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Staff Report 
To:  Development Review Board  
From:  Maya Balassa, CCRPC Planner 
Meeting Date: July 16, 2026 
Subject:  Historic Preservation Review of Exterior Alterations (stairs, window, and patio) 
File:    SP 5. 2026 
  
PROJECT DESCRIPTION: The Applicant is proposing to remove the side deck and replace with pavers, replace 
two windows on the first floor, and replace the exterior stairs on the carriage house within the Historic 
Preservation Overlay. 
 
  
EXISTING CONDITIONS AND GENERAL INFORMATION  
Project Location  26 & 28 Pearl Street, Essex Junction, VT 05452  
Lot Size  15,681 square feet 
Lot Frontage  91 feet 
Existing Land Use  Residential 
Surrounding Land Use  Residential  
Zoning District  Residential Office (RO) & Residential 2 (R2) 
Minimum Lot Size  7,500 square feet (RO); 7,500 square feet (R2) 
  
  
SECTION 620: DESIGN REVIEW OVERLAY DISTRICT 
 

B.  Applicability 
“The design review standards in Section 620.D. are applicable to any new construction, proposed 
additions, demolition or reconstruction of existing buildings within the Design Review and Historic 
Preservation Overlay District. Regular maintenance, exterior alterations and change of use are exempt.” 

 
The proposed changes does not entail demolition, new construction or additions to existing buildings.  Exterior 
alterations are expressly exempt from review under Section 620 standards. 
 
 
SECTION 621: HISTORIC PRESERVATION OVERLAY DISTRICT   
 

1. Purpose 
The purpose of the Historic Preservation Overlay District is to expand the historic 
preservation standards used in the Village Center District into the trunk routes of Main Street, Lincoln 
Street, Pearl Street, Park Street and Maple Street as called for in the Comprehensive Plan; thereby 
recognizing the economic importance and unique historic qualities of the existing buildings and 
neighborhoods. The purpose of these standards is to: 

1. Protect those buildings listed or eligible for the State or Federal Register of Historic Places while 
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accommodating new and appropriate infill and redevelopment supporting increased density and 
multi-modal development. 
2. Enable infill and redevelopment that brings opportunities to protect existing historic resources 
and provide new sources of architectural and urban design for the 21st century while increasing 
density, activity and economic opportunity. 

 
The residential building at 26 & 28 Pearl Street is listed in the State Register of Historic Places. 
 

2. Applicability 
The Development Review Board may deny approval of a proposed development or modification of a 
structure if it determines that the intent of this Section has not been met. Accordingly:  

1. Historic Preservation review from the Development Review Board will be conducted in 
conjunction with subdivision or site plan approval. If subdivision or site plan review is not 
otherwise required, design review shall be conducted in accordance with site plan review 
procedures under Section 502 or Section 503. All reviews shall be conducted at a public meeting.  
2. Nothing in these Historic Preservation standards shall be construed to prevent the ordinary 
maintenance or repair of any exterior architectural feature in the district, which does not involve a 
change in the design, material, color or the outward appearance of the feature.  
3. The review of plans under this Section by the Development Review Board requires the 
submission of information listed in Section 502 or Section 503 along with building elevations, a 
description of materials to be used on the exterior of any structure, plans for exterior lighting, 
signs, drainage and snow removal, and photographs of existing structures and adjacent buildings 
if applicable. The Development Review Board may require additional information and 
documentation, as it deems necessary including 3D drawings and/or models of the proposal to 
assist in understanding the fundamental design elements and important spatial relationships.  
4. Should the Development Review Board deem it necessary to employ an architect or other 
qualified individual to review any development proposal, the cost of employing such an individual 
shall be borne by the applicant. 

 
The proposed renovations do not otherwise require subdivision or site plan review; therefore, they are being 
reviewed by the DRB with the Historic Preservation standards. The Applicant has submitted images of the 
existing structure and the areas under review. The Applicant has not submitted the details of the materials 
proposed to be used for the three replacements/alternations.  
 

