street and 163-165 East Spring Street as depicted on a Plan
entitled “Plat of Survey Showing Boundary Line Agreement. Mary E. Glen & Gary J. &
Susan L. Marcelle. East Spring Street, Winooski, VT” dated February 23, 1999 and of
record in Map Slide #49 of said Land Records.
The following opinion and report on the title of the record owner to the above described
property is based on an examination of the appropriate records of the City of Winooski. It is
furnished in connection with a proposed purchase by Alain Brunet and Veronica Banaag for
$345,000.00 and a proposed mortgage to New England Federal Credit Union, as security for a
loan of $250,000.00 and is for the sole use and benefit of the borrower above named and any
mortgagee above named and is not transferable.
Based on such examination and the assumption that the records examined are currently
and correctly indexed in the general indices, it is my opinion that, except as set forth below, on
the effective date of this report the title of the record owner is a marketable title in Fee Simple
free and clear of encumbrances, except as noted below.
1.
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MUNICIPAL CHARGES: (Unless otherwise indicated, these are based on oral
verification or written summaries furnished by the appropriate municipal officer or
department and is reported as given by such department or officer.)
a.

Assessed Valuation - $272,300

Account No. ES165
SPAN # 774-246-10408

b.

Taxes for current fiscal period - Taxes for the current fiscal period of July 1, 2019
through June 30, 2020 totals $7,988.19 and payable in 4 installments each due
August 15, November 15, February 15 and May 15. The August installment has
been made.

c.

Delinquent Taxes - None of record.

d.

Street, Curb and Sidewalk Assessments - None of record.

e.

Water Liens - Current. A final reading is required prior to closing.

2.

f.

Electricity Liens - None of record.

g.

Sewer Assessments - Current. A final reading is required prior to closing.

h.

Fire District or other Municipal Liens or Assessments - None of record.

i.

Condominium/Homeowners Association Fees and Charges - N/A, not a
condominium.

MORTGAGES:
a.

3.

ATTACHMENTS AND LIENS: None of record.

4.

EASEMENTS AND RIGHTS-OF-WAY: Said lands and premises are or may be subject
to or benefitted by the following as they are recorded in the City of Winooski Land
Records:
a.
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Said lands and premises are subject to a mortgage given by Tioli Properties, LLC
in favor of Merchants Bank dated June 13, 2013 and recorded in Volume 232 at
Page 370 of the City of Winooski Land Records. Said mortgage was modified by
an instrument dated August 28, 2015 and of record in Volume 245 at Page 420 of
said Land Records. Reference is also made to an Assignment of Rents dated June
13, 2013 and of record in Volume 232 at Page 379 of said Land Records.

Reference is made to a “Common R.O.W.” over a gravel drive depicted as
“Norman Court” on the above-referenced plan. All rights in Norman Court were
conveyed to predecessors in title. Hormidas J. Morin, Alexcina L. Morin, Donald
L. Lavallee, and Simone D. Lavallee by Warranty Deed of Amanda Lavallee dated
May 25, 1956 and of record in Volume 17 at Page 313 of said Land Records.
Buyers should determine the manner in which the costs of the Common R.O.W.
are handled with the other property owners that utilize this right-of-way.

5.

PROTECTIVE COVENANTS; OTHER RESTRICTIONS OF RECORD: None of record.

6.

LEASE LAND RENT: No indication of lease land.

7.

STATE AND LOCAL PERMITS: This Report on Title is not intended to be a complete
or full report on various regulatory matters affecting the property. Such a report would
require inspections of the property and opinions by professionals in the engineering,
survey and construction fields, all of which are not part of the Title Report. Violations
and/or lack of compliance that are on file in the applicable records are reported.
a.

State Subdivision/Wastewater: Not applicable absent further subdivision.

b.

Act 250: Not applicable.

c.

Local Planning/Zoning: There are no violations of record within the past 15 years.
Seller should provide Zoning and Code Enforcement Certifications prior to closing
as well as any and all verifications from the City of Winooski that the subject

property is in compliance with all rental and fire and safety regulations.
8.

OBJECTIONS TO TITLE/REMARKS: The information in this Opinion pertaining to any
delinquent taxes, water or sewer charges, etc., was obtained from the appropriate
municipal official or department and is reported as given by such department or official.
The writer not having personally examined these records, certifies only to the extent of
information which was reported and is not responsible for incorrect information provided
by such authorities.
a.

The Warranty Deed from Gary J. Marcelle to John Pizzagalli and Paul Plunkett
dated September 9, 2002 and or record in Volume 132 at Pages 594-595 of said
Land Records did not include any references to the above-referenced Boundary
Agreement and reciprocal Quitclaim Deeds between Gary J. Marcelle and Mary
E. Glen or to the above-referenced Plan. Vermont Attorneys Title Corporation has
agreed to provide affirmative coverage over this issued provided, however, that
the deed from Tioli Properties, LLC to the buyers includes references to the abovereferenced Boundary Adjustment Agreement, reciprocal Quitclaim Deeds and
Plan.

EXCEPTIONS:
This report does not cover; and this opinion is subject to:
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a.

Rights or claims of parties in possession not shown of record

b.

Mechanics' or Materialmen's Liens not recorded

c.

All applicable statutes, ordinances, and regulations of governmental bodies
including use, zoning and building restrictions, imposed by them except as
included in paragraph 7 above.

d.

Any facts which would be disclosed by a physical survey or inspection of the
premises.

e.

Except where indicated, Probate, Bankruptcy and other Court records, and records
of birth, death, marriage and divorce.

f.

Special assessments or liens, if any, not shown of record.

g.

The information in this Opinion pertaining to any delinquent taxes, water, or sewer
charges, etc., was obtained from the appropriate municipal official or department
and is reported as given by such department or official. The writer, not having
personally examined these records, certifies only to the extent the information was
reported to him.

h.

The boundaries and quantity of land have been reported as found in the land
records from deed description and/or maps or surveys, and this Opinion contains
only what has been found covering the period of the search.

I.

This Opinion does not include any determination of, nor does it relate to,
compliance with or exemption from the provisions of any statute, regulation, or
ordinance concerning water resources and pollution, land planning, subdivision,
land development, or health regulations and zoning.

j.

Notice and regulation of Underground Liquid Storage Tanks pursuant to 10
V.S.A., Chapter 59.

k.

Any right of claim, including but not limited to any right of possession or claim
for damages relating to the land, which has or may be asserted of record or not, by
or on behalf of any Indian or Indian Tribe. This exception will not be incorporated
in any title insurance policy issued in connection with this title opinion.

l.

The undersigned does not make any representation, or certification, as to whether
or not the above-described lands and premises constitute "wet lands" as such may
be protected or regulated by Title 10, Vermont Statutes Annotated.

m.

