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C. Photographs 
 

Request 
The applicant requests to appeal an administrative decision that denied the 
removal of original metal windows to be replaced with metal windows of a 
different design.  The Historic Landmark Commission has final approval 
authority. 

Staff Recommendation 
Based on the analysis and findings of this staff report, it is the Planning Staff’s 
opinion that overall the project fails to substantially complies with all of the 
standards of section 21A.34.020G of the Zoning Ordinance that pertain to the 
application ( 2, 3, 5, 6, 8, 9, and 12).  Therefore, Staff recommends the 
following: 

1. That the Historic Landmark Commission denies the removal of original 
metal windows to be replaced with metal windows of a different design 
shown in the plans attached to this staff report as Attachment A.  The 
design fails to match the original in design and other visual qualities and 
would compromise the integrity of the building.  Should the applicant 
represent a metal window configuration that matches the original 
design, staff requests the Commission direct staff to issue a Certificate 
of Appropriateness for the work. 

Options 
The Historic Landmark Commission has the following options regarding this 
proposal: 

1.  The Historic Landmark Commission may approve the proposal by 
finding that the proposal substantially complies with all applicable 
ordinances, design guidelines and adopted policies; 

2.  The Historic Landmark Commission may deny the proposal by finding 
that the proposal does not substantially comply with applicable 
ordinances, design guidelines and adopted policies; or 

3.  The Historic Landmark Commission may table the item and request 
additional information from the applicant and/or staff. 
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VICINITY MAP 
 

 

Background 
 
This building was evaluated through an intensive level survey that was part of the 2006 update of the South 
Temple Historic District Reconnaissance Level Survey originally prepared in 1978 for the National Register 
district nomination.  The historic site form and related material is attached to this staff report as Attachment B.  
The survey update indicates that the historical significance of the South Temple Historic District has expanded 
beyond its initial primarily residential character and the 1880-1920s period of significance set by the 
nomination.  A number of earlier residences have been replaced with office buildings such as this building, and 
apartments.  Thus the South Temple Historic District represents a mix of architectural types and styles including 
modern architecture reflecting different phases of its history.  The updated survey identifies the importance of 
these mid-twentieth century buildings to the historic context of the district and rates this building as 
“contributing”.  The building is notable because of its association with historic patterns related to commerce.  It 
was the second of the three mid-century modern office buildings built on this block face. 
 
The subject site is located on a 0.31 acre site on the north side of South Temple Street at the corner of ‘H’ 
Street.  The brick office building was built in 1960 in a mid-century Modern style that incorporates earlier 
International Style elements such as a flat roof, simple rectangular volume, and smooth wall surfaces.  
Character-defining features of the building include a distinctive stone panel that wraps around the southwest 
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corner of the building, and an off-centered front entrance that is flanked by a strip of metal sash windows that 
vary in width.  The window opening runs to the east and has a sill of header bricks.  An operable casement 
window is located toward the east end and interrupts the mostly uniform window configuration. 
 
The west entrance located on the north end of the building has a walkway with steps leading to dark metal and 
glass doors with sidelights.  Metal casement windows punctuate this elevation.  These openings vary from pairs 
to a set of four and are all situated in the same strip that runs to the south of the entrance.  Windows on the north 
and east elevations match the dark metal color of the western doors and do not appear to be original. 
 
The applicant submitted a window replacement plan for the south elevation on November 5, 2008, which was 
administratively reviewed and denied on the basis that the new design fails to match the original in design and 
other visual qualities, and thus would compromise the integrity of the building.  The applicant was advised to 
submit a proposal for appropriate windows, or request approval of the replacement windows from the Historic 
Landmark Commission.  The applicant chose to seek the Commission’s approval.  The applicant proposes 
dividing the strip window on the primary and south façade into panes of equal width, and maintains that the 
irregularity in the window configuration is not critical to the character of the building. 
 
Not all aluminum windows are of similar quality, performance and long-term durability.  Therefore, window 
replacement was considered by staff because the energy performance of the existing windows may not be 
significantly improved by repair and would not meet the LEED/sustainability objectives of the applicant.   
Dissimilarities among window units throughout the building are also evident and the integration of new 
materials was a goal of the business owner.   
 
Project Description  
The project proposes to reroof the building, replace existing skylights, and replace windows and doors on 
several elevations.  The majority of the work will be handled by staff through the administrative review process.  
As mentioned above, the applicant proposes to divide the strip window on the primary façade into panes of 
equal width and a different size than that of the original. 

Comments 

Public Comments 
No public comment regarding this application has been received. 
 
