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January 24, 2025 

 

48 South Main Street – Development Narrative 

 
Existing building: 

 

The building owner, Maple Corner Investments, LLC is requesting permission to demolish the existing building 

per zoning regulation sections 10.7A and 10.7B. 

The existing building is listed as non-contributing under the National Register of Historic Places. We have 

attached a copy of this for the record. 

We have attached a memorandum from John Higgins with Artisan Engineering outlining the condition of the 

existing building and recommending demolition of the existing building and foundation. 

A recent fire alarm in upper apartment required Stowe FD personnel to access the space and they retreated in 

fear of floor collapse. 

We have attached photo documentation of the existing conditions. 

 

Proposed building: 

 

The plan for the new building is mixed use with parking in the existing location that maintains the current curb 

cut at South Main Street. 

The current program for the new building is retail/mercantile at the main level, mercantile with single apartment 

at second level, and a single apartment at upper level.  The building is planned to have a full basement with 

storage and mechanical spaces. 

 

Requested waivers: 

 

We are requesting a building height waiver to 35 feet for the third floor per zoning regulation section 10.9(1). 

To meet zoning requirements for this waiver, the upper level is set back on the South Main St. side, the building 

will provide covered parking, the building will be mixed-use, and the building will provide year-round housing.  

We are requesting a sideyard setback waiver on the West side to provide a structure for vehicle parking.  

We are requesting a frontyard setback waiver on the South Main Street side to provide a covered canopy for the 

main entry at the main level in accordance with build-to line per zoning regulation section 10.10(1).  

We are requesting to balance the existing nonconforming footprint at the North side of the building and 

extending a shallow covered porch to the property line with the existing septic easement acting as building 

setback protecting from future development in this zone. 
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ZONING TABLE
ZONING DISTRICT: VC-10
FRONTYARD SETBACK: 10'
SIDEYARD SETBACK:     10'
REARYARD SETBACK:   10'
MAX. BLDG COVERAGE: 50%
MAX. BLDG HEIGHT: 28'/35'

* PROPERTY IS IN STOWE HISTORIC
  OVERLAY DISTRICT (SHOD)

THIS IS NOT A BOUNDARY SURVEY
PROPERTY LINES SHOWN ARE APPROXIMATE ONLY AND WERE
NOT SURVEYED BY THIS OFFICE. THEY ARE BASED ON PREVIOUS
MAPS AND SOME EVIDENCE FOUND IN THE FIELD.

DATUM
THE CONTOURS AND BENCHMARK ON THIS PLAN ARE BASED
UPON GPS DERIVED ELEVATIONS OBSERVED ON SITE ON 03/04/21
AND ARE ON THE NAVD 88 DATUM.

LEGEND

COVERED
PARKING

PROPOSED
BUILDING

PARKING REQUIREMENTS FOR 48 SOUTH MAIN PROJECT
* VC-10 ZONING DISTRICT IS CONSIDERED VILLAGE PARKING AREA AND
PARKING REQUIREMENTS ARE REDUCED BY 50% (SECTION 15.3-ITEM #3)

RESIDENTIAL UNIT

EMPLOYEES

RETAIL/ OFFICE

=   1 SPACE

=   0.5 SPACES FOR EACH EMPLOYEE

=   1 SPACE FOR EVERY 600 SF OF GROSS FLOOR AREA
     (EXCLUDED STROAGE) - NO LESS THAN 1.5 SPACES

SPACES REQUIRED =   10   (2 APARTMENTS +  3,400 ± SF RETAIL SPACE + 4 EMPLOYEES
SPACES PROVIDED =   10   (5 ON-SITE  +  5  SHARED DEEDED OFF SITE)

DENSITY TABLE
ZONING DISTRICT: VC-10

1 SINGLE FAMILY RESIDENCE ALLOWED PER 10,000 SF LOT AREA

1 RESIDENTIAL UNIT WITHIN A DUPLEX MULTI FAMILY RESIDENTIAL
ALLOWED PER 2,500 SF LOT AREA

1 LODGING UNIT ALLOWED PER 1,000 SF LOT AREA

LOT SIZE = 6,100 ± SF (0.14 ACRES)

