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To: Salt Lake City Historic Landmark Commission 
 

From: Amy Thompson, Principal Planner 
 801-535-7281 or amy.thompson@slcgov.com 
 

Date: August 3, 2017 
 

Re: New Construction -PLNHLC2017-00555  
563 & 567 E 600 South 

  

 

 

This is a request from Kristen Clifford, the applicant representing the property owner (Ernesto 
Gutierrez), for a Work Session with the Historic Landmark Commission to discuss a proposal for 
New Construction of a mixed use building with ground-floor commercial and two upper stories 
containing 5 residential units at approximately 563 & 567 E 600 South. The subject properties are 
zoned R-MU-35 (Residential Mixed Use District) and within the H (Historic Preservation 
Overlay) in the Central City Local Historic District. This is the first time the proposal is before the 
Historic Landmark Commission and the applicant is seeking feedback and guidance to help refine 
the proposal. No application will be approved or denied at this meeting.  
 

The purpose of the work session is to listen to the presentation, comment, identify issues, raise 
questions and provide direction to the applicant, so they can proceed with revisions and a formal 
review and decision by the Historic Landmark Commission at a future date. 
 

Work Session 
Following discussions with Staff, a work session was requested by the applicant to discuss design 
options and major concerns, in order to receive feedback from the Commission that will inform 
their final proposal. The Commission should review the information in the Memo, hear the 
presentation by the applicant and be prepared to identify issues that relate to the standards of the 
ordinance for the H Historic Preservation Overlay and the New Construction Design Guidelines. 
Additionally, the applicant should be clear that participating in a work session with the Historic 
Landmark Commission does not guarantee an approval when the project comes before a public 
hearing. When the project comes before the commission for a decision at a future hearing, the 
issues raised will need to be sufficiently addressed to meet the standards and guidelines for 
approval. 
 
The Commission is being asked to review and discuss these proposals, and to: 

a) Give direction to the applicant in regards to the new proposal. 
b) Confirm whether information currently submitted would be sufficient for 

the Commission to reach conclusions, and identify additional information 
required for further analysis. 

c) Confirm whether the proposal follows the guidelines and the adopted 
standards. 

d) Provide feedback regarding the height, massing, material and detailing. 
e) Identify any additional concerns not raised by this memo. 
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Attachments:  

A. Application Information (Project Description, Site Plans, Elevations) 
B. Reconnaissance Level Surveys and Historic Photos 
C. Standards & Design Guidelines for New Construction in a Historic District 
D. RMU-35 Zoning Standards 
E. Work Session Template (Draft) 

 
THE SITE AND ADJACENT BUILDINGS  

 

 
The site for the proposed development is 
currently two separate parcels located at 
approximately 563 E. 600 South and 567 E. 
600 South. There is an existing historically 
contributing duplex located on the 563 E. 
600 South property, and an existing 
noncontributing commercial structure 
located at 567 E. 600 South. To 
accommodate the proposed development, 
demolition of the noncontributing 
commercial structure is included in this 
request; the duplex will be retained as part 
of the overall development proposal and 
only minor alterations and repairs are 
anticipated.  View of development site from 600 S. looking north 
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The existing duplex is setback approximately 98 feet and 
the area in front of the structure is currently being used 
as a parking lot. According to city and county records, the 
existing duplex was originally located behind a single 
family dwelling that was demolished in 1982.   

 
 
The general scale of the buildings in this 
context, on 600 South, ranges from one to two 
stories with the exception of two three-story 
multi-family buildings (one on the south side of 
600 S. and one on the corner of 500 E. and 600 
South). Construction materials include a 
spectrum encompassing masonry in the form of 
brick, and wood in the form of horizontal and 
shingle siding. Roof forms tend to be pitched 
with gables or hipped roof forms. The duplex on 
the subject property has a flat roof, and there is 
another duplex to the rear of the adjacent 
property to the west that is also a flat roofed 
structure. The style of surrounding structures 
include Victorian eclectic, arts and crafts, prairie 
school and Italianate.  
 
The majority of the surrounding structures are all contributing to the historic district with the exception of 
the commercial structure on the subject property and some structures across the street on the south side of 
600 South.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Sanborn map showing development site - 1950 

2013 Reconnaissance Level Survey  
Contributing status of surrounding development 

   Historic photo of duplex obtained from Salt Lake County                
Archives - 1930 
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Streetscape north side of 600 S. 

Subject site and adjacent property to the east Subject site – Existing duplex and adjacent property to 
the west 

Streetscape – east side of 600 South 
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Streetscape – south side of 600 South 
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PROJECT DESCRIPTION 

The proposal is for new construction of a three story mixed used building with associated surface 
parking located to the rear of the mixed use structure accessed from an existing driveway 
approach to the east. The proposed new building contains one ground-floor commercial space 
and two upper stories containing five residential units and has low pitched roof (3:12) with a 
maximum height of 35 feet. The following is taken from the project narrative submitted with the 
proposal: 
 

“Our goal is to provide a quality pedestrian-oriented project that will contribute 
to the surrounding neighborhood and offer new housing options in close 
proximity to transit and existing commercial amenities. We intend to meet and 
respect the preservation standards of the Central City Historic District and have 
created a design for new construction that is compatible with, yet distinguishable 
from, the surrounding historic fabric of the 600 South corridor.” 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Conceptual rendering of proposed mixed-use building 

Existing site plan Proposed site plan 

*See ‘Attachment A’ for full size plans and renderings 
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The entire development site currently consists of two parcels; the existing parcel occupied by the 
duplex is approximately 6,823 square feet 41 feet 3 inches wide, and the existing parcel occupied 
by the commercial structure is approximately 2,805 square feet and 33 inches wide. The proposed 
configuration of the new parcels maintains the width of the parcel occupied by the duplex, 
however the parcel occupied by the proposed new construction is increasing in width from 33 
inches to 74 feet 3 inches. A pedestrian walkway along the west side of the proposed structure 
connects the rear duplex to the public sidewalk. 
 

The proposed front yard setback of the new mixed use building is 9 feet. To help break up the 
overall width of the building, a 21 foot portion of the front façade width of the building is angled, 
and the front yard setback of that wall plane at the furthest point is setback approximately 15 feet. 
The rear yard setback/distance between the existing duplex and proposed new construction is 
approximately 30 feet; the rear yard setback that is adjacent to the surface parking lot to the north 
is approximately 11 feet. The west interior side yard setback is approximately 5 feet, and the east 
interior side yard setback is 15 feet which allows for driveway access to the proposed six stall 
surface parking area. The upper two floors of the structure overhang four of the surface parking 
stalls to provide covered parking.  
 

 
 
 
The upper levels of the proposed 
structure cantilever over the ground 
floor to provide overhead coverage and 
some protection from southern sun 
exposure. The entry to the ground floor 
commercial space is located on the 
angled façade oriented toward 600 
South. The two upper residential floors 
are accessed from a stairwell on the west 
elevation. The entry door on the 
stairwell faces 600 South. The stairwell 
projects approximately 2 feet from the 
west building wall. The third floor of the 
street facing façade is recessed to 
provide a 10 foot exterior balcony area. 
There is also a recessed balcony area 
located toward the rear of the structure 
on the on the east elevation. The 
openings on the upper residential level 
of the proposed buildings are rectilinear 
accomplished with punched openings 

Proposed east elevation  

Proposed west elevation  

Proposed New Construction within 600 S. Streetscape  
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for balcony areas and operable 
casement windows.  

 
 
 
 
 
 
 
 
 
 
 
Floor to ceiling glazing is proposed for the ground floor exterior materials to give it an open and 
transparent design. The proposed primary exterior material for the upper two stories is vertical 
brick veneer accented with 12 inch wide metal paneling. Where the masonry meets window 
openings there is recessed horizontal detailing to add texture and shadow lines to the façade. 
Concrete masonry block is proposed for the stairwell. More detail on the window and door 
material and operation style is needed.  
 
In addition to New Construction approval from the Historic Landmark Commission, the proposal 
also requires Planned Development approval from the Planning Commission because with the 
proposed lot configuration, the proposed parcel occupied by the existing duplex will not have 
frontage on a public street, and the applicant is also seeking relief from the minimum 5 foot front 
yard setback requirement and requesting a zero lot line on the parcel occupied by the existing 
duplex.  
 
ORDINANCE DESIGN STANDARDS & DESIGN GUIDELINES FOR NEW 
CONSTRUCTION 
New construction Design Standards are defined by chapter 21A.34.020.H, which addresses three 
aspects of contextual design – Scale & Form, Composition of Principal Facades and the 
Relationship to Street. The Design Guidelines of Historic Apartment and Multifamily Buildings 
as well as the Design Guidelines for Historic Commercial Buildings, illustrate more detailed 
advice and guidance on new construction design to meet the zoning ordinance standards. (See 
Attachment C for related Guidelines and New Constructions Standards) 
 
R-MU-35 ZONING DISTRICT REQUIREMENTS 
The base zoning of the subject property is R-MU-35 (Residential Mixed Use District). The 
adjacent zoning to the north and east is of the subject properties is CN (Neighborhood 
Commercial District), and the adjacent properties to the west and across the street to the south 
are zoned RMF-35 (Moderate Density Multi-Family Residential). 
 
 
 
 
 
 
 
 
 
 
 

Proposed north elevation (rear) 

SUBJECT PROPERTIES  

Proposed south elevation (600 S. street facing)  
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The base R-MU-35 zoning district has a minimum front yard setback requirement of 5 feet and a 
maximum of 15 feet. The rear yard setback is 25% of the lot depth but need not exceed 30 feet. 
Because the adjacent properties are not zoned single or two-family residential, there is no interior 
side yard setback requirement for the development. The R-MU-35 zone permits new construction 
to the maximum height of 35 feet. The Historic Landmark Commission has the authority to 
further restrict building height, and modify lot and bulk standards to ensure compatibility with 
the character of the site and district; however, here is a development agreement on the property 
that restricts the development height to 35 feet. (See Attachment  
D for an overview of the R-MU-35 zoning district standards) 
 

KEY ISSUES: 
From an initial analysis of the proposed development, the following key issues have been 
identified by Staff as potential further discussion points:  
 
Issue 1: Historic Context 
The site is situated within a context primarily made of single family structures. Just east of this 
part of the Central City historic district begins to transition into small scale commercial, multi-
family, as well as community shopping (Trolley Square). The siting and massing of the project 
becomes increasingly important in this context to ensure compatibility with the smaller scale 
residential nature of the district including building placement characteristic of the historic 
development pattern in this setting.  
 
Issue 2: Massing & Scale  
The Historic Preservation Standards for New Construction indicate that a new building should 
have a height and width that is visually compatible with the surrounding structures and 
streetscape. There are some taller structures on this streetscape, and the proposed height of 35 
feet could be compatible in this context. The upper floor of the front elevation steps back 
approximately 10 feet to provide an exterior balcony area and helps break up the perceived height 
from 600 East. There are some adjacent buildings of a much lower height than the proposed 
structure; a residential structure to the west that has a height of approximately 20 feet, and the 
existing duplex to the north that has a height of approximately 13 feet). The transition between 
the proposed new construction and adjacent structures of lower height could be improved with 
further stepbacks and additional articulation of building elements on the west, south and east 
facades of the proposal. Particular attention could be directed to further articulation of the west 
elevation as this building wall and the east wall of the adjacent primary structure are only 
separated by approximately 8 feet, and therefore breaking up the overall mass of this elevation 
may improve the relationship of the proposal and adjacent properties.   
 
