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REQUEST 
Glen Z. McBride, property owner, is requesting the Historic Landmark Commission approve the 
request relating to the existing duplex at 74-78 East 300 North, in order to remodel the structure 
and convert it to a twin home.  The specific request includes the following: 
 

1. Demolish the existing non-contributing garage in the rear of the property; 
2. Construct a new addition on the rear of the structure which includes attached basement 

garages for each of the two units;   
•  The proposed addition is taller than the 28 foot maximum height regulation that 

the underlying zoning district allows by approximately one foot.  Therefore, the 
applicant is requesting the Commission approve a modification to the height 
regulation as shown on the attached plans.   

• The proposed addition is taller than the maximum wall height allowed for this 
property.  Due to the non-complying side yard setbacks, a maximum fifteen foot 
(15’) wall height is allowed on the west side of the addition and a maximum 
seventeen foot (17’) wall height is allowed on the east side of the addition.  Due 
to topography, the wall height on the west elevation is approximately eighteen 
feet (18’).  Therefore, the applicant is asking the Commission approve a 
modification to the wall height to allow a wall height of approximately eighteen 
feet on the west side of the addition as shown on the attached plans.   

 
PUBLIC NOTICE  
A notice was mailed to all property owners within 85 feet of the subject property on April 22, 
2008 meeting the minimum 14 day notification requirement of the Ordinance.  Community 
Council Chairs, Business Groups and others interested parties were also notified through the 
Planning Division’s listserv.  The agenda was also posted on the Planning Division’s Website. 
 
 
STAFF RECOMMENDATION:  
Based on the findings of fact listed in the staff report, staff recommends the Historic Landmark 
Commission approve the project as presented with the following specifications: 

1. The Commission approves a modification to the maximum height regulation to allow the 
rear addition to be approximately twenty-nine feet as shown on the attached plans; 

2. The Commission approves a modification to the maximum wall height to allow the west 
wall of the proposed addition to be approximately eighteen feet (18’), as shown on the 
attached plans; 

3. Approval of the final details of the design are delegated to Planning Staff based upon 
direction given during the meeting from the Historic Landmark Commission ; and 

4. The project must meet all applicable City requirements, unless otherwise modified 
within the authority of the Historic Landmark Commission, Administrative Hearing 
Officer, or Board of Adjustment.   
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BACKGROUND / PROPOSAL 
The structure was constructed in 1935 as a duplex and is a contributing structure in the Capitol Hill Historic 
District.  The building is a one story English Tudor Revival style with symmetrically arranged units.  The roof 
is gabled with a gable bay at each end.  The structure is made with striated brick, has half timbered trim on the 
gable entrance area and Diamond Pattern Casement windows which are a character defining feature typical of 
this style of architecture.    
 
The total project includes four parts: 

1. Alterations to the existing basement windows including creating three new window openings for egress 
on the front and sides of the existing structure and replacement of the existing windows with new 
windows.  (Staff administratively approved this part of the project on April 7, 2008 finding that the 
project meets the design guidelines including the fact that the basement windows are not readily visible 
from the street.) 

 
2. Demolish a non-contributing detached garage on the rear of the property.  Although staff was unable to 

find a building permit record of this garage, it appears to have been built in the past 30 years.  The 
applicant is proposing to demolish this structure to make room for the addition and the necessary 
circulation needed for access. 

 
3. Construct a rear addition including attached basement garages. The rear addition will be an in-line rear 

addition.  Access to the addition will be through the doorways on the existing structure.  The windows 
on the rear of the existing structure will be retained in place and covered.   
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The addition will have details similar to the existing structure, with similar roof pitches, on both the 
main roof and over the gable ends.  The roof line of the addition will be placed approximately one foot 
(1’) below the ridge of the existing structure. The exterior material of the addition will be stucco with 
Hardi Plank trim to provide the half-timber details and to provide a band between the addition and the 
foundation.  The roofing material will be asphalt shingles.  The windows on the addition will include 
Ultrex simulated divided light double hung windows and casement windows as shown on the attached 
drawings.  The doors on the addition will be Therma Tru Fiberglass entry doors.   
 
The applicant is proposing an eighteen foot (18’) wide garage door in a design that diminishes the large 
width visually.  The width of the garage doors is required to meet the Transportation Division’s 
requirement for maneuvering into the garage from the alley.  The door will be set in eight inches (8”) 
from the plane of the garage.  The eastern unit’s garage door will be sixteen feet (16’) wide.   

