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HISTORIC LANDMARK COMMISSION 
STAFF REPORT 

 
 
 
 
 
 
 

Planning Division 
Department of Community and 

Economic Development 

 

Newhouse Apartments 
New Construction 

PLNHLC2012-00538 
540 East 500 South 

October 4, 2012 

 
Applicant   
Strategic Capital Group 
Adam Paul, Representative 
 
Staff 
Elizabeth Buehler (801) 535-6313 
elizabeth.buehler@slcgov.com  
 
Tax ID  16-06-476-030, 16-06-476-032, 
              16-06-476-033, 16-06-476-014 
 
Current Zone 
RO Residential Office 
RMF-35 Moderate Density Residential 
 
Master Plan Designation   
Residential Office Mixed Use 
Medium Density Residential 
 
Lot Size .80 acres, 34,848 square feet 
 
Current Use 
Vacant office building and 
parking lot 
 
Council District Distric 4-Luke Garrott 
 
Review Standards 
• 21A.34.020 
• 21A.24.180 
• 21A.24.130 
 
Notification 
• Notice mailed on: September 21, 2012 
• Property posted:  

September 24, 2012 
• Posted on City & State Websites: 

September 21, 2012 
 
Attachments 

A. Application 
B. Submittals 
C. Site Photographs 

REQUEST 
Strategic Capital Group, represented by Adam Paul, requests 
approval to construct a multi-family structure at approximately 540 
East 500 South. The demolition of the existing office building on the 
site was approved by staff on April 26, 2012.  
 

STAFF RECOMMENDATION 
Staff recommends that the Historic Landmark Commission review 
the petition and deny the request pursuant to the findings and 
analysis in this report. Specifically, the proposed project does not 
substantially comply with the following standards:  Standard 1, 
Standard 2 and Standard 3. 
 

POTENTIAL MOTIONS 
Consistent with Staff Recommendation: Based on the analysis 
and findings listed in this staff report, testimony and the proposal 
presented, I move that the Commission deny the request for new 
construction approval at 540 East 500 South.  Specifically, the 
Commission finds that the proposed project is does not substantially 
comply with Standards 1, 2 and 3. 
 
-or- 

Not Consistent with Staff Recommendation:  Based on the 
testimony and the proposal presented, I move that the Commission 
approve the request for new construction approval at 540 East 500 
South based on the following findings (Commissioner then states 
findings based on the Standards to support the motion): 
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Vicinity Map 
 

 
 
Project Information 
 
Request 
The applicant, Strategic Capital Group, seeks approval to build a new multi-family structure at approximately 
540 East 500 South. The proposed structure will include 72 residential units, an underground parking garage 
and various residential amenities. The structure will have four stories and be fifty feet (50’) tall. The primary 
building materials include scored CMU block, fiber cement board siding and flat panel zinc-aluminum. The 
front doors will be aluminum storefront. There will be a variety of window types, though primarily with vinyl 
frames. The only signage will state the name of the property, “Newhouse,” and be over the front pedestrian 
entrance. The signage’s individual letters will be back-lit individual letters. The entrance to the underground 
parking garage is in the center of the front elevation, directly next to the pedestrian entrance. There are seating 
areas in the front setback for property residents. (See Attachment B, Submittals) 
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Project Details 
 

RO Ordinance Requirement Existing/Proposed Comply 
Minimum Lot Area And Lot Width: 
No min lot area/100 feet width 

34,848 square feet/143 feet COMPLIES 

Maximum Building Height: 60 ft. 50 ft. COMPLIES 
Minimum Front Yard Requirements: 
25 ft. 

25 ft. COMPLIES 

Interior Side Yard: 4 ft./10 ft. 15 ft./15 ft. COMPLIES 
Rear Yard: 30 ft. 30 ft. COMPLIES 
Maximum Building Coverage: 60% 54% COMPLIES 

 
 

Background 
The applicant, Strategic Capital Group, owns four parcels at approximately 540 East 500 South. Currently there 
is an unoccupied office building and parking lot on the parcels. The office building was approved for demolition 
on April 26, 2012 due to a Land Use Appeal Board decision from 2007 that determined the existing building as 
non-contributory (PLNHLC2012-00236). The applicant intends to tear down the existing building and place a 
new multi-family structure in its place. (See Attachment C:  Demolition COA) 
 
Two previous proposals have been approved by the Historic Landmark Commission in the past for this site. 
Both were four story multi-family projects, one was in 2008 (470-07-15), the other in 2009 (PLNHLC2009-
00481). Neither project was developed. 
 