The proposed placement of the new mixed use building at this location is the width of 
approximately two lots and requires a wider building form than what is characteristic of the 
existing structures on the streetscape. To address this, the proposal attempts to add some 
modulation to the front façade by separating the width into two separate wall planes with an 
angled recessed portion of the building wall. The intent is to visually divide the façade width into 
sections that equate with the average building widths that are characteristic of this historic 
context. Although the angled wall does help add a dimensional quality to the street facing façade, 
the building elevations and overall building scale and massing needs to be further articulated with 
further distinction between wall plane projections, building articulation, and modulation of 
building elements. 
 

MAIN QUESTION: Is the proposed height and width of the structure in scale with the 
surrounding structures and streetscape?  
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Although the proposed new construction will largely conceal views of the existing historic duplex 
to the north (rear of the proposal), it’s not uncommon to have structures located to the rear of a 
building as is the case with this proposal as well as historic development patterns on the site. The 
overall massing of the new construction should respect and reflect the established scale, form and 
footprint of buildings and should equate with the more modest scale of center block building and 

residences. The proposal may benefit from additional consideration with how the building relates 
to the adjacent smaller scale structures. 

 
MAIN QUESTION: Is the siting of the proposal compatible with site and adjacent structures? (ie: 
reduced setbacks, space between buildings, etc.) 
 
MAIN QUESTION: Is the proposal visually compatible with the size and mass of surrounding 
structures and streetscape?  
 
Issue 3: Roof Form 
The design standards indicate that the proposed roof shape of a structure shall be visually compatible with 
the surrounding structures and streetscape. The proposed roof form is asymmetrical and has a low slope 
(3:12). The applicant’s narrative states the following regarding the roof form:  
 

“Rather than designing the building with a flat roof like most multi-family and/or 
commercial building types, we have included a gable roof form to be visually 
compatible with the surrounding residential structures and streetscape.” 

 

The surrounding structures predominately have a steep pitched gabled roofs, with a few flat roof 
structures in the immediate context. The proposed roof form is not consistent with the slope and 
is not visually compatible with the average distance between roof eaves of surrounding structures. 
The proposal may benefit from further modulation and breaking up the roof form into smaller 
sections to better reflect roof pitch and forms that are seen traditionally in this historic context. 
Because the structure is mixed use in nature, a flat form or more contemporary form is 
appropriate but should reflect historic elements and forms seen on the streetscape or larger 
historic context.  
  

MAIN QUESTION: Is the proposed roof form compatible with the surrounding structures and 
streetscape?  
 
Issue 4: Rhythm of Solids to Voids, Porch and Projections  

The design guidelines indicate that the ratio of wall to window should reflect that found across 
the established character created by the historic structures in the district. The ground floor of the 
proposal is transparent and helps create an open human scale design. The narrative for the project 
states the upper levels have horizontal openings that have been vertically emphasized with 
window divisions. The proposed building is primarily designed with horizontal proportions, and 
although the vertical windows help add vertical emphasis, the proposed design appears contrary 
to vertical proportion of buildings in this historic context. There are large areas of blank wall on 
the west elevation with minimal articulation and modulation. The overall design could be 
improved in relation to the window pattern, the window proportion and the proportion of the wall 
spaces between. Further modulation and articulation of principal façade elements of projections 
and balcony areas, and establishing a hierarchy in the fenestration pattern could help achieve a 
more balanced overall design.  
 

MAIN QUESTION: Are the proportion of openings, projections, and the rhythm of solids to voids 
visually compatible with the surrounding structures and streetscape?  
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Other Questions:  
MAIN QUESTION: Has the Commission identified any other issues not identified by Staff for 
further discussion?  
 
MAIN QUESTION: Are there other details that are missing from this proposal that the 
commission would like to see when the proposal comes for final review and a decision (conceptual 
renderings from pedestrian perspective, material samples etc.)? 
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ATTACHMENT A:  APPLICATION INFORMATION 
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July 19, 2017 

 

 

Dear Members of the Salt Lake City Historic Landmark Commission: 

 

We request your consideration of a Certificate of Appropriateness for the new construction of a 

mixed use building to be located at 567 East 600 South. The overall project consists of the 

demolition of the existing commercial building (located at 567 E) which is not contributing to the 

Central City Historic District, preserve the existing (contributing) historic duplex to the rear, and 

construct a new mixed-use building with associated on-site parking and circulation. The new 

building contains one ground-floor commercial space and two upper stories containing five 

dwellings, with a maximum height of 35 feet. Our goal is to provide a quality pedestrian-oriented 

project that will contribute to the surrounding neighborhood and offer new housing options in 

close proximity to transit and existing commercial amenities. We intend to meet and respect the 

preservation standards of the Central City Historic District and have created a design for new 

construction that is compatible with, yet distinguishable from, the surrounding historic fabric of 

the 600 South corridor.  

 

PROJECT SUMMARY 

 

Current Zoning/Future Land Use 

R-MU-35 (Residential/Mixed-Use District) / Medium Res Mixed Use 

 

Historic District 

Central City Historic District  

 

Current Lot Size 

563 E: 0.16 ac 

567 E: 0.06 ac 

COMBINED LOT SIZE: 0.22 ac 

 

Existing Conditions 

563 E: Contains an existing duplex (contributing to the Historic District). The duplex is 

approximately 110' setback from the front property line. The lot contains a commercial parking 

lot in the front that is used (and required) for the convenience store to the east (567 E). Historic 

photos indicate that a single family home used to be located in front of the duplex (demolition 
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date is uncertain; however, according to available sanborn maps, it occurred post 1950). The 

duplex is proposed to remain and be rehabilitated.  

 

567 E: Contains an existing convenience store (non-contributing/ineligible to the Historic 

District). This building is proposed to be demolished.  

 

Proposed Mixed Use Building  

 2,245 SF building footprint 

 1,778 SF ground-floor street-facing commercial space 

 Pedestrian-oriented design with front patio space (commercial use) 

 Density proposed: 22 u/ac 

 High-quality residential units (one and two bedroom) with exterior terrace/balcony space  

 Max height proposed: 3 stories at 35 feet (per recorded Development Agreement) 

 

PROJECT BACKGROUND 

 

A zone change and master plan amendment were approved for both properties by the City 

Council in November, 2015. The proposed mixed use building and c-store demolition were 

discussed as part of the zone change review.  

 
NEW CONSTRUCTION  
 
The project site is unique and challenging for a number of reasons, but primarily due to lot 
size/configuration, the location of the historic duplex at the rear of the lot, and the cross-access 
easement with the neighboring property to the northeast. If approved, the existing blight of the 
property will be replaced with a clean and vibrant mixed use development that will also function 
as a buffer for the lower density uses to the west and the higher intensity uses to the east. 
Parking and vehicular circulation will strongly improve as the number of curb cuts will be 
reduced from two to one, parking will be located to the rear of the new building, and vehicular 
turn-around (which does not exist currently) will be provided. The purpose of the R-MU-35 
residential/mixed use district is “to provide areas within the city for mixed use development that 
promote residential urban neighborhoods containing residential, retail, service commercial and 
small scale office uses.” (21A.24.164) We believe our proposal sufficiently responds to the 
purpose of the R-MU-35 zone.  
 
We embrace having a project located in a historic district and understand the important 
relationship a new building has with the existing historic environment. Strong consideration has 
been given to create a design that speaks to the existing historic fabric (specifically to mass, 
form, scale, rhythm, fenestration and roof form). We consider this property an opportunity to add 
to the vitality of the historic district and neighborhood. The following is how the proposed project 
responds to the required Standards for Approval of a Certificate of Appropriateness for New 
Construction:  
 
SCALE & FORM 
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Height & Width:  The obvious placement for a new building at this location is oriented to the 
front of the two lots and requires a wider form than seen at adjacent locations. In response to 
this, we have examined all widths of the existing structures along the block face and subdivided 
the front façade into two separate planes. The west plane is recessed back to reduce the scale 
of the front façade. This modularized facade essentially creates two different widths and helps 
break the building up in a manner that relates to the average widths along the block face.  
 
Proportion of Principal Facades:  The heights of adjacent buildings were thoroughly examined 
along the block face and range from 20 to 34 feet. The maximum height of the proposed 
building is 35’ which meets both the zoning and design/scale requirements of city ordinances. 
We added a gabled roof to reflect the form of adjacent residential structures. This also helps to 
reduce the mass of the building as the sides are stepped down with the gable. The gable portion 
of the building represents where the apartments (residents) reside. This also allows for more 
light and air space to the neighboring lots.  
 
Roof Shape:  Rather than designing the building with a flat roof like most multi-family and/or 
commercial building types, we have included a gable roof form to be visually compatible with the 
surrounding residential structures and streetscape. Balconies will be located at the perimeters to 
break up the scale of the building, provide eyes and connection to the street and allow more of a 
gradual transition (“stepping” effect) in height.  
  
 
COMPOSITION OF PRINCIPAL FACADES 
 
Proportion of Openings:  The vertical proportions of the windows have been emphasized with 
window divisions which creates a more appropriate and relatable scale to surrounding 
properties. We gave close examination to the window proportions of the existing residential 
buildings along the block face and provided similar scale and dimension to the residential 
windows of the proposed building. See P1 of Drawing set for specific details.  
 
Rhythm of Solids to Voids in Facades:  The precedent of mostly solid exterior facades with 
rectilinear punched openings along the block face has been followed on the upper levels 
(residential portions) of the building.  The bottom level (retail portion) has been made as open 
and transparent as possible to allow for views back to the historic duplex at the rear of the lot. 
Refer to P1 for streetscape elevation regarding spacing and rhythm of buildings on the block. 
These were studied to reflect the integrity of the streetscape seen here.  
 
Rhythm of Entrance Porch and Other Projections:  The proposed project mimics the character 
of the adjacent porch entries by cantilevering the upper levels of the building over the building 
entry to provide overhead coverage, and a sense of protection from the southern exposure.  
The massing of the stair core is also deliberately held out from the rest of the building's massing 
to draw attention to it and its significance to the overall composition. 
 
Relationship of Materials:  The primary exterior material used on the outside of the building is a 
vertically oriented masonry veneer.  This choice was made in response to the long history of 
masonry building in historic structures around the City, and to give the building a substantial 
presence conveying quality and permanence. 
 
RELATIONSHIP TO STREET 
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Walls of Continuity:   The principal exterior facade and bottom level storefront both wrap 
continuously around the faceted street facade giving both continuity and completion to the 
structure. 
 
Directional Expression of Principal Elevation:  The primary orientation of the building facade is 
to the traffic that is traveling East on 600 South (a one-way arterial).  The faceted facade not 
only addresses this directional bias, but also serves to modulate the principal elevation to better 
match the widths of the facades of the adjacent structures. 
 
Streetscape/Pedestrian Improvements:  Currently, there is an “alley” type driveway that provides 
access to the apartment building to the north (on 600 E). Vehicular egress from this parking lot 
requires reverse-only exiting and does not provide proper turn-around in order to exit the 
property safely (forward-facing), as is the current standard. The existing gravel parking lot in 
front of the duplex is unsightly and does not positively contribute to the historic fabric of the 
block. These two access points are proposed to be reduced to one. Access to the duplex and 
the proposed mixed use building are separated by function. Access for pedestrians and bicycle 
parking are located along the west side of the property. Vehicular access is located to the east 
side of the property which emphasizes a safer and organized separation.  
 

CONCLUSION 

 

The current state of the subject property is in disrepair and the building and parking lot layout do 

not follow sound urban design principles. The use of the subject property is nonconforming to 

current zoning. The residential presence of the duplex is muted by the commercial parking lot in 

front.  

 

This proposal offers a quality mixed use product that would fulfill numerous goals of the Central 

Community Master Plan, the R-MU-35 zoning ordinance and the Central City historic 

preservation design standards. The proposed project will insert vibrancy and value to this 

section of the neighborhood. Furthermore, this would enable more financial means for greater 

preservation efforts and upkeep to the existing contributing duplex that has been neglected and 

abused for years. We hope these points are helpful to you as you consider this request. We 

certainly are dedicated to this project and are excited to contribute to this fine community. We 

believe this request is in the best interest of the community and it is our goal to see it through.  

