
 

 Staff Report 
PLANNING DIVISION 

  DEPARTMENT OF COMMUNITY & NEIGHBORHOODS 
 
To: Salt Lake City Historic Landmark Commission 
 

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

Date: November 2, 2017 
 

Re: PLNHLC2017-00791 Minor Alteration 
PLNHLC2017-00792 Special Exception  

  

 
MAJOR ALTERATIONS & SPECIAL EXCEPTIONS 

PROPERTY ADDRESS:  772 2nd Avenue 
PARCEL ID:  09-32-380-008-0000 
HISTORIC DISTRICT:  Avenues Historic District 
ZONING DISTRICT:  H Historic Preservation Overlay District  

SR-1A Special Development Pattern Residential District 
MASTER PLAN:  Avenues Community Master Plan, Community Preservation Plan 
DESIGN GUIDELINES:  Residential Design Guidelines 
 
REQUEST –  

Steve Scoville, on behalf of the property owner Darrel Thomas, is requesting a Certificate of 
Appropriateness and Special Exception approval to restore the second story and rear addition of the 
subject property located at 772 East 2nd Avenue. No additional height or modifications outside of the 
restoration are currently proposed. The principal structure is a contributing building in the Avenues 
Local Historic District. In addition to the reconstruction of the second story, the applicant is also 
proposing to reinstate the damaged porch, windows and additional damaged exterior elements. This 
proposal requires a special exception application for an inline addition and additional height. Both 
special exception requests are required in order to reconstruct the missing second story and rear 
addition.  
 

a. Proposed Reconstruction and Addition– Requesting a Certificate of Appropriateness 
for the restoration of the second story, rear addition and various exterior elements. Case 
number PLNHLC2017-00791 

 
b. Two Special Exceptions: Case Number PLNHLC2017-00792 

1. Request for an inline addition for the restoration of the addition which is located within 
the eastern interior side yard setback. 

2. Request to restore the second story to a height of 26’10”. 
 

RECOMMENDATION:  As outlined in the analysis and findings in this Staff Report, Staff recommends that the 
Commission approve the Certificate of Appropriateness and associated Special Exceptions required to construct 
the proposal to the condition that it previously existed. 
 
 
ATTACHMENTS: 

A. Site Map  
B. Application Information (Project Description, Plans and Elevations) 
C. Site & Context Analysis for Height 
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D. Existing Conditions 
E. Analysis of Special Exception Standards 
F. Applicable Design Guidelines 
G. Analysis of Design Guidelines and Standards for Minor Alterations 
H. Photographs 
I. Public Process and Comments 

 
 

BACKGROUND: 
The site is located on the western side of 2nd Avenue between L and M Street. The property owner submitted a 
Minor Alteration Application on November 22, 2016 to construct a new rear dormer, replace the existing shingles, 
reinstate a missing window and door, and to install new gutters. The proposal was administratively approved and 
the application was closed on December 29, 2016.  
 
During an exploratory interior demolition (BLD2016-05981) of the second story, the roof collapsed which 
subsequently caused the rear addition to become structurally damaged. According to the property owner, who is 
also the contractor, an employee removed a structural support in the roof which caused the subsequent damage. 
The roof collapsed, which caused a significant portion of the weight to rest on the porch and the rear addition. The 
porch, roof form, dormers, and rear addition were a loss. Civil Enforcement required that the property be secured 
and subsequent emergency demolition of the structurally damaged features occurred. It was at this time that the 
property owner began meeting with Building Services Staff and Planning Staff to work through the required 
documents in order to restore the subject property to its original state.  
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As evidenced in the photos above, little remains of the rear portion of the structure, the porch and the second 
story.  
 
In the 1980 Intensive Level Survey, the subject property is noted to have been constructed near the turn of the 
century in a Victorian cottage style. The front shed dormer was a 20th century addition.  The base zoning district 
for this site is Special Development Pattern Residential (SR-1A), and the site and context lie within the H Historic 
Preservation Overlay defining the Avenues Local Historic District. The subject property is still considered to be 
contributing to the Avenues Local Historic District and the proposal was reviewed as a restoration of the lost and 
damaged historic features.  The National Park Service defines “restoration” as:  

 
The act or process of accurately depicting the form, features, and character of a property as it appeared at 
a particular period of time by means of removal of features from another period in its history and 
reconstruction of missing features from the restoration period. The limited and sensitive upgrading of 
mechanical, electrical, and plumbing systems and other code-required work to make properties functional 
is appropriate within a restoration project.  
 