Any facts which would render the above property subject to Act 250 jurisdiction
under the Vermont Supreme Court ruling set out in: In Re: Eastland, Inc., 151 Vt.
497 (1989).

n.

Liens and title deficiencies resulting from the subdivision or improvement of land
without lawful authority, which liens or title deficiencies are not disclosed by the
records that were searched in preparing this Opinion.

PERIOD OF SEARCH: This report and opinion refer to and apply only so far back as
forty (40) years from and is effective down to the 16th day of October, 2019 at 4:00 p.m.
KOLVOORD, OVERTON & WILSON, PC

By:
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____________________________________
Jason F. Ruwet, Esq.

SCHEDULE “A”
Being all and the same lands and premises conveyed to Alain W. Brunet and Veronica N. Banaag by
Warranty Deed of Tioli Properties, LLC dated October 17, 2019 and to be recorded in the City of Winooski
Land Records, being described therein as follows:
Being all and the same lands and premises conveyed to Tioli Properties, LLC by Quitclaim Deed of Jon
Pizzagalli and Paul Plunkett dated October 10, 2003 and recorded in Volume 148 at Page 513 of the City
of Winooski Land Records, being described therein as follows:
Being all and the same lands and premises conveyed to Jon Pizzagalli and Paul Plunkett by Warranty Deed
of Gary J. Marcelle and Susan L. Marcelle dated September 9, 2002, of record in Book 132, Pages 594595 of the City of Winooski Land Records, and being further described as follows:
Two parcels of land both situated on the northerly side of East Spring Street and being more particularly
described as follows:
Parcel No. 1. A parcel of land with all buildings thereon, the 2-apartment house thereon being known and
designated as Nos. 163-165 East Spring Street and being all and the same land and premises conveyed to
Donald L. Lavalley, now deceased, and Simonne D. Lavallee, husband and wife, and Hormidas J. Morin
(now deceased) and Alexcina L. Morin, husband and wife, by Quit-Claim Deed from Louis Lisman dated
May 25, 1956, and recorded in Volume 10 at Page 241 of the City of Winooski Land Records.
Parcel No. 2. A vacant parcel of land adjacent westerly to Parcel No. 1 above having a frontage on said
East Spring Street of 10 feet, an easterly line (being the westerly line of Parcel No. 1 above) of 150 feet,
more or less, and a northerly line of 15 feet. Together with all my rights in Norman Court. Being all and
the same lands and premises conveyed to Donald L. Lavallee, now deceased, and Simonne D. Lavallee,
husband and wife, and Hormidas J. Morin, now deceased, and Alexcina L. Morin, husband and wife, by
Warranty Deed from Amanda Lavallee dated May 25, 1956, of record in Volume 17 at Page 313 of the
City of Winooski Land Records.
Reference is made to a Quitclaim Deed to Simonne D. Lavallee from Alexcina Morin, dated June 23, 1975,
of record in Volume 30 at Page 344 of the City of Winooski Land Records.
Parcel No. 3. Being all and the same lands and premises conveyed to Simonne Lavallee by Deed of
Amanda Lavallee of record at Volume 32, Page 255 of the Winooski Land Records and being described
as follows:
The easterly 42 feet of land on East Spring Street, of Grantor herein, meaning and intending the 42 feet,
measuring along East Spring Street, adjoining the land presently owned by Grantor herein. Said land has
a frontage on East Spring Street of 42 feet and a uniform depth of 100 feet.
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Reference is made to a Quitclaim Deed from Gary J. Marcelle and Susan L. Marcelle to Mary E. Glan
dated March 8, 1999 and of record in Volume 109 at Pages 41-42 of said Land Records, a Quitclaim Deed
from Mary E. Glen to Gary J. Marcell and Susan L. Marcelle dated March 8, 1999 and of record in Volume
109 at Pages 39-40 of said Land Records and a Boundary Line Agreement between Mary E. Glen and
Gary J. Marcelle and Susan L. Marcelle dated March 24, 1999 and of record in Volume 109 at Page 199
of said Land Records. The cumulative effect of said documents established the shared boundary between
159 East Spring Street and 163-165 East Spring Street as depicted on a Plan entitled “Plat of Survey
Showing Boundary Line Agreement. Mary E. Glen & Gary J. & Susan L. Marcelle. East Spring Street,
Winooski, VT” dated February 23, 1999 and of record in Map Slide #49 of said Land Records.

Memorandum
To:

Martin E. Courcelle, PE (via email: mcourcelle@champlainconsulting.net)

From:

Ryan Lambert, PE (rlambert@winooskivt.gov)

Cc:

DPW (jrauscher@winooskivt.gov, jshaw@winooskivt.gov)
Zoning (evorwald@winooskivt.gov)

Re:

City Engineer Response to Conditions of Approval for Subdivision of EA165

Date:

Monday, August 8, 2022

This memorandum is in response to an email from you dated July 19, 2022, Re: 165 East
Spring Street. A copy of the email is included as an attachment.
First, this memo provides written comments, as requested, “related to the viability of access
for the proposed lot from East Spring Street, including any concerns relating to site [sic]
distances for a new curb cut.”
Regarding sight distances for the new curb cut on Lot #2, the City Engineer offers the
following. The speed limit on East Spring Street is 25 miles per hour (mph). Upon cursory
review, sight distance to the west of the proposed curb cut is not concerning; sight distance
to the east warrants further consideration, as follows.
•

•

•

The 2001 AASHTO Green Book indicates a dry weather design stopping sight distance
of 155 ft for 25 mph design speed. Newer editions of the Green Book may have
updated this design distance. The existing condition appears to provide at least 155 ft
of visibility of the westbound lane from the curb at the east edge of the proposed curb
cut. Sight distance would be reduced from behind the curb.
The concept plans suggest that a safe sight distance is achieved from behind the curb
for the proposed curb cut by re-grading the bank, as shown on provided Sheets C-3
and C-4 dated 6/24/21. It is assumed that either the re-grading occurs before the
subdivision of the lot, or the right to complete the earthwork and other construction
activity is formalized in a written and recorded agreement between the two new lots.
It would be the property owner’s responsibility to achieve and maintain adequate sight
lines for the new curb cut. The sight line on Sheet C-4 appears to carry over at about
the same elevation contour as the Driver’s Eye Height (el. 216.78) indicated on Sheet
C-3. As such, a heavy snowpack and/or unmaintained vegetation could obstruct the
sight line as shown. Part of the sight line also extends across the new property line

•

created by the subdivision, so the new deeds should include an easement agreement
or otherwise stipulate the legal right of the owner of Lot #2 to perform maintenance
on Lot #1 as required to maintain safe sight distances in the easterly direction.
Lastly, a City sign is in the public right-of-way to the east of the proposed curb cut
location. As part of the ROW permit for the new development, DPW may require the
developer to relocate the sign to eliminate a potential visibility obstruction.