NUMBER OF UNITS PROPOSED = 2 (5,000 SF LOT AREA REQUIRED)

MASTER PARKING TABLE

55 MOUNTAIN ROAD: 8 REQUIRED
1 APARTMENT : 1 SPACE

2,500 SF RETAIL: 5 SPACES
4 EMPLOYEES: 2 SPACES

57 MOUNTAIN ROAD: 5 REQUIRED
1,500 SF RETAIL: 3 SPACES
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59 MOUNTAIN ROAD: 6 REQUIRED
2 APARTMENTS: 2 SPACES

780 SF RETAIL: 2 SPACES
2 EMPLOYEES: 2 SPACES

48 SOUTH MAIN STREET: 10 REQUIRED
2 APARTMENTS: 2 SPACES
3,400 SF RETAIL: 6 SPACES

4 EMPLOYEES: 2 SPACES

32 SOUTH MAIN STREET: 4 SPACES
4 SPACES BY DEED

TOTAL SPACES REQUIRED - 33
TOTAL SPACED PROVIDED - 35
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MEMORANDUM 
  

Date: August 15, 2024  Artisan Project # 24244   

To: Kelley Osgood 
Voansky Architecture and Interiors Studio 
135 Luce Hill Rd 
Stowe, VT 05672 
 

  

From: John P. Higgins, PE   

Subject: 48 South Main Street  
Existing Conditions Statement   

  

 
At your request, we performed a site visit to the subject property on June 4, 2024.  
 
While on site, we reviewed the existing conditions as could be readily seen, no selective 
demolition was performed.  
 
The existing structure is a two-story faux timber frame building, used as a restaurant on the first 
floor and residential units on the 2nd floor. The basement level contains utilities and storage.  
 
Basement/Foundation: 

▪ The basement floor is partially dirt and various slabs on grade.  
▪ The foundation walls are a combination of stacked and mortared stone and 

poured concrete. 
▪ There are locations of bulging stonework, and various repairs over the years. 
▪ There are places where entire foundations walls have been cut out to create 

access to additions leaving the foundation unstable/unsafe and the floor above 
mostly unsupported. 

 
First Floor Framing: 

▪ The first-floor framing under the restaurant is a variety of undersized and shored 
timber beams and joists. 

▪ Temporary jack posts have been installed to shore up the undersized framing 
with a variety of steel and wood material used in a hap hazard manner. 

▪ Visual inspection leads us to believe this does not come close to meeting the live 
loads required for restaurant use. 

▪ Moisture levels in the basement are high and there are visible signs of decay, 
and we would assume that the majority of the framing would need to be removed 
or supported to achieve appropriate live load capacity. 

▪ The back half of the building appears to be an addition and is assumed to be slab 
on grade.  
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Second Floor Framing: 
▪ The second-floor framing is framed over the restaurant with rough sawn timbers 

and has been reworked and spliced with a variety of renovations and steel 
saddles that do not make structural or visual sense. 

▪ The other areas are concealed but show significant deflections indicating their 
inability to support the residential loads above. 

 
Roof Framing: 

▪ The roof framing was generally unable to be observed. 
▪ Significant deflections and bowing of the roof framing joists were observed. 
▪ Differential settling of the dormers (tipping) indicate undersized or broken 

members with incomplete load paths for the framing. 
 

In our opinion, the complete structure will require a gut rehab to expose the framing to 
determine actual capacities.  Which in turn, in our opinion, will ultimately lead to a full framing 
overhaul including sistering members, new foundation elements, bearing walls, and columns 
and beams to carry the appropriate loads.   
 
We recommend demolition of the structure and foundations in total, due to the fact that 
addressing the full spectrum of safety issues will be extremely invasive and, in many cases, 
impossible given the state of the existing structure. 
 
If you have questions or require further clarifications, please contact our office. 
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