With this restoration, the contributing status will not diminish or be altered.  While the roof form, front porch and 
rear addition were structurally damaged beyond repair, the subsequent removal of these features has not 
impacted the contributing status of the subject property. The building form and building location are intact and 
with existing pictorial evidence the missing features will be restored to their original appearance. 
 
 
PROJECT DESCRIPTION:    
The proposal is to reconstruct the second story of the subject property. The second story contained two dormers 
on the northern elevation, one shed dormer and one gabled – both are evidenced in the photos above. Due to the 
shed dormer being a 20th century addition, the applicant is proposing to reconstruct a similarly sized dormer with 
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a gabled roof. The gabled dormer will mirror the same pitch as the western dormer, and will be constructed 
utilizing the same materials. The applicant is appropriately placing the dormer away from the roof peak and in the 
same location as the previous shed roofed dormer.  
 
In addition to modifying the front eastern dormer and reinstating the western dormer, the applicant is proposing 
to restore the previous chimneys, roof structure, height, rear addition, two rear dormers, porch and columns. The 
rear addition, porch, and two rear dormers will all be constructed in the same footprint and dimensions. The 
previously existing materials, scale and dimensions are not being modified. The Special Exception request for 
additional height is to reinstate the original height of the ridgeline. No additional height beyond what originally 
existed is being requested. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PLNHLC2017-00791 & PLNHLC2017-00792 5 October 26, 2017



 

PROPOSED SCOPE OF WORK 
 
Front (North) Elevation: 

 Restore the porch roof to match the original depicted in the photos and the archived photo. 

 Restore the original fascia and entablature to the original dimensions, utilizing wood as the primary 
material. 

 Restore the columns. Columns are proposed to be square with square terminations at the top and the 
bottom. Columns will closely resemble the original columns. 

 Restore the western dormer utilizing cedar shake siding and restore the 3 over 3 window pattern, which 
previously existed. 

 Modify the roof line of the eastern dormer to a more appropriate gable style utilizing cedar shake siding.  

  The applicant is proposing to construct a tripartite window in the center of the gabled dormer. The 
window dimensions mimic the window dimensions found on the ground floor.  

 The windows on the second story will be constructed out of wood. 

 The three remaining windows on the ground floor will be repaired and restored. 

 Restore and instate the missing eastern double hung window on the ground floor to match the existing 
ground floor windows. 

 Prior to the structural event, the original front door had been replaced. The applicant is proposing to 
install a new compatible wooden front door, see attachment B for additional information. 

 Restore a transom above the front door. 

 Low profile turtle vents will be installed on the rear roof form to provide for required ventilation. 

 Restore the ridgeline chimneys utilizing bricks from the structural episode. 
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Side (Western) Elevation: 

 Restore the gabled roof on the second level according to the photos and plans found in Attachments B. 

 Reinstate the two previously existing windows in the gabled portion of the second story according to the 
photos and plans found in Attachments B. The new windows on this elevation will be constructed out of 
wood. 

 The two ground floor wooden windows will be restored. 

 Reconstruct the addition to the original footprint and location. The western elevation of the addition did 
not contain windows. 
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Rear (South) Elevation: 

 Restore the previously existing shed roof dormer, utilizing the pictorial evidence and plans. 

 Construct the previously approved dormer, which is found in Attachment B. 

 Reinstate the roofline to the proposed 26’10”. 

 Reconstruct the rear addition in the same location and footprint. The addition will contain wood 
horizontal lap siding. The two western windows will be reinstated utilizing composite or fiberglass 
materials. The eastern window and basement window will not be restored with this proposal, please refer 
to Attachment H for images of the previous eastern and basement windows. 

 The window located to the east of the rear entry will be replaced utilizing a large picture window 
constructed out of fiberglass or composite materials. The previous window had divided lites, please refer 
to Attachment H for photos of the previous window.  

 The applicant is repairing and relocating the stairs located at the rear of the structure. The stairs, railing 
and entry will meet code. The door, balusters and railing will all consist of wood as the material. 

 All of these alterations are located on a tertiary façade and will not be visible from the public way. 
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Side (East) Elevation: 

 Reinstate the gabled roof lines according to the existing pictorial evidence and plans found in 
Attachments B and H. 

 Restore the rear addition in the same location and footprint that it previously existed. This will be done 
utilizing similar materials and the pictorial and plan evidence. 

