





Project Description

On May 20, 2010, the applicant submitted a Certificate of Appropriateness application for the replacement of
the remaining apartment windows in the building (note: none of the ornamental windows on the front fagade
facing 2™ Avenue will be replaced). Prior to submitting the certificate application, the applicant had replaced
31 of the approximately 126 windows in the building. He is now requesting the HLC grant approval for the
replacement of the remaining windows.

A majority of the existing windows are original from the 1929 construction. They are wood casement style
windows with a large frame, and small panes with divider muntins in the top Y section.

‘The replacement window proposed is a vinyl slider style window that would be painted to match the trim color
of the original windows. The windows are double paned with false muntins between the panes to match the
original style (see photos exhibit B). The Historic District Design Guidelines state that the installation of vinyl
windows should be reviewed on a case by case basis, requiring approval by the HLC. Normally, window
replacements are reviewed administratively and only rise to the level of the Commission in the case of an appeal
of an administrative action.

Comments

Public Comments

No public comment regarding this application was received as of the date of the preparation and distribution of
this staff report.

Analysis and Findings

ZONING ORDINANCE AND DESIGN GUIDELINES
21A.34.020 H Historic Preservation Overlay District

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:

Standard I: 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 use of the property will not change.
Finding: The proposal meets this standard.

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: A majority of the remaining windows are original, They are however, in poor repair, The
applicant states that the majority do not properly operate, are broken, or have been modified
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significantly and as such, many have been nailed shut so that they do not fallout of place (see photos
exhibit B).

Planning Staff asserts that the primary issue with the proposed slider windows is that they do not
appropriately replicate the muntins of the originals. Typically, a more substantial muntin would separate
side-by-side windows of this nature. This window grid pattern is an important feature in the architecture
of the building. An internal grid (sandwiched between the double panes of glass) has been installed on
the existing vinyl windows. Planning Staff finds that this internal system is not consistent with the
historic characteristics of the windows that are proposed to be replaced. Therefore, the grids should be
removed from the newly replaced windows, and substantial exterior muntins should be installed on the
replacement windows. Internal grid patterns are never appropriate for windows on the primary fagade
(and perhaps secondary or rear facades) for structures in the City’s historic districts, nor have they ever
been approved.

Finding: In general, the side-by-side double-hung windows installed, and those proposed, on the front
fagade retain and preserve the historic character of the subject home. The absence of a substantial
muntin feature on these windows is inconsistent with the historic configuration of windows of this
nature, and therefore detracts from retaining and preserving the historic character of this property. To be
more historically accurate, a substantial muntin feature is needed. Because of the lack of this feature in
the windows installed and those proposed Planning Staff finds that the application can only be approved
if a substantial exterior muntin is installed in all replacement windows.

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;

Analysis: The finished and proposed windows on the building do not create a false sense of history. In
general, the newly replaced and further proposed windows accurately reflect the original historic
character of the building in their style and dimensions. As noted previously there are outstanding issues
related to the muntins in the windows.

Finding: The windows replaced, and those that are proposed to be replaced, do not create a false sense
of history, and in general reflect the original historic character of the home in their style and dimensions.

Standard 4: Alterations or additions that have acquired historic significance in their own right shall be
retained and preserved,

Analysis: No alterations or additions to the building are proposed to be modified.
Finding: This standard is not applicable.

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

Standard 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.

Applicable Design Criteria for Standards S and 6:
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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. Matehing the original design is particularly
important on key character-defining facades.

3.6 Match the profile of the sash 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
in 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 fagade. Non-wood materials, 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? More importantly, what is the profile of the proposed replacement window?

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.

Analysis: The vinyl windows chosen to replace the existing wood windows generally meet the design
criteria for replacement windows (with the exception of the muntins discussed above). The style is
similar to the originals, and the profile of the windows generally meets the criteria as well. The
applicant is proposing to retain the original casing of the window and to retain the original glazing
pattern of the windows.

The crux of the discussion is whether or not all of the windows have degenerated to the point that they
need to be replaced. Many of the windows are in need of replacement. They have been broken, abused,
and generally poorly maintained over the years. On the other hand, there are other windows that are in a
state where they could be repaired. Nonetheless, staff finds that as a whole, the state of the windows in
the building is poor, and they are in need of replacement.

Finding: In general, the windows installed, and those chosen for installation, meet Standard 6 based on
duplications of features.

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: This proposal does not involve chemical or physical treatments.

Finding: This criteria is not applicable.
Standard 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;
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Attachment A

Letter from Applciant
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Bridger Development

141 First Avenue, #101, Salt Lake City Ut, 84103
(801) 595-R068 Fax (BD1)596-3215

Dheor Sall Lake City Platusing,

My name is Lance Andersan T am the property manager for tridger Development who
is based in Seattle and avwns approximately 10U apartment uis thiu-out the avenues of
Sal Lake Ciry. The owner of Badeer Development iz Craig Bobinsen. His offwes # s
206=0727454.