Regarding “the viability of access for the proposed lot from East Spring Street,” the City
Engineer will not provide a professional opinion. It is the feeling that the concept plans
prepared by Champlain Consulting portray a proposed development that is constructable and
habitable; however, the term “viable” would seem to have an economic connotation, implying
that the proposed duplex building would be a development venture having a positive returnon-investment. It is beyond the duties of Public Works to comment on the viability of private
development in this sense.
Second, a clarification. The City will require a Geotechnical Engineering Report (GER) and an
erosion protection and sedimentation control (EPSC) plan for the proposed development for
building and ROW permitting. However, soil borings would be at the discretion of the
geotechnical professional preparing the GER, and are not necessarily required by the City.
Soil borings are likely the preferred method of subsurface exploration for the proposed
development on this site, but other methods of subsurface exploration exist (e.g., test pits,
cone penetration tests), and there currently is no prescribed requirements of subsurface
exploration per the codes and standards adopted by the State of Vermont. If the proposed
development moves forward to design, it is recommended that the Owner engage a qualified
geotechnical engineer, and that the Owner and geotechnical engineer contact the City
Engineer to discuss the scope of the GER prior to moving forward with subsurface
explorations.
Please do not hesitate to contact me with any questions.
Attachment: Email, “Re: 165 East Spring Street,” from M. Courcelle, dated 2022-07-19

Ryan Lambert
From:
Sent:
To:
Subject:

Martin Courcelle <mcourcelle@champlainconsulting.net>
Tuesday, July 19, 2022 5:12 PM
Joseph Shaw; Ryan Lambert; Jonathan Rauscher
RE: 165 East Spring Street

Good afternoon Joe, Ryan and Jon:
Last October we had a Zoom meeting regarding a single lot subdivision at 165 East Spring Street. If you recall the
existing lot has an exiting duplex that is accessed via a private driveway known as Normand Court. The proposed project
would create a new duplex that would be accessed from East Spring Street. At that time we had gone through a sketch
plan hearing for the single lot subdivision. And the sketch plan comments requested that we consult with the City’s
Department of Public Works to identify any issues or concerns with the proposed curb cut on East Spring Street. My
notes from the meeting indicate that we discussed the curb cut width, the City’s driveway standards and sight
distances. We had prepared a conceptual sketch showing a potential driveway configuration with proposed
grading. This sketch is not typically required at a sketch plan hearing, but we wanted to make we (and the City)
understood the grading required to ensure adequate sight distances from the conceptual driveway. We also discussed
that we were not seeking a driveway permit at this time, just a subdivision of the lot, so we were trying to show one
concept that could work. My notes indicate that Jon stated there were no major red flags on the curb cut or access.
Other items that were discussed included the potential for a Geotechnical report being required, an EPSC plan being
required, and soil borings being required. It was ultimately decided that the Geotechincal report, EPSC plan and soil
borings would be required for a building permit, not for the subdivision permit. We also discussed adding a note to all
future subdivision plans we prepared for the project that stated that the proposed duplex, grading, and driveway being
shown were conceptual only and not part of a subdivision approval.
We have now gone through the Preliminary Plan step of the subdivision process and one of the conditions of approval is
to “provide written comments from the City’s Department of Public Works related to the viability of access for the
proposed lot from East Spring Street, including any concerns relating to site distances for a new curb cut.”
I am writing to request the written comments outlined in the condition of approval above. I know it has been a long
time since our Zoom meeting last fall. Please let me know if you would like me to schedule another Zoom meeting to
refresh all of our memories or if you would like me to send you the plans from our Preliminary Plan application for
review. I am also available for a phone call if there are any questions relating to my request.
Thank you for any help you can provide on this matter.
Sincerely,
Marty
Martin E. Courcelle, P.E.
Champlain Consulting Engineers
85 Prim Road, P.O. Box 453
Colchester, VT 05446
(802) 863-8060
www.champlainconsulting.net
1

From: Martin Courcelle
Sent: Wednesday, October 27, 2021 4:32 PM
To: 'Joseph Shaw' <JShaw@winooskivt.gov>; Ryan Lambert <RLambert@winooskivt.gov>; Jonathan Rauscher
<JRauscher@winooskivt.gov>
Subject: RE: 165 East Spring Street
Thanks Joe and Ryan. Below is a link for a Zoom meeting at 10am.
https://zoom.us/j/97184824026?pwd=UHAzVWc5UGxqUkx0c0FPZUNhalR4dz09
Sincerely,
Marty

Martin E. Courcelle, P.E.
Champlain Consulting Engineers
85 Prim Road, P.O. Box 453
Colchester, VT 05446
(802) 863-8060
www.champlainconsulting.net
From: Joseph Shaw <JShaw@winooskivt.gov>
Sent: Wednesday, October 27, 2021 11:16 AM
To: Ryan Lambert <RLambert@winooskivt.gov>; Martin Courcelle <mcourcelle@champlainconsulting.net>; Jonathan
Rauscher <JRauscher@winooskivt.gov>
Subject: Re: 165 East Spring Street

I am available between 8AM - 2PM tomorrow.
Joe Shaw
Deputy Director of Public Works
City of Winooski
https://www.winooskivt.gov
802 655 6410

From: Ryan Lambert
Sent: Wednesday, October 27, 2021 9:35:54 AM
To: Martin Courcelle; Jonathan Rauscher
Cc: Joseph Shaw
Subject: RE: 165 East Spring Street

Martin et al.,
I am available tomorrow between 8 and 330, or Tuesday between 130 and 330. I’ll note now that
we will require a Geotechnical Engineering Report for this development due to the slopeside
construction and its proximity to East Spring Street.
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Thanks,
Ryan Lambert, PE
City Engineer
City of Winooski
https://www.winooskivt.gov
(802) 734-0022
From: Martin Courcelle <mcourcelle@champlainconsulting.net>
Sent: Wednesday, October 27, 2021 9:16 AM
To: Jonathan Rauscher <JRauscher@winooskivt.gov>
Cc: Ryan Lambert <RLambert@winooskivt.gov>; Joseph Shaw <JShaw@winooskivt.gov>
Subject: RE: 165 East Spring Street
Hi Jon,
Thanks for getting back to me. I have time at 10am tomorrow (Thursday 10/28). Please let me know if that works for
you. If not, I have time next week on Monday afternoon or Tuesday afternoon.
Attached is a .pdf of the sketch plan that we submitted to the DRB for sketch. Sheet C-1 is an existing conditions
plan. C-2 is a general site plan showing proposed layout. C-3 is section through the site showing a possible building
elevation. C-4 shows a grading plan for the conceptual layout.
Thanks,
Marty
Martin E. Courcelle, P.E.
Champlain Consulting Engineers
85 Prim Road, P.O. Box 453
Colchester, VT 05446
(802) 863-8060
www.champlainconsulting.net
From: Jonathan Rauscher <JRauscher@winooskivt.gov>
Sent: Tuesday, October 26, 2021 1:58 PM
To: Martin Courcelle <mcourcelle@champlainconsulting.net>
Cc: Ryan Lambert <RLambert@winooskivt.gov>; Joseph Shaw <JShaw@winooskivt.gov>
Subject: RE: 165 East Spring Street
Hi Martin,
Thanks for reaching out. I’m including our City Engineer - Ryan Lambert and Deputy Public Works Director -Joe Shaw on
the chain.
Looking at calendars, this Thursday appears to be wide open for all of us if you have any availability for a remote
meeting.
Could you also send us a pdf. of the current access configuration?
Thanks,
3