 Install a new double hung window which will either be fiberglass or composite on the rear addition.  

 The ground floor bay windows and window towards the north are existing and will be restored.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

PLNHLC2017-00791 & PLNHLC2017-00792 9 October 26, 2017



 

PROJECT LOCATION: 
 

 
 

KEY ISSUES  
The following key issues were identified: 
 
Issue 1: Loss of Character Defining Features 
While the structural failure was a mistake and was unanticipated, it did cause a loss of architectural features 
which includes the front porch, roof form, gabled dormer, windows and additional historic materials. The 
proposal to restore the lost and damaged features is in line with the adopted Secretary of the Interior Standards 
for Historic Preservation. The dimensions, materials and form of the lost features will be derived from existing 
pictorial evidence, as well as the proposed plan set. The proposal will restore the subject property to a higher 
degree of integrity than it previously contained. The contributing status of the subject property has not faltered 
with the loss of these features and will be again supported with the completion of the restoration.  
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Issue 2: Modification of Front Facing Dormer  
The applicant is proposing to replace the previous shed roofed dormer with a gable style roof dormer. The dormer 
will be similarly dimensioned as the previously existing dormer. The placement of the dormer is compatible and in 
line with the Residential Design Guidelines and the adopted Secretary of the Interior Standards for Historic 
Preservation. The double window will be replaced with a wooden tripartite window that has a casement centrally 
located and flanked with two picture windows. The window dimensions for the proposed dormer mirror the 
dimensions found on the existing ground floor windows.  
 
In regards to the shed roofed dormer, it had little to no historic significance to the primary structure. The dormer 
was noted as an inappropriate 20th Century modification in the 1980 Intensive Level Survey.  The shed roofed 
dormer does appear in the archived photo, found in Attachment H. The gabled dormer is a more sympathetic 
design for the Victorian Cottage and allows the applicant to maintain the head space and occupancy of the second 
level while being appropriately designed and located.  
 
 

 
 
 
Issue 4: Windows 
After the structural episode, the subject property experienced a loss of windows, some of which were original to 
the structure. The windows that remained after the episode, are located on the ground floor of the northern, 
western and eastern elevations. All of the windows in the roof form and windows located on the rear addition were 
lost. The applicant is proposing to replace the windows located within the dormers on the street facing façade with 
wood. The second story and addition windows that are missing on secondary facades will also be replaced with 
wood. The windows will be appropriately recessed from the façade planes. The installation will mimic windows 
found on a historic structure. All windows will be appropriately installed to mimic those found on historic 
structures.  
 
Issue 4: Special Exception Request  
Two special exception requests are required for the reconstruction of the lost features of the contributing 
structure. The rear addition was located approximately 3’6” in the eastern interior side yard. In order to restore 
the addition, a request for an inline addition is required. Additionally, the remaining portion of the foundation 
wall and partial basement has not been demolished. The rear addition will be sited on top of the remaining 
foundation and partial basement wall.  
 
The second requested special exception is required to construct the second story to its original height. The subject 
property had a height of approximately 26’10”. The applicant is requesting to reinstate the height to 26’10”. The 
SR-1A zoning district permits a height of 23’ for new construction or an average of other principal buildings on the 
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subject block face. The applicant submitted an averaging of the block and the block face. The average height is 
approximately 24’. The proposal is approximately 2’10” above the average height for the block face. 
 
The requested special exceptions are purely required to reconstruct what previously existed onsite. There are no 
anticipated adverse impacts associated with these requests.  
 

 
 
 
 
 
 
 
 
 
 
 

 
DISCUSSION:  
Staff has been working with the property owner since the structural episode occurred at the subject property. Due 
to the restoration proposal and the modification of the front facing dormer, Staff scheduled this item for the 
Historic Landmark Commission to review.  
 
 
NEXT STEPS: 
If the project is approved, as recommended by Planning Staff, the applicant would be able to reconstruct the missing 
and lost features of the subject property as proposed, subject to obtaining all necessary building permits and 
applicable approvals. 
 
If the application is denied, the applicant would not be able to proceed with the proposed project.  
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ATTACHMENT B:  SITE PLAN 
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ATTACHMENT C:  APPLICATION INFORMATION (PLAN 
SET AND MATERIAL PROPOSAL) 
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772 e 2nd Avenue 
Salt Lake City, Utah 
84103 
 
 
 
Re:  Project Description - Special Exception for Minor Alterations 
 
 
 

In spring on 2017 the two story structure underwent an exploratory demolition in order to facilitate the 
concurrent planning and design for a renovation of the existing home originally built in 1889. 

