
 

PLANNING DIVISION 

DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

 

MEMORANDUM 
 

 

To: Salt Lake City Historic Landmark Commission 
 
From:  Kelsey Lindquist (801) 535-7930 
 
Date: May 3, 2018 
 
Re: Liberty Square Apartments PLNHLC2017-00266 & PLNHLC2015-00237 

 
ACTION REQUIRED: 
This memorandum provides updated information on the proposed Liberty Square new construction and the 
proposed alterations to the Ensign Floral Building, PLNHLC2017-00266 and PLNHLC2015-00237. The 
referenced applications were discussed at the July 7, 2016 Historic Landmark Commission and the June 1, 2017 
Historic Landmark Commission Meeting. The Historic Landmark Commission approved both projects at the 
referenced meetings and delegated the final plan details to Staff.  Staff has determined that the latest iteration of 
the Liberty Square proposal is beyond Staff’s authority to administratively approve. The Historic Landmark 
Commission is tasked with making a decision on the modified new construction proposal and the alterations to 
the Ensign Floral Building. 
 
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 the eight 
three story apartment buildings and modifications to the Ensign Floral Building, with the conditions listed in the 
motion.  
 
ATTACHMENTS: 

A. Vicinity Map 
B.  Previously Approved Plan Set 
C. Revised Plan Set 
D. New Construction Standards 
E. Guidelines for New Construction 
F. Standards for Alterations to a Contributing Structure  

 
BACKGROUND/DISCUSSION:   
The Historic Landmark Commission heard the new construction proposal in a public hearing held on June 1, 
2017. The full staff report can be accessed here: http://www.slcdocs.com/Planning/HLC/2017/266.pdf. The 
Historic Landmark Commission approved the new construction on the subject parcels located at 461 S. 600 E., 
637 E. 500 S., 459 S. 600 E. and 633 E. 500 S. The proposal included eight three-story town home buildings with 
an approximate total of 48 units spread across the eight buildings. Additionally, the Historic Landmark 
Commission approved exterior modifications to the Ensign Floral Building, which is a contributing structure in 
the Central City Local Historic District.  
 
Since the approval in June of 2017, the property owner has retained an alternative architect, which is currently 
Prescott Muir Architects. This group of architects continued to diligently work with Planning and Building 
Services on several technical issues that arose from fire code requirements. These technical conflicts are the main 
catalyst for an additional approval from the Historic Landmark Commission. Staff has worked with the applicants 
on revisions to their design in an effort to issue a final approval; however, Staff believes that the culmination of 
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modifications is outside of the scope of staff approval. Therefore, the project is being forwarded to the Historic 
Landmark Commission for review. 
  
The current iteration includes modifications to each building, elevation, and height and site layout. Most of the 
changes are consistent on each elevation, due to the repetitive design. For ease of reading, the proposal will be 
presented and organized by the changes to the site and each architectural feature. Each feature will include an 
image and brief discussion of the previous approval, what was modified, the reason for the modification and 
whether Staff supports each modification. Illustration 1, shows the approved site layout for Liberty Square; while 
illustration 2, displays the current iteration of the site layout. Within each architectural feature section, a 
description of the changes to each building will be included. Illustration 2 will be beneficial to reference 
throughout each discussion.  
 
Site Plan Changes 
 

Previously Approved: Illustration 1 highlights the approved site layout for Liberty Square. Building 
1 framed 500 South, while Buildings 2 and 5 framed 600 East. The additional buildings were placed to 
create interior courtyards, for example: Buildings 3 and 4, as well as Building 6 and 7 were sited with the 
primary elevations facing the interior courtyards. 
 
Changes to the Approval: The architect moved Building 4 to face Green Street, Building 3 further 
east, portions of Building 2 were moved closer to the west and a unit from Building 3 was moved to 
Building 8. 
 
Reason for the Change: The changes to the approved site plan were primarily caused by challenges 
with the required fire code, specifically the aerial fire apparatus access roadway requirements.  
 
Staff Recommendation: Staff supports these changes. The movement of the guest parking to the 
interior of the site and the re-arrangement of Building 4, both create additional pedestrian interest and 
integration of the development with the public way. 

 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

Illustration 1, 2017 Site Plan Illustration 2, Current Site Plan 
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Landscaping 
 

Previously Approved: Illustration 3 highlights the approved landscaping for Liberty Square. The 
previous approval included a landscaped median, which also delineated the two way traffic.  

 
Changes to the Approval: The landscaped median was required to be removed. The median was 
removed and replaced with a small landscaped area to the south of Building 6 and Building 7, which is 
illustrated in Illustration 4. The applicant modified the landscaping proposal to reflect the removal of the 
median; however, it was also to ensure that adequate landscaping is being provided for the development. 
The current landscape iteration provides landscaping along the street frontages, as well as the primary 
and secondary entrances.  
 
Reason for the Change: The landscaped median was removed, due to conflicts with fire access.  
 
Staff Recommendation: The landscape changes in the current iteration are supported by staff. 

 

 
 
 
 

 
Materials 
 

Previously Approved: The Historic Landmark Commission approved the following materials, in 
2017: two kinds of stack bond masonry, fiber cement siding, vinyl windows, an aluminum storefront, 
metal railings, metal panels, cedar soffits, concrete, and vinyl doors. The elevations are primarily utilizing 
the approved material pallet, with a couple of additional materials. Additionally, the 2017 approved 
elevations illustrated a CMU block on Buildings 5, 6, 7 and 8.  CMU block was not an approved material 
in the proposed material pallet.  
 

Illustration 3, 2017 Landscape Plan Illustration 4, Current Landscape Plan 
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Changes to the Approval: The current iteration has eliminated the use of cedar soffits, primarily for 
the ease of maintenance and durability. The applicant modified the cedar to metal to also provide a strong 
emphasis to the horizontality of the proposed development. Additionally, a running bond masonry unit 
has been added to the pallet for additional texture and material variation.  The applicant also revised the 
joint system for the hardy board siding. The applicant added a baton type of joint between the siding 
panels. The baton joint is proposed to be approximately 2 inches in width.  
The current applicant removed the CMU material and replaced it with a similar siding pattern to match 
the primary elevations.  
 
Reason for the Change: The running bond masonry unit was added to the pallet to aid in the 
transition between the openings and the wall plane. The running bond masonry unit would ensure that 
a smooth transition can be obtained between and around the openings. This masonry unit is primarily 
located on the first level of each primary façade, around the first level windows and doors. In regard to 
the proposed baton style jointing, this was added to the pallet to avoid potential deterioration and water 
infiltration. Please reference Illustration 7, 8 and 9 to view changes to the proposed elevations. 
 
Staff Recommendation: Overall, the material adjustments and placement are generally in line with 
the 2017 approval, which is provided below in Illustration 5. The addition of the running bond masonry 
unit and the elimination of the cedar soffit and CMU pattern does not negatively impact the design, 
variation or the compatibility with the referenced standards. Staff supports these slight material 
adjustments.  

 

 
 
 

 
 
 

Illustration 5, 2017 Material Pallet 

Illustration 6, 2017 CMU Block 
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Illustration 7, 2018 Running Bond Placement 

Illustration 8, 2018 CMU Replacement 

Illustration 9, 2018 Baton Rendering 
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Building Heights 
 

Previously Approved: The approval of the new construction from the Historic Landmark 
Commission in 2017, included a range of heights from 35’-43’. The southeast corner of Building 1 was 
proposed to be approximately 43’ in height. The additional elevations of Building 1 were to be constructed 
to 36’ in height. Building 3 was proposed to be 36’ in height. Building 4, 5, 6, 7 and 8 were proposed to 
be approximately 35’ in height.   
 
Changes to the Approval: Buildings 2, 5, 6 and 7 were lowered to or near 30’ in height. 
 
Reason for the Change: The modification was required, due to several conflicts with the aerial fire 
apparatus access roadway. Fire accepted this proposal through a submitted alternative means and 
methods.  
 
Staff Recommendation: Modifying the heights of the buildings to comply with aerial apparatus 
requirements is supported by Planning Staff. 

 
 
Brick Volumes 
 

Previously Approved: The variation and undulation of the 2017 approved design, included large 
projecting brick volumes on the primary elevations. The brick volumes were utilized to break up the 
horizontality of the façade. These volumes extended beyond the roof plane, and were carried as a through 
roof brick parapet. The brick volume features were located on the primary elevations of Building 1, 2, 3, 
4, 5, 6, 7 and 8. Please refer to Illustration 10 below, for an image of the approved design.  
 
Changes to the Approval: The depth of the parapets and the through feature was reduced to provide 
emergency access around these features. In addition to the modification of the brick volume feature at 
the roof plane, the brick volumes on Building 3 and 6 were relocated from the edge of each building. 
 
Reason for the Change: The brick volumes have been modified to comply with the requirements and 
parameters established by the Fire Marshal. The volumes are required to remain open at the roof to allow 
for fire service access and serviceability. The relocation of these brick volumes was to ensure that the site 
provided the required amount of access.   
 
Staff Recommendation: The brick volume is not readily visible from the public way – due to the 
height of the proposed structures. However, it will be legible from a distance. Staff is supportive of the 
alteration, due to the demand for life and safety requirements.  