  
The applicant is proposing to install retaining walls along both garages of approximately six feet (6’).  
The applicant has stated that he would like to construct the walls out of either concrete or stone.   
 
The in-line addition and the grade change over two feet require approval as a Routine and Uncontested 
Special Exception.   
 

4.  Subdivision process to convert the structure from a duplex to a twin-home.  The applicant has submitted 
a separate application for a subdivision to convert the duplex into a twin-home.  An administrative 
hearing has been scheduled to hear the subdivision request.   

 
Although the applicant has not requested approval to modify the existing windows on the main floor of 
the original structure, staff has talked with the applicant about the appropriateness of repairing the 
windows rather than replacing them.  A separate Certificate of Appropriateness will be required for any 
modification to the existing original windows on the main floor.   

 
 
PUBLIC COMMENTS 
As of April 29, 2008, no public comments had been submitted to the Planning Division regarding this case. 
 
ANALYSIS AND FINDINGS 
 
OPTIONS TO ORIGINAL PROPOSAL 
In staff’s review of the original proposal, staff raised issues relating to the following which were not in keeping 
with strict adherence to the adopted regulations or guidelines: 

 
1. Could the garages be detached and located at the rear of the property? 

Based on the size of the principal structure, each garage would be limited to 480 square feet.  The 
proposed development would not exceed the maximum building coverage of the lot were the applicant 
to build detached garages and still build the addition to the existing structure.  However, building new 
detached garages in the rear of the property would result in the elimination of mature vegetation, would 
require the hard surfacing of most if not all of the rear yard, and would be difficult to provide access to 
the garage serving the eastern twin home. The garages as proposed will be on the rear of the structure 
and will not be readily visible from the street.    
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2. Could the existing rear windows be reused on the south elevation of the new addition? 
The applicant is not proposing to remove the existing windows.  Instead he is proposing to leave the 
windows intact and cover them over in the construction of the new addition.  Therefore, new windows 
will be used on the addition.   

 
3. Could the height of the rear line of the addition be lowered to keep it in line with the maximum height 

limit and the maximum wall height regulation? 
The topography of the lot and the proposed basement garages are the main reason for the height of the 
addition exceeding the underlying zoning district height of twenty-eight feet.  However, the average 
height, based on the front elevation, for the block face is approximately thirty-feet (30’). The layout of 
the proposed addition allows for the floor to be at the same level as the existing floor.  In addition, the 
height is necessary to accommodate the attached basement garages.  The overall roof line of the addition 
will be below the ridge line of the existing structure and the addition will not be readily visible from the 
street.  The height of the rear addition is proposed to be twenty-nine feet (29’) rather than the maximum 
twenty-eight feet (28’).   
 
The wall height exceeds the maximum allowed on the west elevation by three feet (3’).  This is due to 
the sloping topography of the lot.  There is a sixteen foot wide alley between this structure and the 
eastern property line of the property to the west.  This sixteen feet added to the interior side yard setback 
of over five feet, equates to approximately a twenty-one foot distance between this wall and the property 
to the west.     

 
 
TRANSPORTATION DIVISION REVIEW 
The Transportation Division reviewed the request and has not identified any circulation issues with the project.  
The Transportation Division has required that the width of the garage door on the western unit be eighteen feet 
(18’) wide to accommodate the maneuvering required to access the garage from the alley.  The applicant will be 
required to provide a cross easement to address the vehicular access to Lot 2 from the alley and drainage issues 
prior to the subdivision approval and the permit being issued.   
 
 
ZONING DISTRICT CONSIDERATIONS 

The Permits Office reviewed the request and made the following comments:  
• The height of the addition exceeds the maximum height of 28 feet by approximately one foot.   
• The addition is in-line with the existing structure which includes non-complying side yards for both the 

east and west yards.  This must be resolved through either the Routine and Uncontested matter process 
(if signatures can be obtained from abutting property owners), or the Special Exception process (if 
signatures cannot be obtained from abutting property owners).    

• Grade Changes to driveway require approvals from Transportation.  (As noted above, the Transportation 
Division did not raise this as an issue.) 

• Grading details for required yard areas are needed, showing existing and proposed grades.  This may 
require a Special Exception for grade changes in excess of 2 feet which may be resolved through either 
the Routine and Uncontested matter process (if signatures can be obtained from abutting property 
owners), or the Special Exception process ( if signatures cannot be obtained from abutting property 
owners).    

