HISTORIC LANDMARK COMMISSION
STAFF REPORT

700 North Solar Panels

PLNHLC2014-00557
232 W 700 North
October 2, 2014

Applicant:
Travis Welton, contractor

Staff:
Anna Anglin (801) 535-6050 or
Anna.anglin@slcgov.com

Tax ID: 08-25-456-023

Current Zone: SR-1A Special
Development Pattern Residential

Master Plan Designation:
Low Density Residential (5-15
dwelling units per acre)

Council District:
District 3, represented by Stan
Penfold

Lot Size:
Approximately 4,791 square feet

Current Use: Single Family

Applicable Land Use
Regulations:
e 21A.34.020
e 21A.40.190

Notification

e Notice mailed on 09/18/14

e Agenda posted on the
Planning Division and Utah
Public Meeting Notice

websites 09/18/14
e Posted Property on
9/18/2014
Attachments
A. Proposed Plans
B. Photos

Planning Division
Department of Community and
Economic Development

Request

The applicant Travis Welton, representing the property owner, is requesting approval
from the City for an installed small solar energy collection system on a single family
residence. The solar panels are placed on the east side of the roof of the house and
are visible from the street. This property is located in the Capitol Hill Historic
District.

This type of project must be reviewed as a Minor Alteration by the Historic
Landmark Commission as it is for a photovoltaic system which is visible from a
public right of way.

Staff Recommendation

Staff recommends that the Historic Landmark Commission review the application,
and approve the installed small solar energy collection system pursuant to the
findings, analysis and conditions of approval in this staff report with the following
condition:

o The Panels are installed no greater than six inches off the roof to appear flush
mounted.

Potential Motions

Consistent with Staff Recommendation: Based on the analysis and findings of fact
in the staff report, testimony and plans presented, I move that the Commission
approve the request for a minor alteration for the installed small solar energy
collection system on the east side of the roof which is visible from the public right-
of-way for the residence at 232 W 700 North Street.

Not Consistent with Staff Recommendation: Based on the testimony, plans
presented and the following findings, I move that the Commission deny the request
for a minor alteration for the installed small solar energy collection system on the
east side of the roof which is visible from the public right-of-way for the residence at
232 W 700 North Street based on the following findings (Commissioner then states
findings based on the Standards to support the motion):

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;
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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;

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;

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

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

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;

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;

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;

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;

10. Certain building materials are prohibited including the following:

a.  Aluminum, asbestos, or vinyl cladding when applied directly to an original
or historic material.

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 chapter 21A.46 of this title.
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Vicinity Map & Photo of House
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Background & Project Description

The subject property is located at 232 West 700 North Street and is considered a contributing historic structure
in the Capitol Hill Historic District. The house is a Greek Revival style home built approximately in 1887 and is
rated as a significant structure in the 2006 reconnaissance survey. The house has a pitched roof and asphalt
shingles. The total area of the roof is approximately 990 square feet. The applicant is requesting to approve the
installed solar panels on the east side of the roof. The size of the small solar energy collection system is
approximately 190.6 square feet and consists of 11 panels. There are no panels on the front or the back of the
house. The panels are approximately 3.25 by 5.5 feet each. The panels are mounted on an aluminum racking
system approximately three to six inches above the roof surface. The racking penetrates the roof at 32 points
and the total array system will weigh approximately 671 pounds. The applicant has already had approval from
building code to install the system. The panels have a black frame, black backing paper, and black cells and the
color of the roof is gray.

The applicant had a permit issued to them in error due to a Certificate of Appropriateness being issued to them
under the misunderstanding that the solar panels were not readily visible from the street. The original Certificate
of Appropriateness was approved on August 9, 2014 and was rescinded on August 21, 2014, due to a site visit
to the property confirming the high visibility placement of the solar panels. A hold was placed on the permit and
the applicant was notified that the Certificate of Appropriateness was nullified and a new Certificate of
Appropriateness would need to be issued only by the Historic Landmark Commission for approval. The solar
panels were not yet installed on August 21, 2014 when the Planning staff went to the property. When Planning
staff revisited the site on September 23, 2014, the solar panels had been installed.

