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Staff Report 
PLANNING DIVISION 

  COMMUNITY & ECONOMIC DEVELOPMENT 
 
To: Salt Lake City Historic Landmark Commission 
 

From: Kelsey Lindquist 
 801-535-7930 or Kelsey.lindquist@slcgov.com 
 

Date: June 1, 2017 
 

Re: PLNHLC2017-00266 – Liberty Square Apartments 
  

 
NEW CONSTRUCTION AND DEMOLITION OF NONCONTRIBUTING BUILDINGS 
 
PROPERTY ADDRESS:  461 S. 600 E., 637 E. 500 S., 459 S. 600 E. and 633 E. 500 S. 
PARCEL ID:  16-06-434-008, 16-06-434-006, 16-06-433-008, 16-06-433-007, and 16-06-433-019 
HISTORIC DISTRICT:  Central City Local Historic District 
ZONING DISTRICT:  TSA-UN-C (Transit Station Area-Urban Neighborhood-Core) and H Historic Preservation 
Overlay District 
MASTER PLAN:  High Density Transit Oriented Development 
 
REQUEST:  Douglas Thimm, architect, representing Cowboy Partners, is requesting a Certificate of 
Appropriateness for the new construction for 8 three-story town home style apartment structures. The proposal is 
located at 461 S. 600 E., 459 S. 600 E., and 637 E. 500 S. The site is zoned TSA-UN-C (Transit Station Area-Urban 
Neighborhood-Core) and is located within the Central City Local Historic District. The subject properties are located 
within Council District 4, represented by Derek Kitchen. 
 
RECOMMENDATION:  Based on the analysis and findings listed in this staff report, testimony and the proposal 
presented, I move that the Commission approve the request for a Certificate of Appropriateness for the new 
construction of 8 three-story apartment structures with the conditions listed in the motion.  
 
MOTION: Based on the analysis and 
findings listed in this staff report, 
testimony and the proposal presented, I 
move that the Commission approve the 
request for a Certificate of 
Appropriateness for the new construction 
of 8 three-story apartment buildings, the 
Liberty Square Apartments, with the 
following conditions:  

1. A separate Certificate of 
Appropriateness for the signage 
would be required at a later time. 

2. Air conditioning units will not be 
allowed on the balconies, 
windows, or the primary or 
secondary facades. 

3. Final plan details be delegated to 
Staff. 
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PROJECT DESCRIPTION:   
The Liberty Square project consists of eight three-story apartment structure development within the Central City 
Local Historic District. Historically, the corner of 500 South and 600 East included offices, a warehouse, a 
restaurant and retail businesses. Currently, this site is occupied by eight vacant buildings. Many of the buildings 
were part of Ensign Floral, a wholesale floral distributer that moved out of this location within the recent past. 
 
Proposed Eight Three-Story Apartment Structures “Liberty Square”-Staff Recommends Approval 
with Conditions Listed in the Motion 
Liberty Square, features eight three-story town home style apartment structures, situated at the lot lines to create 
a definitive edge between the private and public way. The eight buildings are constructed within a pocket to create 
private garden features for the residential units. The entire development, which consists of eight buildings, 
portrays a strong reference to the “modern/contemporary” era. This style is accentuated by the combination of 
traditional and contemporary materials. The materials proposed consist of two types of stack bond masonry, 
metal panels, cement board siding, wooden screen, metal panels and stiles for the balconies, an aluminum 
storefront located at the ground floor, concrete and vinyl windows and sliding doors. These materials are 
articulated throughout each façade with projecting eaves and balconies. In addition, there are several vertical 
elements that provide additional undulation across the primary façades.  Each set of buildings are mirror images 
of one another. The buildings, as illustrated on the site plan below, are situated to the property line and have 
private entrances that face the public way for Building 1, Building 2 and Building 5.  
 
For ease of organization, the buildings will be evaluated based on the visibility from the public way.  
 

 
 
Elevations Visible from 500 South: 
Building 1, which is the most prominent and street facing façade, is approximately 188’3” in length and 
approximately 32’ in width and 36’ in height at the south eastern corner and 43’ in height at the south western 
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corner. This structure is approximately 6,090 square feet in footprint – which contains 11 townhome style 
apartments. This building is situated with an emphasized corner at 500 South and Green Street. The south façade 
is composed of an angled shed roof that extends as an overhanging architectural feature on the corner, which is 
directly above the leasing office entrance. The peak of the shed extension is approximately the same height as the 
two vertical columns, which provides visual balance for the remainder of the structure.  
 