Project Review 

Analysis and Findings 
2A.34.020(G) Standards for Certificate of Appropriateness for Alteration of a Landmark Site or Contributing 
Structure:  In considering an application for a certificate of appropriateness for alteration of a landmark site or 
contributing structure, the historic landmark commission, or the planning director, for administrative decisions, 
shall find that the project substantially complies with all of the following general standards that pertain to the 
application and that the decision is in the best interest of the city: 
 
1.  A property shall be used for its historic purpose or be used for a purpose that requires minimal change to the 

defining characteristics of the building and its site and environment; 
 

Analysis:  No changes are proposed in the use of the building for business/office purposes. 
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 Finding:  The project is consistent with this standard.  
 
2.  The historic character of a property shall be retained and preserved.  The removal of historic materials or 

alteration of features and spaces that characterize a property shall be avoided; 
 

Analysis:  Windows are one of the most prominent and important character-defining features of a 
building.  The design of surrounding window casings, the dimensions and profile of window sash 
elements and the materials of which they were constructed are thus important elements and deserve 
special consideration in a rehabilitation project.  The Secretary of the Interior Standards for 
Rehabilitation and the City’s adopted design guidelines recommend; respecting the significance of 
original materials and features, repairing and retaining them if reasonably possible and when necessary 
replacing them in kind. 
 
Finding:  The application fails to meet this standard.  The applicant proposes to remove character-
defining materials to provide improved energy efficiency, and replace them with new windows that do 
not convey the same visual appearance of the historic material. 
 

3.  All sites, structures and objects shall be recognized as products of their own time. Alterations that have no 
historical basis and which seek to create a false sense of history or architecture are not allowed; 

 
Analysis:  The metal replacement windows use a size and proportion of window elements that does not 
match the appearance of the original windows. 
 
Finding:  The replacement windows do not meet this standard since they are of a different design than 
the original.  Staff’s recommendation for a different type of window replacement if determined 
necessary that uses the same pane configuration and other design details, is not conjectural, as this 
would reinforce the historic character of the building. 
  

4.  Alterations or additions that have acquired historic significance in their own right shall be retained and 
preserved; 

 
Analysis:  The proposal does not involve any prior alterations or additions to the property. 
 
Finding:  In this case, Standard 4 is not applicable. 
 

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

 
Analysis:   This building has generally maintained its architectural integrity over time.  As part of the 
building’s exterior features, the windows comprise a considerable amount of the historic fabric of the 
wall plane.  Assuming that window replacement is an appropriate action, the proposed design of the 
replacement windows do not meet this standard as the distinctive size of the glazing and division in the 
eastern section of the strip window do not match the original design. 
 
Finding:  The application is inconsistent with this standard in that the proposed window replacement 
would result in the removal of distinctive features, finishes and construction techniques that characterize 
this property. 
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6.  Deteriorated architectural features shall be repaired rather than replaced wherever feasible.  In the event 
replacement is necessary, the new material should match the material being replaced in composition, design, 
texture and other visual qualities. Repair or replacement of missing architectural features should be based on 
accurate duplications of features, substantiated by historic, physical or pictorial evidence rather than on 
conjectural designs or the availability of different architectural elements from other structures or objects; 

 
Analysis:  Staff denied the request for metal replacement windows because they are not similar in 
appearance to the original metal windows as shown in Attachment A.  The City’s adopted design 
guidelines discuss replacement materials and more specifically, window treatment extensively and 
recommend that replacement windows must also be the same size and configuration as the historic 
windows. 
 
 Treatment of original material 

2.1 Preserve the historic appearance of original materials with new material.  Preservation 
includes proper maintenance of the materials to prevent deterioration. 
 
Replacement materials 
2.8 Match the original material in composition, scale and finish when replacing materials 

on primary surfaces.  If the original material was wood clapboard, for example, then the 
replacement material should be wood.  It should match the original in size, the amount of 
materials exposed, and in finish, traditionally a smooth finish, which was then painted.   The 
amount of exposed lap should match. Replace only the amount required.  If a few boards are 
damaged beyond repair, then only they should be replaced, not the entire wall. 

 
  Design Standards for Windows        

3.3 Preserve the historic ratio of window openings to solid wall on a primary façade.  
Significantly increasing the amount of glass on a character-defining façade will negatively 
affect the integrity of the structure. 

 
3.4 Preserve the size and proportion of a historic window opening.  Reducing an original 

opening to accommodate a smaller window or increasing it to receive a large window are 
inappropriate measures. 