Your time and attention to this request is certainly appreciated. Please feel free to contact me 

with any questions. 

 

Sincerely, 

 

 
Kristen Clifford 
Project Planner 
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1 SITE PLAN - EXISTING

1. SEE SITE SURVEY FOR EXISTING GRADE 
INFORMATION
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SINGLE FAMILY
EXISTING RESIDENCE

16-06-477-022

EXISTING DUPLEX
16-06-477-021

EXISTING PARKING LOT
16-06-477-024

EXISTING APARTMENT BUILDING
16-06-477-025

EXISTING EMPTY LOT
16-06-477-028

EXISTING BUILDING
16-06-477-027

PROPOSED BUILDING FOOTPRINT
2,245 SF

600 SOUTH

60
0 

E
A

S
T

EXISTING DUPLEX
2 DWELLING UNITS
1 ADA ACCESSIBLE

NO REQ SIDEYARD SETBACK
4' MIN. REQ 
SIDEYARD SETBACK

BICYCLE PARKING

9'
-3

"

27'-0"

PL: 74'-3"

P
L:

 8
5'

PL: 33'

PL: 41'-3"

P
L:

 1
65

.0
5'

15
' -

 0
"

5'
 -

 0
"

543

1

2

3

4

5

LANDSCAPE AREA

LANDSCAPE AREA

D

PROPOSED 
PROPERTY 
LINE

S
E

T
B

A
C

K

60
"

1

2

25
%

 R
E

A
R

 Y
A

R
D

 S
E

T
B

A
C

K

21
' -

 3
"

R
 2

6'
 - 

0"

R
 1

2'
 -

 6
"

10
' -

 0
"

10' - 0"

7

6

6

V
A

N
 P

A
R

K
IN

G

9'
 -

 0
"

20' - 0"9'
 -

 0
"

SLOPED WALK TO 
ACCESSIBLE AISLE

20
 1

/2
"

DRY 
STANDPIPE

30' - 2"
38

' -
 6

"

R

2" MIN CALIPER TREES

26' - 0"

36"

24" 60"

S
LO

P
E

 1
:2

0.

EXISTING FENCE TO REMAIN

SLOPE 1:12
.

60"

60
"SLOPE 1:12

.

R 5' - 0"

EXIT
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36
"

LEVEL ABOVE, SHOWN 
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EXISTING WATER METER

RELOCATED, RESIZED 
WATER METER

EXISTING FIRE HYDRANT
8 9

NEW RECYCLING

UPGRADE SIZE 
OF EXISTING 
DUMPSTER

BICYCLE PARKING

EXISTING PARALLEL 
PARKING TO REMAIN
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PARKING: 4 NEW STALLS
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1 SITE PLAN

LANDSCAPE REQUIREMENTS

FRONT LOT:
TOTAL LOT AREA:

MINIMUM OPEN SPACE (20% OF AREA):

OPEN SPACE (LANDSCAPE + WALKWAYS):

PARKING LOT AREA:

REAR LOT:
TOTAL LOT AREA:

MINIMUM OPEN SPACE (20% OF AREA):

OPEN SPACE (LANDSCAPE + WALKWAYS)

BUILDING INFORMATION

AREA FOOTPRINT (GROSS):

SECOND FLOOR AREA (NET):

THIRD FLOOR PLAN (NET):

TOTAL BUILDING AREA:

TOTAL BUILDING PROJECTION AREA:

LEASABLE SPACE AREA:

FLOORS:

MAX. HEIGHT:

DWELLING UNITS:

PARKING REQUIREMENTS

RESIDENTIAL
DUPLEX + NEW BUILDING
1 SPACE PER DWELLING UNIT
21A.44.030 G.2 TABLE)

EXCEPTION: 21A.44.040.B.7:
For Proximity to Mass Transit: For any new 
multi-family residential, commercial within 1/4 
mile of a fixed transit station, the minimum 
number of parking spaces required according to 
section 21a.44.030 of this chapter can be 
reduced by 50%.

REQUIRED RESIDENTIAL PARKING (0.5 x 7): 

ACCESSIBLE SPACES REQUIRED:
(1 PER 25 SPACES - 21A.44.020 D)

COMMERCIAL
21A.44.040.B.7.b EXCEPTION:
For any business that has pedestrian friendly 
amenities, such as bike racks, baby buggy 
parking areas, benches or other similar 
pedestrian oriented amenities which are located 
within one hundred feet of the entrance to the 
business, either on public or private property, 
the first 2,500 square feet of the building area 
shall be excluded from parking calculations and 
exempt from parking requirements. Any such 
amenities must be permanently affixed and 
maintained...

REQUIRED COMMERCIAL PARKING:

TOTAL PARKING SPACES ON SITE:

PROPOSED ANGLED STREET PARKING:

BICYCLE SPACES REQUIRED:
21A.44.050.B.3.c(1)
5% OF TOTAL PARKING SPACES: 2 MIN.

BICYCLE SPACES PROVIDED

7,054 SF

1,410 SF

1,763 SF

3,087.0 SF

2,558 SF

512 SF

1,195 SF

2,245 SF

3,526 SF

3,526 SF

9,297 SF

3,496 SF

1,778 SF

3 FLOORS

35'-0"

5 UNITS

4 SPACES

1 SPACE

0 SPACES

5 SPACES

4 SPACES

2 SPACES

4 SPACES
MIN 
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12.72 VERTICAL PROPORTIONS EMPHASIZED WITH 
WINDOW DIVISIONS
12.46, 12.52 FENESTRATION PATTERN REFLECTS 
INTERIOR APARTMENT LAYOUT AS REPRESENTED 
SINGLE-FAMILY RESIDENCES. SIZE OF WINDOW 
REFLECTS WHAT IS BEYOND BY HIERARCHY. 
PRIVATE ARE SMALLER AND PUBLIC ARE LARGER.
12.43, 12.60, 12.61 SOLID TO VOID WINDOWS -
SIMILAR TO PUNCHED OPENINGS AT BLOCK
12.63 SEE FENESTRATION DIAGRAM FOR STUDY 
ON SIMILAR WINDOW TYPES, SCALE, SIZES AND 
PROPORTION

STOREFRONT
12.72 VERTICAL PROPORTIONS EMPHASIZED WITH MULLIONS
12.58, 12.59 VERTICAL AND HORIZONTAL EXPRESSION IN 
MULLIONS AT BASE
12.46 BASE OF BUILDING EXPRESSED AT BULKHEAD
12.74 ALUMINUM STOREFRONT, DURABLE WITH CLEAR GLAZING

12.14 PRIVATE OPEN SPACE SIMULATES 
WINDOWS
12.46, 12.62, 12.64 BALCONIES FACE STREET 
AND "ALLEYS" TO PROMOTE COMMUNITY 
CONNECTION
12.14 POTENTIAL COMMON SPACE AT ROOF 
FOR RESIDENTS

BALCONIES

12.14 LIGHT AND PRIVACY BETWEEN EXISTING STRUCTURES -
EXTENDED DRIVE AND DISTANCE FROM UPPER FLOOR 
WINDOW FOR NEIGHBORING STUDIO SPACE

REVEALS

STAIR ENCLOSURE
MASONRY TO GROUND THE STRUCTURE 
AND ACT AS ITS CORE
12.50 TALLER PORTION OF BUILDING IS 
STEPPED TOWARD MIDDLE OF MASSING
12.27 ROOFTOP UTILITIES SCREENED BEHIND 
(ALL UTILITIES AT SIDE AND NOT ON PRINCIPAL 
FACADE 12.26)

~
34

'

~
20

'

~
18

'

12.59 HORIZONTAL EMPHASIS 
EXPRESSED THROUGH HORIZONTAL 
REVEALS AND OVERHANG WHICH 
BREAK UP THE VERTICALITY OF THE 
FACADE 

MATERIAL
12.58 VERTICAL BRICK BREAKS UP BUILDING WIDTH AND 
EMPHASIZES VERTICALITY
12.68 MASONRY COLOR TO INDIVIDUALIZE PROJECT TYPE 
FROM OTHER BUILDING TYPES, YET USE TECHNIQUES 
AND PATTERNS SIMILAR TO THOSE IN AREA. COLOR TO 
NOT ASSIMILATE HISTORIC TROLLEY BUILDINGS. COLORS 
ARE NATURAL EARTH TONES
12.43, 12.67, 12.69 MASONRY OF TRADITIONAL DIMENSION, 
DIVISIONS, AND DETAILS. REVEALS AND WINDOW 
IMPRESSIONS ADD ANOTHER LEVEL OF DETAIL. 
12.77 CONTEMPORARY DETAILING USED AS AN 
INTERPRETATION, NOT A COMPETITION TO THE 
TRADITIONAL DETAILS IN THE HISTORICAL DISTRICT.

24
' -

 6
"

12.48 35 FT REQUIREMENT, SCALE AS 
APPROPRIATE TO OTHER BUILDINGS IN 
THE AREA

PITCHED ROOF
REFLECTS OTHER BUILDINGS IN THE AREA - I.E. 
RESIDENCES AND TROLLEY SQUARE BUILDINGS.
12.14, 12.51, 12.54, 12.55, 12.56
UPPER FLOORS ARE STEPPED AT SIDES - THE 
FACADE PLANE FOLLOWS THE STEPPING WITH A 
GABLE. THE OVERALL "RESIDENTIAL" TYPE 
(GABLE) REPRESENTS WHERE THE APARTMENTS 
RESIDE. THE STEPPING ALSO ALLOWS FOR LIGHT 
AND AIR TO THE NEIGHBORING LOTS

SIGNAGE
12.36 LIGHTING TO DESIGNATE 
ENTRANCES AND SIGNAGE
12.85 HALO LIT AND CONCEALED ONLY
12.78, 12.80, 12.83 SIGNAGE OVER 
ENTRANCES TO INDICATE THEIR USE 
(RESPECTIVE RESIDENTIAL AND 
COMMERCIAL)
12.84 METAL, INDIVIDUAL LETTERING

12.14 LIGHT AND PRIVACY 
BETWEEN EXISTING STRUCTURES -
EXTENDED DRIVE AND DISTANCE 
FROM UPPER FLOOR WINDOW FOR 
NEIGHBORING STUDIO SPACE
12.44 LIGHT AND AIR RELIEF BY 
SELF-IMPOSED SETBACKS AND 
MODULATION IN THE WEST FACADE

16-06-477-022

EXISTING DUPLEX
16-06-477-021

EXISTING APARTMENT BUILDING
16-06-477-025

EXISTING EMPTY LOT
16-06-477-02816-06-477-027

PROPOSED BUILDING FOOTPRINT
2,245 SF

600 SOUTH

60
0 

E
A

S
T

EXISTING HISTORICAL 
DUPLEX

DR

21
'

10
'

23'5'

16-06-477-020

8'

22
' -

 8
 1

/2
"37'

32'23
' -

 6
"

33'

21
'

32'

16-06-477-01916-06-477-01816-06-477-017

32'

30'

30' - 2"

34' - 0"

30' - 6"5' - 0" 18' - 9"

12.14 LIGHT AND PRIVACY BETWEEN 
EXISTING STRUCTURES - EXTENDED DRIVE 
AND DISTANCE FROM UPPER FLOOR 
WINDOW FOR NEIGHBORING STUDIO SPACE

15' - 0"

SCALE

MASSING

12.7 SEQUENCE OF PUBLIC TO SEMI-PRIVATE
12.13 COMMON EXTERIOR SPACE AT GROUND 
LEVEL, LANDSCAPE, SHADE, OVERHANGS INVITE 
PEOPLE TO STAY LONGER
12.35 SEATING OUTDOORS FOR RETAIL OR 
PUBLIC, RESTAURANT/RETAIL/CAFE SIZE LEASE 
SPACE PROPOSED

12.34 APPROPRIATE LANDSCAPING TO PROVIDE 
OPEN SPACE, SHADE, TRANSITION TO BUILDING 
AND MORE PUBLIC/PRIVATE SPACES. SEE 
LANDSCAPE PLAN.