Jon
Jon Rauscher
Director of Public Works
City of Winooski
https://www.winooskivt.gov
802 655 6410

From: Martin Courcelle <mcourcelle@champlainconsulting.net>
Sent: Tuesday, October 26, 2021 8:46 AM
To: Jonathan Rauscher <JRauscher@winooskivt.gov>
Subject: 165 East Spring Street
Hi John,
We are working on a subdivision of an existing parcel of land at 165 East Spring Street in Winooski. I believe your office
has reviewed some of our preliminary plans for the project. There is an existing duplex that is served off a private drive
off of Hood Street. Our client is proposing to subdivide the property to add one additional duplex building that would be
accessed off of E. Spring Street. We recently presented the project to the Development Review Board for a sketch plan
hearing. One of the DRB comments was to consult with DPW about the proposed access to E. Spring Street. We had
modified our initial plans before the sketch submission to address some early comments your department had sent to
Eric at Planning and Zoning. I was wondering if we could set up a time for a phone call or meeting (in-person or Zoom)
to discuss the project. Can you please let me know if you are available for such a meeting. Also, please let me know if I
need to contact someone else with this request.
We have also contacted Ben Pratt of BP Wastewater to assist with locating the sewer and water services for the existing
duplex. We will let you know what we find there.
I appreciate your time in reviewing this matter.
Sincerely,
Marty
Martin E. Courcelle, P.E.
Champlain Consulting Engineers
85 Prim Road, P.O. Box 453
Colchester, VT 05446
(802) 863-8060
www.champlainconsulting.net
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From:
To:
Subject:
Date:

John Audy
"ALAIN BRUNET"; Martin Courcelle; Bruce Palmer
RE: E911
Monday, October 3, 2022 6:15:38 AM

Alain,
Fire Marshal B. Palmer will provide you with E911 address, regarding the existing driveway/access
I/we have no issues as long as the reduced width and standard heights are maintained.
Thanks,
John Audy
Fire Chief
Winooski Fire Department
https://www.winooskivt.gov/fire
802 373-7891

From: ALAIN BRUNET <frenchaln@hotmail.com>
Sent: Friday, September 30, 2022 2:10 PM
To: John Audy <JAudy@winooskivt.gov>; Martin Courcelle <mcourcelle@champlainconsulting.net>
Subject: Re: E911

Happy Friday Mr Audy.
Just hoping for an update here on the E911 for 165 East Springs.
Thank you
Alain Brunet
Get Outlook for Android
From: John Audy <JAudy@winooskivt.gov>
Sent: Wednesday, September 7, 2022, 7:00 AM
To: 'ALAIN BRUNET' <frenchaln@hotmail.com>; Martin Courcelle
<mcourcelle@champlainconsulting.net>
Subject: RE: E911
Alain,
We are working on this, we work directly with the team at E911 to get this info. We will be in touch
as soon as we get what we need to determine address.
Thanks

John Audy
Fire Chief
Winooski Fire Department
https://www.winooskivt.gov/fire
802 373-7891

From: ALAIN BRUNET <frenchaln@hotmail.com>
Sent: Monday, August 29, 2022 1:50 PM
To: Martin Courcelle <mcourcelle@champlainconsulting.net>; John Audy <JAudy@winooskivt.gov>
Subject: E911

Hello Mr Audy.
Alain Brunet here, owner of 165 East Springs.
We are in need of a E911 address for a lot we are in the process of subdividing.
My engineer Martin Courcelle can give you more details or answer any
questions in regards to this. We are pretty much at the finish line of a 2 years
long project here, and this is one of the last hurdles. Please "respond to all" if
you have questions or need clarifications.

Thank you

A.Brunet
Sent from Mail for Windows

From:
To:
Subject:
Date:

Bruce Palmer
ALAIN BRUNET; John Audy; Martin Courcelle
RE: E911
Tuesday, October 4, 2022 7:56:35 AM

Good morning,
The address for the new building will be 153 East Spring Street. If you need anything else please
reach out.
Bruce Palmer
Fire Marshal
City of Winooski
https://www.winooskivt.gov/fire
802 734 0918

From: ALAIN BRUNET <frenchaln@hotmail.com>
Sent: Monday, October 3, 2022 7:36 AM
To: John Audy <JAudy@winooskivt.gov>; Martin Courcelle <mcourcelle@champlainconsulting.net>;
Bruce Palmer <BPalmer@winooskivt.gov>
Subject: Re: E911
Excellent news. Great way to start the new week!
Thank you kindly
Alain Brunet
Get Outlook for Android
From: John Audy <JAudy@winooskivt.gov>
Sent: Monday, October 3, 2022 6:15:32 AM
To: 'ALAIN BRUNET' <frenchaln@hotmail.com>; Martin Courcelle
<mcourcelle@champlainconsulting.net>; Bruce Palmer <BPalmer@winooskivt.gov>
Subject: RE: E911
Alain,
Fire Marshal B. Palmer will provide you with E911 address, regarding the existing driveway/access
I/we have no issues as long as the reduced width and standard heights are maintained.
Thanks,
John Audy

Fire Chief
Winooski Fire Department
https://www.winooskivt.gov/fire
802 373-7891

From: ALAIN BRUNET <frenchaln@hotmail.com>
Sent: Friday, September 30, 2022 2:10 PM
To: John Audy <JAudy@winooskivt.gov>; Martin Courcelle <mcourcelle@champlainconsulting.net>
Subject: Re: E911

Happy Friday Mr Audy.
Just hoping for an update here on the E911 for 165 East Springs.
Thank you
Alain Brunet
Get Outlook for Android
From: John Audy <JAudy@winooskivt.gov>
Sent: Wednesday, September 7, 2022, 7:00 AM
To: 'ALAIN BRUNET' <frenchaln@hotmail.com>; Martin Courcelle
<mcourcelle@champlainconsulting.net>
Subject: RE: E911
Alain,
We are working on this, we work directly with the team at E911 to get this info. We will be in touch
as soon as we get what we need to determine address.
Thanks
John Audy
Fire Chief
Winooski Fire Department
https://www.winooskivt.gov/fire
802 373-7891

From: ALAIN BRUNET <frenchaln@hotmail.com>
Sent: Monday, August 29, 2022 1:50 PM
To: Martin Courcelle <mcourcelle@champlainconsulting.net>; John Audy <JAudy@winooskivt.gov>
Subject: E911

Hello Mr Audy.
Alain Brunet here, owner of 165 East Springs.
We are in need of a E911 address for a lot we are in the process of subdividing.
My engineer Martin Courcelle can give you more details or answer any
questions in regards to this. We are pretty much at the finish line of a 2 years
long project here, and this is one of the last hurdles. Please "respond to all" if
you have questions or need clarifications.