Three of the four parcels are zoned RO Residential Office District. An interior parcel with no street access is 
zoned RMF-35 Moderate Density Multi-Family Residential District. The applicant has rezone and master plan 
amendment applications in to rezone the interior parcel to RO Residential Office to be the same as the other 
three parcels. Those applications have received positive recommendations from the Planning Commission. The 
City Council is scheduled to hold a work session on those applications on October 2, 2012. If City Council does 
not rezone the interior parcel, the proposed structure before the Historic Landmark Commission will not meet 
the criteria of the RMF-35 Moderate Density Multi-Family Residential District. This application is contingent 
on the rezoning being approved. 
 
Comments 
Public Comments 
Staff has received no comments from the public as of the publication of this report. 
 
Project Review 
Staff has reviewed this project and met with the applicant to discuss the design of the project. Staff has 
expressed concerns about the location of the parking garage drive entrance, the multiple primary building 
materials and how the design emphasizes the building’s mass. 
 
Options 
The Historic Landmark Commission can pursue three options with this application. If the Commission feels the 
application meets all applicable code and design guidelines, it can approve the application. If the Commission 
feels the application does not meet the applicable code and design guidelines, it can deny the application. Or, 
the Commission can table the application if it wishes to allow the applicant to respond to specific direction from 
the Commission. 
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Analysis and Findings 
 
ZONING ORDINANCE AND DESIGN GUIDELINES 
21A.34.020 H Historic Preservation Overlay District 
 
Standards For Certificate Of Appropriateness Involving New Construction Or Alteration Of A 
Noncontributing Structure: In considering an application for a certificate of appropriateness involving new 
construction, or alterations of noncontributing structures, the historic landmark commission, or planning 
director when the application involves the alteration of a noncontributing structure, shall determine whether the 
project substantially complies with all of the following standards that pertain to the application, is visually 
compatible with surrounding structures and streetscape as illustrated in any design standards adopted by the 
historic landmark commission and city council and is in the best interest of the city: 
 
Standard 1: Scale and Form: 
 

a) Height And Width: The proposed height and width shall be visually compatible with surrounding 
structures and streetscape; 

b) Proportion of Principal Facades: The relationship of the width to the height of the principal elevations 
shall be in scale with surrounding structures and streetscape; 

c) Roof Shape: The roof shape of a structure shall be visually compatible with the surrounding structures 
and streetscape; and 

d) Scale of a Structure: The size and mass of the structures shall be visually compatible with the size and 
mass of surrounding structure and streetscape. 

 
Applicable Design Standards 
 
Mass and Scale 
11.4 Construct a new building to reinforce a sense of human scale. A new building may convey a sense of 
human scale by employing techniques such as these: 

• Using building materials that are of traditional dimensions. 
• Providing a one-story porch that is similar to that seen traditionally. 
• Using a building mass that is similar in size to those seen traditionally. 
• Using a solid-to-void that is similar to that seen traditionally, and using window openings that are 

similar in size to those seen traditionally. 
 
11.5 Construct a new building to appear similar in scale to the scale that is established in the block. 
Subdivide larger masses into smaller “modules” that are similar in size to buildings seen traditionally. 
 
11.6 Design a front elevation to be similar in scale to those seen traditionally in the block. The front shall 
include a one-story element, such as a porch. The primary plane of the front should not appear taller than 
those to typical historic structures in the block. A single wall plane should not exceed the typical maximum 
façade width in the district. 
 
Height 
11.7 Build to heights that appear similar to those found historically in the district. This is an important 
standard which should be met in all projects. 