As purchased in June of 2016, the home contained the original foot print built in 1889 which included 
the two story height as well as an addition to the rear portion of the home. During the exploratory 
demolition phase, the home experienced a structural event in which the 2nd story of the home collapsed 
into the main level of the home. The scope of work that is being proposed is to rebuild and restore the 
two story structure and previously existing rear addition to the original scale and form that included in 
the purchase of the property in 2016 prior to the structural event.  

Careful attention to the original form, and materials has been part of the design process. The 
reconstruction includes the previously existing 2nd story as well as the previously existing rear addition. 
The exterior wood materials that are being proposed for use are painted wood modules of channel 
siding which match the original material and profile of the channel siding that was apart of the exterior 
of the previously existing rear addition. The cedar shake siding detail is of the same material and form 
that was apart on the previously existing exterior front façade and compatible with other siding 
materials found in this neighborhood. The windows that are required to be replaced will be replaced 
with a wood frame window with a painted exterior color. Previously existing chimneys will be rebuild 
out of wood structure to the original scale and height of the previously existing chimneys and will be 
cladded in painted brick veneer. Restoring the building to the existing proportions and materials will 
assist in preserving what has been part of the historic block face of the neighborhood over the last 128 
years.  
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772 e 2nd Avenue 
Salt Lake City, Utah 
84103 
 
 
 
 
Re:  Project Description - Special Exception for Modification of Lot and Bulk 

 

In spring on 2017 the existing two story structure on 772 East 2nd Avenue underwent an exploratory 
demolition in order to facilitate the concurrent planning and design for a renovation of the existing 
home originally built in 1889. 

As purchased in June of 2016, the home contained the original foot print built in 1889 which included 
the two story height as well as an addition to the rear portion of the home. During the exploratory 
demolition phase, the home experienced a structural event in which the 2nd story of the home collapsed 
into the main level of the home. The scope of work that is being proposed is to rebuild and restore the 
two story structure and previously existing rear addition to the original scale and form that included in 
the purchase of the property in 2016 prior to the structural event.  

The scope of work that is being proposed is a rebuild of the original 2nd story as well as the rear 
addition that was included in the purchase of the property in 2016. The original dimensions and scale 
have been incorporated into the design to create a result that is compatible with the original structure. 
Careful attention to the scale and original form has been part of the design process and we feel that by 
re-building to reflect the original scale and form will assist in preserving what was part of the historic 
block face of the neighborhood. 

 

Lot and bulk: (Inline addition) 

The original primary structure was positioned on the property with a footprint which is noncompliant 
with today’s current zoning standards for side setback in the SR-1A zone. Currently the side yard 
setbacks required by the SR-1A are 4’ and 10’ respectively. The side-yard setbacks of the existing 
structure are measured at 4’-7” on the west side and 7’-6 on east side. That being said, in order to have 
the ability to rebuild the on the footprint of the original structure and previously existing rear addition, 
the owner would like to request an exception on the basis of meeting the requirements of In-line 
additions to existing residential buildings which are noncomplying as to the yard area.  

The test for qualifications for approval of an inline addition are is based on the following three (3) 
requirements. 

A. The addition follows the existing building line and does not create any new noncompliance. 
B. No additional dwelling units are added to the structure. 
C. The addition is a legitimate architectural addition with rooflines and exterior materials designed 

to be compatible with the original structure. 
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Based on the proposed design, all requirements for inline addition are met by the following merits. 

a. The proposed design meets the requirements of A. because it follows the exact building line and 
footprint of the originally built structure and addition and does not create any new 
noncompliance. 

b. The proposed design meets the requirements of B. because it does NOT create or add any 
additional dwelling units to the structure 

c. The proposed design meets the requirements of C. because it is proposed to rebuild to the 
original rooflines and materials in order to be compatible with the original structure. 

 

 

Lot and Bulk – (Building Height) 

The maximum building height in the SR-1A zoning is 23’ measured to the ridge of the roof, or the 
average height of other principal buildings on the block face. With the proposal to rebuild the 
proportions of the original structure, the proposed ridgeline height is 26’-10 ½”. While this is 3-10 ½” 
taller than specified in the current zoning ordinance for the SR-1A it is compatible with surrounding 
structures. The adjacent house located directly west of the subject property has an original ridgeline 
which is greater than the proposed 26’-10 ½”.  A portion of this special exception for modification of lot 
and bulk directly relates to the final ridgeline height. While the replacement of the original ridgeline 
height is higher than the building height limit in the SR-1A zone, it has been presented that the proposed 
height is compatible with surrounding structures.   