 

 Illustration 10, 2017 Brick 
Volumes 
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Fenestration and Openings 

 
Previously Approved: The approval from 2017, included approximately 29 square feet of glazing for 
the ground floor. Each ground floor entry contained a sliding window arrangement oriented to the side 
of the door and side light. This layout was also provided for the ground floor entrance to the unit within 
the brick volumes. Additionally, small windows were located on the south elevations of Buildings 5, 6, 7 
and 8.  

 
Changes to the Approval: The changes to the fenestration include an increase of the 29 square feet 
to approximately 55 square feet per unit.  The glazing on the units that surround the brick volumes 
increased.  The current iteration includes floor to ceiling windows for these particular units. However, 
the glazing located on the unit within the brick volume was decreased. This is primarily due to the 
elimination of the window located on the ground floor of the brick volume. This particular window was 
eliminated and replaced with a full floor to ceiling side lite. This is reflected on each primary elevation. 
The south elevation of Building 5 and the north elevation of Building 2 was removed in this iteration. 
 
Reason for the Change: The modification of the square footage of glazing within the brick volumes 
was not due to any code or technical conflict. The applicant did not provide a justification for this 

Illustration 12, 2017 Brick Volume Extension 

Illustration 11, 2018 Brick Volumes 

Illustration 13, 2018 Side Elevation of Brick Volume 
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modification.  In regard to the removal of the windows on the north elevation of Building 2 and the south 
elevation of Building 5, these modifications were due to a conflict with the requirements of the IRC.  

 
Staff Recommendation: Staff is in support of the fenestration modifications.  

 
 
 

 
 
Garage Doors 
 

Previously Approved: The Historic Landmark Commission approved a plan set with the garage door 
depicted in Illustration 16.  
 
Changes to the Approval: The applicant is proposing a metal paneled garage door. The proposed 
door is depicted in Illustration 17. 
 
Reason for the Changes: The applicant suggests that the garage doors were incorrectly illustrated in 
the 2017, Historic Landmark Commission plan set. The applicant has reversed the image and is currently 
showing the correct side of the proposed door. 
 
Staff Recommendation: The garage door is in line with the previous garage door. Staff is supportive 
of the modification. 

 
 

Illustration 14, 2017 Ground Floor Glazing 

Illustration 15, 2018 Ground Floor Glazing 
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Rear Projections 
 

Previously Approved: The iteration that was approved in 2017, contained a rather flat and non-
undulating rear façade for each proposed building. These approved elevations contained the garage door, 
a sliding window arrangement, siding and stack bond masonry. 
 
Changes to the Approval: The applicant is proposing a projected volume on the elevations that face 
the interior of the site. Specifically, Building 1 will have projections on the north and west. Additionally, 
the eastern elevations of Building 2, 3, 5 and 7 will contain projections. The western elevations of 
Buildings 4, 6 and 8 will contain projections.  
 
Reasons for the Changes: In order to accommodate a balcony and livable floor area for a more 
functional residential unit, the applicant incorporated the projections.  
 
Staff Recommendation: These projections create additional variation and interest in the interior of 
the development and are not readily visible from the public way. Staff supports this modification.  

Illustration 16, 2017 Garage Door Proposal 

Illustration 17, 2018 Garage Door Proposal 
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Illustration 18, 2017 Proposed Rear Elevations 

Illustration 19, 2018 Proposed Projections 
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Balconies 
 

Previously Approved: The 2017 approval included balconies on the second and third floor of the 
primary elevations. The previous approval is detailed in Illustration 21. 

 
Changes to the Approval: The current iteration includes a shortened width of the second and third 
floor balconies within the brick volumes. The modifications are shown in Illustration 22. 

 
Reasons for the Changes: This modification occurred, due to security and privacy concerns.  

 
Staff Recommendation: Staff supports this modification. The horizontal emphasis is maintained 
through the provided balconies and it is generally in line with the previous approval. 

 
 
 

 
 
 
 
 

Illustration 20, 2018 Proposed Projections 

Illustration 21, 2017 Balcony Proposal 
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Roof Eaves 
 

Previously Approved:  The 2017 approval included 2.5’ roof eaves. The eaves included a latticed 
portion on Buildings 5 and 8.  

 
Changes to the Approval: The eave extensions on Buildings 5 and 8, as well as 6 and 7, were reduced 
to accommodate the fire aerial apparatus access. 

 
Reasons for the Changes: These particular eaves were reduced to meet the requirements of the IRC, 
which required a minimum of 2-foot fire separation between buildings.  

 
Staff Recommendation: The eaves that were reduced are required to be reduced to be in line with 
life and safety codes. The eaves that are not required to be reduced are maintained at 3’.  

 
Corner of 500 South and Green Street Modifications 
 

Previously Approved: The 2017 approval included an aluminum storefront with four floor to ceiling 
glass panels. The entry was located at the corner. This entry was emphasized and anchored with the 
angled eave on the third floor.  
 
Changes to the Approval:  The current iteration proposes slight adjustments to the approved corner 
proposal for Building 1. The corner of 500 South and Green Street includes a modification of the floor to 
ceiling glass, second story balcony and the side lights surrounding the entry on the corner. 
 
Reasons for the Changes: These modifications were made to the corner to create a stronger presence 
and anchor. 
 
Staff Recommendation: The changes to the approved plan are considered to be in line with the 2017 
approval. For reference, the previous approved corner iteration is displayed in Illustration 23 and the 
current corner iteration is displayed in Illustration 24. 

 

Illustration 22, 2018 Balcony Proposal 
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Equipment 

Previously Approved: The 2017 approval did not incorporate an AC equipment proposal.  
  

Changes to the Approval: The equipment is noted to be located on the roof. The AC units were placed 
on the rooftops of the applicable buildings within the development. Due to the placement on the rooftop, 
ladders and access points are required. 

 
Reasons for the Changes: AC equipment is necessary and the roof is the most feasible and 
appropriate location. 

 
Staff Recommendation: Staff is supportive of the proposed location for the equipment. 

 
 
 
 
 
 

Illustration 23, 2017 Corner Entrance Illustration 24, 2018 Corner Entrance 

Illustration 25, 2018 Equipment Proposal 
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CHANGES TO THE 2016 ENSIGN FLORAL BUILDING APPROVAL: 
Overall, the current iteration of the Ensign Floral Building, is in line with the approval from the Historic 
Landmark Commission in July of 2016. The modifications to the approval are generally technical issues related 
to ADA requirements. The applicant is proposing to install a new aluminum door on the west elevation to provide 
egress and ingress to the units. An additional door will be added to the southern portion of the west elevation to 
provide access to the fire riser room.  
 
The additional ADA required changes include the installation of a ramp, which would provide wheelchair access 
to the western and southern entrances. The ramp will not conflict with the planter box or any additional character 
defining features. Due to the ADA requirements and the current condition of the planter box, the applicant is 
required to deconstruct the existing planter box, ramp and entry into Ensign Floral Building, and reconstruct the 
listed as proposed.  
 
In regard to the less visible elevations, the applicant is proposing to install three aluminum slider windows on the 
north elevation. The east elevation will contain two new windows and one new entrance. The proposal to reinstate 
the character defining canopy has not altered. Additionally, the applicant will not alter the existing sign. These 
alterations are not readily visible from the public way and are in line with the 2016 approval.  All of these 
referenced changes can be reviewed in the plan set attached to this memo. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Illustration 26, 2018 Ladder Access for Equipment 

Illustration 26, 2018 Ensign West Elevation 
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Illustration 27, 2018 Ensign North Elevation 

Illustration 28, 2018 ADA Ramp Proposal 
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TSA REVIEW SCORE:  
The applicant submitted revised scores to reflect the current iteration for the new construction. The TSA score for 
Building 1 is 174 points, Building 2 is 152 points, Building 3 is 137 points, Building 4 is 167 points, Building 5 is 
152 points, Building 6 is 157 points, Building 7 is 152 points, and Building 8 is 167. All of the points exceed the 
minimum required for building permit review.  
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    171 West Pierpont Avenue 

           Salt Lake City, Utah 841O1 
             801-521-9111•801-521-9158 fax 

 

 

MEMO 

DATE: 04.06.18 

 

   

         

TO:  Salt Lake City Historic Landmark Commission     

 

ATTN:  Kelsey Lindquist 

 

FROM:  Jay Lems, AIA 

   

PROJECT: Cowboy Partners – Liberty Square 

  637 E 500 S & 461 S 600 E  

  Salt Lake City, UT 84102 

  

RE:    Certificate of Appropriateness   
 

Kelsey, 

 

The revisions to the Liberty Square project described herein have largely been precipitated by the project’s 
further development, coordination and compliance with the building department, fire department and 

planning department. The revisions were carried out with respect to the character and the references to 

mid-century modern style that were an integral part in the original design and approval.  

 

We have attached revised TSA Score sheets for Buildings 1 – 8, an architectural site plan, landscape plan, 

partial landscape plan, exterior elevations for Buildings 1 – 8 and the Ensign Building, building sections for 

Buildings 1 – 8, reference plan for the Ensign Building, perspectives and renderings from 500 South to illustrate 

the qualities of the revisions more clearly. 