• West unit driveway may not meet minimum 20 foot setback as required.  Need dimensions to far side of 
alley to verify.  (The alley is approximately sixteen feet wide added to the more than five foot side yard 
setback equaling a little more than twenty-one feet.)   
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• Proposal meets the required lot width and lot area.  The proposed structure, including the addition, does 
not exceed the allowable 45% building coverage.   

 
Analysis of Lot and Bulk Regulations of the R-2 Zoning District. 
 

Type of Regulation Requirement Proposed Whether meets 
Requirement 

Minimum Lot Area 4,000 4,575 square feet 
4,610 square feet 

Yes 

Minimum Lot Width 25 feet 24.51* feet 
39.57 feet 

 

Yes 

Maximum Building 
Height 

28 feet 
Average is 30.4 feet.  

Addition will be 29 feet at highest point. Request HLC to 
modify maximum 
height allowance.  

Maximum Exterior Wall 
height (interior side 
yards) 

Due to non-
complying setback 

issues: 
15 feet on  west side  
 17 feet on east side.  

18 feet on west side 
12 feet on east side 

Request HLC to 
modify maximum 

wall height 
allowance for the 

west wall. 
Front Yard setback Average Setback No Change Yes 
Interior Side Yard 
setback 

10 feet West 5.52 feet 
East 7.96 

No.  Applicant has 
requested a 
Routine and 
Uncontested 

Special Exception 
to allow this 

encroachment. 
Rear Yard Setback 25% of lot depth not 

to exceed 25 feet 
43 feet each unit Yes 

Maximum Building 
Coverage 

45% 
2,057 sq. ft. west unit 
2,075 sq. ft. east unit 

 

 
1,424 sq. ft west unit 
1,424 sq. ft east unit 

Yes 

Maximum lot size 6,000.   4,572 sq. ft west unit 
4,610 sq. ft. east unit 

Yes 

Off-Street Parking 
Dimensions  
 

22’7” inches between 
garage door and west 

line of alley. 

 Approximately 21 feet Transportation 
Division has 

approved 
dimension, with 
stipulation that 

garage door width 
facing alley be 18 

feet. 
* Existing non-complying condition created when UDOT took portion of the property for a continuous right turn lane from 300 North to State 

Street.   
 
 
Finding:  The project meets the zoning ordinance requirements for lot area, lot width, front yard setback, rear 
yard setback, building coverage, lot size and off-street parking dimension requirements. The applicant has 
requested approval for encroachment in the side-yard setback as an in-line addition and for the modification of 
the grade more than two feet through the Routine and Uncontested Matter process.  The applicant is requesting 
the Historic Landmark Commission approve the modification to the ordinance standards for maximum height 
and maximum wall height on the west side of the proposed addition.   
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OVERLAY DISTRICT AND DESIGN GUIDELINE CONSIDERATIONS 

Zoning Ordinance section 21A.34.020 (G) lists the standards for alterations of a contributing structure in a local 
historic district.  Specific adopted design guidelines, listed in the document Design Guidelines for Residential 
Historic Districts in Salt Lake City (1999) are also applicable.  The Historic Landmark Commission is charged 
with determining if the project substantially complies the following standards and cited design guidelines and 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:  The original use of the property was a duplex or double house.  The proposed use is a twin-
home which is generally the same use as the duplex, it just has a different subdivision and ownership 
pattern (property line is drawn between the two units in the structure and each unit is independently 
owned.). 

Finding:  The proposed reuse of the property as a twin-home is generally the same as the original use of 
the structure. The proposal complies 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:  Although staff has not been able to find a building permit record for the garage, it appears to 
have been built within the last 50 years and is therefore, considered a non-contributing structure.   

The existing structure will be preserved.  The new addition will be placed on the rear of the property, 
preserving the historic character of the structure from the primary elevation.   

Finding:  The existing garage is non-contributing and the demolition of it will not eliminate an historic 
structure. The alterations to the rear of the property will not remove architectural details that add to the 
historic character of the structure.  The proposed alterations are in a location that does not characterize 
the property.  The proposal complies with this standard. 

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;  

Design Guidelines 

8.4  Design a new addition to be recognized as a product of its own time.  An addition shall be made distinguishable 
from the historic building, while also remaining visually compatible with these earlier features.  A change in setbacks of 
the addition from the historic building, a subtle change in material or a differentiation between historic and more current 
styles are all techniques that may be considered to help define a change from old to new construction.   

Creating a jog in the foundation between the original building and the addition also may establish a more sound 
structural design to resist earthquake damage, while helping to define it as a later addition.   