  
11.8 The back side of a building may be taller than the established norm if the change in scale will not be 
perceived from public ways.  
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Width 
11.9 Design a new building to appear similar in width to that of nearby historic buildings. If a building 
would be wider overall than structures seen historically, the facade should be divided into subordinate 
planes that are similar in width to those of the context. 
 
Building Form Standards 
11.11 Use building forms that are similar to those seen traditional on the block. Simple rectangular solids 
are typically appropriate. 
 
11.12 Use roof forms that are similar to those seen traditionally in the block. Visually, the roof is the single 
most important element in an overall building form. Gable and hip roofs are appropriate for primary roof 
forms in most residential areas. Shed roofs are appropriate for some additions. Roof pitches should be 6:12 
or greater. Flat roofs should be used only in areas where it is appropriate to the context. They are 
appropriate for multiple apartment buildings, duplexes, and fourplexes. In commercial areas, a wider variety 
of roof forms may occur. 
 
Proportion of Building Elements 
11.13 Design overall facade proportions to be similar to those of historic buildings in the neighborhood. 
The “overall proportion” is the ratio of the width to height of the building, especially the front facade. See 
the discussions of individual districts and of typical historic building styles for more details about facade 
proportions. 
 
Applicable Design Standards for the Central City Historic District 
Building Mass 
13.27 Design new buildings to be similar in mass to those that were typical historically in the district. If the 
building would be larger than those seen on the block, subdivide larger masses of the building into smaller 
“modules” that are similar in size to buildings seen traditionally. 
 
Building Scale 
13.28 Design new buildings so that they appear similar in scale to those seen traditionally on the block.. A 
new front façade should appear similar in height to those seen historically in the block. Taller portions 
should be set back farther on the lot. Story heights should appear similar to those seen historically. Also, 
consider using architectural details to give a sense of the traditional scale of the block. 
 
Building Form 
13.29 Design a new building to have a form similar to those seen historically. If the building would be 
larger than those seen on the block, subdivide larger masses of the building into smaller “modules” that are 
similar in size to buildings seen traditionally. 
 
Analysis:  The proposed structure will have a similar width to the surrounding structures but will be 
significantly taller. The proposed structure will be four stories with a height of fifty feet (50’) and a width of 
one hundred fifteen feet (115’). The structure directly to the east, 560 East 500 South, is twenty feet (25’) 
tall and one-hundred ten feet (110’) wide. The structure to the west, 530 East 500 South, is nineteen feet 
(19’) tall and one-hundred feet (100’) wide. The second structure to the west, 510 South 600 East, is thirty-
two feet (32’) tall and one-hundred twenty feet (120’) wide. The structures on the western side of the block 
face are more residential in their design and do not have similar widths to the structures at the eastern side of 
the block face. Their average height is thirty-two feet (32’). The only existing structure nearby of similar 
height is the Smith’s Marketplace across the street. It has a height of forty-five feet (45’). 
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The proposed structure’s additional height will give it more of a square look than the surrounding buildings 
on the block, which are horizontal rectangles. Other traditional apartment buildings in the district generally 
have a vertical rectangle look. The proposed building will have a flat roof, similar to the surrounding 
structures, while traditional apartment buildings in the district generally have pitched roofs. Similar to the 
surrounding structures and traditional apartment buildings, the proposed building will be the same height 
from the front elevation to the rear elevation. 
 
The height of the proposed structure will make it the focal point of the block as it will be eighteen feet (18’) 
taller than the current block average. The proposed height is well within the RO Residential Office District 
standard of sixty feet (60’). The entire block face is zoned RO Residential Office except for the two lots on 
the western corner, those lots are zoned CN Neighborhood Commercial. 
 
The proposal has a unique solid to void ratio for the block face but there is already a variety of solid to void 
ratios on the block because of the different building types. The proposal will not seem out of place in that 
regard. 
 
The proposed building will have four primary building materials on the front façade: scored CMU block, 
fiber board cement siding in two colors and flat panel zinc-aluminum. Wood siding and brick are traditional 
materials in the district, while metal was historically used as an accent. Most structures in the district use 
one primary building material. Surrounding buildings have at most two primary building materials (See 
Attachment D:  Site Photographs). The use of four distinct primary building materials hurts the 
compatibility of the proposed structure with the surrounding buildings and the historic district. 
 