Thank you

A.Brunet
Sent from Mail for Windows

City of Winooski
Vermont’s Opportunity City

27 West Allen Street
Winooski Vermont 05404
802 655 6410
winooskivt.gov

Memorandum
TO:

Development Review Board

FROM:

Eric Vorwald, AICP
Planning & Zoning Manager

RE:

Site Plan Review – 1 Tigan Street

DATE:

November 17, 2022

________________________________________
In accordance with Section 6.6 of the City of Winooski’s Unified Land Use and Development
Regulations (effective August 30, 2022), the following information is being provided regarding a site
plan review. This review is intended to provide high-level comments and input to the applicant as
they work to finalize the design of their project. This is an opportunity for the Development Review
Board to identify concerns or modifications in advance of specific details being designed to ensure
the overall site plan meets the intent of the Unified Land Use and Development Regulations. Detailed
plans will be created based comments offered by the DRB.
The applicant is proposing to add approximately 4,000 square feet of new parking and storage to an
existing industrial site. The existing site is developed with a building that is approximately 20,000
square feet in size, and includes approximately 32,000 square feet of other lot coverage. The total
lot coverage is approximately 52,000 square feet. For reference, the lot at 1 Tigan Street is
approximately 83,000 square feet (1.90 acres) in size.
The subject property is located in the Industrial Zoning District. Site plan review is required for all
projects with specific exceptions as outlined in Section 6.6.B. The applicant is proposing to increase
the lot coverage and is not proposing any changes to the existing building. The Dimensional Standards
in the Industrial Zoning District allow for 70% lot coverage. The additional parking and storage area
would bring the total lot coverage for this site to just over 67%.
Section 6.6 provides specific standards for consideration with site plan review. The Development
Review Board shall consider these standards in their review of the site plan for this project. These
standards are intended to help the Development Review Board gauge the impacts of the project on
the community and municipal services. These standards will inform the discussion and help identify
any changes that may be appropriate for the applicant to consider in the final design of this project.
1.

Existing Site Features

Existing Site Features. Site layout and design, to the extent physically feasible, shall incorporate and
avoid undue adverse impacts to significant natural, historic and scenic resources identified from the
Winooski Municipal Development Plan, maps and related inventories, or through site investigation in
accordance with Section 4.8, and the Historic Structure Section of Design Review in Section 4.4.D.
and other relevant sections of these regulations. The DRB may require one or more of the following
measures as necessary to avoid or mitigate adverse impacts to natural, scenic and historic resources
in the vicinity of the proposed development:

Site Plan Review
1 Tigan Street
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i.

Increased setback distances or undisturbed buffer areas between proposed
development and identified resources.

ii.

The designation of building envelopes sited to exclude identified resource areas, and
to limit the extent of site clearing and disturbance.

iii.

Permanent protection of identified resource areas as designated open space.

iv.

The screening of development as viewed from public vantage points and for privacy
from neighbors.

v.

The preparation and implementation of management plans for identified resources.

Relationship to Standard
The subject property is currently developed with an industrial building and occupied by multiple
tenants. The proposal does not include any changes to the existing building, but does include
additional impervious coverage for parking and storage. A review of the State of Vermont’s Agency
of Natural Resources BioFinder Portal did not reveal any natural, historic, or scenic resources on the
site.
The site at 1 Tigan Street is generally flat with limited grade changes. The majority of the site is
already developed except for a small area on the southwest side of the lot. This is where the proposed
additional lot coverage would be located. It is not anticipated that any natural, historic, or scenic
resources will be identified on this site.
2.

Site Layout & Design

The location and orientation of structures, and supporting infrastructure on the site shall be
compatible with their proposed setting and context, as determined from specific policies of the
Winooski Municipal Development Plan, zoning district objectives, existing site conditions and features,
adjoining or facing structures in the vicinity, and other applicable provisions of these regulations,
including density, setback, height and buffering requirements. To ensure that development is
designed in a manner that is consistent with the existing and desired character of the district within
which it is located, the following general standards shall apply as specified for particular district:
Industrial Zoning Districts
Subdivisions within the Industrial Districts shall be designed and configured to avoid undue adverse
impacts to existing natural resources. Lots adjacent to residential zoning districts shall maintain a
buffer to ease the transition from industrial uses to residential uses. Subdivisions in this district also
shall be designed to incorporate, extend, or connect to existing roads, sidewalks and utility corridors.
Sidewalks, pedestrian facilities, bike facilities shall be provided where physically feasible; and new
roads in these districts shall be designed to maximize pedestrian and bicycle safety and circulation.
Parking shall be placed behind budlings to the extent possible.
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Relationship to Standard
The property at 1 Tigan Street is currently developed with a multi-tenant industrial building. The
applicant is proposing to add additional impervious coverage for future parking and storage. No
additional structures are proposed. The added impervious coverage will include stormwater facilities
to handle runoff from the site. The proposal is consistent with other developments in the area which
include industrial developments and residential developments in the Gateway Zoning District.
3.

Vehicle Access

Vehicular access, including road intersections, shall meet applicable City and state access
management and design standards, including those set forth in Section 4.2. Curb cuts and road
intersections shall not create hazards to vehicles, pedestrians or bicyclists on site or on adjoining
roads, sidewalks and pathways. To ensure safety and manage access in a manner that maintains road
capacity the DRB, in consultation with the City or state highway officials may:
a.

Limit the number and size of curb cuts in accordance with Section 4.2.

b.

Require the reduction, consolidation or elimination of noncomplying curb cuts.

c.

For parcels having direct access to more than one road, limit access to a side street or
secondary (less traveled) road.

d.

Require shared access between adjoining properties with compatible uses, to be
installed immediately if similar provision has been made on a contiguous parcel, or to
be contingent upon the development or redevelopment of a contiguous parcel(s).

e.

Require access and driveway redesign as necessary to allow for emergency vehicle
access.