The ground floor consists of private entrances primarily surrounded by brick veneer. The second and third levels 
repeat the key features: a 4x10 balcony and sliding glass doors. As seen on other proposed buildings in this 
development, the façade is interrupted by accentuated brick columns after every third apartment unit. In addition 
to the brick columns, the applicant has introduced a fifth material to this façade which consists of a wood 
panel/screen. The wood panel/screen contributes additional interest and variation on the façade.  
 

 
 
The east facing elevation for Building 1, which is still primarily visible from 500 South, is well articulated through 
a variety of material changes and undulation. The overhanging canopy that extends over the east elevation of 
Building 1 is approximately 6’ feet in depth. This particular architectural feature aids in accentuating the corner 
and completing the façade. Additionally, the wood screen placed between the balconies is visible from this façade. 
The material change and several variations help to create additional shadow lines and interest on this elevation. 

 
 
Elevations Visible from 600 East: 
The primary buildings that are visible from 600 East include; the west elevation of Building 1, the west elevation 
of Building 2 and the west elevation of Building 5. The west elevation of Building 1 abuts an existing gas station 
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that is located on the corner of 500 south and 600 east (479 S. 600 E.). The elevation consists of two windows and 
material variations. Overall, due to the proximity to the abutting gas station, the elevation is primarily enclosed.  
 
Building 2 consists of 7 townhome style units that follow the elevation of the parcel. The first unit, which is 
situated towards the south, is at the lowest point on the parcel. As the elevation of the site gradually increases 
towards the north, the elevation and vertical elements of the structure follow this elevation increase. Building 2 
has variation that is created with the changing of materials on the second and seventh unit. Additionally, unit 
three and four have wooden screens between the units.  
 
The variation of materials creates additional undulation and interest in the facades. In addition to the accents of 
materials, the two units at the northern end of Building 2 are extended to the west by twelve feet (12’). These units 
are closer in-line with Building 5. The placement of the northern section of Building 2 and the off-set placement of 
Building 5, creates added interest on the facades for both Building 2 and Building 5. 
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Building 5 
The west elevation of Building 5, consists of a replication of the first five units on the west elevation of building 2. 
The elevation varies slightly with the placement of the wooden screen and an enlarged overhanging canopy that 
extends over the north-western edge of the structure. Building 5 is approximately 77’8” in length and 31’6” in 
width. Additionally, it is approximately 36’ in height to the north.  
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Elevations Visible from Green Street: 
The primary buildings that are visible from Green Street are the east elevation of Building 1, the east elevation of 
Building 4 and the east elevation of Building 8. Building 4 is set back approximately fifty feet (50”) from the edge 
of Green Street and buffered with guest parking, landscaping and fencing. This particular elevation is the garage 
access for the five units located in Building 4. While the rear and garage access for the proposed buildings are 
rather blank, the majority of these particular facades are not readily visible from the public way.  
 
The east elevation of Building 4 is the most visible rear elevation within this development. Due to the visibility, the 
applicant has provided additional undulation and articulation on this façade. The second and fourth unit on this 
elevation protrude approximately one foot (1’) from the façade. This elevation consists of three material variations, 
which include: two types of stack bond masonry and cement board siding. In addition to being the primary vehicle 
access for Building 4, the building is set back from the eastern property line approximately fifty feet (50’).  
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Building 8:  
Additionally, the east elevation of Building 8 is readily visible from Green Street. Building 8 contains four 
residential units and is approximately 36’ in height and 62’6” in length. The east elevation begins with a vertical 
extension on the southern edge. The continuation of the three additional units are distinguished by canopy 
extensions over the third and fourth unit. The detail and articulation are expressed through the material changes 
across the facade.  
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Elevations Visible from 400 South 
The elevations that are primarily visible from the north (400 south) are the northern elevation of Building 8, 
Building 7, Building 6 and Building 5. Building 8 and Building 5 are mirror images of each other. These two 
elevations are clad in cementitious siding with accents of stack bond masonry on the ground level. Additionally, 
the vertical extension located on the southern edge is visible from this elevation. The balcony extensions on 
Building 8 face east and the balcony extensions on Building 5 face west. 
Building 7 and 6 are clad with stack bond masonry. Additionally, the balcony extensions face inward toward the 
interior courtyard between the two structures. These four buildings abut the commercial shopping center to the 
north.  
 