12.1 SMALLER STREETS AND ALLEYS
12.3 MAINTAINS HISTORIC PERMEABILITY -
REPLICATES RESIDENTIAL DRIVEWAY RELIEF AS 
ON OTHER AREAS OF BLOCK
12.21 VEHICLE ACCESS SEPARATE FROM 
PEDESTRIAN WALK, LANDSCAPE HEDGE 
PROVIDED TO SCREEN
12.22 ALL PEDESTRIAN ACCESS PLACED AT 
WEST SIDE
12.23 MINIMUM CURB CUT AND STREET 
INTERRUPTION - CURB IS EXISTING, MADE 
SLIGHTLY WIDER TO ACCOMMODATE VEHICLES.

ENTRANCE

OUTDOOR PLAZA

LANDSCAPE

12.53, 12.57 SUBDIVIDED WIDTHS ESTABLISHED BY LOOKING AT THE AVERAGE 
BUILDING WIDTH ON BLOCK. ORIENTS PARALLEL TO STREET
12.43, 12.52 MASS IS MODULARIZED INTO TWO SECTIONS, WHERE WEST SECTION 
IS PUSHED BACK TO REDUCE SCALE
12.8 BUILDING FACE AND SIGNAGE IS ORIENTED TOWARD THE ONE-WAY TRAFFIC 
ON 600 SOUTH
12.5  BUILDING SITED AWAY FROM SMALL SCALE BUILDINGS, RESPECT LOWER 
SCALE BUILDINGS, INTEGRATE LARGE BUILDING WITH ESTABLISHED SMALLER 
BUILDING SCALE IN THE USE OF SLOPED ROOF, AND SETBACKS.

ACCESS DRIVE

FRONT SETBACKS
12.10 EXISTING COMMERCIAL BUILDING 
(CONVENIENT STORE) ON SITE HAD A 0' 
SETBACK. THE DETERMINATION OF SETBACK OF  
NEW COMMERCIAL SPACE REFLECTS A STUDY 
OF THOSE BUILDINGS ON THE BLOCK

12.11, 12.17
ENTRANCE ORIENTS AND ENGAGES STREET. 
HIERARCHY GIVEN TO LEASE SPACE ENTRANCE 
OVER RESIDENTIAL TO SEPARATE PUBLIC AND 
SEMI-PRIVATE. HIERARCHY NOTED BY 
WALKWAY, SIGNAGE, OVERHANG, AND LED BY 
LANDSCAPE. NO VEHICLE ACCESS HERE
12.43, 12.65
ENTRANCE IS STEPPED BACK WITH OVERHANG 
TO PROTECT
12.52 COLOR INDICATES ENTRY

PEDESTRIAN ACCESS
12.15 REAR ACCESS FROM PARKING TO 
FRONT BY WALKWAY, SEPARATED FROM 
VEHICULAR TRAFFIC, GUIDED BY 
LANDSCAPE
12.19 BIKE PARKING AT FRONT AND REAR

12.25 PARKING LOCATED AT REAR

12.45, 12.57
MAXIMUM FACADE WIDTH, MASSING
12.5, 12.42 SCALE OF PROPOSED 
MULTI-FAMILY IS SMALLER THAN 
OTHER BUILDINGS IN THE AREA (2017)
12.45 HEIGHT OF MULTI-FAMILY 
RESIDENCE SHALL NOT APPEAR 
MORE THAN ONE STORY HIGHER 
THAN BUILDINGS IN AREA. HEIGHT IS 
WITHIN THE RESTRICTION, AND 
APPEARS AS THE SAME HEIGHT AS 
NEIGHBORING RESIDENTIAL "ATTIC" 
SPACE. FLOORS STEPPED BACK TO 
CONTROL SCALE.

12
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10'4'17'18'
8' - 4"

2'

15'

38'

29
'

32
'

41'

26'
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DRAWINGS
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600S MIXED USE PROJECT

 1/16" = 1'-0"
1 SOUTH STREETSCAPE CONTEXT

 1/16" = 1'-0"
2 SITE PLAN STREETSCAPE CONTEXT

HISTORIC PRESERVATION - HISTORIC 
APARTMENT AND MULTIFAMILY GUIDELINES

HEIGHTS AND WIDTHS OF 
NEIGHBORING BUILDINGS ARE SHOWN 
FOR REFERENCE ONLY AND ARE ALL 
APPROXIMATIONS
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LEVEL 1
0' - 0"

LEVEL 2
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LEVEL 3
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PARAPET
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MASONRY 

PAINTED METAL COPING

MASONRY JOINTS

42
"

24
"

60
"

36
"

18
"

2.11 BULKHEAD @ STOREFRONT

13.7, 13.10, 13.14 - STOREFRONT 
APPROPRIATE FOR COMMERCIAL; NON-
REFLECTIVE GLAZING; TRANSPARENT 
GLASS - PROVIDED FOR VISIBILITY 
THROUGH PROPERTY

13.17 CANOPY PROTECTING ENTRY AND 
LOWER LEVEL
13.15 OVERHANG PROJECTION CREATES 
LIGHT AND SHADOW

13.14 PEDESTRIANS ENCOURAGE -
OUTDOOR SEATING

13.20 MATERIALS USED TO CREATE SENSE 
OF HUMAN SCALE, VARIED FOR INTEREST, 
HIGH QUALITY, COMPATIBLE IN CONTEXT

13.15 ABSENCE OF ORNAMENTATION 
APPROPRIATE FOR NEW CONSTRUCTION

ANGLED FACADE

13.8 DIVISION IN FACADE RESPOND TO 
FLOOR LEVELS

13.16 BUILDING DESIGNS THAT EMPHASIZE 
FLOOR LEVELS. CREATE DISTINCTION 
BETWEEN LOWER (RETAIL) LEVEL AND 
UPPER (RESIDENTIAL LEVEL)

13.13 DESIGN OF NEW BUILDING SHOULD 
INCLUDE 3 BASIC ELEMENTS: TOP (ANGLED), 
MIDDLE (STRAIGHT BAND), BASE 
(TRANSPARENT STOREFRONT)

13.18 SIGNAGE INCORPORATED INTO 
FACADE COMPOSITION

13.24 LIGHTING COMPONENT INCORPORATED 
INTO DESIGN AND TO CREATE SCALE

13.14 ENTRANCE LOCATED ON 600 
SOUTH AND CLEARLY IDENTIFIED

OPERABLE WINDOWS

13.6/13.8 LARGE VOLUMES OR FULL HEIGHT 
PORTIONS OF BUILDING PUSHED BACK 
FROM STREET

13.6 WIDTH OF FACADE DIVIDED TO REFLECT 
AVERAGE WIDTH OF OTHER BUILDINGS ON 

STREET. 13.5 STEPPED APPROACH TO CONTROL 
HEIGHT AT SIDES AS SENSITIVITY TO 
CONTEXT

13.9 ROOF FORMS INTEGRAL PART OF 
DESIGN AND OVERALL FORM OF BUILDING. 
ROOF RELATES TO OTHER FORMS IN 
IMMEDIATE CONTEXT (TROLLEY BUILDINGS + 
RESIDENCES).

GROUND FACE CMU MASONRY
HEAVY BASE - CORNERS AND 
GROUNDS BUILDING

BALCONY OPENING

13.15 FENESTRATION PATTERN AND 
RHYTHM ADOPTS SCALE FROM OTHER 
BUILDINGS ON BLOCK

13.19 DATE STONE 
LOCATION

SIGNAGE

13.15 CREATES LIGHT AND SHADOW, 
VISIBILITY BETWEEN RESIDENTIAL UNITS 
AND STREET ACTIVITY
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A450

DUPLEX BEYOND
DUPLEX UPGRADES ON A 
SEPARATE APPLICATION
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METAL PANEL
LIGHT GRAY COLOR, 12" WIDE
SMALL SCALE DIVISIONS AND STEPS BACK 
FROM THE MASONRY PLANE

MASONRY DETAIL AT WINDOWS, RECESSED-
CREATES A BREAK FROM THE FACADE AND 
ADDS SHADOWS AND TEXTURE
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MASONRY

PAINTED METAL COPING

MASONRY JOINTS

13.7, 13.10, 13.14 - STOREFRONT 
APPROPRIATE FOR COMMERCIAL; NON-
REFLECTIVE GLAZING; TRANSPARENT 
GLASS

13.17 CANOPY PROTECTING ENTRY AND 
LOWER LEVEL
13.15 OVERHANG PROJECTION CREATES 
LIGHT AND SHADOW

13.14 PEDESTRIANS ENCOURAGED -
OUTDOOR SEATING, ANGLED ENTRY, 
STOREFRONT W/ BULKHEAD, LANDSCAPING

13.20 MATERIALS USED TO CREATE SENSE 
OF HUMAN SCALE, VARIED FOR INTEREST, 
HIGH QUALITY, COMPATIBLE IN CONTEXT

13.15 ABSENCE OF ORNAMENTATION 
APPROPRIATE FOR NEW CONSTRUCTION

13.8 DIVISION IN FACADE RESPOND TO 
FLOOR LEVELS

13.16 BUILDING DESIGNS THAT EMPHASIZE 
FLOOR LEVELS. CREATE DISTINCTION 
BETWEEN LOWER (RETAIL) LEVEL AND 
UPPER (RESIDENTIAL LEVEL)

13.18 SIGNAGE INCORPORATED INTO 
FACADE COMPOSITION

EXIT FROM LEASE SPACE

GROUND FACE CMU MASONRY

STRUCTURAL COLUMN

COVERED PARKING AREA

13.19 DATE STONE 
LOCATION

HEAVY BASE - CORNERS AND 
GROUNDS BUILDING

13.9 SCREEN MECHANICAL 
FROM SIGHT

3.25 PARKING LOCATED AWAY 
FROM STREET FRONTAGE

ANGLED FACADE

EXTERIOR TERRACE
VISIBILITY BETWEEN RESIDENTIAL 
UNITS AND STREET ACTIVITY

OPERABLE WINDOWS
13.15 FENESTRATION PATTERN AND 
RHYTHM ADOPTS SCALE FROM OTHER 
BUILDINGS ON BLOCK

13.17 OVERHANG PROTECTING LOWER LEVEL
13.15 OVERHANG PROJECTION CREATES 
LIGHT AND SHADOW

SIGNAGE

-
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CREATES A BREAK FROM THE FACADE AND 
ADDS SHADOWS AND TEXTURE
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NEW CONSTRUCTION IN HISTORIC DISTRICTS
CHAPTER 13:

13.11 THE EXACT IMITATION OF EARLIER 
ARCHITECTURAL DESIGN IS DISCOURAGED. 
CREATE A DISTINCTION BETWEEN OLD AND 
NEW - NEW BUILDING AT 600 SOUTH VS. 
RESTORED DUPLEX BUILDING AT REAR OF 
PROPERTY.