Also, while the proposed building will be broken into modules, the modules are more vertical than 
horizontal in nature and help accentuate the height of the structure. This does not help create a human scale, 
which is needed in such a tall structure for the historic district. 
 
The use of scored CMU block and front yard outdoor seating help accentuate human scale and the 
pedestrian level of the proposed structure but more needs to be done. The pedestrian entrance is 
overshadowed by the garage entrance being directly to its left, the garage entrance is the primary feature on 
the main level front elevation. Emphasizing the pedestrian entrance, possibly with a stronger door feature or 
pronounced porch, will make the building less auto orientated. Trolley Place Apartments at 520 South 500 
East, just outside the historic district, has a similar problem with the central drive becoming the main feature 
of the front elevation.  
 
Finding:  Staff finds that the proposal is generally not in scale nor form with other structures on its block 
and in the Central City Historic District, primarily due to the building mass being unique to the block face 
and district.  
 
 

Standard 2: Composition of Principal Facades: 
 

a) Proportion of Openings: The relationship of the width to the height of windows and doors of the 
structure shall be visually compatible with surrounding structures and streetscape; 

b) Rhythm of Solids To Voids In Facades: The relationship of solids to voids in the facade of the structure 
shall be visually compatible with surrounding structures and streetscape; 

c) Rhythm of Entrance Porch And Other Projections: The relationship of entrances and other projections to 
sidewalks shall be visually compatible with surrounding structures and streetscape; and 
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d) Relationship of Materials: The relationship of the color and texture of materials (other than paint color) 
of the facade shall be visually compatible with the predominant materials used in surrounding structures 
and streetscape. 

 
Applicable Design Standards 

 
Solid-to-Void Ratio 
11.10 Use a ratio of wall-to-window (solid to void) that is similar to that found on historic structures in the 
district. Large surfaces of glass are inappropriate in residential structures. Divide large glass surfaces into 
smaller windows. 
 
Rhythm and Spacing 
11.14 Keep the proportions of window and door openings similar to those of historic buildings in the area. 
This is an important design standard because these details strongly influence the compatibility of a building 
within its context. Large expanses of glass, either vertical or horizontal, are generally inappropriate on new 
buildings in historic districts. 
 
Materials 
11.15 Use building materials that contribute to the traditional sense of scale of the block. This will reinforce 
the sense of visual continuity of the district. 
 
11.16 New materials that are similar in character to traditional materials may be acceptable with 
appropriate detailing. Alternative materials should appear similar in scale, proportion, texture and finish to 
those used historically. They also must have a proven durability in similar locations in this climate. Metal 
products are allowed for soffits and eaves only. 
 
Architectural Character 
11.17 Use building components that are similar in size and shape to those found historically along the 
street. These include windows, doors, and porches. 

 
11.18 If they are to be used, design ornamental elements, such as brackets and porches to be in scale with 
similar historic features. Thin, fake brackets and strap work applied to the surface of a building are 
inappropriate uses of these traditional details. 

 
11.19 Contemporary interpretations of traditional details are encouraged. New designs for window 
moldings and door surrounds, for example, can provide visual interest while helping to convey the fact that 
the building is new. Contemporary details for porch railings and columns are other examples. New soffit 
details and dormer designs also could be used to create interest while expressing a new, compatible style. 

 
11.20 The imitation of older historic styles is discouraged. One should not replicate historic styles, because 
this blurs the distinction between old and new buildings, as well as making it more difficult to visually 
interpret the architectural evolution of the district. Interpretations of historic styles may be considered if they 
are subtly distinguishable as new. 

 
Windows 
11.21 Windows with vertical emphasis are encouraged. A general rule is that the height of the window 
should be twice the dimension of the width in most residential contexts. See also the discussions of the 
character of the relevant historic district and architectural styles. 
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11.22 Frame windows and doors in materials that appear similar in scale, proportion and character to 
those used traditionally in the neighborhood. Double-hung windows with traditional depth and trim are 
preferred in most districts. 