 
 

 
 
Interior of the Site Elevations 
The elevations within the interior of the site include: the west elevations of Building 4, 6, 7, 8 and 3. Additionally, 
the north elevations of Building 1, 2, 3 and 4 and the east elevations of Building 2, 3, 5, 6, and 7 are within the 
interior of the site. 
 
Building 3 and Building 6 are bookends of one another, each are set apart with a vertical column clad in stack 
bond masonry. The two sets of buildings: Buildings 6 and 7 and Buildings 3 and 4 are mirror images of one 
another.  Each building contains 5 units and a reflected placement of the wooden screen/paneling.  
Building 4 and 7 have the same design, units and overall placement of materials. On Building 4 and 7, the vertical 
column is placed on the fourth unit.  Each set of buildings (Building 3 and 4) and (Buildings 6 and 7) are situated  
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together to create an interior court yard with private walk-up entrances.  
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The north elevation of Building 1 is the garage access for this building, which is clad with stack bond masonry at 
the ground floor and cementitious siding on the second and third floor. This elevation is not readily visible from 
the public way. 

 
 
The north elevation of Building 2, Building 3 and Building 4 are clad with stack bond masonry at the ground floor 
and cementitious siding at the second and third floor. These elevations have a small fenestration pattern, which 
aids in breaking-up the materials across these facades.  
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The east elevations of Buildings 2, 5, and 7 are the garage access elevations. These elevations are clad with stack 
bond masonry at the ground floor and cementitious siding on the second and third floor. These garage access 
elevations are not readily visible from the public way, due to each building location within the site.  
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BACKGROUND – PREVIOUS PROPOSALS & APPROVALS FOR THIS SITE 
Liberty Square was originally submitted in May 2015 and went to the Historic Landmark Commission in October 
2015. The Historic Landmark Commission tabled the application, due to issues surrounding the Ensign Floral 
Building and issues with the design of the new apartment structure. Subsequently, the applicants redesigned the 
proposal and submitted the updated plan in May of 2016. The applicants attended a Work Session on June 2, 
2016 with a revised design and proposal. Eventually, the proposal attended a Historic Landmark Commission 
hearing on July 7, 2016. The Historic Landmark Commission approved the applications with conditions at the 
July 7, 2016 hearing. The approval consisted of a 4-story apartment structure with structured parking situated to 
the north of the parcel, as well as the rehabilitation of Ensign Floral.  
 
Upon additional market analysis, the applicants have submitted newly redesigned structures which differ from the 
approved proposal. The new design consists of eight individual town home style apartment structures situated on 
the parcel to create interior court yards with private entrances. The eight town home style apartment structures 
resemble and contain the same homage to Mid-Century Modern commercial structures, as the previous design. 
The materials, articulation and placement is similar to the approved design, just on a smaller scale. The overall 
design and site plan deliberately places each section of units, so that they are oriented towards each other and 
spaced adequately away from the surrounding apartment structures. This orientation creates privacy and 
additional green space between the structures.  
 
Items That Have Received Prior Approval  

 Demolition- Received Approval 7/7/16 
o Seven buildings will be demolished to make way for the new construction. More than one building 

is located on each of the following addresses. 
o According to the Central City Standard Reconnaissance Level Survey prepared by Certus 

Environmental Solutions and dated March 2013, following are the buildings and their correlating 
status: 

1. 459 South 600 East – Out of Period  
2. 625 East 500 South – Out of Period 
3. 637 East 500 South – Noncontributing  

 Existing Buildings Approved for Demolition 
 

 Renovation of the Ensign floral Building-Received Approval 7/7/16 
o The former Ensign Floral building at 461 South 600 East is considered a contributing structure 

according to the latest survey, the Central City Standard Reconnaissance Level Survey dated 
March 2013. It was built in 1959 with a modern architectural style. This building will be 
rehabilitated and converted into a 5 unit residential building. 

o The canopy will be reinstated and the built in planter box will restored and repaired. 
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east-west pedestrian connection through the site, and all sidewalks are lined with trees or other 
landscape, space permitting. Also, a brick and iron fence holds the edge of the site where the structures 
are not immediately adjacent to the sidewalk, providing intermittent frames views into the site. 
 