Relationship to Standard
The site currently has one curb cut on Tigan Street and one along Weaver Street. These existing
accesses will be maintained and no changes are proposed. The Weaver Street curb cut is primarily
used by larger vehicles that utilize the loading bays on the south side of the existing building.
4.

Parking, Loading & Service Areas

On-site parking, loading and service areas shall be provided in accordance with the requirements of
Section 4.12, and the following, with particular attention given to pedestrian and vehicular safety:
a.

Parking areas shall be located to the rear or side of the principal building(s), unless
otherwise permitted by the DRB due to site constraints that would prevent reasonable
use of the property or result in unsafe traffic conditions.

Site Plan Review
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b.

Parking areas shall be landscaped to avoid large, uninterrupted paved areas in
accordance with Section 4.12, and screened to minimize their visibility from public
rights-of-way and neighboring properties.

c.

Shared parking and/or driveway connections to parking areas on adjacent properties
with compatible uses, or provisions for future shared parking or driveway connections
to adjoining parcels contingent upon their development or redevelopment, shall be
required where physically feasible. In the event that such connections allow for shared
parking between properties, overall parking requirements may be reduced pursuant to
Section 4.12.

d.

Loading and service areas shall be provided onsite in accordance with Section 4.12, and
shall be adequate to meet the anticipated needs of the use in a manner that does not
interfere with parking, internal circulation, and landscaping. Such areas shall be
located, landscaped, and/or screened to minimize their visibility from public rights-ofway and neighboring properties.

e.

The outdoor storage or display of goods, supplies, vehicles, equipment, machinery or
other materials is prohibited unless specifically approved by the DRB within a
designated area, or as otherwise allowed for a specific use. Secured, covered and
screened areas shall be provided for the collection and on-site storage of trash and
recyclables generated by the proposed development.

Relationship to Standard
The property at 1 Tigan Street currently has approximately 30 parking spaces serving the property.
The proposed project would increase the parking on the site, but will not bring the site into complete
conformance with the City’s minimum parking standards as outlined in Section 4.12. There have
been no issues reported related to parking at this location. Since the use is not changing, there is no
requirement to reevaluate the minimum parking requirements. As a pre-existing non-conforming
site, the parking can remain as is.
5.

Site Circulation

Provision shall be made for adequate and safe onsite vehicular and pedestrian circulation, with
consideration given to the intended use of the property, the location of accesses, buildings, parking
areas, and existing facilities onsite and on adjoining properties in accordance with Sections 4.2 and
4.12.
a.

The site plan shall include clearly marked travel lanes, pedestrian crossings, and
pedestrian paths or sidewalks that connect buildings, parking areas, and adjoining
properties, unless it is determined by the DRB that such facilities are unnecessary to
ensure vehicular and pedestrian safety and convenience.

b.

The site plan shall incorporate sidewalks, recreation paths, proposed rights-of-way and
related infrastructure improvements identified in duly adopted municipal improvement
plans (e.g., sidewalk or streetscape plans), capital budgets or programs.
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Relationship to Standard
No changes are proposed to the site circulation. The site will continue to be accessed by a curb cut
on Tigan Street and a curb cut on Weaver Street.
6.

Outdoor Lighting

Outdoor lighting installations shall meet the requirements of Section 4.10. The DRB may require the
submission of an outdoor lighting plan, prepared by a qualified engineer or lighting expert, for projects
determined by the DRB to pose a potential for significant off-site lighting impact due to the number,
location and/or intensity of proposed lighting fixtures.
Relationship to Standard
No new site lighting is proposed with this project. The DRB may request additional lighting be
provided, however none is required at this time.
7.

Stormwater Management and Erosion Control

Temporary and permanent stormwater management and erosion control measures shall be used
during all phases of development as necessary to minimize surface runoff and erosion, protect water
quality, and to avoid damage to downstream properties and infrastructure in conformance with
Section 4.15.
Relationship to Standard
The addition of the parking and storage area necessitates improvements to the stormwater collection
and conveyance. A new stormwater basin is proposed on the southwest corner of the lot. This basin
includes capture for the proposed parking and storage area and grading is proposed to ensure any
runoff will be captured in this new basin. There is also rock armoring proposed in conjunction with
the new stormwater basin.
8.

Landscaping and Screening

Landscaping and screening shall be provided in accordance with Section 4.7.
Relationship to Standard
1 Tigan Street is located in the Industrial Zoning District. All the properties that abut 1 Tigan Street
are either in the Industrial Zoning District or Gateway Zoning District. As such, the landscaping
requirements of Section 4.7 do not apply.
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Conclusion/Recommended Action
The Development Review Board should review the above information and the documents included
with the application and discuss any changes to the site plan that may be necessary. This review and
any comments or additional information requests should be focused specifically on the site plan. The
DRB should also determine if future reviews can be addressed by staff or need to come back to the
DRB for consideration. Based on Staff’s review, the following items have been noted for inclusion on
a revised site plan submission:
1.

Update the site plan as necessary to include any proposed landscaping or screening associated
with the new parking and storage area

2.

Update site plans or include information on any proposed lighting for the proposed parking
and storage area.

3.

Coordinate with the Department of Public Works on any new utility connections including
water, wastewater, and stormwater.

4.

Ensure any outdoor storage is consistent with the requirements of Section 4.11.

October 18, 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:

1 Tigan Street – Addition of Gravel Storage Parking

Dear Board Members,
JNF, LLC (“Applicant”) is pleased to present the enclosed Site Plan permit application (“Application”)
for a proposed gravel storage parking addition to 1 Tigan Street in the Industrial Zone. The addition
will increase the square footage of the parking area by ±3,840 s.f.
A lot of the criteria outline in section 6.6 of the Winooski ULUDR, will not be affected by this small
project. Most of the existing site plan will remain unchanged. There are no proposed alterations to
the existing building. The project area is hidden from most viewpoints because it is in the rear of the
parcel, close to other parcels within the industrial park. The project is an extension of an existing
parking area, it should have little to no affect the use or the character of the parcel. Vehicular
circulation is also unaffected as the additional gravel storage parking is far away from the center of
vehicle circulation. All the city setbacks, car parking, lighting, building access, loading access, utility
connections, utility use, and height restrictions remain unchanged.
In addition to permitting with the Winooski DRB, the project will also need to pursue an Act 250
permit (4C0235 and multiple amendments) and an amendment to the State Operational
Stormwater Discharge Permit (“SW Permit”).
Stormwater and construction stormwater are the areas within Section 6.6 of the Winooski ULUDR
which will be affected as part of this project. The increase in impervious surface on site will require
the project to make a revision to the existing SW Permit. The existing system, which is shared by
many of the parcels within the industrial park, has reached the limit of what it can effectively treat
and contain based on State of Vermont Stormwater Standards. For this reason, all the new
impervious surface must be treated and contained to State standards on the project site. In general
terms, the stormwater leaving the proposed site will be less than or equal to the stormwater which
currently leaves the site. This project will not meet the threshold for a State of Vermont
Construction Stormwater discharge permit. However, the Contractor will be instructed to install
construction stormwater best management practices (BMPs) and to follow the State of Vermont
Low Risk Stormwater Handbook.