 
11.23 Windows shall be simple in shape. Odd window shapes such as octagons, circles, diamonds, etc. are 
discouraged. 
 
Applicable Design Standards for the Central City Historic District 
 
13.30 Use primary materials on a building that will appear similar to those used historically. Appropriate 
building materials include:  brick, stucco and painted wood. Substitute materials may be considered under 
some circumstances. 
 
Analysis:  The proposed structure has a contemporary design that does not try to imitate historic styles. The 
proposed proportion of openings and rhythm of solids to voids is unique to the block face, but the block face 
does not have continuity in either of those areas, due to the different building styles found on the block.  
 
The proposed building will have a variety of window types. Most of the windows in the proposal are 
rectangular with a vertical emphasis, as found historically in the district. Also, larger windows are divided 
into smaller panes. All the windows are proposed to be vinyl and not the traditional wood. 
 
The other buildings on the block face do have front pedestrian entrances that are more prominent than the 
proposal. It would help if the proposal accentuates its pedestrian entrance more, especially since it sits next 
to the auto garage entrance. 
 
The relationship of materials in the proposal will not be visually compatible with other structures on the 
block face. While there is a collection of different building materials on the block, brick being the most 
prominent, the other structures have one or two primary building materials, not four. The proposal is using 
metal as a primary building material when it is found as an accent normally in the district. The scored CMU 
block does have a brick appearance but the lack of mortar hurts the brick imitation. 
 
Finding:  The proposal does not meet this standard, because the pedestrian entrance is not as prominent as 
other structures on the block face and in the district and the use of materials is not typical for the district.  

 
 
Standard 3: Relationship to Street: 
 

a) Walls of Continuity: Facades and site structures, such as walls, fences and landscape masses, shall, 
when it is characteristic of the area, form continuity along a street to ensure visual compatibility with the 
structures, public ways and places to which such elements are visually related; 

b) Rhythm of Spacing And Structures On Streets: The relationship of a structure or object to the open 
space between it and adjoining structures or objects shall be visually compatible with the structures, 
objects, public ways and places to which it is visually related; 

c) Directional Expression of Principal Elevation: A structure shall be visually compatible with the 
structures, public ways and places to which it is visually related in its orientation toward the street; and 

d) Streetscape; Pedestrian Improvements: Streetscape and pedestrian improvements and any change in its 
appearance shall be compatible to the historic character of the landmark site or H historic preservation 
overlay district. 
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Applicable Design Standards 
11.1 Respect historic settlement patterns. Site new buildings such that they are arranged on their sites in 
ways similar to historic buildings in the area. This includes consideration of building setbacks, orientation 
and open space, all of which are addressed in more detail in the individual district standards. 
 
11.2 Preserve the historic district’s street plan. Most historic parts of the city developed in traditional grid 
patterns, with the exception of Capitol Hill. In this neighborhood the street system initially followed the 
steep topography and later a grid system was overlaid with little regard for the slope. Historic street patterns 
should be maintained. See specific district standards for more detail. The overall shape of a building can 
influence one’s ability to interpret the town grid. Oddly shaped structures, as opposed to linear forms, would 
diminish one’s perception of the grid, for example. In a similar manner, buildings that are sited at eccentric 
angles could also weaken the perception of the grid, even if the building itself is rectilinear in shape. Closing 
streets or alleys and aggregating lots into larger properties would also diminish the perception of the grid. 
 
11.3 Orient the front of a primary structure to the street. The building should be oriented parallel to the lot 
lines, maintaining the traditional grid pattern of the block. An exception is where early developments have 
introduced curvilinear streets, like Capitol Hill. 
 
12.12 Screening parking areas from view of street. Automobile headlight illumination from parking areas 
shall be screened from adjacent lots and the street. Fences, walls and plantings, or a combination of these, 
should be used to screen parking. 
 
Applicable Design Standards for the Central City Historic District 
Setback 
13.23 Maintain the established alignment of building fronts in the block. In general, larger, taller masses 
should be set back farther from the front than smaller structures. In some cases, therefore, a setback that is 
greater than the median setback may be appropriate. 
 