 

We have included a summary of the changes that have been made to the design as well as the reasoning 

behind the change: 

 

Site: 

 

From our discussions with the Salt Lake City Fire Department, and as later reviewed with you and Chris Zarek, 

Buildings 3 and 4 have been relocated further to the east, placed along the west edge of Green Street, to 

accommodate an aerial fire apparatus access roadway complying with Section D105 of the 2015 

International Fire Code (IFC).  With Buildings 3 and 4 complying with the provisions for an aerial fire apparatus 

access, the respective buildings are allowed to be constructed greater than 30-feet in height as originally 

planned in the June 2017 HLC submittal. This revision moves the parking that was oriented along Green Street 

to the interior of the project and allows for Building 4 to be located on and directly face Green Street 

providing a stronger presence from the south east corner of the project as well as screening the parking from 

Green Street. 

 

As part of accommodating the required roadway, the north unit of Building 3 has been relocated to the 

north end of Building 8, and the trash enclosure was relocated within the site, away from the public view 

along the north side of Building 3. As a result, the trash enclosure is proposed to be provided as a masonry 

enclosure matching the north masonry base of Building 3 as shown, in effort to provide a more discrete trash 

enclosure. 
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The central landscaping was revised from its location at the center of the drive aisle to the south end of 

Buildings 6 & 7 to accommodate the 41-foot clear fire aerial apparatus access required by the fire 

department. This area has been designed to create a common exterior courtyard for the use of the tenants. 

Refer to the attached Site Plan drawing A0.1 and Partial Landscaping Plan. 

 

The perimeter fence has been revised from a brick and iron fence to a steel fence as the area of fencing 

has diminished due to the relocation of Building 4 to face Green Street. The fence will serve to screen where 

necessary on the site. 

 

The signage associated with the gateway design will be submitted as a deferred submittal. 

 

Materials: 

 

The June 2017 HLC submittal shows two kinds of stack bond masonry, the running bond masonry is the same 

masonry but in a different bond pattern.  The 11.14.17 submittal identifies stack bond masonry at the brick 

units and running bond masonry at the base of the typical cement board units. Running bond masonry is 

suggested at this location given the numerous openings and building face variations not coinciding with 

standard masonry coursing; as a result, running bond coursing will allow the end transitions to blend within 

the bonding pattern, whereas stacked bond would result in smaller conspicuous portions of masonry at the 

end conditions. The running bond masonry is scheduled to be provide with flush struck head joints and 

weathered bed joints to further emphasize the horizontal masonry coursing.  

 

The drawings in the June 2017 HLC submittal show running bond CMU pattern on the north facades of 

Buildings 6 & 7, although the material is not called out in their legend or defined elsewhere. The current 

façade shows a design that reflects the design of the north façades of Buildings 5 & 8 and maintains 

continuity of design throughout. It should also be noted that the north faces of Buildings 6 & 7 are located    

2 feet 4 inches away from the existing property line and neighboring building. The height of Buildings 6 & 7 

are approximately 9 feet above the lowest portion of the south façade of the neighboring building, with the 

north façade of the neighboring building extending higher than the south.  

 

The cedar soffit has been revised to a metal soffit to match the fascia, which emphasizes the strong 

horizontality of the projected eaves. Refer to the attached Exterior Elevations for Buildings 1 – 8 drawings A2.1 

– A2.5.  

 

Building Heights: 

 

As part of our continued discussions with the Fire Department, Buildings 2, 5, 6 & 7 do not fully comply with 

the requirements of an aerial fire apparatus access roadway, thus these four buildings have been lowered 

to or near the 30-foot building height restriction as cited in the 2015 IFC; an alternative means and methods 

application has been submitted to the Fire Department outlining the lowered building heights which has 

been approved, this has been attached for reference.  

 

Brick Volumes: 

 

The through-roof brick parapets have been provided as an open mid-roof parapet to allow for fire service 

access and serviceability of the roof, as requested by the fire department. The depth of the parapets and 

the distances that these sit from the edges of the buildings have been dimensioned on the exterior elevations.  

 

The brick units in Buildings 3 & 6 have been relocated further in the building to allow fire service access to the 

roof from the fire aerial apparatus access on the north side of Building 3 and south side of Building 6. This is in 

response to similar discussions concerning the open mid-roof parapet mentioned above. The configuration 

and materials on the north elevation of Building 3 and south elevation of Building 6 are consistent with the 

typical end condition throughout the project.  

 

Fenestration & Openings: 

The south elevation of Building 8 has been revised to show metal paneling and fenestration that is consistent 

in size and location with the metal paneling and fenestration in the current design on the west elevation of 
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Building 1. Two windows have been added on the street level that further activate the façade and enhance 

the pedestrian experience, this is consistent with the other end façades throughout the project.  

 

The fenestration on the ground level has increased from the June 2017 HLC submittal. The original submittal 

shows approximately 29 square feet of glazing for the typical units; the revised design has approximately 55 

square feet per typical unit. The brick unit showed approximately 33 square feet of glazing in the June 2017 

HLC submittal and the revised design shows approximately 23 feet of glazing, while this is a decrease in this 

particular unit, the overall increase in glazing more than compensates for this. This revision increases the 

ground level transparency and contributes to the street, district and pedestrian experience. 

 

The fenestration on the south elevation of Building 5 and the north elevation of Building 2 has been removed 

pursuant with the requirements of the IRC Table R302.1(2) which does not permit openings in walls if the fire 

separation is less than 3 feet. We currently have less than 3 feet fire separation distance between Buildings 2 

& 5. 

 

The entry into the brick unit has been placed under the balcony which provides weather protection at the 

entry and further distinguishes the brick unit as an architectural feature. 

 

The garage doors shown in the original design appear to show the backside (interior face) of the garage 

door (showing door hinges, rollers, tracks, etc.). This can be seen upon close inspection of the electronic copy 

of the drawings. The garage doors shown are consistent with the product that was originally submitted and 

approved in the June 2017 HLC submittal. 

 

Balconies: 

 

The balconies are consistent with the June 2017 HLC Submittal with the exception of the balconies at the 

brick units. The balcony widths for the brick units have been held back from the adjacent tenants’ balcony 
to provide adequate separation for privacy, giving tenants their own sense of space, and thereby enhancing 

the user experience. The separation also provides necessary security from neighboring tenants gaining 

access around the screen wall and onto other tenants’ balconies. The unit entry has been moved to below 
the second-floor balcony to correspond with the architectural order of the balconies above. 

 

As we worked to maintain a constant lower building height from grade, as required by the fire department, 

steps were added to buildings which made it impossible to maintain a constant floor level between the brick 

unit and the adjacent unit. This created an awkward transition between the balconies and the strong 

horizontal line through the rest of the buildings. Reducing the width of the balconies at the brick units not only 

emphasizes the vertical break but it also alleviates this awkward transition. 

 

Roofs: 

 

The “roof feature” at the corner eave on the east elevation of Building 1 in the June 2017 HLC submittal 

provided latticed openings on the edge of the roof eave that obscured any visual reference to the 

development signage above, particularly from street level.  In effort to provide visual reference to the 

development signage and better articulate the development’s corner presence on 500 South and Green 

Street, the current design proposal includes latticed openings within the roof plane that actually allow the 

signage and daylighting to continue down the face of the building accentuating the clubhouse entrance 

and building corner.   

 

The typical roof eave projects 3-feet beyond the face of the building and maintains a constant ribbon fascia 

around the perimeter of the building to further emphasize the horizontal vocabulary, whereas the June 2017 

HLC submittal represented a roof eave projection of approximately 2.5-feet. The latticed portions of the roof 

have been removed, as have the eave projections on the north sides of Buildings 5 & 8 per the International 

Residential Code (IRC) Table R302.1(2) which does not permit projections where the fire separation is less 

than 2 feet, the current 3-inch fascia projection maintains a 2-foot fire separation between the buildings. 

 

The eave projection on the south side of Building 5 has been reduced in order to maintain the required fire 

separation with Building 2. The typical 3-foot projection is not allowed per the International Residential Code 
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(IRC) Table R302.1(2) which does not permit projections where the fire separation is less than 2 feet, the 

current 3-inch fascia projection maintains a 2-foot fire separation between the buildings. 

 

The eave projections on the south sides of Buildings 6 & 7 have been reduced to accommodate the 41-foot 

clear Fire Aerial Apparatus Access in the main drive aisle.  

 

The latticed openings on the north sides of Buildings 5 & 8 have been removed and the eaves have been 

reduced to maintain the required fire separation from the property line. The typical 3-foot projection is not 

allowed per the IRC Table R302.1(2) which does not permit projections where the fire separation is less than 

2 feet, the current 3-inch fascia projection maintains a 2-foot fire separation on the north side of the building. 

 

Projections: 

 

The interior site facing façades have been provided with a projected volume at the third floor of the 2 

bedroom units to accommodate the area required for a functional residential unit.   

 

The west elevation of Building 1 includes a 2-foot projected bay window for additional relief and articulation 

of the façade. 

 

The projection on the south side of Building 5 has been removed to maintain the required fire separation with 

Building 2 per (IRC) Table R302.1(2).  

 

The projections on the south side of Buildings 6, 7, & 8 have been removed to accommodate the 41-foot 

clear Fire Aerial Apparatus Access in the main drive aisle. 