 
3. Historic Preservation Standards (Section 621.D.) 

The Development Review Board shall review applicable development applications in the Historic Protection 
Overlay District for compliance with the criteria listed below and in accordance with the character of the 
underlying district as defined by the Essex Junction Comprehensive Plan. Staff will review the applicant’s 
proposal and provide guidance as to what the Development Review Board will expect with historic structures. 
The following Secretary of the Interiors Standards for the Rehabilitation of Historic Structures shall apply: 
 

1. An existing property shall be used for its historic purpose or be placed in a new use that required 
minimal change to the defining characteristics of the building and its site and environment.  
 

The site is currently residential and proposed to remain a residential use. This standard is found to be met.  
 

2. The historic character of the property shall be retained and preserved. The removal of historic 
materials or alternation of features and spaces that characterize a property shall be avoided. 

 
The proposed renovations retain and preserve the historic character. This standard is found to be met. 
 



 
 

Page 3 of 5 
 

3. Each property shall be recognized as a physical record of its time, place, and use. Changes that create 
a false sense of historical development, such as adding conjectural features or architectural elements 
from other buildings, shall not be undertaken. 

 
The only material change proposed is the removal of the porch and addition of pavers. Staff do not find that 
the proposed pavers create a false sense of historical development. The existing porch is on the side of the 
building. This standard is found to be met.  
 

4. Most properties change over time; those changes that have acquired historic significance in their own 
right shall be retained and preserved. 

 
Not applicable.  
 

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship that 
characterize a property shall be preserved. 

 
The window frame is being replaced with a similar design. The exterior stairs and side porch are not distinctive 
features detailed in the Historic Sites and Structures Survey from 1990. This standard is found to be met.  
 

6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of 
deterioration requires replacement of a distractive feature, the new feature shall match the old in 
design, color, texture, and other visual qualities and, where possible materials. Replacement of missing 
features shall be substantiated by documentary, physical, or pictorial evidence.  

 
The Applicants are replacing the stairs due to corrosion and will be replacing them with the same aesthetic 
(unpainted, pressure treated wood). The windows are being replaced and resized to account for interior 
renovations (new countertops) with white vinyl. The patio is proposed to have 18-inch stone pavers. This 
standard is found to be met.  
 

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic materials shall 
not be used. The surface cleaning of structures, if appropriate, shall be undertaken. 

 
Not applicable.  
 

8. New additions, exterior alterations, or related new construction shall not destroy historic materials that 
characterize the property. The new work shall be differentiated from the old and shall be compatible 
with the massing, size, scale, and architectural features to protect the historic integrity of the property 
and its environment.  

 
The side porch is not detailed in the Historic Sites and Structures Survey that characterize the property. This 
standard is found to be met.  
 

9. New additions and adjacent or related new construction shall be undertaken in such a manner that if 
removed in the future, the essential form and integrity of the historic property and its environment 
would be unimpaired.  

 
Not applicable.  
 
 
 
HISTORIC SITES AND STRCTURAL SURVEY 
A Historic Sites and Structures Survey completed in The Village of Essex Junction in 1990 detail the features 
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of the building. The document is attached.  
 

  
Figure 1. Images of carriage house and street view of the residence 

 
Figure 2. The Historic Sites and Structures Survey completed in 1990 for 26 Pearl Street. 
 
 
PHOTOGRAPHS OF PROPOSED AREAS OF WORK 
 
The following are photographs, submitted by the Applicant, or the three features proposed to be 
replaced/altered.  
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Figure 3. Images submitted by Applicant of proposed changes 
  
  
RECOMMENDATION 
Staff recommend the DRB approve the proposed changes to 26 & 28 Pearl Street to replace two first floor 
windows, replace the side porch with pavers, and replace the carriage house exterior stairs. Staff find that the 
proposed alterations comply with the historic preservation standards in Section 621 of the Land Development 
Code.  
  
RECOMMENDED MOTION:  
 

1. I move that the Development Review Board approves the replacement of the two first floor windows, 
replacement of the existing side porch with patio pavers, and replacement of the carriage house 
exterior stairs as proposed or discussed. 
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