Analysis:  The proposed addition will be differentiated from the existing contributing structure while 
being compatible.   The addition is in keeping with the design character of the historic structure by 
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including traditional English Tudor details such as a similar pitch in roof for the addition and gable 
features, half-timbering and casement windows.  The addition will be differentiated from the existing 
structure mainly by the materials used (stucco rather than brick.)   

Finding:  The new structure is designed to be recognized as a product of its own time.  Design and 
details will ensure that the structure is visually compatible with the historic structure but the principal 
material will be changed to differentiate the historic structure from the new addition.  The proposal 
complies with this standard. 

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

Analysis:  Staff was unable to find a building permit record of the existing garage but it appears to have 
been built less than 50 years ago and is not a contributing structure.  There are no other additions on the 
existing structure that will be removed.   

Finding:  The proposed alterations will not remove any alteration or addition that has acquired historical 
significance.  The proposal complies with this standard. 

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

Design Guidelines 

8.1 Design an addition to a historic structure such that it will not destroy or obscure historically important 
architectural features.   

8.3 Place an addition at the rear of a building or set it back from the front to minimize the visual impact on the 
historic structure and to allow the original proportions and character to remain prominent.  (Locating an addition 
at the front of a structure is inappropriate) 

Analysis:  The main character defining features of this structure are on the front (north) elevation and 
they will be retained.  This proposal does not involve alterations to distinctive portions of the building 
that characterize the property.  The applicant is proposing to repair the existing, character defining 
windows on the main floor of the primary elevation but that project is not part of this proposal. 

Finding:  All distinctive features, finishes and construction techniques or examples of craftsmanship 
that characterize the property will be preserved during the construction process.  The design of the rear 
addition will not remove or alter the character defining features of the front elevation of the structure.    

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:  The applicant is proposing to repair the existing windows on the north (front) elevation rather 
than replace them, but that project is not part of this proposal.  Alterations to the existing structure are 
primarily on the interior of the structure.   
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Finding:  This proposal includes few changes to the existing structure.  The main focus is the rear 
addition.  The proposal complies with this standard.  

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:  Approval for surface cleaning of the existing structure has not been requested.   

Finding:  This proposal does not include chemical or physical treatments of historic materials.  This 
standard is not applicable. 

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;  

Design Guidelines 

8.10 Use windows in the addition that are similar in character to those of the historic building or structure.  If the 
historic windows are wood, double-hung, for example, new windows should appear to be similar to them.  Depending on 
the detailing, clad wood or synthetic materials may be considered.   

8.14 Keep a new addition physically and visually subordinate to the historic building.  The addition shall be set back 
significantly from primary facades.  A minimum setback of 10 feet is recommended.  The addition should be consistent 
with the scale and character of the historic building or structure.  Large additions should be separated from the historic 
building by using a smaller connecting element to link the two. 

9.2 Construct accessory buildings that are compatible with the primary structure. In general, garages should be 
unobtrusive and not compete visually with the house.  While the roofline does not have to match the house, it is best if it 
does not vary significantly.  Allowable materials include horizontal siding, brick and in some cases stucco.  Vinyl and 
aluminum siding are not allowed for the walls but are acceptable for the soffits.  In the case of a two-car garage, two 
single doors are preferable and present a less blank look to the street; however, double doors are allowed. 

Analysis:  The proposal includes an addition that has details, including those of the windows and doors 
that are similar in character to the historic structure but made from a modern material.  Casement 
windows, double hung windows and fixed windows will be used, which are similar in design with those 
on the historic structure.  Furthermore, the addition will not be readily visible from the street.   The 
addition will be below the ridge line of the existing structure and will be consistent in design and scale 
of the existing structure.  The attached garages will not compete visually with the house and will not be 
readily visible from the street.  The material proposed for the garages is consistent with materials 
allowed for additions.   

Finding:  The proposed addition does not destroy significant cultural, historical, architectural or 
archaeological material and the design is compatible with the size, scale, color, material and character of 
the property and neighborhood.  Although the addition exceeds the maximum height allowance and the 
maximum wall height requirement, the additional height is necessary due to topography and to ensure 
that the proposed addition is compatible architecturally to the existing structure and in general to the 
district.  The proposal complies with this standard.  Staff Recommends that the Historic Landmark 
Commission allow the addition to exceed the maximum height and wall height as presented.  
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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;  

Design Guidelines 

8.1 Design an addition to a historic structure such that it will not destroy or obscure historically important 
architectural features.   Appropriate: Set back an addition from historically important primary facades in order to allow 
the original proportions and character to remain prominent, or set the addition apart from the historic building and 
connect it with a "link." 