The project will be removing some vegetation along the property line with the neighboring
properties to the south. These properties are within the gateway district zoning and therefore do
not require the increased 50’ setback. The project will leave as much existing vegetation as possible
and is willing to install landscaping if the Board feels it is necessary.
The project will also result in a slight increase in site coverage. This increase will be from
approximately 63% to approximately 68%. This is still less than the allowable 70% on site within the
industrial zoning district.
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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EXISTING GRADE CONTOUR
LINES (5 FOOT INTERVALS)
EXISTING GRADE CONTOUR
LINES (1 FOOT INTERVALS)

PROPOSED GRADE CONTOUR
LINES (5 FOOT INTERVALS)
PROPOSED GRADE CONTOUR
LINES (1 FOOT INTERVALS)

1.

ASPECTS OF PLAN ARE APPROXIMATE AND
DERIVED FROM AERIAL PHOTOGRAPHY.

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).

PROPOSED STORM
LINE/MANHOLE/BASIN
3.

APPROXIMATE PROPERTY LINES
EXISTING CHAIN LINK FENCE
EXISTING SEWER
LINE/MANHOLE
EXISTING STORM
UNDERDRAIN
EXISTING STORM
LINE/MANHOLE/BASIN
EXISTING UNDERGROUND
COMMUNICATIONS

4.

EXISTING
UNDERGROUND POWER
EXISTING WATER
LINE/HYDRANT/VALVE/SHUTOFF
EXISTING UNDERGROUND
GAS SYSTEMS

CALCULATIONS:

5.

UNDERGROUND UTILITIES AND PERIMETER
PROPERTY LINE INFORMATION SHOWN ON
THIS PLAN ARE BASED ON AN INCOMPLETE
PLAN BY FITZPATRICK-LLEWELLYN
INCORPORATED PROVIDED BY THE OWNER.
EXISTING GROUND CONTOUR ELEVATIONS
ARE BASED 2014 STATE OF VERMONT LiDAR
AND FIELD SURVEY BY KREBS AND LANSING
IN THE SPRING OF 2022. KREBS AND
LANSING SURVEYED ONLY AREA AROUND
THE PROPOSED PROJECT.
UTILITIES ARE NOT WARRANTED TO BE
COMPLETE OR ACCURATE, CONTRACTOR
SHALL CONTACT DIG SAFE BEFORE
BEGINNING ANY EXCAVATION.

JNF Holdings,
LLC

EXISTING CONDITIONS:
· BUILDING COVERAGE: ±19,520 S.F. (0.45 ACRES) (23.5%)
· OVERALL IMPERVIOUS: ±52,050 S.F. (1.19 ACRES) (62.8%)
· ±26 PARKING SPOTS
PROPOSED CONDITIONS:
· BUILDING COVERAGE: ±19,520 S.F. (0.45 ACRES) (23.5%)
· OVERALL IMPERVIOUS: ±55,890 S.F. (1.28 ACRES) (67.4%)
· ±26 PARKING SPOTS

1 Tigan Street
Winooski, Vermont

LOT COVERAGE:
Existing Parcel

82,830 sf

Existing Building
Existing Pavement/Concrete
Existing Covered

19,520 sf
32,530 sf
52,050 sf

23.5%
39.3%
62.8%

Proposed Gravel Parking

3,840 sf

4.6%

Proposed Covered

55,890 sf

67.4%

164 Main Street, Suite 201
Colchester, Vermont 05446

P: (802) 878-0375
www.krebsandlansing.com

ISSUED FOR PERMIT REVIEW
NOT FOR CONSTRUCTION

THIS IS IN NO WAY A BOUNDARY SURVEY.
PROPERTY LINES SHOWN ON THIS PLAN
ARE FROM TAX MAP INFORMATION
PROVIDED BY THE TOWN. PROPERTY LINES
HAVE BEEN ADJUSTED BASE ON
MONUMENTATION FOUND IN THE FIELD AND
EVIDENCE IN AERIAL PHOTOGRAPHY.

OWNER/APPLICANT :
JNF Holdings, LLC
326 College Street
Burlington, Vermont
PROPERTY INFORMATION:
Address: 1 Tigan Street
Parcel ID: TI001
SPAN: 774-246-11503
Area: 1.9 Acres
Zoning: Industrial (I)
Setbacks:
Front: 10'
Rear: 10'
Side: 10'
Max. Building Height: 35'
Total Lot Coverage: 70%

STAMP:

Direct runoff to new catch basin
10' Setbacks. Typ. all sides

Edge of new gravel storage parking. See Structural drawings for fill material and placement
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November 3, 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:

205 West Allen Street – Proposed Planned Unit Development

Dear Board Members,
802 Development LLC (“Applicant”) is pleased to present the enclosed Sketch Plan permit for a
proposed planned unit development at the above mentioned existing property. The property is
currently a single family home on approximately 0.25 acres with 105’ to 110’ of frontage along West
Allen Street. The project will look to develop the property with two additional dwelling units. All
three dwelling units will be separate buildings with 3-4bedrooms each. The older building will
remain and will be retrofitted/revitalized to create an updated dwelling unit. The other two
buildings will be new construction. An additional option the project team is investigating is placing the
homes in a condominium form of ownership under the Uniform Common Interest Ownership Act. This
will allow for individual sale of the building footprints and set up and homeowner’s association (HOA) to
maintaining common land, some shared utilities, and the shared access.
When the property was originally purchased the intent was to subdivide the property to allow for
further development. However, after preliminary review of the property, it seems the City record of
the size of the parcel was incorrect. In the grand list the property is listed as 0.40 acres but from our
preliminary review it seems to be closer to 0.25 to 0.26 acres. The reduction in property size will not
allow the property to be subdivided while still meeting the subdivision minimum lot size
requirement. Due to this discrepancy, the project team was tasked with finding alternative ways to
develop the property and discover a way to provide a unique homeownership/rental opportunity to
the community.
Creating a Planned Unit Development community is what the project team has decided to pursue.
This will be limited to three dwelling units total on the site per regulations. However, all three of the
dwelling units will be standalone structures and meet the definition of “primary structure”. Each
dwelling unit will be 3-4 bedroom meeting the City’s “Priority Housing Incentive” for bedroom
count. The proposed plan will allow for development of all three homes while meeting the coverage
requirements, setback requirements, a single curb cut, and parking requirements. At this time, we
have not identified any waivers needed for the proposed project installation.
Per City regulations a PUD is also classified as a subdivision and therefore must meet the standards
of a subdivision. We feel this project meets all standards outlined in the Winooski ULUDR.
Additional information is provided below.



