13.12 CREATIVE INTERPRETATIONS OF 
HISTORICAL ARCHITECTURAL DETAILS 
ENCOURAGED IN STRUCTURAL, MATERIALS, 
FINISHES, DETAILING.
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LEVEL 1
0' - 0"

LEVEL 2
11' - 0"

LEVEL 3
21' - 0"

PARAPET
35' - 0"
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A400

PAINTED METAL COPING

13.17 OVERHANG PROTECTING  LOWER LEVEL
13.15 OVERHANG PROJECTION CREATES 
LIGHT AND SHADOW

13.15 ABSENCE OF ORNAMENTATION 
APPROPRIATE FOR NEW CONSTRUCTION

13.16 BUILDING DESIGNS THAT EMPHASIZE 
FLOOR LEVELS. CREATE DISTINCTION 
BETWEEN LOWER (RETAIL) LEVEL AND 
UPPER (RESIDENTIAL LEVEL)

MASONRY 

MASONRY JOINTS

2.11 BULKHEAD @ STOREFRONT

13.7, 13.10, 13.14 - STOREFRONT 
APPROPRIATE FOR COMMERCIAL; NON-
REFLECTIVE GLAZING; TRANSPARENT 
GLASS - PROVIDED FOR VISIBILITY 
THROUGH PROPERTY

13.17 CANOPY PROTECTING ENTRY AND 
LOWER LEVEL
13.15 OVERHANG PROJECTION CREATES 
LIGHT AND SHADOW

13.20 MATERIALS USED TO CREATE SENSE 
OF HUMAN SCALE, VARIED FOR INTEREST, 
HIGH QUALITY, COMPATIBLE IN CONTEXT

13.8 DIVISION IN FACADE RESPOND TO 
FLOOR LEVELS

13.13 DESIGN OF NEW BUILDING SHOULD 
INCLUDE 3 BASIC ELEMENTS: TOP (ANGLED), 
MIDDLE (STRAIGHT BAND), BASE 
(TRANSPARENT STOREFRONT)

13.24 LIGHTING COMPONENT INCORPORATED 
INTO DESIGN

13.15 FENESTRATION PATTERN AND 
RHYTHM ADOPTS SCALE FROM OTHER 
BUILDINGS ON BLOCK

13.6/13.8 LARGE VOLUMES OR FULL HEIGHT 
PORTIONS OF BUILDING PUSHED BACK 
FROM STREET

13.5 STEPPED APPROACH TO CONTROL 
HEIGHT AT SIDES AS SENSITIVITY TO 
CONTEXT

13.9 ROOF FORMS INTEGRAL PART OF 
DESIGN AND OVERALL FORM OF BUILDING. 
ROOF RELATES TO OTHER FORMS IN 
IMMEDIATE CONTEXT (TROLLEY BUILDINGS + 
RESIDENCES).

GROUND FACE CMU MASONRY
HEAVY BASE - CORNERS AND 
GROUNDS BUILDING

STRUCTURAL COLUMNS

COVERED PARKING AREA
3.25 PARKING LOCATED AWAY 
FROM STREET FRONTAGE

STRUCTURAL COLUMNS

BALCONY OPENING
13.15 CREATES LIGHT AND SHADOW, 
VISIBILITY BETWEEN RESIDENTIAL UNITS 
AND STREET ACTIVITY

OPERABLE WINDOWS
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METAL PANEL
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FROM THE MASONRY PLANE

LEVEL 1
0' - 0"

LEVEL 2
11' - 0"

LEVEL 3
21' - 0"

PARAPET
35' - 0"

1

A400

EXTERIOR TERRACE

STRUCTURAL 
COLUMN

COVERED PARKING AREA

3.25 PARKING LOCATED AWAY 
FROM STREET FRONTAGE

EXTERIOR TERRACE

BALCONY OPENING

BALCONY OPENING

EXTERIOR TERRACE

13.5 STEPPED APPROACH TO CONTROL 
HEIGHT AT SIDES AS SENSITIVITY TO 
CONTEXT

13.16 BUILDING DESIGNS THAT EMPHASIZE 
FLOOR LEVELS. CREATE DISTINCTION 
BETWEEN LOWER (RETAIL) LEVEL AND 
UPPER (RESIDENTIAL LEVEL)

13.17 OVERHANG PROTECTING LOWER LEVEL
13.15 OVERHANG PROJECTION CREATES 
LIGHT AND SHADOW

13.24 LIGHTING COMPONENT 
INCORPORATED INTO DESIGN

MASONRY

PAINTED METAL COPING

MASONRY JOINTS

13.7, 13.10, 13.14 - STOREFRONT 
APPROPRIATE FOR COMMERCIAL; NON-
REFLECTIVE GLAZING; TRANSPARENT 
GLASS

13.17 CANOPY PROTECTING ENTRY AND 
LOWER LEVEL
13.15 OVERHANG PROJECTION CREATES 
LIGHT AND SHADOW

13.14 PEDESTRIANS ENCOURAGED -
OUTDOOR SEATING, ANGLED ENTRY, 
STOREFRONT W/ BULKHEAD, LANDSCAPING

13.20 MATERIALS USED TO CREATE SENSE 
OF HUMAN SCALE, VARIED FOR INTEREST, 
HIGH QUALITY, COMPATIBLE IN CONTEXT

13.15 ABSENCE OF ORNAMENTATION 
APPROPRIATE FOR NEW CONSTRUCTION

13.8 DIVISION IN FACADE RESPOND TO 
FLOOR LEVELS

OPERABLE WINDOWS
13.15 FENESTRATION PATTERN AND 
RHYTHM ADOPTS SCALE FROM OTHER 
BUILDINGS ON BLOCK

VISIBILITY BETWEEN RESIDENTIAL 
UNITS AND STREET ACTIVITY

13.15 CREATES LIGHT AND SHADOW, 
VISIBILITY BETWEEN RESIDENTIAL UNITS 
AND STREET ACTIVITY

-

---
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LIGHT GRAY COLOR, 12" WIDE
SMALL SCALE DIVISIONS AND STEPS BACK 
FROM THE MASONRY PLANE

MASONRY DETAIL AT WINDOWS, RECESSED-
CREATES A BREAK FROM THE FACADE AND 
ADDS SHADOWS AND TEXTURE
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801.441.2203

STRUCTURAL CONSULTANT
Ingenium Design
Paul McMullin, SE PhD
8495 Harvard Park Drive
Sandy, UT 84094
paulm@ingeniumdesign.us
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CENTRAL CITY HISTORIC DISTRICT

PROJECT BLOCK

PROJECT SITE (R-MU-35)

CN

RMF-35

PROJECT SITE 
R-MU-35

RMF-35

CN

// ZONING CODE MAXIMUM BUILDOUTS
Transparent boxes show zoning code setbacks and requirements 
for all corresponding zones. White buildings are existing and 
proposed. Colors correspond to Salt Lake City Zoning Map
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// 600 SOUTH STREETSCAPE
Photographs of existing buildings at 600 south, project side (north). 
Existing front setbacks from property line are also indicated.
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// RESPONSE TO CONTEXT
Visibilty to Historical Duplex + Relationship to Neighboring Buildings

VISIBILITY TO 
HISTORICAL DUPLEX

ROOF IDENTITIES
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ATTACHMENT B:  SURVEYS AND HISTORIC 
INFORMATION 
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ATTACHMENT C:  DESIGN GUIDELINES & 
STANDARDS FOR NEW CONSTRUCTION 
 
The relevant historic design guidelines for this design review, and are identified here as they relate to the 
corresponding Historic Design Standards for New Construction (21A.34.020.H). 

Historic Apartment & Multifamily Buildings in Salt Lake City (Chapter 12 New Construction) 
Historic Commerical Properties and Districts in Salt Lake City (Chapter 13 New Construction). 
NOT ANALYZED for the ISSUES ONLY WORK SESSION 
 

Design Standards for New 
Construction 

Design Guidelines for New Construction 

1. SCALE & FORM 
1.a  Height & Width: The 
proposed height and width shall 
be visually compatible with 
surrounding structures and 
streetscape; 

Building Façade Composition, Proportion & Scale 
Height - Design Objective  
The maximum height of a new multifamily building should not exceed the general 
height and scale of its historic context, or be designed to reduce the perceived height 
where a taller building might be appropriate to the context. 
12.48 The building height should be compatible with the historic setting and 
context.  
 The immediate and wider historic contexts are both of importance.  

 The impact upon adjacent historic buildings will be paramount in terms of scale 
and form.  

12.50 Where there is a significant difference in scale with the immediate context, the 
building height should vary across the primary façade, and/or the maximum height 
should be limited to part of the plan footprint of the building.  
 Step back the upper floor/s of a taller building to achieve a height similar to that 

historically characteristic of the district.  

 Restrict maximum building height to particular sections of the depth and length 
of the building.  

12.51 The upper floor/s should step back where a taller building will 
approach established neighborhoods, streets or adjacent buildings of 
typically lower height. 
12.52 The primary and secondary facades should be articulated and modulated to 
reduce an impression of greater height and scale, and to enhance a sense of human 
scale.  
 Design a distinctive and a taller first floor for the primary and secondary facades.  

 Design a distinct top floor to help terminate the façade, and to complement the 
architectural hierarchy and visual interest.  

 Design a hierarchy of window height and/or width, when defining the 
fenestration pattern.  

 Consider designing for a distinctive projecting balcony arrangement and 
hierarchy.  

 Use materials and color creatively to reduce apparent height and scale, and 
maximize visual interest.  

Width - Design Objective  

The design of a new multifamily building should articulate the patterns established 
by the buildings in the historic context to reduce the perceived width of a wider 
building and maintain a sense of human scale. 
12.53 A new multifamily building should appear similar to the width established by 
the combination of single and multifamily historic buildings in the context.  

 Reflect the modulation width of larger historic apartment buildings.  

 If a building would be wider overall than structures seen historically, the facade 
should be subdivided into significantly subordinate planes which are similar in 
width to the building facades of the context.  

 Step back sections of the wall plane to create the impression of similar façade 
widths to those of the historic setting.  
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1.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; 

Building Form & Scale 
The Character of the Street Block – Design Objective 
The form, scale and design of a new multifamily building in a historic district should 
equate with and complement the established patterns of human scale characteristics 
of the immediate setting and/or broader context. 
12.42 A new multifamily building should appear similar in scale to the scale 
established by the buildings comprising the current street block facade.  
 Subdivide a larger mass into smaller “modules” which are similar in size to 

buildings seen traditionally.  
 The scale of principal elements, such as entrances, porches, balconies and 

window bays, are critical to creating and maintaining a compatible building 
scale.  

12.43 A new multifamily building should be designed to create and reinforce a sense 
of human scale. In doing so consider the following:  
 Design building massing and modulation to reflect traditional forms, e.g. 

projecting wings and balcony bays.  
 Design a solid-to-void (wall to window/door) ratio that is similar to that seen 

traditionally.  
 Design window openings that are similar in scale to those seen traditionally.  

 Articulate and design balconies that reflect traditional form and scale.  

 Design an entrance, porch or stoop that reflects the scale characteristic of similar 
traditional building types.  

 Use building materials of traditional dimensions, e.g. brick, stone, terracotta.  

 Choose materials that express a variation in color and/or texture, either 
individually or communally.  

Building Façade Composition Proportion & Scale 
12.45 The principal elements of the front facade should reflect the scale of the 
buildings comprising the block face and historic context.  
 The primary plane/s of the front facade should not appear to be more than a 

story higher than those of typical historic structures in the block and context.  
 Where the proposed building would be taller than those in the historic context, 

the upper floor/s should step back from the plane of the façade below.  
 A single wall plane or bay of the primary or secondary facades should reflect the 

typical maximum facade width in the district.  
 

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

Building Form & Scale 
Massing 
12.54 The overall massing of a new multi-family building should respect and reflect 
the established scale, form and footprint of buildings comprising the street block and 
historic context.  
 Modulate the building where height and scale are greater than the context.  

 Arrange the massing to step down adjacent to a smaller scale building.  

 Respect, and/or equate with the more modest scale of center block buildings and 
residences where they provide the immediate context.  

12.55 The proportions and roof forms of a new multifamily building should be 
designed to respect and reflect the range of building forms and massing which 
characterize the district.  
 Focus on maintaining a sense of human scale.  