Public Comments

One comment was received by email from John Webster owner of the property located at 705 N 200 West in
support of the solar panels being installed. Any other comments received after the publication of this staff report
will be forwarded to the members of the Historic Landmark Commission.

Zoning Ordinance and Design Guidelines
21A.40.190.A — Small Solar Energy Collection Systems Standards

1. Setbacks, Location, and Height:
a. A small solar energy collection system shall be located a minimum of six feet from all property lines and
other structures, except the structure on which it is mounted.

Analysis: The six foot setback from the property line is for solar panels standing on their own structure.
Solar panels mounted on the roof of an existing structure do not require the six foot setback. The
location of the installed system is completely attached to the roof and will not encroach any farther than
the house into a required yard.

Finding: This standard does not apply to this project because the proposed small solar energy collection
system is located entirely on the roof of an existing structure.

b. A small solar energy collection system may be located on an accessory structure, including legal
accessory structures located less than six feet from a property line.
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Analysis: The solar panels are located on the principal structure. The applicant considered the
possibility of placing the panels on the roof of the accessory structure; but the accessory structure is
shaded by mature trees and would not allow enough sunlight to power the solar array system. In
addition, the solar array system is too large to be placed in the rear yard.

Finding: The location on the accessory structure or rear yard area was considered, but found that it was
not feasible.

c. A small solar energy collection system shall not exceed by more than three feet the maximum building
height (based on the type of building — principal or accessory - the system is located on) permitted in the
zoning district in which it is located or shall not extend more than 12 feet above the roofline of the
structure upon which it is mounted, whichever is less.

Analysis: The small solar energy collection system is parallel to the roof and is no more than six inches
off the roof surface.

Finding: This standard is met.

d. A development proposed to have a small solar energy collection system located on the roof or attached
to a structure, or an application to establish a system on an existing structure, shall provide a structural
certification as part of the building permit application.

Finding: The applicant has already submitted all necessary documentation to the Building Permits
division for the installation and structural details for the solar panels.

2. Coverage: A small solar energy collection system mounted to the roof of a building shall not exceed 90% of
the total roof area of the building upon which it is installed. A system constructed as a separate accessory
structure on the ground shall count toward the total building and yard coverage limits for the lot on which it is
located.

Analysis: The small solar energy collection system is mounted on the roof of the main residence. The
solar energy collection system is approximately 190.6 square feet. The total area of the roof of the
principal structure is approximately 990 square feet. This means that the proposed small solar energy
collection system will cover about 19% of the roof area.

Finding: This standard has been met.

3. Code Compliance: Small solar energy collection systems shall comply with all applicable building and
electrical codes contained in the international building code adopted by Salt Lake City.

Finding: The small solar energy collection system has been approved by the Building Permits division
and will be inspected to ensure that it meets all applicable codes adopted by Salt Lake City.

4. Solar Easements: A property owner who has installed or intends to install a small solar energy collection
system shall be responsible for negotiating with other property owners in the vicinity for any desired solar
easement to protect solar access for the system and shall record the easement with the Salt Lake County
Recorder.
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Finding: The applicant is responsible for negotiating with other property owners for any desired solar
easements.

5. Off Street Parking and Loading Requirements: Small solar energy collection systems shall not remove or
encroach upon required parking or loading areas for other uses on the site or access to such parking or loading
areas.
Analysis: The small solar energy collection system is located on the main residence and is not located
upon any required parking area.

Finding: This standard has been met.