The massing and scale of the architecture is consistent with surrounding structures: the multi-story 
structure to the east and other large and mid-scale structures to the west and south. The exterior 
appearance of the building is designed to complement its direct neighbor on the site (the former Ensign 
Floral) without diluting its individual character, allowing Ensign Floral to stand on its own. Taking a 
cue from the Ensign Floral buildings mid-century roots, the new buildings take on a very mid-century 
inspired look in their modern aesthetic. The new buildings are very rectilinear in their compositional 
order leading with dominant, vertical elements contrasted with a rhythm of long horizontal lines. This 
back-and-forth conversation between vertical and horizontal geometries plays throughout the buildings 
composition and details. This expression is also reflected in the lines of the stacked bond masonry. A 
warm touch of real wood will appear in the soffits and balcony partitions, using cedar tongue and 
groove soffit boards. To add to the midcentury modern inspired look, a vibrant accent of orange (with a 
compliment of light blue in the balconies) plays a strong role in the exterior of the building. Orange was 
chosen because the color plays well with the mid-century inspiration while having a nice contemporary 
appearance. The building’s design is intended to express a modern language that, while fitting nicely in 
its contemporary world, also has a nostalgic reference to the mid-century period of its neighbor, the 
Ensign Building.  
 
Besides the immediate Ensign Floral structure, the block to the west on the south side of 500 South has 
various structures from the 1950s to the 1970s. The planters and stoops are architecturally finished 
concrete which ties into the concrete Brutalist office building on the corner (see photos on the ‘Local and 
Time Period Context sheet’). Further west on 500 South there are two historic office buildings using an 
interplay of brick and metal panels and stucco. We have incorporated elements of this material palette 
into our structure. A light brick creates a durable base at the ground level; a pleasant experience for 
passing pedestrians. Dark stack-bond brick base at the ground level; a pleasant experience for passing 
pedestrians. Dark stack-bond brick provides a nice vertical contrast to the lighter brick. The orange 
metal accent panel also is found on the ground floor, and winds through the rest of the building. This is 
a very typical mid-century detail, and works with the office building located at 560 E & 500 S. At the 
upper levels, cement board is used with an aluminum trim, complementing the metal panel and the light 
brick below. In conclusions, this project is a thoughtful reference to the mid-century modern style with a 
contemporary interpretation. The architecture aims to be complementary statement to the surrounding 
neighborhood fabric through its scale, materials and details.  
 

 
 
KEY ISSUES: 
The key issues listed below have been identified through the analysis of the project, neighbor input and 
department review comments. 
 
Issue 1:  Character of Surrounding Development 
 
The subject property and the surrounding properties, are zoned TSA. This particular zoning district promotes 
retail, high density housing and a variety of additional uses. The site is surrounded within a context of a variety of 
uses, ranging from large retail outlets, a gas station, a parking structure and an office structure. The current 
proposal consists of multi-family housing. 
 
The periods of construction and styles also vary greatly, leaving little reference and context for this development. 
Even though a great portion of the historic fabric of the surrounding area has been lost, this site and the design of 
the proposed structures will help to become the context for future redevelopment and construction for the 
surrounding properties. The proposal to incorporate a reference to mid-century architecture with a contemporary 
flare and palette will help establish the age and the setting of the proposed structure. 
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Issue 2: Ground Level Transparency 
 
The previous design posed issues with ground level transparency which were raised during the Work Session. The 
Historic Landmark Commission discussed a potential for opening the area for a courtyard. This reflects the 
guideline in Chapter 12 of the New Construction in Historic Districts Guidelines, where it encourages new 
multifamily buildings to include a provision for common exterior open spaces at the ground level. The current 
proposal, has lost some of the transparency from the minimized floor to ceiling windows, however this design has 
provided an additional amount of green space for the units and for pedestrian interest.  This particular guideline 
references the New Construction Standard 3b. The previous design had a larger area for leasing space, with this 
area minimized it does not diminish the successful nature of the design of the interior courtyards, the open quality 
of Lang Place and the visual interest of materials and architectural features.  
 
Issue 3: Site Design 
 
The buildings are oriented on the site to create green spaces for the private entrances. While the buildings are 
oriented towards each other to create a visual interest and privacy, this orientation has caused the guest parking to 
be located on the edge of Green Street. This particular area of Green Street is not readily visible from 500 South. 
Additionally, the eastern portion of Green Street is adjacent to a parking structure.  
 
DISCUSSION: 
While this is a revised version of the approved proposal, it does address several of the concerns and issues raised.  
 