 The variety often inherent in the context can provide a range of design options 
for compatible new roof forms.  

 Vary the massing across the street façade/s and along the length of the building 
on the side facades.  

 Respect adjacent lower buildings by stepping down additional height in the 
design of a new building.  
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1.d  Scale of a Structure: The 
size and mass of the structures 
shall be visually compatible with 
the size and mass of surrounding 
structures and streetscape. 

Building Façade Composition Proportion & Scale 
Height - Design Objective  
The maximum height of a new multifamily building should not exceed the general 
height and scale of its historic context, or be designed to reduce the perceived height 
where a taller building might be appropriate to the context. 
12.48 The building height should be compatible with the historic setting and 
context.  

 The immediate and wider historic contexts are both of importance.  

 The impact upon adjacent historic buildings will be paramount in terms of scale 
and form.  

12.50 Where there is a significant difference in scale with the immediate context, the 
building height should vary across the primary façade, and/or the maximum height 
should be limited to part of the plan footprint of the building.  
 Step back the upper floor/s of a taller building to achieve a height similar to that 

historically characteristic of the district.  
 Restrict maximum building height to particular sections of the depth and length 

of the building.  
12.51 The upper floor/s should step back where a taller building will 
approach established neighborhoods, streets or adjacent buildings of 
typically lower height. 
12.52 The primary and secondary facades should be articulated and modulated to 
reduce an impression of greater height and scale, and to enhance a sense of human 
scale.  

 Design a distinctive and a taller first floor for the primary and secondary facades.  

 Design a distinct top floor to help terminate the façade, and to complement the 
architectural hierarchy and visual interest.  

 Design a hierarchy of window height and/or width, when defining the 
fenestration pattern.  

 Consider designing for a distinctive projecting balcony arrangement and 
hierarchy.  

Width - Design Objective  
The design of a new multifamily building should articulate the patterns established 
by the buildings in the historic context to reduce the perceived width of a wider 
building and maintain a sense of human scale. 
12.53 A new multifamily building should appear similar to the width established by 
the combination of single and multifamily historic buildings in the context.  
 Reflect the modulation width of larger historic apartment buildings.  

 If a building would be wider overall than structures seen historically, the facade 
should be subdivided into significantly subordinate planes which are similar in 
width to the building facades of the context.  

 Step back sections of the wall plane to create the impression of similar façade 
widths to those of the historic setting.  

Massing 
12.54 The overall massing of a new multi-family building should respect and reflect 
the established scale, form and footprint of buildings comprising the street block and 
historic context.  
 Modulate the building where height and scale are greater than the context.  

 Arrange the massing to step down adjacent to a smaller scale building.  

 Respect, and/or equate with the more modest scale of center block buildings and 
residences where they provide the immediate context.  

13.1 The traditional historic development pattern should be recognized and 
maintained in new development.  

 The relationship between buildings, landscape features and open space should 
relate to existing front yard setbacks and spacing of side yard setbacks within the 
block.   

13.6 The massing characteristics of the area should form the basis for the scale of 
new development.  
 If a new building would be wider than the buildings along the block, consider 

dividing the building into parts that are similar in scale to buildings seen 
historically.  
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2. COMPOSITION OF 
PRINCIPAL FACADES 
2.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; 

Building Character & Scale 
Solid to Void Ratio, Window Scale & Proportion – Design Objective 
The design of a new multifamily building in a historic context should reflect the scale 
established by the solid to void ratio traditionally associated with the setting and with 
a sense of human scale. 
12.61 Window scale and proportion should be designed to reflect those characteristic 
of this traditional building type and setting. 
Rhythm & Spacing of Windows & Doors - Fenestration – Design Objective 
The window pattern, the window proportion and the proportion of the wall spaces 
between, should be a central consideration in the architectural composition of the 
facades, to achieve a coherence and an affinity with the established historic context. 
12.62 Public and more important interior spaces should be planned and designed to 
face the street.  
 Their fenestration pattern consequently becomes a significant design element of 

the primary facade/s.  
 Avoid the need to fenestrate small private functional spaces on primary facades, 

e.g. bathrooms, kitchens, bedrooms.  
12.63 The fenestration pattern, including the proportions of window and door 
openings, should reflect the range associated with the buildings creating the 
established character of the historic context and area.  
 Design for a similar scale of window and window spacing.  

 Reflect characteristic window proportions, spacing and patterns.  

 Design for a hierarchy within the fenestration pattern to relieve the apparent 
scale of a larger facade, and especially if this is a characteristic of the context.  

 Arrange and/or group windows to complement the symmetry or proportions of 
the architectural composition.  

 Emphasize the fenestration pattern by distinct windows reveals.  

 Consider providing emphasis through the detailing of window casing, trim, 
materials, and subdivision, using mullions and transoms, as well as the profiles 
provided by operable/ opening windows. See also guideline 12.71-74 on window 
detailing.  

13.13 The design of a new building should include three basic building elements; a 
base, a middle and a top.  
 
13.16 Consider building designs that emphasize floor levels. 
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2.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; 

Building Character & Scale 
Solid to Void Ratio, Window Scale & Proportion – Design Objective 
The design of a new multifamily building in a historic context should reflect the scale 
established by the solid to void ratio traditionally associated with the setting and with 
a sense of human scale. 
12.60 The ratio of solid to void (wall to window) should reflect that found across the 
established character created by the historic structures in the district. Consider the 
following:  
 Achieve a balance, avoiding areas of too much wall or too much window.  

 Large surfaces of glass can be inappropriate in a context of smaller residential 
buildings.  

 Design a larger window area with framing profiles and subdivision which reflect 
the scale of the windows in the established context.  

 Window mullions can reduce the apparent scale of a larger window.  

 Window frame and mullion scale and profiles should be designed to equate with 
the composition.  

12.61 Window scale and proportion should be designed to reflect those characteristic 
of this traditional building type and setting. 
Rhythm & Spacing of Windows & Doors - Fenestration – Design Objective 
The window pattern, the window proportion and the proportion of the wall spaces 
between, should be a central consideration in the architectural composition of the 
facades, to achieve a coherence and an affinity with the established historic context. 
12.63 The fenestration pattern, including the proportions of window and door 
openings, should reflect the range associated with the buildings creating the 
established character of the historic context and area.  
 Design for a similar scale of window and window spacing.  

 Reflect characteristic window proportions, spacing and patterns.  

 Design for a hierarchy within the fenestration pattern to relieve the apparent 
scale of a larger facade, and especially if this is a characteristic of the context.  

 Arrange and/or group windows to complement the symmetry or proportions of 
the architectural composition.  

 Emphasize the fenestration pattern by distinct windows reveals.  
Consider providing emphasis through the detailing of window casing, trim, materials, 
and subdivision, using mullions and transoms, as well as the profiles provided by 
operable/ opening windows. See also guideline 12.71-74 on window detailing. 

2.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; 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Building Character & Scale 
Façade Articulation, Proportion & Visual Emphasis 
Visual Emphasis – Design Objective 
The design of a new multifamily building should relate sensitively to the established 
historic context through a thorough evaluation of the scale, modulation and 
emphasis, and attention to these characteristics in the composition of the facades. 
12.57 Overall facade proportions should be designed to reflect those of historic 
buildings in the context and neighborhood.  
 The “overall proportion” is the ratio of the width to the height of the building, 

especially the front facade.  
 The modulation and articulation of principal elements of a facade, e.g. projecting 

wings, balcony sequence and porches, can provide an alternative and a balancing 
visual emphasis.  

 With townhouse development, the individual houses should be articulated to 
identify the individual unit sequence and rhythm.  

 See the discussion of individual historic districts (PART III) and the review of 
typical historic building styles (PART I) for more information on district 
character and facade proportions.  

12.58 To reduce the perceived width and scale of a larger primary or secondary 
façade, a vertical proportion and emphasis should be employed. Consider the 
following:  
 Vary the planes of the façade for all or part of the height of the building.  

 Subdivide the primary façade into projecting wings with recessed central 
entrance section in character with the architectural composition of many early 
apartment buildings.  
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2.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; 

 Modulate the height down toward the street, and/or the interior of the block, if 
this is the pattern established by the immediate context and the neighborhood.  

 Modulate the façade through the articulation of balcony form, pattern and 
design, either as recessed and/or projecting elements.  

 Vary the planes of the primary and secondary facades to articulate further 
modeling of the composition.  

 Design for a distinctive form and stature of primary entrance.  

 Compose the fenestration in the form of vertically proportioned windows.  

 Subdivide horizontally proportioned windows using strong mullion elements to 
enhance a sense of vertical proportion and emphasis.  

12.59 A horizontal proportion and emphasis should be designed to reduce the 
perceived height and scale of a larger primary or secondary façade. Consider the 
following:  
 The interplay of horizontal and vertical emphasis can create an effective visual 

balance, helping to reduce the sense of building scale.  
 Step back the top or upper floors where a building might be higher than the 

context along primary and/or secondary facades as appropriate.  

 Design for a distinctive stature and expression of the first floor of the primary, 
and if important in public views, the secondary facades.  

 Design a distinct foundation course.  

 Employ architectural detailing and/or a change in materials and plane to 
emphasize individual levels in the composition of the facade.  

 Design the fenestration to create and/or reflect the hierarchy of the façade 
composition.  

 Change the materials and/or color to distinguish the design of specific levels.  
 

Balconies, Porches & External Escape Stairs – Design Objective 
The design of a new multifamily building in a historic context should recognize the 
importance of balcony and primary entrance features in achieving a compatible scale 
and character. 
12.64 Balconies, encouraged as individual semi-public outdoor spaces, should be 
designed as an integral part of the architectural composition and language of the 
building.  

 Use projecting and/or recessed balcony forms to complement and embellish the 
design composition of the facades, and to establish visual emphasis and 
architectural accent.  

 Use a balcony or a balcony arrangement to echo and accentuate the fenestration 
pattern of the building.  

 Design balcony forms to be transparent or semi-transparent, using railings 
and/or glass to avoid solid balcony enclosures.  

 Select and design balcony materials and details as a distinct enrichment of 

the building facade/s. 
12.65 An entrance porch, stoop or portico should be designed as a principal design 
focus of the composition of the facade.  
 Design for greater stature to enhance visual focus, presence and emphasis.  

 Design for a distinct identity, using different wall planes, materials, details, 
texture and color.  

 Consider designing the name of the apartment building into the facade or the 
porch/stoop.  

 

PLNHLC2017-00555  
Work Session - New Construction Mixed Use Building 

 
page 44



2.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. 

Building Materials, Windows, Elements & Detailing 
Materials – Design Objective 
The design of a new multifamily building should recognize and reflect the palette of 
building materials which characterize the historic district, and should help to enrich 
the visual character of the setting, in creating a sense of human scale and historical 
sequence. 
12.67 Building materials that contribute to the traditional sense of human scale and 
the visual interest of the historic setting and neighborhood should be used.  
 This helps to complement and reinforce the palette of materials of the 

neighborhood and the sense of visual continuity in the district.  
 The choice of materials, their texture and color, their pattern or bond, joint 

profile and color, will be important characteristics of the design.  
 Creative design, based on analysis of the context, will be invaluable in these 

respects.  
12.68 Building materials that will help to reinforce the sense of visual affinity and 
continuity between old and new in the historic setting should be used.  

 Use external materials of the quality, durability and character found within the 
historic district.  

12.69 Design with materials which provide a solid masonry character for lower 
floors and for the most public facades of the building. Consider the following:  
 Use brick and/or natural stone, in preference to less proven alternatives for 

these areas.  
 Limit panel materials to upper levels and less public facades.  

 Where panel materials are considered, use high quality architectural paneling 
with a proven record of durability in the regional climate.  

 Synthetic materials, including synthetic stucco, should be avoided on grounds of 
limited durability and longevity, and weathering characteristics.  