 

The projection on the north side of Building 4 has been removed to facilitate the 26-foot clear fire truck access 

at the site access drive.  

 

The projection on the south side of Building 4 has been removed to allow for serviceability to the numerous 

site utilities located on the south side of Building 4. 

 

Equipment: 

 

Roof top units and roof access ladders have been added.  

 

Signage: 

 

Signage will be addressed as a deferred submittal. 

 

Ensign Building: 

 

General Comments – A majority of the changes in the façades of the Ensign Building have been precipitated 

from further development of the unit configurations. The building reference plan has been included as an 

attachment for reference. The building and site improvements have been designed to accommodate ADA 

Access throughout, thereby requiring relocation of exterior doors and windows to comply with ADA access 

and emergency egress requirements. Refer to the attached Ensign Building Reference Plan drawing A1.8, 

Ensign Building Exterior Elevations drawing A2.6 and ICC A117.1-2009 section 403.5. 

 

1. West Elevation –  

 

a. The planter box is proposed to be removed and reconstructed to accommodate the required width 

for ADA access into the building’s southern unit while preserving the depth of the porch. 

b. An accessible ramp has been included to provide accessible access to the residential units. 

c. The stairs and porch are proposed to be reconstructed to accommodate the new ramp and code 

required landing area at the building’s main entry. 
d. The entry into the building’s southern unit are proposed to be provided with a single door with 

sidelights to accommodate greater security for the residents. 
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e. An additional door has been added to the south side of the west elevation to accommodate the 

required fire riser room. 

f. Signage – Signage will be addressed as a deferred submittal. 

 

 

2. South Elevation –  

 

a. The June 2017 HLC submittal shows an approximately 5-foot 6-inch entry door which does not satisfy 

code requirements. The mullions and door have been revised to allow for a 6-foot 10-inch entry door 

to align with the existing opening on the west façade.  

b. As part of the porch replacement, the south end of the porch has been extended up to serve as a 

screen wall from the neighboring gas station and as a guard rail as required per the building code 

at this location.  

 

3. North Elevation –  

 

a. Windows have been located and sized as required to maintain the code required operable function 

for egress from the interior units. 

b. The widths of the windows are limited in area so as not to trigger a seismic upgrade to the building. 

The current size is within the code required 10% maximum allowable modification to the existing 

structural lateral resistance system. 

c. The existing masonry on this façade is proposed to be painted to match the existing south façade. 

 

4. East Elevation –  

 

a. Two of the three exterior doors have been relocated to the interior corridor to accommodate 

greater accessibility to the residential units in compliance with the building code. 

b. The remaining entry door has been revised to be consistent with the other residential units opposite 

of the Ensign Building. 

c. The fenestration has been modified to accommodate code required egress from the residential 

units.   

d. The canopy has been adjusted to relate to the fenestration modifications. 

e. The northern most windows shown in the June 2017 HLC submittal conflict with the interior kitchen 

function and have been removed. 

f. The masonry material on the east façade was not identified in the June 2017 HLC submittal. Masonry 

is being proposed to match the masonry of the other residential units opposite of the Ensign Building. 

 

Sincerely, 

 

Jay Lems 

 

 

 Attachments: 

  • Architectural drawings dated 04.06.18: 

o A0.1 – Architectural Site Plan 

o A0.2 – Exterior Site Elevations 

o A1.8 – Ensign Building – First Floor Reference Plan 

o A2.1 – A2.5 – Buildings 1, 2, 3, 4, 5, 6, 7, & 8 Exterior Elevations 

o A2.6 – Ensign Building – Exterior Elevations 

o A3.1 – Buildings 1, 3, 4 & 8 – Unit C Section – Units B, D & G Similar 

o A3.2 – Buildings 2, 5, 6 & 7 – Unit C Section – Units B, D & G Similar • Landscape drawing L101 dated 02.23.18 • Landscape Partial Plan • Approved Alternate Means & Method dated 02.08.18 • (2) Renderings of Building 1 • ICC A117.1-2009 section 403.5 • TSA Score Sheets 
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SITE PLAN GENERAL NOTESSITE PLAN GENERAL NOTESSITE PLAN GENERAL NOTESSITE PLAN GENERAL NOTES

THE GENERAL CONTRACTOR SHALL VERIFY ALL SITE 

CONDITIONS WITH ARCHITECTURAL DRAWINGS AND 

REPORT ANY INCONSISTENCIES TO THE ARCHITECT.

REFER TO ELECTRICAL AND ELECTRICAL DRAWINGS 

HEREIN FOR ADDITIONAL SITE INFORMATION

THE OWNER'S SIGNAGE CONTRACTOR SHALL BE 

RESPONSIBLE TO OBTAIN A SIGNAGE PERMIT FOR ALL 

SITE DIRECTIONAL AND EXTERIOR WALL MOUNTED 

SIGNAGE.

SITE PLAN KEYED NOTESSITE PLAN KEYED NOTESSITE PLAN KEYED NOTESSITE PLAN KEYED NOTES

1 NEW CONCRETE SIDEWALK, RE: CIVIL

2 6' HIGH PAINTED STEEL FENCE

3 6' HIGH X 3' WIDE PAINTED STEEL

PEDESTRIAN GATE

4 AUTOMATED 6' HIGH X 13' WIDE PAINTED

STEEL VEHICULAR GATE

5 KEY CARD ACCESS

6 LANDSCAPING, RE: CIVIL AND

LANDSCAPING

7 PAVERS

8 RETAINING WALL, RE: CIVIL

9 EXISTING FIRE HYDRANT TO REMAIN, RE:

CIVIL

10 LINE OF EAVE ABOVE, SHOWN DASHED,

RE: EXTERIOR ELEVATIONS

11 LINE OF PROJECTED VOLUME AT SECOND

LEVEL, SHOWN DASHED, RE: EXTERIOR

ELEVATIONS

12 LINE OF PROJECTED VOLUME AT THIRD

LEVEL, SHOWN DASHED, RE: EXTERIOR

ELEVATIONS

13 LINE OF CANOPY ABOVE, SHOWN DASHED,

RE: EXTERIOR ELEVATIONS

14 LINE OF BALCONY ABOVE, SHOWN

DASHED, RE: EXTERIOR ELEVATIONS

15 NEW CURB AND GUTTER, COORDINATE

CONNECTION TO MATCH EXISTING

ADJACENT CURB AND GUTTER WHERE

OCCURS, RE: CIVIL

16 EXISTING CURB AND GUTTER TO REMAIN,

RE: CIVIL

17 EXISTING ELECTRICAL TRANSFORMER TO

REMAIN, RE: ELECTRICAL

18 6 YARD DUMPSTER

19 REMOVABLE BOLLARD, RE: DETAIL

20 GAS AND ELECTRIC METER LOCATIONS,

RE: CIVIL

21 8" CMU TRASH ENCLOSURE SCREEN WALL

22 10' SITE DISTANCE TRIANGLE, B.O.

SIDEWALK TO F.O. CURB, 21A.26.078

23 30' SITE DISTANCE TRIANGLE, B.O.

SIDEWALK TO F.O. CURB, 21A.26.078

24 ELECTRICAL TRANSFORMER, RE:

ELECTRICAL

25 WATER METER BOX SHOWN DASHED, RE:

CIVIL

26 MAILBOX

27 FIRE APPARATUS TURN RADII, 20' INSIDE,

45' OUTSIDE

28 CONCRETE PAVING WITH ARCHITECTURAL

SCORE PATTERN, RE: CONCRETE SCORING

PLAN AND CIVIL

29 CONCRETE WATERWAY, RE: CIVIL

30 CONCRETE APRON, RE: CIVIL

31 AIR CONDITIONING CONDENSER

32 LIGHT POLE, RE: ELECTRICAL

33 CONCRETE RETAINING WALL,

ARCHITECTURAL FINISH WHERE EXPOSED,

RE: CIVIL

34 BOLLARD, TYP., RE: DETAIL

35 ELECTRICAL SECTIONALIZER, RE:

ELECTRICAL

36 ACCESS GATE, REFER TO ELECTRICAL FOR

CLEAR OPENING REQUIREMENTS

37 SITE CONCRETE STEPS AND LANDING

1. 

2. 

3.