Parking 
The proposal for new construction is providing a total of 56 parking spaces. All 53 units on the site, which includes 
the units in the Ensign Floral Building, will be provided one parking space per unit. 47 of the units will have a 
garage and above grade parking. The 6 additional units without garage parking will have one space of surface 
parking. Additionally, the leasing area provides 5 additional spaces (calculated at 3 spaces per 1,000 square feet).  
47 out of the 48 units within the new construction will have a one car garage that is slightly above grade. The 
additional leasing and office space provides the square footage for the non-residential parking provided. The 
proposal is meeting the provisions with Chapter 21A.44 of the Salt Lake City Zoning Ordinance. 
 
Materials 
The material palate for the eight 3-story apartment structure consists of stack bond masonry in two colors, metal 
panels, cement board siding, concrete, metal panels and vertical stiles for the balconies, an aluminum storefront 
for the lower level, wooden screens and vinyl windows for the upper floors. The proposed materials are 
dimensionally illustrated in the elevations and floor plans. The expression of the horizontality is broken by the 
vertical protrusions that provide both a change in direction and materials. Additionally, the placement of the stack 
bond masonry and the vertical elements help to weight the structures and add modulation. The proposed 
materials are in support of the applicable standards.  
 
Mid-Block Access 
Previously, there were several concerns raised regarding the mid-block access on Lang Place. The proposal does 
not include public mid-block access running east to west. However, there is an access provided to residents and a 
visual openness to the public. The Central Community Master Plan promotes mid-block access ways, stating: 
“New, smaller streets will be encouraged to provide greater access to the center of the 10-acre blocks north of 900 
south. These new routes will provide greater pedestrian and vehicle access into the higher density populations 
within the block interiors.” This proposal does support the Central Community Master Plan policy regarding 
Future Access and Mobility Changes.  
 
NEXT STEPS: 
If approved, the applicant may proceed with the project and will be required to obtain all necessary permits.  The 
applicant would be required to submit and record a lot consolidation. If denied the applicant would not be allowed 
to construct eight new three-story apartment building or the decision of the Historic Landmark Commission could 
be appealed. 
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ATTACHMENTS: 

A. Vicinity Map 
B. Historic District Map 
C. Liberty Square Site Plan 
D. Liberty Square Project Description 
E. Liberty Square Setback Proposal 
F. Liberty Square Rendering 
G. Liberty Square Elevations 
H. Liberty Square Street Elevations 
I. Liberty Square Floor Plans 
J. Local Context for Design 
K. Details and Materials 
L. Applicant Information 
M. Existing Conditions 
N. TSA Design Standards 
O. Analysis of New Construction Standards 
P. New Construction Design Guidelines 
Q. TSA Development Score Review 
R. Department Review Comments 
S. Public Process and Comments 
T. Motions 
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ATTACHMENT A:  VICINITY MAP 
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ATTACHMENT C:  LIBERTY SQUARE SITE PLAN 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





















































































what goes where–panel 

4 





what goes where–lap 

6 

























36 
PLNHLC2017-00266 

Liberty Square Apartments June 1, 2017

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 
MF NC DG Design Objective – Façade Articulation, 
Proportion & Visual Emphasis 
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. 
MF NC DG Design Objective – Balconies, Porches & 
External Escape Stairs 
 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. 
MF NC DGs 12.57, 12.58, 12.59, 12.64, 12.65 

Design balconies as an integral part of the architectural 
composition and as semi-public outdoor private space which 
can engage with the context.[12.64] 

The proposed development is situated on 500 South and 600 
East. Each unit contains individual private entrances. The main 
leasing area entrance is located at the corner of 500 South and 
Green Street.   

The building is articulated with projecting balconies and 
overhangs. The balconies project approximately 4 feet and 10 
feet in width. The rhythm of the projecting balconies on the 
street helps to create dimension along the façade. 

Rhythm of Porch & 
Projections 
Complies 
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3.RELATIONSHIP TO
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 
MF NC DG Design Objective – The Public Realm 
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. 
MF NC DG 12.6, 12.7, 12.8, 12.9 

MF NC DG Design Objective – Building Placement, 
Orientation & Use 
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. 
MF NC DG 12.10, 12.11, 12.12, 12.13, 12.14, 12.15 

MF NC DG Design Objective – Site Access, Parking & 
Services 
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 buildings, the site and the context. 
MF NC DG 12.17, 12.24, 12.25 

The streetscape context drawings for this proposal identify the 
structures that abut the site. While the structures do reach the 
height of 43 feet, the scale remains appropriate for the setting. 
Additionally, the scale of the façade is appropriately set on 500 
South and 600 East where it appears to be compatible in terms 
of placement, setbacks and massing.  