12.70 Materials should have a proven durability for the regional climate, as well as 
the situation and aspect of the building.  
 Avoid materials which merely create the superficial appearance of authentic, 

durable materials.  

 The weathering characteristics of materials become important as the building 
ages, in that they should complement rather than detract from the building and 
historic setting as they weather and mature.  

 New materials, which have a proven track record of durability in the regional 
climatic conditions, may be considered.  

 
Windows – Design Objective  
The design of a new multifamily building should include window design subdivision, 
profiles, materials, finishes and details which ensure that the windows play their 
characteristic positive role in defining the proportion and character of the building 
and its contribution to the historic context. 
12.71 Windows should be designed to be in scale with those characteristic 
of the building and the historic setting.  

 Excessive window scale in a new building, whether vertical or horizontal, will 
adversely affect the sense of human scale and affinity with buildings in the 
district. 

 Subdivide a larger window area to form a group or pattern of windows creating 
more appropriate proportions, dimensions and scale.  

12.72 Windows with vertical proportion and emphasis are encouraged.  
 A vertical proportion is likely to have greater design affinity with the historic 

context.  
 It helps to create a stronger vertical emphasis which can be valuable integrating 

the design of a larger scale building within its context.  
 See also the discussion of the character of the relevant historic district and 

architectural styles (PART I).  
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2.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. 

12.73 Window reveals should be a characteristic of masonry and most 
public facades.  

 These help to express the character of the facade modeling and materials.  
 Window reveals will enhance the degree to which the building integrates with its 

historic setting.  

 A reveal should be recessed into the primary plane of the wall, and not achieved 
by applying window trim to the façade.  

 This helps to avoid the impression of superficiality which can be inherent in 
some more recent construction, e.g. with applied details like window trim and 
surrounds. 

 A hierarchy of window reveals can effectively complement the composition of the 
fenestration and facades.  

12.74 Windows and doors should be framed in materials that appear 
similar in scale, proportion and character to those used traditionally in 
the neighborhood.  

 Frame profiles should project from the plane of the glass creating a distinct 
hierarchy of secondary modeling and detail for the window opening and the 
composition of the facade.  

 Durable frame construction and materials should be used.  

 Frame finish should be of durable architectural quality, chosen to compliment 
the building design.  

 Vinyl should be avoided as a non-durable material in the regional climate.  

 Dark or reflective glass should be avoided.  
 See also the rehabilitation section on windows (PART II, Ch.3) as well as the 

discussions of specific historic districts (PART III) and relevant architectural 
styles (PART I).  

 
Architectural Elements & Details – Design Objective  
The design of a new multifamily building should reflect the rich architectural 
character and visual qualities of buildings of this type within the district. 
12.75 Building elements and details should reflect the scale, size, depth 
and profiles of those found historically within the district.  
 These include windows, doors, porches, balconies, eaves, and their associated 

decorative composition, supports and/or details.  
12.76 Where used, ornamental elements, ranging from brackets to 
porches, should be in scale with similar historic features.  

 The scale, proportion and profiles of elements, such as brackets or window trim, 
should be functional as well as decorative.  

12.77 Creative interpretations of traditional details are encouraged.  
 New designs for window moldings and door surrounds, for example, can create 

visual interest and affinity with the context, while conveying the relative age of 
the building.  

 The traditional and characteristic use of awnings and canopies should be 
considered as an opportunity for creative design which can reinforce the 
fenestration pattern and architectural detail, while being a sustainable shading 
asset in reducing energy consumption. See also PART IV on Sustainable Design.  
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3. RELATIONSHIP TO THE 
STREET 
3.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; 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Settlement Patterns & Neighborhood Character 

The Public Realm - Design Objective  
A new multifamily building should respect the characteristic placement, setbacks, 
massing and landscape character of the public realm in the immediate context and 
the surrounding district. 
 
12.6 A new building should contribute in a creative and compatible way to the public 
and the civic realm. 
 
12.7 A building should engage with the street through a sequence of public to semi-
private spaces. 

12.8 A new multifamily building should be situated and designed to define and 
frame adjacent streets, and public and common spaces, in ways that are 
characteristic of the setting.  
 Reflect and/or strengthen adjacent building quality, setbacks, heights and 

massing.  
 Reinforce the historic streetscape patterns of the facing primary and secondary 

streets and/ or alleys.  

12.9 A building on a corner lot should be designed to define, frame and contribute to 
the historic character of the public realm of both adjacent streets.  
 The street character will also depend on the adjacent street blocks and frontage.  

 Building setbacks may be different.  
 The building scale may also vary between the streets.  
 

Building Placement, Orientation & Use - Design Objective  
A new multifamily building should reflect the established development patterns, 
directly address and engage with the street, and include well planned common and 
private spaces, and access arrangements. 

12.10 The established historic patterns of setbacks and building depth should be 
respected in the siting of a new multifamily building. 

12.11 The front and the entrance of the building should orient to and engage with the 
street.  

 A new building should be oriented parallel to lot lines, maintaining the 
traditional, established development pattern of the block.  

 An exception might be where early settlement has introduced irregular street 
patterns and building configurations, e.g. parts of Capitol Hill.  

 
12.12 Access arrangements to the site and the building should be an integral part of 
the planning and design process at the earliest stage. 

12.13 The situation, orientation, configuration and design of a new multifamily 
building should include provision for common exterior open spaces at ground level. 
Site and design such space/s to address the following:  

 Reducing the bulk and the scale of the building.  

 Configuration for residential amenity and casual social interaction. 

 Shelter from traffic and traffic noise.  

 Plan for solar access and seasonal shade.  

 Landscape and light to enhance residential relaxation, enjoyment and 
neighboring environmental quality.  

12.14  Consider  additional  common  open  space  on  higher  terrace  or  roof  
levels  to enhance residential amenity and city views. 
      Locate and design to preserve neighboring privacy. 

      Plan and design for landscape amenity and best practices in sustainable 
design. (PART IV) 
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3. RELATIONSHIP TO THE 
STREET 
3.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; 

12.15 Private open space for each unit, whether ground level, terrace or balcony 
space, should be designed to create attractive outdoor space, and to help articulate 
the design of the building to reduce its bulk and scale. 
      Private space should be contiguous with the unit. 

      Private space should be clearly distinguished from common open space. 
 

Site Access, Parking & Services - Design 
Objective 
The site planning and situation of a new multi-family building should prioritize 
access to the site and building for pedestrians and cyclists, motorized vehicular 
access and parking should be discreetly situated and designed, and building services 
and utilities should not detract from the character and appearance of the building, 
the site and the context. 
12.17 The  primary  public  entrance  to  the  building  should  be  afforded  priority  
and prominence in access from the street, and appropriately scaled in the design of 
the street façade/s. 
      Avoid combining with any vehicular access or drive. 

      Provide direct access to the sidewalk and street. 

      Landscape design should reinforce the importance of the public   
entrance. 

12.24 Driveways serving groups of similar uses should be consolidated to 
minimize visual intrusion, and to provide less interruption to the sidewalk, 
pedestrian character and flow. 
      Curb cuts should be shared between groups of buildings and uses where 

possible. 

      Joint driveway access is encouraged. 

12.25 Wherever possible, vehicular parking should be situated below the 
building, or alternatively behind the building in a manner that does not conflict 
with pedestrian access from the street. 
      Surface parking areas should be screened from views from the street and 

adjacent residential properties. 
13.26 Landscaping should be integrated with surface parking to screen the view of 
parked vehicles from the street.  
      New parking areas should be screened through the use of planed areas, fences, 

hedges, and decorative walls.  
 

3.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; 
 
 

Building Placement, Orientation & Use - Design Objective 
A new multifamily building should reflect the established development patterns, 
directly address and engage with the street, and include well planned common and 
private spaces, and access arrangements. 
12.10  The  established  historic  patterns  of  setbacks  and  building  depth  
should  be respected in the siting of a new multifamily building. 
 
12.11 The front and the entrance of the building should orient to and engage 
with the street. 

      A new building should be oriented parallel to lot lines, maintaining the 
traditional, established development pattern of the block. 

      An exception might be where early settlement has introduced 
irregular street patterns and building configurations, e.g. parts of 
Capitol Hill. 

12.12 Access arrangements to the site and the building should be an integral part 
of the planning and design process at the earliest stage. 

 

12.13 The situation, orientation, configuration and design of a new multifamily 
building should include provision for common exterior open spaces at ground 
level. Site and design such space/s to address the following: 
      Reducing the bulk and the scale of the building. 

      Configuration for residential amenity and casual social interaction. 

      Landscape and light to enhance residential relaxation, enjoyment and 
neighboring environmental quality. 
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3.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; 

Building Placement, Orientation & Use - Design Objective  
A new multifamily building should reflect the established development patterns, 
directly address and engage with the street, and include well planned common and 
private spaces, and access arrangements. 
 
12.10 The established historic patterns of setbacks and building depth should be 
respected in the siting of a new multifamily building.  
 
12.11 The front and the entrance of the building should orient to and engage with the 
street.  
 A new building should be oriented parallel to lot lines, maintaining the 

traditional, established development pattern of the block.  
 An exception might be where early settlement has introduced irregular street 

patterns and building configurations, e.g. parts of Capitol Hill.  
 
12.12 Access arrangements to the site and the building should be an integral part of 
the planning and design process at the earliest stage. 

 
Vehicular – Cars & Motorcycles 
12.22 A vehicular access and driveway should be discreetly placed to the side or to 
the rear of the building.  
 A vehicular entrance which incorporates a ramp should be screened from street 

views.  
 Landscape should be designed to minimize visual impact of the access and 

driveway.  
 
12.23 A single curb cut or driveway should not exceed the minimum width required.  
 Avoid curb cuts and driveways close to street corners.  
 
12.24 Driveways serving groups of similar uses should be consolidated to minimize 
visual intrusion, and to provide less interruption to the sidewalk, pedestrian 
character and flow.  

 Curb cuts should be shared between groups of buildings and uses where 
possible.  

 Joint driveway access is encouraged.  
 
12.25 Wherever possible, vehicular parking should be situated below the building, or 
alternatively behind the building in a manner that does not conflict with pedestrian 
access from the street.  
 Surface parking areas should be screened from views from the street and 

adjacent residential properties.  
 
12.43 A new multifamily building should be designed to create and reinforce a sense 
of human scale. In doing so consider the following:  
 Design building massing and modulation to reflect traditional forms, e.g. 

projecting wings and balcony bays.  
 Design a solid-to-void (wall to window/door) ratio that is similar to that seen 

traditionally.  
 Design window openings that are similar in scale to those seen traditionally.  

 Articulate and design balconies that reflect traditional form and scale. 

 Design an entrance, porch or stoop that reflects the scale characteristic of similar 
traditional building types.  

 Use building materials of traditional dimensions, e.g. brick, stone, terracotta.  

 Choose materials that express a variation in color and/or texture, either 
individually or communally.  

 
12.44 A new multifamily building should be designed to respect the access to light 
and the privacy of adjacent buildings. 
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3.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. 

Settlement Patterns & Neighborhood Character 
Block & Street Patterns - Design Objective  
The urban residential patterns created by the street and alley network, lot and 
building scale and orientation, are a unique characteristic of every historic setting in 
the city, and should provide the primary design framework for planning any new 
multifamily building. 
 
12.5 A new apartment or multifamily building should be situated and designed to 
reinforce and enhance the established character, or master plan vision, of the 
context, recognizing its situation and role in the street block and building patterns.  
 Respect and reflect the scale of lots and buildings associated with both primary 

and secondary street frontages.  
 Site a taller building away from nearby small scale buildings.  

 A corner site traditionally might support a larger site and building.  
 A mid-block location may require careful design consideration to integrate a 

larger building with an established lower building scale. 