We own an apartment building at 205 2™ avenue called The Graylenn, This 28 wait
spantment bailding hes the worst windaws I the city. We have windows that are just flat
onl damgerous and need o he replaced. Mamy thees aur residents have altempied W open
a windowe only Lo Bave it stick. This forces our residents to use a lite more Farce te vpen
the window. When this happehs owr wood window frame will snap and o broken picee ol
glass will fall o the ground, This building has 4 stories, Many ol these windows have
hoen nailed shut beoause it iy safer 1o make thems a fived window. They simply can’t be
repaired. Also when we purchased this huilding about 16 years ago there were a fow
windows that were teplaced that didw't have ihe igenal look to the building.
Usnknowingly we have replaced approximately 19 windows withon! & permit, There are
approximately 230 windows that shauld be replaced, W are applying fow that permit.

[ have been told tha: the 19 vinyl windows which we have replaced may not comply
with the histovical integrity which the svenugs reguire. The windows which we have
chosen to use have many more advanlupes thon disadventages.  Please fisten to owr
regsons for the viny] wimdows.

Cucrently our windaws have an egress of approximately 15 inches. These windows are
on a hinge which swings cutward to open.  [n order 1o keep the inteprity of our building
g5 close o its origital ook we chose a similar looking winduww that slides w0 vpen. This
sliding hay incressed our cgress W 20 inches, [ Cerlainly a salier window for escape which
out insuranec company fkes ) Alss this window whet closed looks just like the original
window, keoping its origins] imeprity.

Our apactment unils do nat have ar conditiosing.. Owr residents nyast Jeave their
windows open L help eond theie apartmends during the summer,  Beczose 1hese wimlows
swing out ward Lo apen a pust of wind can blow the window completely open and break
the window Fame and cause glass to tanble down.  (this happens ollend  The sew
windaws becsuse they slide side to side to open will never snap Twcause of 4 pust of
wind.
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Another advantage of the mew windows is thot we will be able to kecp owr residents
warmer and morc comfiortable durtng the winter mombs, Costs 1o beat the units shouid
pa down drastically and help our building to be mare eoviconmentally Mendly,

Replacing these windows will also clean the huilding up. The viny] will kave minimal
muaintenance. f Weaod windows need to be repainded every 5 10 7 yearsh Also the cost of
viey] windows are awch more aflordable than wood windows, The cost to zeplace all of
these wood windows with the same woed window is astroneoical, Mot 1 mention we
would have o paint o oew wood window ofter they were installed. Approximately B
vears ago we receivad bids 1o replace these windows with the smne winnl window and
the cost was aver B230000 that wes 10 years ago. That didn’t tnelode painl. What
wiould e cost be in today s macket?

1 have seen numeious buiddings within a % mile radivs of our building that have vinyl
windows. They fook great.  Becausce there are se many building with vinyl and
aluminum windows aroend vs we assumaed #was Gne o ouse this kind of windese, Thase
are okl buildings whase onging) windaws were anee wood.  The buildings that beve the
praginal wood windows liek teerible and sre bringing dewn the neighborbood. Just ke
a drive for vour self 1o see which looks better. [ huve also seen buildings with historzeal
plagues which do oot have wood windows, Cld wood windows reguire a lof of
maintenanes and owners can't keep ap with the mwiniemmwe that 15 required. The
windows that Fhave seen fook greal and 10 is very haed 1o celb i they are wood or vinyl.

Tt just 80t lopical to reploce cur windows with the same window, Jlust the increased
egress alone make sense. 1 have included pictores of our eurrent windows and pictures of
o few windows that have been replaced. We belicve the windows thi we have installed
and want to instadl wil]l maintaie the histonieal character of the building amd the anea. |
have many comptimenis on the new windows which we have replaced. My residents ave
ansfous for us o comtinue teplacing these windaws, T bave also included Lhe
specilications of pur new windows, T hope you witl pive us a permit so we can continge
the project. My phone # is BO1-5495- 064,

Thismk you,

/'#
%«f—f f\&{ e

Tamce Anderson
Brlger Develapment

PLNHLC2010-00311, Greylynn Apartments Window Replacement 10



B oAkE

3082 SOUTH 460 WEST

SALT LAKE CITY, LUTAH 84115
QOFFICE (8G1) 886-600Y

FAX {801} 908-0375

Sunview Series
Vinyl Frame Window

WINPOW PROCHCTS

e ot | Double Glazing * Argon Fill  Low E

Product Type: Horizontal Slider w/  Grids
CEREE R Emissivity 0.22  CPD# ADV-A-2

ENERGY PERFORMANCE RATINGS _

L

U-Fastor {(U.S.A-P) Solar Heat Gain Coefficient

0.30 0.20

[ ADDITIONAL PERFORMANCE RATINGS
Visible Transmittance |
0.47

Manubaciurer stipulztes that these rabings confonm o applcable NFRC procediaes Tor defeming wiale
prodizet performance, HFRG ratings are determiret] for o fxed seb of ervacannents corsfitices and &
soocifin produst size. NFRE does sot eomnend any peoduct and does not waraant the soilabigy of any
prodiant for &y specific use. Consult manufacture's ferature for eiher product performanne informaion.
sl com
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Attachment B
Photos
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Attachment C

