


 Brattleboro Design Review Committee 
June 12, 2020
Minutes

Members: Barbara George, Robin Sweetapple, Maya Hasegawa
Staff: Sue Fillion, Brian Bannon
Applicants: Martha Ratcliffe, Jeremy Toal Scott Bengar, Leesette Bengar
Public: Nora Dissinger

1. Call to Order
M. Hasegawa called the meeting to order at 1:00 p.m.

2. Review and Approve Minutes of previous meeting. 
R. Sweetapple moved approval of the November 26, 2019 minutes with edit; B. George seconded. Approved 3-0.
 
Review of Development Proposals  
 
a. M&S Development; Urban Center District, Downtown Historic District; Request for exterior modifications to 47 Flat Street; Tax Map Parcel  275462.000 

Jeremy Toal, architect, noted the building is in the Downtown Historic District and is a contributing structure. He says that they plan to have it listed on the National Register and are currently going through that process. The building is a 4-story brick warehouse built around 1900. It was originally built to be 3 stories and then the 4th was added. They plan is to have commercial coworking on the first floor and 15 affordable housing apartments on the upper floors. 

J. Toal noted that the south and east facades have been deemed most historically relevant. They will attempt to restore as many wood windows as possible. The original wood windows will be maintained, and insulated storms added to the inside. The existing masonry openings on the north and west elevations will have new windows put in that look similar to the other windows. There will also be new masonry openings that will have new code compliant, energy efficient windows installed. J. Toal advised that the windows on the first floor of Flat Street will remain the large, storefront windows to allow for visibility into the space and to help activate the street. The primary entrance shifts to the east elevation and a handicapped ramp and covered entrance will be installed. The Flat Street first floor door will be to exit the co-working space only. The large openings on the upper floors of the east elevation will remain and being developed. These openings are historic.

J. Toal advised that a mechanical penthouse will be added to the roof and an addition on the north elevation that will have first floor offices, and a stair tower for a second means of egress for the upper floors. The loading dock will be removed. The addition will be fiber cement board, similar to the Snow Block. The historic approach is to not make the addition look old and use materials that are complimentary. The penthouse will be dark and either cement board, vertical siding. The penthouse and addition will have standing seam roofs. J. Toal stated that, though the building is outside of the Special Flood Hazard Area, they will do some floodproofing in the basement. 

There was a discussion of the windows. The new windows will not have mullions, per the NPS guidance to differentiate. 

B. George expressed concern over the stair tower and wondered if something else had been explored rather than replicating the window pattern into the blank wall on the west elevation.  Regarding the stair tower, she felt that the preferred preservation approach would be to make it transparent, and not blocky. A transparent or open stair would minimize the addition. She said that there are other brick buildings around it, and it is very crowded in the rear. 

R. Sweetapple noted she understood the choices given the finances but also felt that the double hung windows on the west elevation were a missed opportunity. She also noted that Emerson’s is behind the stair tower and it will just be a blank wall.

M. Hasegawa also expressed concern with the new windows on the west elevation, noting that it looks unbalanced with the 2 different types of windows. There is such a stark difference. J. Toal noted that there is a balance between the units. R. Sweetapple said that it is an issue of weight on the façade. She said that keeping it simple is important  	

J. Toal advised that he worked with a historic consultant. The recommendation was to keep the rhythm of the window openings. He advised that the discusses having an open stair, but maintenance and security issues made that not desirable. 

B. George said that the new windows pattern is very residential. She also suggested that the height of the stair tower on the 5th floor should not be so tall. She felt that it was out of scale. J. Toal responded that it was the owner’s preference to have a full stair to the roof. The elevator penthouse will not be visible. 

B. George said that she would like to see what the National Park Service says. There was a discussion of the fact that this was an affordable housing projects and some choices are dictated by cost. B. George pointed out that the purpose of Historic Tax Credits is to get money to do the right thing.

There was a discussion about accessing the roof in a different way than bringing it up past the roof. J. Toal spoke to OSHA rules and needing to have guardrails if it was just going to be a small doghouse/roof hatch. He said it would be visible and not attractive. They decided on a nicely sided penthouse as the best approach. J. Toal advised that they could look at the windows in the stair tower.

R. Sweetapple advised that she liked changing the main entrance to the east elevation. J. Toal said that the plan for the empty space between this building and the Snow Block is to have a park.

The DRC discussed whether to make a motion. It was not clear whether things might change based on review by Caitlin Corkins at the State. B. George said that she trusts that the design will not get more clunky. 

B. George made a motion to approve the basic scheme as presented and to let the DRC know if they make changes or revisions to the west façade and stair tower. Regarding the recommendation letter, the DRC agreed that it should say that they approve the facades as presented with recommendations to the west façade and stair tower.
 
b.	2020-54 Andrew Shapiro for 100 Canal Street Properties, LLC; Mixed Use Neighborhood 
District, Canal Clark Historic District; request to demolish a garage at 100 Clark St., Tax Map Parcel 325110.000 
Applicant was not present. There was discussion about demolition. Section 129.C addresses demolition. N. Dissinger advised that demolition of contributing structure can be approved by the DRB if the rehabilitation costs would cause undue financial hardship or demolition plan is part of a redevelopment plan that provides clear and substantial community benefits. She noted that there was lack of evidence submitted. S. Fillion advised that It was noted that this was a 1925 garage that was considered contributing on the National Register listing. Staff noted that it appears the applicant has already demolished the structure. It was agreed that this would become an enforcement for the Planning Services Department. 

Conceptual Discussion 
 
a. 	Scott Bengar, Proposed exterior modifications at 30 Horton Pace; Tax Map Parcel 325175.000. 
	S. Bengar presented what he would like to do to the property, noting that he was hoping for some feedback before hiring an architect. He would like to put 2 gables on the front, maintaining it as a cape. He was also like a shed dormer on the rear so there is more room to stand in the bedroom. 
	R. Sweetapple asked about the exterior stairs from the second floor. S. Bengar said they are for his own privacy. 

	B. George said that she has no issues with the gables or dormers as they are typical additions to a cape. She said it is difficult to tell on the second story addition. She said that it should be taller than the existing roof. S. Bengar noted that the existing roof is so small. It needs to be taller to have a full 7 ft ceiling. 
	There was a discussion of the windows and a discussion of the slate roof and its valuable. B. George advised that it should be repaired rather than replaced. 
	The DRC advised that once he has plans, he will need to come back before the committee. S. Fillion advised that the Planning Department will share some information on guidelines, and land use language that can be shared with the architect so that person knows what they will look at when the design is reviewed. 
Administrative Matters and New Business  
 
B. George noted that the organization Strong Towns is promoting missing middle housing, the middle housing gap that allows for denser housing than just single-family homes. S. Fillion advised that the Planning Commission is discussing ways they can change the land use regulations to make it easier to build this type of housing. 

B. George advised that she also found an organization that trains people to become a small developer. She will send links to the organizations.
 
R. Sweetapple moved adjournment at 2:49 pm.  