 1" = 20'-0"
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PORCH
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5

SIM.
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OPEN TO 
BEYOND

OPEN TO 
BEYOND

OPEN TO 
BEYOND

A5.1
11

MASONRY VENEER BEYOND OVER SCHEDULED 
WALL ASSEMBLY, RE: EXTERIOR ELEVATIONS

PAINTED STEEL HANDRAIL WHERE OCCURS, RE: 
ARCHITECTURAL SITE & BUILDING REFERENCE 
PLANS

CONCRETE STEPS WHERE OCCURS, RE: CIVIL, 
ARCHITECTURAL SITE & BUILDING REFERENCE 
PLANS

VINYL WINDOW SYSTEM, RE: WINDOW SCHEDULE

VINYL SLIDING DOOR SYSTEM, RE: DOOR 
SCHEDULE

VINYL SLIDING DOOR SYSTEM, RE: DOOR 
SCHEDULE

CEMENT BOARD PANELING OVER SCHEDULED 
WALL ASSEMBLY, RE: EXTERIOR ELEVATIONS

CEMENT BOARD PANELING OVER SCHEDULED 
WALL ASSEMBLY, RE: EXTERIOR ELEVATIONS

PAINTED GYP. BD. OVER SCHEDULED 
WALL ASSEMBLY, RE: WALL SCHEDULE

PAINTED GYP. BD. CEILING OVER WOOD 
JOISTS, RE: REFLECTED CEILING PLAN

FLOOR FINISH ON CONCRETE 
SLAB ON 2" SAND ON VAPOR 
BARRIER OVER 4" GRANULAR 
FILL, RE: FLOOR FINISH PLAN

PAINTED GYP. BD. CEILING 
OVER WOOD JOISTS, RE: 
REFLECTED CEILING PLAN

FLOOR FINISH ON 
CONCRETE SLAB ON 2" 
SAND ON VAPOR 

BARRIER OVER 4" 
GRANULAR FILL, RE: 
FLOOR FINISH PLAN

FLOOR FINISH ON SHEATHING 
OVER WOOD JOISTS, RE: 
FLOOR FINISH PLAN AND 
STRUCTURAL

PAINTED GYP. BD. CEILING 
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REFLECTED CEILING PLAN

FLOOR FINISH ON SHEATHING 
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FLOOR FINISH PLAN AND 
STRUCTURAL

PAINTED METAL GUARDRAIL, RE: EXTERIOR 
ELEVATIONS

PAINTED METAL GUARDRAIL, RE: EXTERIOR 
ELEVATIONS

MEMBRANE ROOFING OVER 
SHEATHING, RE: ROOF PLAN

A5.2

3

MASONRY VENEER OVER SCHEDULED WALL 
ASSEMBLY, RE: EXTERIOR ELEVATIONS

VINYL WINDOW SYSTEM, RE: WINDOW 
SCHEDULE

VINYL WINDOW SYSTEM, 
RE: WINDOW SCHEDULE

PREFINISHED SHEET METAL 
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WALL ASSEMBLY, RE: EXTERIOR 
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SCHEDULED WALL ASSEMBLY, 
RE: WALL SCHEDULE

PAINTED GYP. BD. CEILING 
OVER ROOF TRUSSES, RE: 
REFLECTED CEILING PLAN

PAINTED GYP. BD. OVER 
SCHEDULED WALL ASSEMBLY, 
RE: WALL SCHEDULE

PAINTED GYP. BD. CEILING 
OVER ROOF TRUSSES, RE: 
REFLECTED CEILING PLAN

SUSPENDED PAINTED GYP. 
BD. CEILING WHERE 
REQUIRED TO ACCOMMODATE 
ROOF DRAIN LEADER, RE: 
REFLECTED CEILING PLAN

FLOOR FINISH ON SHEATHING 
OVER WOOD JOISTS, RE: 
FLOOR FINISH PLAN AND 
STRUCTURAL

MILLWORK, RE: INTERIOR ELEVATIONS

LINE OF SOFFIT, RE: REFLECTED CEILING 
PLAN

A5.4
5

SIM.

CONCRETE PORCH, RE: CIVIL, ARCHITECTURAL 
SITE & BUILDING REFERENCE PLANS

PAINTED GYP. BD. OVER 
VALANCE WALL ASSEMBLY, 
RE: CEILING PLAN

GARAGE DOOR, RE: DOOR SCHEDULE

MILLWORK, RE: 
INTERIOR ELEVATIONS

ROOF DRAIN WHERE OCCURS, 
RE: ROOF PLANS & BUILDING 
REFERENCE PLANS

A6.9
5
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ARCHITECTURAL FINISH CONCRETE RETAINING 
WALL, RE: STRUCTURAL

CONCRETE FOUNDATION WALL, RE: STRUCTURAL

A5.1

15

A5.1
14

CONCRETE PAVING, RE: CIVIL

24
" 

M
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.

CONCRETE FOUNDATION WALL, RE: STRUCTURAL

VAPOR BARRIER OVER R-38 BATT 
INSULATION @ BUILDING 
PERIMETER, TERMINATE @ 
APPROXIMATE LOCATION SHOWN

VAPOR BARRIER OVER R-38 BATT 
INSULATION @ BUILDING 
PERIMETER, TERMINATE @ 
APPROXIMATE LOCATION SHOWN

CEMENT BOARD PANELING OVER SCHEDULED 
WALL ASSEMBLY, RE: EXTERIOR ELEVATIONS

CEMENT BOARD PANELING OVER 
SCHEDULED WALL ASSEMBLY, 
RE: EXTERIOR ELEVATIONS VAPOR BARRIER OVER R-38 BATT INSULATION 

@ BUILDING PERIMETER, TERMINATE @ 
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1. BUILDING FFE OF 100'-0" ESTABLISHED BY SEA 
LEVEL ELEVATION PER CIVIL DRAWINGS. 
BUILDINGS MAY HAVE MULTIPLE STEPS IN FFE 
WITHIN SINGLE BUILDING, REFER TO CIVIL 
DRAWINGS FOR BUILDING FFE ELEVATIONS 
RELATIVE TO SEA LEVEL. CONTRACTOR SHALL 
BE RESPONSIBLE TO COORDINATE FFE 
INDICATED ON THE CIVIL AND ARCHITECTURAL 
DRAWINGS, AND SHALL NOTIFY THE ARCHITECT 
OF ANY DISCREPANCIES PRIOR TO ESTABLISHING 
SITE AND BUILDING FFE GRADES.

2. ALL DATUM ELEVATIONS ARE BASED ON A FIRST 
LEVEL DEN FINISH FLOOR ELEVATION OF 100'-0", 
AND ARE ESTABLISHED BY SEA LEVEL 
ELEVATIONS PER CIVIL GRADING PLAN, AND 
ARCHITECTURAL REFERENCE PLANS AND 
EXTERIOR ELEVATIONS.

3. EACH BUILDING FFE OF 100'-0" IS BASED ON A 
DIFFERENT SEA LEVEL ELEVATION, RE: CIVIL. 

4. REFER TO BUILDING REFERENCE PLANS AND 
CIVIL SITE GRADING FOR GARAGE FLOOR 
ELEVATIONS.
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SCALE  1/8" = 1'-0"
3

BUILDING 1 EAST ELEVATION

SCALE  1/8" = 1'-0"
2

BUILDING 1 NORTH ELEVATION

SCALE  1/8" = 1'-0"
1

BUILDING 1 SOUTH ELEVATION

SCALE  1/8" = 1'-0"
4

BUILDING 1 WEST ELEVATION

ELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTES

- ELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTES

1 CEMENT BOARD PANELING: MAXIMUM PANEL SIZE
4' H X 10' L, REFER TO EXTERIOR ELEVATIONS FOR
PANEL SIZES AND LAYOUT; MFR: ALLURA; FINISH:
SMOOTH PRIMED; COLOR: PAINT WHITE TO MATCH
ARCHITECT'S SAMPLE; VERTICAL TRIM: MFR:
JAMES HARDIE; PRODUCT: HARDIETRIM BATTEN
BOARD; COLOR: PAINT TO MATCH CEMENT
BOARD; HORIZONTAL TRIM: CUSTOM Z FLASHING;
COLOR: PAINT TO MATCH CEMENT BOARD;
ALTERNATE CEMENT BOARD PANELING: MFR:
JAMES HARDIE; COLOR: HZ5, ARCTIC WHITE

2 VINYL WINDOWS: MFR: CASCADE; PRODUCT:
CASCADE SERIES; COLOR: EXTERIOR, SILVER AND
INTERIOR, WHITE; RE: WINDOW SCHEDULE

3 BRICK VENEER: SIZE AND SHAPE:  3 5/8" H X 3 5/8"
D X 15 9/16" L, EMPORER; MFR: INTERSTATE
BRICK; COLOR: BLACK OPAL; FINISH: SMOOTH
FACE; COURSING: STACKED BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR

4 CMU VENEER: SIZE AND SHAPE: 3 5/8" H X 3 5/8" D
X 15 5/8" L, GROUND FACED HONED CMU; MFR:
AMCOR MASONRY; COLOR: TRINITY WHITE;
COURSING: RUNNING BOND COURSE WITH FLUSH
STRUCK HEAD JOINTS AND WEATHERED BED
JOINTS; MORTAR: NATURAL MORTAR COLOR

5 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT DOOR; RE: DOOR SCHEDULE

6 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT WINDOW; RE: WINDOW SCHEDULE

7 GUARDRAIL: PAINTED STEEL

8 SCREEN WALL: PAINTED HARDWOOD WITH
PAINTED STEEL BACK-UP STRUCTURE

9 PREFINISHED SHEET METAL WALL PANELING:
MBCI: DESIGNER SERIES 12" FLAT 22 GA. PANEL;
COLOR: SILVER METALLIC

10 PREFINISHED SHEET METAL FASCIA AND EDGE
FLASHING: 22 GA. SHEET METAL; COLOR: MATCH
SHEET METAL SOFFIT PANELING

11 PREFINISHED SHEET METAL COPING; 22 GA.;
COLOR: MATCH SHEET METAL SOFFIT PANELING

12 BUILDING MARQUEE: PREFINISHED COLOR
ALUMINUM SHEET METAL PANELING: 0.040" COLOR
ANODIZED ALUMINUM SHEET METAL W/ FLUSH
FLAT LOCK SEAMS; COLOR: WRISCO VIBRANT
ORANGE