In addition the proposed development shows that it is appropriate in the proposed location and the 
proposal exhibits consideration of the general standards set forth in 21A.52.060,  and other applicable 
areas of title 21A.52 the specific conditions for certain special exceptions.   

 

A- As demonstrated above the current conditions of the primary structure on this property along 
with the proposed design solution make this project and excellent candidate for consideration 
of special exception for modification of lot and bulk. In conjunction with compliance to 
requirements associated with approval of inline addition the proposed design shows an ability 
to comply with existing zoning ordinances and district purposes. The proposed development will 
be in harmony with the general and specific purposes for which this title was enacted. 
 

B- Moreover, the reconstruction of this residence will not cause any substantial impairment of 
property value. 

 

C- Based on the current condition of the property, the proposed development will not have a 
material adverse effect upon the character of the area, public health, safety and general 
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welfare. On the contrary, making the proposed improvements will enhance the character of the 
neighborhood and improve the safety and general welfare of the area. 

 

D- The proposed special exception for modification of lot and bulk will be compatible with the 
neighboring properties and restore the historic character to this portion of the neighborhood. 

 

E- The proposed reconstruction does not result in the destruction, loss or damage of natural, 
scenic or historic features of significant importance to the community. 
 

F- The proposed development does not add any material pollutant of the environment and will not 
cause air, water, soil, noise or other types of pollutants. 
 

G- Upon consideration of the requirements associated with approval of inline addition it is 
demonstrated that the proposed design complies with additional standards imposed on it 
pursuant to chapter 52 of Title 21A. 

 

 

In summary, by granting a special exception for modification to lot and bulk with the demonstrated 
qualifications for in-line addition and building height, this property will be restored in a manner which 
preserves the scale and form found on this location. In doing so, this will allow this property to continue 
to contribute to historic character of the Avenues. 
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Historic Home Remodel 

772 E 2nd Ave, SLC 

Materials List 

 

WINDOWS 
Windows that are missing will be replaced with all wood Jeld Wen windows. Refer to 2nd floor 
proposed A-3.0 drawing for window dimensions and single hung vs fixed, etc.  

 

GABLES 
All gables on the 2nd story will be clad with cedar shake shingles. Real cedar, not composite. 

 

ADDITION SIDING 
Rear addition will be clad with “channel rustic pattern” wood siding. Our exterior sub-
contractor viewed pictures of the rear addition prior to it being removed and concluded the 
“channel rustic pattern” is what was installed. See attached wood siding horizontal.pdf file for a 
picture of what it looks like. 

 

SOFFIT 

The soffit everywhere on the exterior of the home will be 2.25” wide oak slats with custom 
wood vents per code. This includes the soffit on the porch. 

 

PORCH PILLARS 

Porch pillars will be custom built on-site per 0005 A-1.1 Elevations (column note). Pillars will be 
constructed out of yellow pine and painted.  
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PORCH RAILING 
We will construct a railing on-site to match what was existing. Attached to the email is Porch 
Railing.pdf, we will construct a railing similar to the picture with a “top plate” & “bottom plate” 
with square “spindles” made of wood, close together similar to picture. 

 

CHIMNEYS 
The chimneys will be constructed of brick removed from the home during interior demolition. 
Attached to email is an example of the chimney that will be constructed to match what was 
original. 
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ATTACHMENT D:  SITE & CONTEXT ANALYSIS FOR 
HEIGHT 
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ATTACHMENT H:  PHOTOGRAPHS 
 
 
 
 
 

 

 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

   
Salt Lake County Archives, 1936 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Salt Lake County Archives, 1964 
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Photos from Site Visit, 2016 
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Photos from Site Visit, 2016 
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BCE Photos, 2017 
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BCE Photos, 2017 
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ATTACHMENT I:  PUBLIC PROCESS AND COMMENTS

Notice of the public hearing for the proposal includes: 

 Notice mailed on October 19, 2017.

 Agenda posted on the Planning Division and Utah Public Meeting Notice websites on October 19, 2017.

Comments: 

 No public comments have been received.

 Staff has received one email and one phone call with questions regarding the proposal.
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