Directly west of the proposed new construction is Ensign Floral, 
this one story commercial structure, which will be converted 
into residential units, is smaller in height than the proposed 
structures. However, the relationship between the two is still 
compatible with the remaining space and proposed landscaping. 

A fence is proposed along the west, north and east property 
lines. The fence is proposed to be a combination of brick and 
iron.  

Relationship to the 
Street – Walls of 
Continuity 
Complies 
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3. 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 any
required changes to ensure
the proposed subdivision
will be compatible with the
historic character of the
district and/or site(s)

Settlement Patterns & Neighborhood Character 
MF NC DG Design Objective -  Block & Street Patterns 
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. 
MF NC DG 12.4, 12.5 

The proposal includes 4 parcels and would involve the 
consolidation of the parcels. The size of parcel is consistent with 
the surrounding development. 

Subdivision of Lots 
Complies 







43 
PLNHLC2017-00266 

Liberty Square Apartments June 1, 2017

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.

 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.

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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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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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.
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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. 

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.
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facility. 
• If required; FDC shall be installed on the certified address side of the structure and within 100
feet of a fire hydrant located near an approved fire department access road.
• FDC and fire hydrants shall be unobstructed and have a minimum 3 feet clearance.
Immediate access to fire department connections and hydrants shall be maintained at all times
and without obstruction by fences, bushes, trees, walls or any other fixed or moveable object.
Access to fire department connections shall be approved by the fire official.
• Approved fire apparatus access roads shall be provided for every facility, building or portion
of a building hereafter constructed or moved into or within the jurisdiction. The fire apparatus
access road shall comply with the requirements of 2015 IFC and shall extend to within 150 feet
of all portions of the facility and all portions of the exterior walls of the first story of the building
as measured by an approved route around the exterior of the building or facility. If the structure
is built on property line then an Alternate Means & Method may be applied for.
• The angles of approach and departure for fire apparatus access roads shall be within the
limits established by the fire code official based on the fire department’s apparatus (Fire
apparatus access roads shall not exceed 10 percent in grade). Traffic calming devices shall be
prohibited unless approved by the Fire Prevention Bureau (AM&M Agreement).
• Fire department access roads shall be a minimum of *26 ft. clear width (exclusive of
shoulders) and a clear height of 13 ft. 6 inches. Fire department access roads shall be design
HS20 with turning radius of 45 ft. outside and 20 ft. inside. The access road shall not have a
dead end greater than 150 ft. Fire access roads shall be capable of supporting vehicle loading
(88,000 LBS) under all weather conditions. *{If the structure is less than 30 feet tall the access
road can be reduced to a minimum 20 ft. clear width (exclusive of shoulders) when approved
by the Fire Prevention Bureau, NO fire truck aerial access would be allowed, AM&M
agreement would be required with alternative design.}
• The aerial access road shall have no utility lines over the road or between the structure and
the access road; where the vertical distance between the grade plane and the highest roof
surface exceeds 30 feet, approved aerial fire apparatus access roads shall be provided (the
highest roof surface shall be determined by measurement to the eave of a pitched roof, the
intersection of the roof to the exterior wall, or the top of parapet walls, whichever is greater).
• When two access roads are required then one of the roads shall not be closer than 15 ft. to
the structure and greater than 30 ft. from the structure.
• Gates or other approved barricades across fire apparatus access roads, trails or other access
ways, not including public streets, alleys or highways. Electric gate operators, where provided,
shall be listed in accordance with UL 325. Gates intended for automatic operation shall be
designed, constructed and installed to comply with the requirements of ASTM F 2200 and shall
be approved by the fire official.

Transportation-Michael Barry- Transportation Demand Management (TDM) strategies may 
be utilized to increase the maximum parking allowance per 21A.44.050.C.3.b. Generally, the 
parking provided as shown on the plan is acceptable to Transportation; TDM strategies should 
be documented for the increase of the maximum parking allowance. 

Parking spaces must meet dimensional requirements per 21A.44.020. 
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The construction of the building must allow for sight distance requirements at driveways and 
street intersections. 
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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).

The Historic Landmark Commission shall make findings on the H Historic Preservation Overlay zone standards 
and specifically state which standard or standards are not being complied with. 