13 SECTIONAL GARAGE DOOR: PAINTED STEEL FLAT
PANEL WITH PREFINISHED 22 GA. SHEET METAL
WRAPPED HEAD AND JAMB OVER P.T. WOOD,
VERIFY HEIGHT SHOWN W/ FULL COURSE
MASONRY & CIVIL; COLOR: MATCH GARAGE DOOR

14 FIBERGLASS ENTRY DOOR: MFR: THERMA-TRU;
EXTERIOR COLOR: MATCH VINYL WINDOW
SYSTEM; INTERIOR COLOR: MATCH INTERIOR
WALLS; RE: DOOR SCHEDULE

15 VINYL OR FIBERGLASS SLIDING DOOR: MFR AND
COLOR: MATCH VINYL WINDOW SYSTEM; RE:
DOOR SCHEDULE

16 PREFINISHED SHEET METAL REVEAL: 22 GA.
SHEET METAL W/ FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL WALL PANELING

17 PREFINISHED SHEET METAL SOFFIT PANELING; 22
GA.; FLUSH FLAT LOCK SEAMS; COLOR: MATCH
SHEET METAL SOFFIT PANELING

18 PREFINISHED SHEET METAL SOFFIT PANELING;
MBCI: ARTISAN L12, 22 GA. PANEL; COLOR: SILVER
METALLIC

19 PREFINISHED SHEET METAL CLAD BALCONY
STRUCTURE; 22 GA.; FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL SOFFIT PANELING

20 CLEAR ANODIZED ALUMINUM PLATE SIGNAGE BY
OWNER'S SIGNAGE CONTRACTOR TO
COORDINATE WITH SIGNAGE VENDOR, FRAMING
AND ELECTRICAL; RE: ELECTRICAL

21 GAS METERS, APPROXIMATE SIZE & LOCATION
SHOWN DASHED, RE: MECHANICAL & CIVIL

22 ELECTRICAL METERS, APPROXIMATE SIZE &
LOCATION SHOWN DASHED, RE: ELECTRICAL &
CIVIL

23 STEEL LEDGER ANGLE, RE: DETAIL

24 PREFINISHED SHEET METAL PANELING; 22 GA.;
FLUSH FLAT LOCK SEAMS; COLOR: MATCH SHEET
METAL WALL PANELING

25 PAINTED STEEL TRASH ENCLOSURE GATE, RE:
DETAIL

26 CMU: SIZE AND SHAPE: 3 5/8" H X 7 5/8" D X
15 5/8" L, TWO SIDED GROUND FACED HONED
CMU; MFR: AMCOR MASONRY; COLOR: TRINITY
WHITE; COURSING: RUNNING BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR;
RE: STRUCTURAL

27 DOWNSPOUT NOZZLE, RE: PLUMBING

28 RENT DROPBOX MOUNTED THROUGH WALL,
FIRE-RESISTANT CUSHION BOTTOM, HOPPER ON
EXTERIOR TO RECIEVE RENT, AND PIANO HINGED
DOOR ON INTERIOR TO COLLECT RENT. RE:
MAILBOX SPECS.

29 CONCRETE FOUNDATION WALL, PROVIDE FINISH
ACCEPTABLE TO OWNER & ARCHITECT

30 ROOF ACCESS LADDER; BASIS OF DESIGN: MFR:
O’KEEFFE’S; MODEL:  500/501 AS RECOMMENDED
BY MANUFACTURER FOR LENGTH OF LADDER;
OPTIONS TO BE INCLUDED: OFF-FLOOR
MOUNTING BRACKET (OMB); SECURITY DOOR (SD);
FALL ARREST (FA); SAFETY POST (SP);
ADDITIONAL INTERMEDIATE BRACKET (AIB) –
QUANTITY AS RECOMMENDED BY
MANUFACTURER; FINISH: POWDER COATED RAL
9010 PURE WHITE; GENERAL CONTRACTOR TO
PROVIDE SOLID (2) 2X6 BLOCKING SECURELY
ATTACHED TO STUD FRAMING AT EACH LADDER
BRACKET CONNECTION;  CONNECTIONS SHALL
OCCUR BEHIND FIBER CEMENT BOARD PANELING,
OVER AIR AND MOISTURE BARRIER, EXTEND T.O.
LADDER TO T.O. ROOF, TYP.

31 GENERAL CONTRACTOR TO COORDINATE LADDER
LOCATION AS DIRECTED BY ARCHITECT WITH
ROOF TRUSS FRAMING LOCATIONS AT EAVES
WHERE OCCUR; PROVIDE 30” X 30” OPENING AT
ROOF EAVES TO ACCOMMODATE ROOF ACCESS
AT LADDER LOCATIONS, PERIMETER OF
OPENINGS TO BE FINISHED MATCHING TYPICAL
EAVE FASCIA DETAIL 1/A5.2 EXCEPT WITHOUT
KNIFE EDGE PROJECTION;  GENERAL
CONTRACTOR TO COORDINATE ROOF OPENING
AT EAVES WITH ROOF TRUSS MANUFACTURER
AND TRUSS MANUFACTURER’S ROOF TRUSS
DESIGN

32 2" RECESSED BRICK VENEER WALL, RE: WALL
TYPE 3

33 ROOF TOP UNITS SHOWN DASHED, RE:
MECHANICAL

34 CLEAR ANODIZED ALUMINUM ADDRESS NUMBERS:
9" HIGH WITH 1/2" STROKE MINUMINUM.

SCALE  1/8" = 1'-0"
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BUILDING 1 WEST SIDE ELEVATION
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1. BUILDING FFE OF 100'-0" ESTABLISHED BY SEA 
LEVEL ELEVATION PER CIVIL DRAWINGS. 
BUILDINGS MAY HAVE MULTIPLE STEPS IN FFE 
WITHIN SINGLE BUILDING, REFER TO CIVIL 
DRAWINGS FOR BUILDING FFE ELEVATIONS 
RELATIVE TO SEA LEVEL. CONTRACTOR SHALL 
BE RESPONSIBLE TO COORDINATE FFE 
INDICATED ON THE CIVIL AND ARCHITECTURAL 
DRAWINGS, AND SHALL NOTIFY THE ARCHITECT 
OF ANY DISCREPANCIES PRIOR TO ESTABLISHING 
SITE AND BUILDING FFE GRADES.

2. ALL DATUM ELEVATIONS ARE BASED ON A FIRST 
LEVEL DEN FINISH FLOOR ELEVATION OF 100'-0", 
AND ARE ESTABLISHED BY SEA LEVEL 
ELEVATIONS PER CIVIL GRADING PLAN, AND 
ARCHITECTURAL REFERENCE PLANS AND 
EXTERIOR ELEVATIONS.

3. EACH BUILDING FFE OF 100'-0" IS BASED ON A 
DIFFERENT SEA LEVEL ELEVATION, RE: CIVIL. 

4. REFER TO BUILDING REFERENCE PLANS AND 
CIVIL SITE GRADING FOR GARAGE FLOOR 
ELEVATIONS.
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ELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTES

- ELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTES

1 CEMENT BOARD PANELING: MAXIMUM PANEL SIZE
4' H X 10' L, REFER TO EXTERIOR ELEVATIONS FOR
PANEL SIZES AND LAYOUT; MFR: ALLURA; FINISH:
SMOOTH PRIMED; COLOR: PAINT WHITE TO MATCH
ARCHITECT'S SAMPLE; VERTICAL TRIM: MFR:
JAMES HARDIE; PRODUCT: HARDIETRIM BATTEN
BOARD; COLOR: PAINT TO MATCH CEMENT
BOARD; HORIZONTAL TRIM: CUSTOM Z FLASHING;
COLOR: PAINT TO MATCH CEMENT BOARD;
ALTERNATE CEMENT BOARD PANELING: MFR:
JAMES HARDIE; COLOR: HZ5, ARCTIC WHITE

2 VINYL WINDOWS: MFR: CASCADE; PRODUCT:
CASCADE SERIES; COLOR: EXTERIOR, SILVER AND
INTERIOR, WHITE; RE: WINDOW SCHEDULE

3 BRICK VENEER: SIZE AND SHAPE:  3 5/8" H X 3 5/8"
D X 15 9/16" L, EMPORER; MFR: INTERSTATE
BRICK; COLOR: BLACK OPAL; FINISH: SMOOTH
FACE; COURSING: STACKED BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR

4 CMU VENEER: SIZE AND SHAPE: 3 5/8" H X 3 5/8" D
X 15 5/8" L, GROUND FACED HONED CMU; MFR:
AMCOR MASONRY; COLOR: TRINITY WHITE;
COURSING: RUNNING BOND COURSE WITH FLUSH
STRUCK HEAD JOINTS AND WEATHERED BED
JOINTS; MORTAR: NATURAL MORTAR COLOR

5 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT DOOR; RE: DOOR SCHEDULE

6 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT WINDOW; RE: WINDOW SCHEDULE