13.24 Maintain the rhythm established by uniform setbacks in the block. It is particularly important that the 
traditional spacing pattern be maintained as seen from the street. Follow the traditional building pattern in 
order to maintain the historic character of the street. Consider the visual impact of new construction and 
additions on neighbors along side yards. Consider varying the height and setback of the structure along the 
side yard. 
 
Primary Entrance 
13.25 Clearly define the primary entrance to the house. Use a porch, stoop, portico or similar one-story 
feature to indicate the entry. Orienting the entry to the street is preferred. Establishing a “progression” of 
entry elements, including walkway, landscape elements and porch also is encouraged. 
 
Commercial Area Standards 
13.31 Minimize the visual impacts of automobiles as seen from the sidewalk by pedestrians. Provide 
landscaped buffer areas to screen and separate the sidewalk from parking and drive lanes within individual 
commercial sites. 
 
13.32 Screen service areas from the residential portions of historic districts. Use fences, walls and planting 
materials to screen service areas. When feasible, locate service areas away from residential portions of the 
historic district. 
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13.33 Minimize the visual impacts of signs. This is particularly important as seen from within residential 
portions of the historic district. Smaller signs are preferred. Monument signs and low pole-mounted signs 
are appropriate. 
 
13.34 Shield all site lighting such that it does not spill over into residential portions of the historic district. 
 
Analysis:  The proposed structure will continue the continuity of the street and respect the historic 
settlement patterns of the district. It will be oriented towards the street as other structures on the block face 
and district. It will have similar setbacks and maintain the street and alley pattern. The proposal will also 
create a private/public space in the front setback by providing resident seating areas, similar to front porches 
on residential homes. The signage is similar to traditional apartment buildings in the district due to the only 
signage being over the pedestrian entrance on the front elevation. 
 
The proposal also does a good job shielding heavier uses from existing single family residential by having 
the dumpsters in the underground parking area and the service area near the commercial street, 500 South. 
 
However, the proposed building will disrupt the street’s wall of continuity in two areas. One, the proposed 
structure will be much taller than other structures on the block face. The proposed structure will be fifty feet 
(50’); the block average is thirty-two feet (32’) with the building to the east having a height of twenty-five 
feet (25’) and the building to the west being nineteen feet (19’). Two, other structures on the block face have 
more distinct pedestrian entrances. The wall of continuity would be helped if the pedestrian entrance was 
made more prominent against the garage entrance. 
 
Finding: Staff finds that the proposed structure does not meet this standard. The primary entrance to the 
building is not clearly defined as other existing buildings on the block face and historic district. 

 
 
Standard 4: Subdivision of Lots: The planning director shall review subdivision plats proposed for property 
within an H historic preservation overlay district or of a landmark site and may require changes to ensure the 
proposed subdivision will be compatible with the historic character of the district and/or site(s). 
 

Analysis:  The proposed development includes four parcels. Three of those parcels are zoned RO 
Residential Office. The fourth parcel is zoned RMF-35 Moderate Density Multi-Family Residential. The 
applicant has an active application to change the zoning of that parcel from RMF-35 Moderate Density 
Multi-Family Residential to RO Residential Office and change the master plan designation from medium 
density residential to residential office mixed use. The Planning Commission has forwarded a positive 
recommendation to the City Council. The application is waiting a City Council decision. If the zoning 
application is denied, the project will have to be re-designed because the portion of the building on the 
fourth parcel will not meet the RMF-35 Moderate Density Multi-Family Residential standards. The 
applicant is not required to combine the four parcels to build a single structure. 
 
Finding: Staff finds that the application meets this standard if the City Council approves the rezoning and 
master plan amendment petitions.  
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Attachment C 
Site Photographs 
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View of Project Site from 500 South 
 
 

 
 

View of Project Site from East 
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View of the Rear of Project Site 
 
 

 
 

View of Property to the West (530 East 500 South) 
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View of Property to the East (560 East 500 South) 
 
 

 
 

Smith’s Marketplace 
Across 500 South from Subject Property 
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