 Respect and reflect a lower scale where this is characteristic of the inner block.  

The Public Realm - Design Objective  
A new multifamily building should respect the characteristic placement, setbacks, 
massing and landscape character of the public realm in the immediate context and 
the surrounding district. 
 
12.6 A new building should contribute in a creative and compatible way to the public 
and the civic realm. 
 
12.7 A building should engage with the street through a sequence of public to semi-
private spaces. 

12.8 A new multifamily building should be situated and designed to define and 
frame adjacent streets, and public and common spaces, in ways that are 
characteristic of the setting.  
 Reflect and/or strengthen adjacent building quality, setbacks, heights and 

massing.  
 Reinforce the historic streetscape patterns of the facing primary and secondary 

streets and/ or alleys.  

12.9 A building on a corner lot should be designed to define, frame and contribute to 
the historic character of the public realm of both adjacent streets.  
 The street character will also depend on the adjacent street blocks and frontage.  

 Building setbacks may be different.  
 The building scale may also vary between the streets.  
 
Building Placement, Orientation & Use - Design Objective  
A new multifamily building should reflect the established development patterns, 
directly address and engage with the street, and include well planned common and 
private spaces, and access arrangements. 
 
12.11 The front and the entrance of the building should orient to and engage with the 
street.  
 A new building should be oriented parallel to lot lines, maintaining the 

traditional, established development pattern of the block.  
 An exception might be where early settlement has introduced irregular street 

patterns and building configurations, e.g. parts of Capitol Hill.  
 
12.12 Access arrangements to the site and the building should be an integral part of 
the planning and design process at the earliest stage. 
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Vehicular – Cars & Motorcycles 
12.22 A vehicular access and driveway should be discreetly placed to the side or to 
the rear of the building.  
 A vehicular entrance which incorporates a ramp should be screened from street 

views.  
 Landscape should be designed to minimize visual impact of the access and 

driveway.  
 
12.23 A single curb cut or driveway should not exceed the minimum width required.  
 Avoid curb cuts and driveways close to street corners.  
 
12.24 Driveways serving groups of similar uses should be consolidated to minimize 
visual intrusion, and to provide less interruption to the sidewalk, pedestrian 
character and flow.  
 Curb cuts should be shared between groups of buildings and uses where 

possible.  
 Joint driveway access is encouraged.  
 
12.25 Wherever possible, vehicular parking should be situated below the building, or 
alternatively behind the building in a manner that does not conflict with pedestrian 
access from the street.  
 Surface parking areas should be screened from views from the street and 

adjacent residential properties.  
 

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). 

Settlement Patterns & Neighborhood Character 
Block & Street Patterns - Design Objective  
The urban residential patterns created by the street and alley network, lot and 
building scale and orientation, are a unique characteristic of every historic setting in 
the city, and should provide the primary design framework for planning any new 
multifamily building. 
 
12.4 The pattern and scale of lots in a historic district should be maintained, as the 
basis of the historic integrity of the intricate ‘fine grain’ of the neighborhood.  
 Avoid assembling or subdividing lots where this would adversely affect the 

integrity of the historic settlement pattern.  

 
12.5 A new apartment or multifamily building should be situated and designed to 
reinforce and enhance the established character, or master plan vision, of the 
context, recognizing its situation and role in the street block and building patterns.  
 Respect and reflect the scale of lots and buildings associated with both primary 

and secondary street frontages.  

 Site a taller building away from nearby small scale buildings.  
 A corner site traditionally might support a larger site and building.  

 A mid-block location may require careful design consideration to integrate a 
larger building with an established lower building scale. 

 Respect and reflect a lower scale where this is characteristic of the inner block.  
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ATTACHMENT D:  R-MU-35 ZONING STANDARDS 
 
R-MU-35 (Residential Mixed Use District) 

The purpose of the R-MU-35 residential/mixed use district is to provide areas within the city for 
mixed use development that promote residential urban neighborhoods containing residential, 
retail, service commercial and small scale office uses. The standards for the district reinforce the 
mixed use character of the area and promote appropriately scaled development that is 
pedestrian oriented. This zone is intended to provide a buffer for lower density residential uses 
and nearby collector, arterial streets and higher intensity land uses. 
 
Zoning Ordinance Standards for R-MU-35-(21A.24.164)  
 

Standard Proposed Complies 
Lot Area:  
Mixed Use Development: 5,000 SF 
 
Two Family Dwelling: 2,500 SF 

 

Lot Area:  
Mixed Use Development: 7,054 SF 
Two Family Dwelling: 2,558 SF 
 

Complies 
 

Minimum Lot Width: 
Mixed Use Development: 50 FT 
 
Two Family Dwelling: 25 FT 

 

Minimum Lot Width:  
Mixed Use Development: 74 FT 3 IN 
Two Family Dwelling: 41 FT 3 IN 
 

Complies 

         Front Yard Setback:   
Mixed Use Development:  
Min 5 FT; Max 15 FT 
 
Two Family Dwelling:  
Min 5 FT; Max 10 FT 

 

Front Yard Setback:   
Mixed Use Development: 8 FT 
Two Family Dwelling: 0 (zero) lot line 
 

New Construction 
Complies.  

Duplex does not Comply. 
(Planned Development 

approval required for zero 
front yard setback on rear 

property occupied by duplex.) 
Rear Yard Setback:  
Mixed Use Development: 25% of the 
lot depth, but need not exceed 30 FT 
 
Two Family Dwelling: 25% of the lot 
depth, but need not exceed 20 FT 

 

Rear Yard Setback:  
Mixed Use Development: Approximately 
12 FT 
Two Family Dwelling: 15 FT 
 

New Construction Does 
Not Comply. 

(Planned Development 
approval required for reduced 

rear yard setback) 
 

Existing Duplex Complies. 

Interior Side Yard Setback:  
Mixed Use Development:  
No setback required unless interior 
side yard abuts a single or two family 
residential district 
 
Two Family Dwelling: 4 FT 
 

Interior Side Yard Setback:  
Mixed Use Development: 5 FT on west 
side and 15 FT on east side. 
 
Two Family Dwelling: approximately 4 
FT on both sides. 
 

Complies 

Maximum Building Height: 
35 FT  

Maximum Building Height:  
Mixed Use Development: 35 FT 
Two Family Dwelling (existing): 13 FT 
 

Complies 

         Minimum Open Space:  
For residential uses and mixed uses 
containing residential uses, not less 
than 20% lot area shall be open space 

Minimum Open Space:  
Mixed Use Development: 20% of lot = 
1410 SF; 1763 SF proposed  
 
Two Family Dwelling: 20% of lot = 512 
SF; 1195 SF proposed  
 
 

Complies 
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ATTACHMENT E:  DRAFT WORK SESSION TEMPLATE 
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Draft – 12/6/16 
 

WHAT IS A WORK SESSION? 
 

A Work Session is an informal, yet organized and structured, meeting with participants who 

have a stake in a given project with the purpose of “working” through issues and documenting 

results of the discussion while moving toward the production of a final product.  Further, a 

work session is a vehicle for addressing major issues or concerns more effectively and earlier in 

the process.  They make future public hearings more productive, focusing on whether a 

proposal meets standards and guidelines.  A work session is different from a public hearing 

because in a work session no testimony is taken from the public (although the public may 

attend the session), no formal staff analysis or recommendation is provided, and the work 

session is non‐binding.  It is an opportunity for the applicant to bring a complex project to the 

HLC and have formal access to the entire commission in a public setting in order to explain the 

concept and nuances of a project, answer questions, and receive direction to make the process 

decision making more predictable when revising or returning for a final decision. 

 

A work session would be coordinated and facilitated by Planning Staff and would include, but 

not be limited to, the following core characteristics: 

 

• Work sessions have a purpose that is aligned to project objectives – They are designed to 

achieve a specific goal or project resolution/clarification. 

 

• Work sessions encourage discovery – A work session is a place for healthy discussion; a place 

of discovery where the ideas and opinions of all the participants contribute to exploring and 

defining the best outcome of a project. 

 

• Work sessions are systematic – The work session has a defined approach and structure and is 

not an ad hoc meeting of interested parties.  Preparation, work session delivery, and follow‐up 

activities are all part of the work session process with clear roles and responsibilities. 

 

• Work sessions are collaborative – The participants do not attend a work session so that an 

expert can tell them what to do, all parties are viewed as having individual input.  The 

participants are led by a facilitator, typically planning staff, who seeks input and involvement to 

achieve work session objectives. 

 

• Work sessions create substantive outputs – Work sessions result in quality discussion and 

direction, and are designed to produce the decisions and content required for the delivery of a 

high quality product in the end.  They should improve predictability and decrease the need for 

multiple public hearings by allowing more thorough analysis of complex issues and feedback 

from the Commission prior to a formal public hearing. 
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Draft – 12/6/16 
 

• Work sessions promote accountability – Direction within the work session are typically made 

by consensus. Participants respect the direction given during a work session. 

 

WORK SESSION EXPECTATIONS 
 

PLANNING STAFF’S ROLE IN A WORK SESSION 

 

Planning Staff’s primary role in the work session environment is that of facilitator.  Good 

facilitation requires: 

• Planning and the ability to think through desired objectives and the creation a plan to achieve 

them, 

• Flexibility to change direction to accommodate group needs, 

• Objectivity to guide discussion of key issues without bias, 

• Thorough knowledge of City Plans and associated policies, ordinances, and guidelines as they 

relate to historic preservation, and; 

• Good communication skills to collect from and disseminate information to the group 

effectively. 

 

AN APPLICANT’S ROLE IN A WORK SESSION 

 

The responsibility of an applicant in a work session is to provide adequate information to 

facilitate a meaningful and productive discussion.  At a minimum, the application materials 

required by the City’s Zoning Ordinance in terms of a “complete submittal” should be provided.  

In addition, any materials that are deemed important by an applicant to further promote an in‐

depth discussion should be submitted.  Items requested by Planning Staff to present issues in 

further detail for the participant’s benefit are encouraged.  In short, the responsibility of the 

applicant is to provide the minimum required application materials and information for the 

purpose of facilitating a productive work session ie: issue identification, analysis of alternatives, 

and resolution as feasible. 

 

THE HLC’S ROLE IN A WORK SESSION 

 

The HLC will actively consider information and materials provided by the applicant and engage 

in focused discussion with the applicant, in order to provide constructive feedback and 

direction on a proposal based on adopted plans, zoning ordinance standards, and preservation 

guidelines.  The role of the HLC is not to design a project by “committee”, rather it is to provide 

input and advice for an applicant so that a more historically compatible, standard compliant 

product results through the participation of all parties. 
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TYPICAL WORK SESSION STRUCTURE 
 

A work session with the HLC would typically be organized utilizing the following meeting 

structure: 

 

• The HLC chairperson directs the work session and introduces the project applicant. 

• Planning Staff provides an introductory overview of the project and identifies issues and 

concerns based on adopted standards and guidelines. 

• Applicant provides a proposal overview including how the proposal meets adopted standards 

and guidelines. 

• Discussion between the members of the HLC and the applicant. 

• Verbal summary of the discussion including issues and concerns plus further direction from 

the HLC to Planning Staff and the applicant. 

 

After the work session, Planning Staff provides a summary document of the work session 

discussion to the applicant and HLC, and conducts any necessary follow‐up in preparation for a 

formal presentation at the HLC public hearing. 

 

DESIRED WORK SESSION OUTCOMES 
 

The following are benefits that should result from a productive and successful work session, 

and should be objectives of any work session conducted by the HLC: 

 

• Ownership of the work session outcome(s), 

• Improved project quality; meeting or closer to meeting required standards, 

• Improved working relationships, 

• Informed decision making, 

• Predictability, early issue identification, resolution exploration and expectations, 

• Reduction of the overall project elapsed time. 
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