21A.40.190.B.3 — Small Solar Collection Systems and Historic Preservation Overlay Districts or
Landmark Sites: Small Solar Collection System Location Priorities

3. Small Solar Collection System Location Priorities: In approving appropriate locations and manner of
installation, consideration shall include the following locations in the priority order they are set forth below.
The method of installation approved shall be the least visible from a public right of way, not including alleys,
and most compatible with the character defining features of the historic building, structure, or site. Systems
proposed for locations in subsections B.3.a through B.3.d of this section, which are not readily visible from a
public right of way may be reviewed administratively as set forth in subsection 21A.34.020.F,1,
“Administrative Decision”, of this title. Systems proposed for locations in subsections B.3.e and B.3.f of this
section, which may be visible from a public right of way shall be reviewed by the Historic Landmark
Commission in accordance with the procedures set forth in subsection 21A.34.020.F.2, “Historic Landmark
Commission”, of this title.

a. Rear yard in a location not readily visible from a public right of way.

b. On accessory buildings or structures in a location not readily visible from a public right of way.
c. Inaside yard in a location not readily visible from a public right of way.

d. On the principal building in a location not readily visible from a public right of way.

e. On the principal building in a location that may be visible from a public right of way, but not on the
structure’s front facade.

f.  On the front facade of the principal building in a location most compatible with the character defining
features of the structure.

Analysis:

a. The rear yard is not an option for installation as the yard area is shaded by mature trees on a
portion of it and the solar array system is too large to fit into the portion of the yard which is not
shaded.

b. The existing accessory structure is located in the rear yard and is shaded by mature trees.

c. The property has narrow side yards that would not accommodate the small solar energy
collection system.

d. There is no portion of the roof of the principal structure which is not visible from the street.

e. The small solar collection system is placed on the east side of the roof and covers almost the
entire length of the east facing roof side.
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f. The solar array system is not located on the front facade of the structure.

Finding: Based on the priority order of location, criteria a through d are not feasible. However, in this
case the proposal meets criteria ¢ and criteria f is not applicable.

21A.40.190.B.2 - Small Solar Collection Systems and Historic Preservation Overlay Districts Or
Landmark Sites

1. General: In addition to meeting the standards set forth in this section, all applications to install a small solar
collection system within the historic preservation overlay district shall obtain a certificate of appropriateness
prior to installation. Small solar collection systems shall be allowed in accordance with the location priorities
detailed in subsection B3 of this section. If there is any conflict between the provisions of this subsection B, and
any other requirements of this section, the provisions of this subsection B shall take precedence.

Analysis: As noted previously in the analysis of the location priorities, there are some preferred
locations for installation of the small solar energy collection system that will not work on this particular
property. Staff has noted why each of the priority locations will not work due to sun exposure and the
rear yard not being large enough to accommodate the small solar energy collection system.

Finding: The current location, while it is not one of the priority locations, is the best possible location
for the small solar energy collection system on the site. Should the application be approved by the
Historic Landmark Commission, the applicant will need to obtain a Certificate of Appropriateness and
this standard will be met.

2. Installation Standards: The small solar energy collection system shall be installed in a location and manner on
the building or lot that is least visible and obtrusive and in such a way that causes the least impact to the historic
integrity and character of the historic building, structure, site or district while maintaining efficient operation of
the solar device. The system must be installed in such a manner that it can be removed and not damage the
historic building, structure, or site it is associated with.

Analysis: Although the solar array system is installed on the east side of the building and is visible from
700 North Street, staff finds that the visual impact of the small solar energy collection system is
minimized by being flushed as close as possible to the roof to make them less visible while still making
them function effectively. The solar panels start approximately eight inches from the front roof line and
ends five feet away from the rear roof line. In this case, the placement of the solar panels closer to the
street facing fagade of the house makes them less visible from 700 North Street due to the location of
trees in the front yard.

In addition, the system placed on the roof will not damage the main components of the historic structure.
The solar array system could be removed in the future with some damage to the roof material, but the
existing asphalt shingles on the roof are not original to the residence.

Finding: The location of the small solar energy collection system is the least obtrusive to the historic
nature of the residence and property and can be easily removed in the future with minimal impact to the

roof and not the roof structure. This location has also been chosen as it is the most efficient location for
the system to operate.