 
3.5 Match a replacement window to the original in its design.  If the original is double-hung, 

then the replacement window should also be double-hung, or at a minimum appear to be so.  
Match the replacement also in the number and position of glass panes.  Matching the original 
design is particularly important on key character-defining facades. 

 
3.6 Match the profile and its components, as closely as possible to that of the original 

window.  A historic wood window has a complex profile--within its casing, the sash steps 
back to the plane of the glazing (glass) in several increments.  These increments, which 
individually only measure eighths or quarters of inches, are important details.  They 
distinguish the actual window from the surrounding plane of the wall.  The profiles of wood 
windows allow a double-hung window, for example, to bring a rich texture to the simplest 
structure.  In general, it is best to replace wood windows with wood on contributing 
structures, especially on the primary façade.  Non-wood material, such as vinyl or aluminum, 
will be reviewed on a case-by-case basis, and the following will be considered: will the 
original casing be preserved? Will the glazing be substantially diminished?  What finish is 
proposed? Most importantly, what is the profile of the proposed replacement windows? 
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3.7 In a replacement window, use materials that appear similar to the original.  Using the 

same material as the original is preferred, especially on key character-defining facades.  
However, a substitute material may be considered in secondary locations if the appearance of 
the window components will match those of the original in dimension, profile and finish. 

 
                        Energy Conservation 

3.8 Use a storm window to enhance energy conservation rather than replace a historic 
window.  Install a storm window on the interior where feasible.  This will allow the character 
of the original window to be seen from the public way.  If a storm window is to be installed 
on the exterior, match the sash design of the original windows.  A metal storm window may 
be appropriate if the frame matches the proportions and profiles of the original window.  It 
should fit tightly within the window opening without the need for subframes or panning 
around the perimeter.  Match the color of the storm window sash with the color of the 
window frame; do not use an anodized or a milled (a silvery metallic) finish. Finally, set the 
sash of the storm window back from the plane of the wall surface as far as possible. 

 
Finding:  The request does not meet this standard in that the replacement materials do not match the 
functional and configuration features of the original design of the windows.  This includes the glazing. 
 

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 using the gentlest means 
possible; 

  
Analysis:  No chemical or physical treatments are proposed as part of this  request. 
 

 Finding:  This standard is not an issue for the project. 
 
8.  Contemporary design for alterations and additions to existing properties shall not be discouraged when such 

alterations and additions do not destroy significant cultural, historical, architectural or archaeological 
material, and such design is compatible with the size, scale, color, material and character of the property, 
neighborhood or environment; 

 
Analysis:  The replacement windows require removal and destruction of original material.  
 
Finding:  The proposal does not meet this standard since a significant design feature of the building 
would be removed and replaced with windows of a different design.   
 

9.  Additions or alterations to structures and objects shall be done in such a manner that if such additions or 
alterations were to be removed in the future, the essential form and integrity of the structure would be 
unimpaired. The new work shall be differentiated from the old and shall be compatible in massing, size, scale 
and architectural features to protect the historic integrity of the property and its environment;   

 
Analysis:  The replacement windows require the destruction of the original material and do not match 
the original in design.   
 
Finding:  The proposed alterations are inconsistent with this standard because the new windows would 
be located on a primary façade, are of a different design, and thus compromise the integrity of the 
property and its environment. 
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10.  Certain building materials are prohibited including the following: 

a.  Vinyl or aluminum cladding when applied directly to an original or historic material, and 
b.  Any other imitation siding material designed to look like wood siding but fabricated from an imitation 

material or materials; 
 
Analysis:  No new siding materials are proposed as part of this request. 
 
Finding:  This standard does not apply to this application. 
 

11.  Any new sign and any change in the appearance of any existing sign located on a landmark site or within 
the H historic preservation overlay district, which is visible from any public way or open space shall be 
consistent with the historic character of the landmark site or H historic preservation overlay district and shall 
comply with the standards outlined in Part IV, Chapter 21A.46, Signs; 

  
Analysis:  Signage is not a component of this project. 
  
Finding:  This standard does not apply to the project. 

 
12.  Additional design standards adopted by the historic landmark commission and city council. 

 
Analysis:  The Historic Landmark Commission’s Design Guidelines for Residential Historic Districts in 
Salt Lake City is applicable in this case. 
 
Finding:  The proposed project is inconsistent with standards 2, 3, 5, 8, 9, and 12 as noted above and 
not supported by the following design guidelines mentioned in this staff report: 
 

3.5  Match a replacement window to the original in its design 
3.6  Match the profile and its components, as closely as possible to that of the original 

window.   
3.8  Use a storm window to enhance energy conservation rather than replace a historic 

window. 
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