8.2 Design an addition to be compatible in size and scale with the main building. Setback an addition from historically 
important primary facades in order to allow the original proportions and character to remain prominent.  Keep the 
addition visually subordinate to the historic building.  If it is necessary to design an addition that is taller than the historic 
building, set it back substantially from significant facades and use a “connector” to link it.   

8.5 Design a new addition to preserve the established massing and orientation of the historic building.  For example, if 
the building historically had a horizontal emphasis, this orientation shall be continued in the addition.   

8.6 Do not construct a new addition or alteration that will hinder one’s ability to interpret the historic character of the 
building or structure.   A new addition that creates an appearance inconsistent with the historic character of the 
building is inappropriate.  An alteration that seeks to imply an earlier period than that of the building is inappropriate.  In 
addition, an alteration that seeks to imply an inaccurate variation on the historic style is inappropriate.  An alteration that 
covers historically significant features is inappropriate as well.   

8.7 When planning an addition to a building, preserve historic alignments that may exist on the street.  Some roof 
lines and porch eaves on historic buildings in the area may align at approximately the same height.  An addition shall not 
be placed in a location where these relationships would be altered or obscured. 

8.8 Use exterior materials that are similar to the historic materials of the primary building on a new addition.   
Painted wood clapboard and brick are typical of many traditional additions.  (See also the discussion of specific building 
types and styles) 

8.9 Minimize negative technical effects to original features when designing an addition.  Avoid construction methods, 
for example, that would cause vibration that may damage historic foundations.  New alterations also should be designed 
in such a way that they can be removed without destroying original materials or features. 

8.15 Roof forms shall be similar to those of the historic building.  Typically, gable, hip and shed roofs are appropriate.  
Flat roofs are generally inappropriate. 

8.16  On primary facades of an addition, use a solid-to-void ratio that is similar to that of the historic building.  The 
solid-to-void ratio is the relative percentage of wall to windows and doors seen on a façade.   

Analysis:  The proposed addition will be constructed in a way as to minimize the amount of the rear 
(south) exterior wall that will be demolished.  The applicant is proposing to have an interior doorway as 
access from the existing to the new interior space.  In addition, he is proposing to retain the existing 
windows on the south wall of the original structure but covering the openings with wall board as part of 
the addition construction.  The stucco exterior wall surface will help differentiate the old from the new 
while the massing, size, scale and architectural features will be incorporated into the addition to protect 
the historic integrity of the property.   
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Finding:  Although unlikely to occur, if the addition, with the attached garage, were to be removed in 
the future, the essential form and integrity of the structure would be unimpaired.  The proposed 
alterations are differentiated from the old and are compatible in terms of massing, size, scale and 
architectural features and protect the historic integrity of the structure.   

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:  The proposal does not include the use of prohibited building materials.  The proposed 
building materials include stucco and Hardi-plank siding and trim, all of which have been approved as 
appropriate building materials in the Capitol Hill Historic district.   

Finding:  The proposal does not use any prohibited materials.  The proposal complies with this 
standard. 

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 of this title;  

Analysis:  This is a residential use.  Signage has not been proposed.   

Finding:  Signage is not requested with this application.  This standard is not applicable.  

12. Additional design standards adopted by the Historic Landmark Commission and City Council.  

Design Guidelines 

9.3 Do not attach garages and carports to the primary structure.  Traditionally, garages were sited as a separate structure 
at the rear of the lot; this pattern should be maintained.  The allowance of attached accessory structures is reviewed on a 
case-by-case basis.   

Analysis:  The applicant is proposing to include attached basement garages to the rear addition.  The 
new garages will meet the off-street parking requirement for the new twin-home use. Building new 
detached garages in the rear of the property would result in the elimination of mature vegetation, would 
require the hard surfacing of most if not all of the rear yard, and would be difficult to provide access to 
the garage serving the eastern twin home. The garages as proposed will be on the rear of the structure 
and will not be readily visible from the street.    

Finding:  The proposed rear attached basement garages are appropriate in this instance because they 
provide for the required off street parking, will allow the retention of existing landscaping, allow for 
better access and circulation on the site and are not readily visible from the street.   

 

http://66.113.195.234/UT/Salt Lake City/18024000000000000.htm#21A.46
http://66.113.195.234/UT/Salt Lake City/18024000000000000.htm#21A.46
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Site Plan & Elevation Drawings 
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