21A.34.020 H Historic Preservation Overlay District

PLNHLC2014-00557 700 North Solar Panels Published Date: October 2, 2014



G. Standards for Certificate of Appropriateness for Altering 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 shall find that the project substantially
complies with all of the general standards that pertain to the application and that the decision is in the best
interest of the City.

Standard 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 building was constructed in 1887 as a single family home. No change of use is proposed
and very little impact is made to the characteristics of the home. The installation does not impact
character defining features of the building, site or environment.

Finding: This standard is met.

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;

Applicable Design Guidelines from A Preservation Handbook for Historic Residential Properties &
Districts in Salt Lake City.
7.6 The visual impact of skylights and other rooftop devices should be minimized.

= Skylights or solar panels should be installed to reflect the plane of the historic roof.

= They should be lower than the ridgeline, when possible.

= Flat skylights and solar panels that are parallel with the roof plane may be appropriate on the
rear and sides of the roof.

= Avoid locating a skylight or solar panel on a front roof plane wherever possible.

Analysis: The small solar energy collection system is placed:

= Parallel to the roof up to six inches off the roof surface.

= [splaced a minimum of 36 inches from the roof ridgeline to comply with fire code.

= s not placed on the front facade. Although it will be visible from the street on the east side, the
options for where to place the panels are limited in order to efficiently produce energy.

1. Finding: Although the small solar energy collection system is visible from the street on the east side,
staff finds that the visual impact will be minimized by the system being installed as flush as possible to
the roof making them less visible while still making them function effectively. The small solar energy
collection system is placed parallel to the roof and not above the ridgeline, and no portion of the roof
form will be altered. No historic materials or features have been altered. Options for other locations are
limited due to size or location relative to the sun. This standard is met.

Standard 3: All sites, structure 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 panels are a utility and are not installed in a manner to create a false sense of history or
architecture.

Finding: This standard is met.
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Standard 4: Alterations or additions that have acquired historic significance in their own right shall be retained
and preserved.

Analysis: No significant historic features are lost.
Finding: This standard is met.

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

Analysis: No significant historic features have been lost as the small solar energy collection system is
located on the roof and will have very little impact to the roof or the character of the property. The
property and the structure continue to remain a historic property that can have the solar panels removed
with little to no impact to the property or structure. The panels are mounted flush to the roof. The
applicant is required to ensure that the structure can handle the weight load of the solar panels on the
roof.

Finding: This standard is met.

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.

Analysis: The subject proposal does not include repair or replacement of deteriorated architectural
features.

Finding: This standard is not applicable.
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: The completed work does not include any treatments of historic materials.

Finding: This standard is not applicable.
Standard 8: Contemporary designs 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: Although a minor feature has been added to the roof of the residence, the roof form itself has

not been modified or altered. The small solar energy collection system is designed to be flush mounted
and to have the least amount of visual and structural impact.
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In addition, the color of the roof is gray and the panels of the proposed small solar collection system are
black making the two materials blend well together. This helps minimize their visibility from the public
right of way.

Finding: This standard is met.
Standard 9: Additions or alterations to structures and objects shall be done in such a manner that if such
additions or alteration were to be removed in the future, the essential form and integrity of the structure would
be unimpaired. The new work shall be differentiate 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 small solar energy collection system can be removed without impairing any form and
integrity of the structure other than possible damage to the asphalt shingle roof, which is not original to
the structure.

Finding: This standard is met.

Standard 10: Certain building materials are prohibited including the following: Vinyl, asbestos, or aluminum
cladding when applied directly to an original or historic material.

Analysis: This application does not include vinyl, asbestos or aluminum cladding.

Finding: This standard is not applicable.
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: No signs are proposed.

Finding: This standard is not applicable.
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Attachment A

Proposed Plans
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Attachment B
Photos
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Front of Subject Property

East Side of Subject Property
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Rear Yard of Subject Property

Detached Garage on Subject Property
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