Development Density – This project will result in a total of three dwelling units on the
property. This is the maximum number of dwelling units on a property within the
Residential C Zoning District. This project will not exceed the City’s density requirements.
Existing Site Conditions – This project is on a relatively flat piece of property, the majority of
with is used as lawn/recreational use for the existing home. The home which was built in
the early 1900s is proposed to remain. It is not a historically registered home but has existed
in this neighborhood since its creation. The project plans to update/upgrade the home but
leave the general look and outside structure the same. We also feel this oversized lot has
left a void in the existing streetscape along West Allen Street. This project will fill that void
providing consistency to the streetscape along West Allen Street.
Winooski Municipal Development Plan & Regulations – This project is not a subdivision in
its true meaning. We will not be dividing the property. What is proposed is a increase in
residential density on an existing property within walking distance of downtown. We feel
this project is meeting Winooski’s goal for increase housing and housing unit density,
specifically within close proximity to downtown. The project also plans to work closely with
Winooski to meet all additional standards, requirements, and regulations.
District Settlement Patters – This project is in an existing dense residential neighborhood.
Some of the properties in this neighborhood already are smaller than the minimum
required for subdivision. This project will have the homes oriented in a different way but the
density and proximity of the homes on the property will match others on West Allen.
Lot Layout – In this project case the layout of the homes is more appropriate to discuss.
The houses were laid out to accommodate a single curb cut and shared access and parking.
This reduces impervious and allows for common grassed space as well as private grassed
space. The project has not determined a use for the common land but would like to leave
much of it grassed for residence to decide.
Building Envelope – As mentioned above the layout is preliminarily designed to limit sprawl
and reduce impervious. The access and parking are connected with the buildings clustered
close together but with space on the outside against the property lines. Again, an additional
option the project team is investigating is placing the homes in a condominium form of
ownership under the Uniform Common Interest Ownership Act.
Survey Monuments – This is not a formal boundary survey; we are unsure if a boundary
survey will be necessary or required. There will not be a need for new survey
monumentation because the project is not generating new parcels. If the project team
decides to pursue the condominium form of ownership, we know a boundary survey and
condominium plat will be required.
Landscaping and Screening – As shown on the preliminary plan the project intends to install
a perimeter fence along the property line. This should provide screening from the neighbors
and match many properties on West Allen Street.
Energy Conservation – Simply bringing the existing home up to date with respects to
utilities and installation will reduce energy use. The new buildings will incorporate updated
heating, electrical, and water systems which will also reduce energy use. The project is
sharing access and parking which is reducing impervious sprawl.
Common Open Areas – Described in the above sections. Project will have minimal common
open space but will leave use to the tenants who live onsite.







Stormwater Management and Erosion Control – The soils onsite are very sandy and can be
used for infiltration. We will work with the roadway pitch and roof downspouts to infiltrate
as much as possible onsite.
Access Driveways, Driveways, and Development Road – This does not necessarily apply to
this project because the access and driveway will be one. This is not a proposed road. We
fell this access meets all City requirements.
Improvements – This neighborhood is existing, and the project should have little effect on
the existing City infrastructure. There will be temporary disturbances during construction as
the project connects to water, sewer, communications, electricity, possible gas, and moves
the curb cut onto West Allen Street.
911 Addresses – Because this will only have one curb cut the project will still be 205 West
Allen Street. Each building will have a separate unit identification.

Planned Unit Developments (PUDs) have further regulations and requirements. Some of these
items are outlined below.
1. The proposed PUD is in a residentially zoned area. The PUD only proposes residential use.
2. As outlined in the last section we feel this proposed project meets the City of Winooski’s
plans to provide dense housing close to downtown with dwelling units that have three or
more bedrooms.
3. We have outlined above how the PUD will meet Subdivision standards.
4. All the items in this standard are outlined in the information above.
5. We are interested in discussing how this project will meet this criterion. We feel that the
introduction of new multibedroom dwelling units is a public improvement.
6. We do not expect multiple phases for this project because of the proximity of the proposed
homes. It makes more sense to construct the entire project in one construction season. The
only step the property owners may take prior to this project’s major construction would be
upgrading and renovating the existing home.
7. We do not currently see any waivers which this project will require.
8. There is no public infrastructure for this project. There will be minor disturbances to existing
infrastructure during construction to connect to all the public utilities.
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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205 WEST
ALLEN
STREET

IRON PIPE / CONCRETE
MONUNMENT FOUND
SURVEY CONTROL POINT
EXISTING SIGN
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Winooski, Vermont

APPROXIMATE PROPERTY LINES
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EXISTING GAS LINE/VALVE
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EXISTING OVERHEAD
ELECTRIC LINE/POWER POLE
EXISTING
UNDERGROUND POWER
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164 Main Street, Suite 201
Colchester, Vermont 05446

P: (802) 878-0375
www.krebsandlansing.com

ISSUED FOR CLIENT REVIEW
NOT FOR CONSTRUCTION
CLIENT:
802 Development, LLC
21 Lindenwood Drive
South Burlington, Vermont 05403

PROPERTY INFORMATION:
205 West Allen Street - WA205
SPAN: 774-246-11568
Area:11,000 s.f. (0.25 Acres)
Zoning: Residential C (RC)
PUD Setback: 15'
Maximum Building Height: 35' (P&A)
Density: 3 DU per lot
Maximum Lot Coverage (LC):50%
Proposed LC = ±4,800 s.f. (43.6%)
Minimum Frontage: 50'
Minimum Lot Size: 7,500 s.f.

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.

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 2014 STATE OF VERMONT
LIDAR.

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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164 Main Street, Suite 201
Colchester, Vermont 05446

P: (802) 878-0375
www.krebsandlansing.com

ISSUED FOR CLIENT REVIEW
NOT FOR CONSTRUCTION
CLIENT:
802 Development, LLC
21 Lindenwood Drive
South Burlington, Vermont 05403
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PROPERTY INFORMATION:
205 West Allen Street - WA205
SPAN: 774-246-11568
Area:11,000 s.f. (0.25 Acres)
Zoning: Residential C (RC)
PUD Setback: 15'
Maximum Building Height: 35' (P&A)
Density: 3 DU per lot
Maximum Lot Coverage (LC):50%
Proposed LC = ±4,800 s.f. (43.6%)
Minimum Frontage: 50'
Minimum Lot Size: 7,500 s.f.

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.

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 2014 STATE OF VERMONT
LIDAR.

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.
STAMP:

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.
3 UNITS * 2.0 SPACE/UNIT = 6 SPACES
PROJECT HAS ONSITE 6 SPACES ON SITE.
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