Historic Information
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Rasearcher, Kathrym ManKay SeNo. ..
Date:

Utah State Historicat Society
Historie Preservation Research Office

Structure/Site Information Form

0 Streal Addl:_ess. 205 2nd Avenue Plat p BlssLaty
§ Name of Structure.  The fraylyn o T. A, 3,
Y g e
£ Present Owner prackioton, Wayne B, § Adleen LITM:
g Owner Address: Tax #
2 Original OWner.  pau E. Reyser Construction Date; 1929 ca. Demolition Date;
w Criginai Use: palri=Ffamnily
53 Presant Use: \ Ccoupants:
Q ngl&ﬁamuv O Park O Wacan
= Bt -Family o Sedustriot D Raligious
2 1 Public O dgrizulbeal 1 Cther
E C Commarcial
2  Building Conditian: inegrity!
T o Ercatant o Site O Unaitersd
ijoad J Rieng L3 Weirs Alveralions

1y Outesiprated 0O Mape+ Allarations
3 Praliminary Evaluatton: Fing! Register Status;
n s'{siuni!luanl O Mational Landirgk L1 Oiatrict
I Cinmiribagory O Katioral Rogistar T afult-Fasou e
; & Nol Centributory T3 Slale Fegatuy 1 Thematc
" O intrusion
4 Photography: g4y

ats ol Stides: Datka =l Phoingrapns:

g Miews: Frant 9 S1de O fear C Qlner & Wlears, Frong L Side U Aear G Gther O
E  Research Sources:
; © Abstroctof Tite D"{:dy iraeroisg 23 L0F Churah Archives
% & Plai Resoads 11 Singraptecal Encycianasas O LO% GanaRIngios | Socialy
2 S Pla Nag 4 Chituaey Indes 3 U Librzry
8 £ Tox Card & Phlo O Counly & Cley Hislaras T OBYU Lilesary
a C Binkding Parmik gﬁedmn&l intervieNs 2 RIS Lineary

G Gewer Peemit Rienspapars £ JLC Lilsrary

1 Sankons Maps T Utzh Stata Histoncal Saeiaky Lihrang = Dlngr

Eibliographical Refarencas moaks, anicies, recuras, sisrws, 53 phovears pos and mups, eie.) |
Sale Lake tribune, Movember 231, E94%5.
Paik, Falt Lake Ciry Bivectory, L9925,
Sanborn Maps, 1898-
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05 Znd Avenue — g, }9;9 .

Acchitect/Builder:
Building Materials:  Lrdek Building Type/Style:

Dascription of physical appearance & significant architéctural Features:
frclugs a0dilions, altecathong, antidmy slrochores. and landscaping if appicabking

The decoration ¢f this three-story apartment block, with basemenc below, shows
the Influence of the Gothie and Jacobetbhan Hewiwel Styles popular in the peciod. The
truneated hip roof hes a steep center pahle with half-timber dacoration. The fagade,
of brick, haz seall paned cesement windowe arranged im lorirancal bands. Between the
windows are werticsl brick panels and two pillasteras sbove the entry carxbellad out
at the top to carry che gahie. The entry is Framed in carved stone with a flambovank
Ginthfic arch and the door and side window hawe wmall, diamond shaped panea.

archirecTuRe O]

nnnnnnn Thomas N. Hanchebt

6 Staternant of Historical Slgnificance:
0 Absrigingd Amsdgans 4 Communicalion 0 Rilivary O Aeligion
jo O Agrizidheg 0 Congeniatian O hining 1 Solense-
2 O Asrchibeciure a Educaticn O Mirorily Srouas 0O Segin:Hemanilarisn
a 0 Tia A 71 Exploratioe Settbameit 01 Politlcal 1) Transpartakon
I C Gommares a Indissiry O Racrentica

These apsrcments refleck ehe shift in the Avenues Iin the I920-30 era from singie
o multi=family dwellinpa.

The apartments, called the Graylyn, replaced a pre-18%R two—story brick house,
They were built about 1928 by Psul E. Keysor {1889-1945), a promizent Salt Lake City
businrasaman, awd ¢lub and civic leader. He and his brothers George D. and Maleolm &.
had many property holdinga in che Avenues.
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