7 GUARDRAIL: PAINTED STEEL

8 SCREEN WALL: PAINTED HARDWOOD WITH
PAINTED STEEL BACK-UP STRUCTURE

9 PREFINISHED SHEET METAL WALL PANELING:
MBCI: DESIGNER SERIES 12" FLAT 22 GA. PANEL;
COLOR: SILVER METALLIC

10 PREFINISHED SHEET METAL FASCIA AND EDGE
FLASHING: 22 GA. SHEET METAL; COLOR: MATCH
SHEET METAL SOFFIT PANELING

11 PREFINISHED SHEET METAL COPING; 22 GA.;
COLOR: MATCH SHEET METAL SOFFIT PANELING

12 BUILDING MARQUEE: PREFINISHED COLOR
ALUMINUM SHEET METAL PANELING: 0.040" COLOR
ANODIZED ALUMINUM SHEET METAL W/ FLUSH
FLAT LOCK SEAMS; COLOR: WRISCO VIBRANT
ORANGE

13 SECTIONAL GARAGE DOOR: PAINTED STEEL FLAT
PANEL WITH PREFINISHED 22 GA. SHEET METAL
WRAPPED HEAD AND JAMB OVER P.T. WOOD,
VERIFY HEIGHT SHOWN W/ FULL COURSE
MASONRY & CIVIL; COLOR: MATCH GARAGE DOOR

14 FIBERGLASS ENTRY DOOR: MFR: THERMA-TRU;
EXTERIOR COLOR: MATCH VINYL WINDOW
SYSTEM; INTERIOR COLOR: MATCH INTERIOR
WALLS; RE: DOOR SCHEDULE

15 VINYL OR FIBERGLASS SLIDING DOOR: MFR AND
COLOR: MATCH VINYL WINDOW SYSTEM; RE:
DOOR SCHEDULE

16 PREFINISHED SHEET METAL REVEAL: 22 GA.
SHEET METAL W/ FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL WALL PANELING

17 PREFINISHED SHEET METAL SOFFIT PANELING; 22
GA.; FLUSH FLAT LOCK SEAMS; COLOR: MATCH
SHEET METAL SOFFIT PANELING

18 PREFINISHED SHEET METAL SOFFIT PANELING;
MBCI: ARTISAN L12, 22 GA. PANEL; COLOR: SILVER
METALLIC

19 PREFINISHED SHEET METAL CLAD BALCONY
STRUCTURE; 22 GA.; FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL SOFFIT PANELING

20 CLEAR ANODIZED ALUMINUM PLATE SIGNAGE BY
OWNER'S SIGNAGE CONTRACTOR TO
COORDINATE WITH SIGNAGE VENDOR, FRAMING
AND ELECTRICAL; RE: ELECTRICAL

21 GAS METERS, APPROXIMATE SIZE & LOCATION
SHOWN DASHED, RE: MECHANICAL & CIVIL

22 ELECTRICAL METERS, APPROXIMATE SIZE &
LOCATION SHOWN DASHED, RE: ELECTRICAL &
CIVIL

23 STEEL LEDGER ANGLE, RE: DETAIL

24 PREFINISHED SHEET METAL PANELING; 22 GA.;
FLUSH FLAT LOCK SEAMS; COLOR: MATCH SHEET
METAL WALL PANELING

25 PAINTED STEEL TRASH ENCLOSURE GATE, RE:
DETAIL

26 CMU: SIZE AND SHAPE: 3 5/8" H X 7 5/8" D X
15 5/8" L, TWO SIDED GROUND FACED HONED
CMU; MFR: AMCOR MASONRY; COLOR: TRINITY
WHITE; COURSING: RUNNING BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR;
RE: STRUCTURAL

27 DOWNSPOUT NOZZLE, RE: PLUMBING

28 RENT DROPBOX MOUNTED THROUGH WALL,
FIRE-RESISTANT CUSHION BOTTOM, HOPPER ON
EXTERIOR TO RECIEVE RENT, AND PIANO HINGED
DOOR ON INTERIOR TO COLLECT RENT. RE:
MAILBOX SPECS.

29 CONCRETE FOUNDATION WALL, PROVIDE FINISH
ACCEPTABLE TO OWNER & ARCHITECT

30 ROOF ACCESS LADDER; BASIS OF DESIGN: MFR:
O’KEEFFE’S; MODEL:  500/501 AS RECOMMENDED
BY MANUFACTURER FOR LENGTH OF LADDER;
OPTIONS TO BE INCLUDED: OFF-FLOOR
MOUNTING BRACKET (OMB); SECURITY DOOR (SD);
FALL ARREST (FA); SAFETY POST (SP);
ADDITIONAL INTERMEDIATE BRACKET (AIB) –
QUANTITY AS RECOMMENDED BY
MANUFACTURER; FINISH: POWDER COATED RAL
9010 PURE WHITE; GENERAL CONTRACTOR TO
PROVIDE SOLID (2) 2X6 BLOCKING SECURELY
ATTACHED TO STUD FRAMING AT EACH LADDER
BRACKET CONNECTION;  CONNECTIONS SHALL
OCCUR BEHIND FIBER CEMENT BOARD PANELING,
OVER AIR AND MOISTURE BARRIER, EXTEND T.O.
LADDER TO T.O. ROOF, TYP.

31 GENERAL CONTRACTOR TO COORDINATE LADDER
LOCATION AS DIRECTED BY ARCHITECT WITH
ROOF TRUSS FRAMING LOCATIONS AT EAVES
WHERE OCCUR; PROVIDE 30” X 30” OPENING AT
ROOF EAVES TO ACCOMMODATE ROOF ACCESS
AT LADDER LOCATIONS, PERIMETER OF
OPENINGS TO BE FINISHED MATCHING TYPICAL
EAVE FASCIA DETAIL 1/A5.2 EXCEPT WITHOUT
KNIFE EDGE PROJECTION;  GENERAL
CONTRACTOR TO COORDINATE ROOF OPENING
AT EAVES WITH ROOF TRUSS MANUFACTURER
AND TRUSS MANUFACTURER’S ROOF TRUSS
DESIGN

32 2" RECESSED BRICK VENEER WALL, RE: WALL
TYPE 3

33 ROOF TOP UNITS SHOWN DASHED, RE:
MECHANICAL

34 CLEAR ANODIZED ALUMINUM ADDRESS NUMBERS:
9" HIGH WITH 1/2" STROKE MINUMINUM.

SCALE  1/8" = 1'-0"
1

BUILDING 2 WEST ELEVATION

SCALE  1/8" = 1'-0"
2

BUILDING 2 EAST ELEVATION

SCALE  1/8" = 1'-0"
3

BUILDING 2 SOUTH ELEVATION
SCALE  1/8" = 1'-0"

4
BUILDING 2 NORTH ELEVATION
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1. BUILDING FFE OF 100'-0" ESTABLISHED BY SEA 
LEVEL ELEVATION PER CIVIL DRAWINGS. 
BUILDINGS MAY HAVE MULTIPLE STEPS IN FFE 
WITHIN SINGLE BUILDING, REFER TO CIVIL 
DRAWINGS FOR BUILDING FFE ELEVATIONS 
RELATIVE TO SEA LEVEL. CONTRACTOR SHALL 
BE RESPONSIBLE TO COORDINATE FFE 
INDICATED ON THE CIVIL AND ARCHITECTURAL 
DRAWINGS, AND SHALL NOTIFY THE ARCHITECT 
OF ANY DISCREPANCIES PRIOR TO ESTABLISHING 
SITE AND BUILDING FFE GRADES.

2. ALL DATUM ELEVATIONS ARE BASED ON A FIRST 
LEVEL DEN FINISH FLOOR ELEVATION OF 100'-0", 
AND ARE ESTABLISHED BY SEA LEVEL 
ELEVATIONS PER CIVIL GRADING PLAN, AND 
ARCHITECTURAL REFERENCE PLANS AND 
EXTERIOR ELEVATIONS.

3. EACH BUILDING FFE OF 100'-0" IS BASED ON A 
DIFFERENT SEA LEVEL ELEVATION, RE: CIVIL. 

4. REFER TO BUILDING REFERENCE PLANS AND 
CIVIL SITE GRADING FOR GARAGE FLOOR 
ELEVATIONS.
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ELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTES

- ELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTES

1 CEMENT BOARD PANELING: MAXIMUM PANEL SIZE
4' H X 10' L, REFER TO EXTERIOR ELEVATIONS FOR
PANEL SIZES AND LAYOUT; MFR: ALLURA; FINISH:
SMOOTH PRIMED; COLOR: PAINT WHITE TO MATCH
ARCHITECT'S SAMPLE; VERTICAL TRIM: MFR:
JAMES HARDIE; PRODUCT: HARDIETRIM BATTEN
BOARD; COLOR: PAINT TO MATCH CEMENT
BOARD; HORIZONTAL TRIM: CUSTOM Z FLASHING;
COLOR: PAINT TO MATCH CEMENT BOARD;
ALTERNATE CEMENT BOARD PANELING: MFR:
JAMES HARDIE; COLOR: HZ5, ARCTIC WHITE

2 VINYL WINDOWS: MFR: CASCADE; PRODUCT:
CASCADE SERIES; COLOR: EXTERIOR, SILVER AND
INTERIOR, WHITE; RE: WINDOW SCHEDULE

3 BRICK VENEER: SIZE AND SHAPE:  3 5/8" H X 3 5/8"
D X 15 9/16" L, EMPORER; MFR: INTERSTATE
BRICK; COLOR: BLACK OPAL; FINISH: SMOOTH
FACE; COURSING: STACKED BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR

4 CMU VENEER: SIZE AND SHAPE: 3 5/8" H X 3 5/8" D
X 15 5/8" L, GROUND FACED HONED CMU; MFR:
AMCOR MASONRY; COLOR: TRINITY WHITE;
COURSING: RUNNING BOND COURSE WITH FLUSH
STRUCK HEAD JOINTS AND WEATHERED BED
JOINTS; MORTAR: NATURAL MORTAR COLOR

5 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT DOOR; RE: DOOR SCHEDULE

6 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT WINDOW; RE: WINDOW SCHEDULE

7 GUARDRAIL: PAINTED STEEL

8 SCREEN WALL: PAINTED HARDWOOD WITH
PAINTED STEEL BACK-UP STRUCTURE

9 PREFINISHED SHEET METAL WALL PANELING:
MBCI: DESIGNER SERIES 12" FLAT 22 GA. PANEL;
COLOR: SILVER METALLIC

10 PREFINISHED SHEET METAL FASCIA AND EDGE
FLASHING: 22 GA. SHEET METAL; COLOR: MATCH
SHEET METAL SOFFIT PANELING

11 PREFINISHED SHEET METAL COPING; 22 GA.;
COLOR: MATCH SHEET METAL SOFFIT PANELING

12 BUILDING MARQUEE: PREFINISHED COLOR
ALUMINUM SHEET METAL PANELING: 0.040" COLOR
ANODIZED ALUMINUM SHEET METAL W/ FLUSH
FLAT LOCK SEAMS; COLOR: WRISCO VIBRANT
ORANGE

13 SECTIONAL GARAGE DOOR: PAINTED STEEL FLAT
PANEL WITH PREFINISHED 22 GA. SHEET METAL
WRAPPED HEAD AND JAMB OVER P.T. WOOD,
VERIFY HEIGHT SHOWN W/ FULL COURSE
MASONRY & CIVIL; COLOR: MATCH GARAGE DOOR

14 FIBERGLASS ENTRY DOOR: MFR: THERMA-TRU;
EXTERIOR COLOR: MATCH VINYL WINDOW
SYSTEM; INTERIOR COLOR: MATCH INTERIOR
WALLS; RE: DOOR SCHEDULE

15 VINYL OR FIBERGLASS SLIDING DOOR: MFR AND
COLOR: MATCH VINYL WINDOW SYSTEM; RE:
DOOR SCHEDULE

16 PREFINISHED SHEET METAL REVEAL: 22 GA.
SHEET METAL W/ FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL WALL PANELING

17 PREFINISHED SHEET METAL SOFFIT PANELING; 22
GA.; FLUSH FLAT LOCK SEAMS; COLOR: MATCH
SHEET METAL SOFFIT PANELING

18 PREFINISHED SHEET METAL SOFFIT PANELING;
MBCI: ARTISAN L12, 22 GA. PANEL; COLOR: SILVER
METALLIC

19 PREFINISHED SHEET METAL CLAD BALCONY
STRUCTURE; 22 GA.; FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL SOFFIT PANELING

20 CLEAR ANODIZED ALUMINUM PLATE SIGNAGE BY
OWNER'S SIGNAGE CONTRACTOR TO
COORDINATE WITH SIGNAGE VENDOR, FRAMING
AND ELECTRICAL; RE: ELECTRICAL

21 GAS METERS, APPROXIMATE SIZE & LOCATION
SHOWN DASHED, RE: MECHANICAL & CIVIL

22 ELECTRICAL METERS, APPROXIMATE SIZE &
LOCATION SHOWN DASHED, RE: ELECTRICAL &
CIVIL

23 STEEL LEDGER ANGLE, RE: DETAIL

24 PREFINISHED SHEET METAL PANELING; 22 GA.;
FLUSH FLAT LOCK SEAMS; COLOR: MATCH SHEET
METAL WALL PANELING

25 PAINTED STEEL TRASH ENCLOSURE GATE, RE:
DETAIL

26 CMU: SIZE AND SHAPE: 3 5/8" H X 7 5/8" D X
15 5/8" L, TWO SIDED GROUND FACED HONED
CMU; MFR: AMCOR MASONRY; COLOR: TRINITY
WHITE; COURSING: RUNNING BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR;
RE: STRUCTURAL

27 DOWNSPOUT NOZZLE, RE: PLUMBING

28 RENT DROPBOX MOUNTED THROUGH WALL,
FIRE-RESISTANT CUSHION BOTTOM, HOPPER ON
EXTERIOR TO RECIEVE RENT, AND PIANO HINGED
DOOR ON INTERIOR TO COLLECT RENT. RE:
MAILBOX SPECS.

29 CONCRETE FOUNDATION WALL, PROVIDE FINISH
ACCEPTABLE TO OWNER & ARCHITECT

30 ROOF ACCESS LADDER; BASIS OF DESIGN: MFR:
O’KEEFFE’S; MODEL:  500/501 AS RECOMMENDED
BY MANUFACTURER FOR LENGTH OF LADDER;
OPTIONS TO BE INCLUDED: OFF-FLOOR
MOUNTING BRACKET (OMB); SECURITY DOOR (SD);
FALL ARREST (FA); SAFETY POST (SP);
ADDITIONAL INTERMEDIATE BRACKET (AIB) –
QUANTITY AS RECOMMENDED BY
MANUFACTURER; FINISH: POWDER COATED RAL
9010 PURE WHITE; GENERAL CONTRACTOR TO
PROVIDE SOLID (2) 2X6 BLOCKING SECURELY
ATTACHED TO STUD FRAMING AT EACH LADDER
BRACKET CONNECTION;  CONNECTIONS SHALL
OCCUR BEHIND FIBER CEMENT BOARD PANELING,
OVER AIR AND MOISTURE BARRIER, EXTEND T.O.
LADDER TO T.O. ROOF, TYP.

31 GENERAL CONTRACTOR TO COORDINATE LADDER
LOCATION AS DIRECTED BY ARCHITECT WITH
ROOF TRUSS FRAMING LOCATIONS AT EAVES
WHERE OCCUR; PROVIDE 30” X 30” OPENING AT
ROOF EAVES TO ACCOMMODATE ROOF ACCESS
AT LADDER LOCATIONS, PERIMETER OF
OPENINGS TO BE FINISHED MATCHING TYPICAL
EAVE FASCIA DETAIL 1/A5.2 EXCEPT WITHOUT
KNIFE EDGE PROJECTION;  GENERAL
CONTRACTOR TO COORDINATE ROOF OPENING
AT EAVES WITH ROOF TRUSS MANUFACTURER
AND TRUSS MANUFACTURER’S ROOF TRUSS
DESIGN

32 2" RECESSED BRICK VENEER WALL, RE: WALL
TYPE 3

33 ROOF TOP UNITS SHOWN DASHED, RE:
MECHANICAL

34 CLEAR ANODIZED ALUMINUM ADDRESS NUMBERS:
9" HIGH WITH 1/2" STROKE MINUMINUM.

SCALE  1/8" = 1'-0"
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BUILDING 3 NORTH ELEVATION

SCALE  1/8" = 1'-0"
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BUILDING 3 EAST ELEVATION

SCALE  1/8" = 1'-0"
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BUILDING 3 SOUTH ELEVATION

SCALE  1/8" = 1'-0"
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BUILDING 3 WEST ELEVATION
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BUILDING 4 NORTH ELEVATION
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BUILDING 4 EAST ELEVATION
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BUILDING 4 SOUTH ELEVATION
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BUILDING 4 WEST ELEVATION
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1. BUILDING FFE OF 100'-0" ESTABLISHED BY SEA 
LEVEL ELEVATION PER CIVIL DRAWINGS. 
BUILDINGS MAY HAVE MULTIPLE STEPS IN FFE 
WITHIN SINGLE BUILDING, REFER TO CIVIL 
DRAWINGS FOR BUILDING FFE ELEVATIONS 
RELATIVE TO SEA LEVEL. CONTRACTOR SHALL 
BE RESPONSIBLE TO COORDINATE FFE 
INDICATED ON THE CIVIL AND ARCHITECTURAL 
DRAWINGS, AND SHALL NOTIFY THE ARCHITECT 
OF ANY DISCREPANCIES PRIOR TO ESTABLISHING 
SITE AND BUILDING FFE GRADES.

2. ALL DATUM ELEVATIONS ARE BASED ON A FIRST 
LEVEL DEN FINISH FLOOR ELEVATION OF 100'-0", 
AND ARE ESTABLISHED BY SEA LEVEL 
ELEVATIONS PER CIVIL GRADING PLAN, AND 
ARCHITECTURAL REFERENCE PLANS AND 
EXTERIOR ELEVATIONS.

3. EACH BUILDING FFE OF 100'-0" IS BASED ON A 
DIFFERENT SEA LEVEL ELEVATION, RE: CIVIL. 

4. REFER TO BUILDING REFERENCE PLANS AND 
CIVIL SITE GRADING FOR GARAGE FLOOR 
ELEVATIONS.
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SCALE  1/8" = 1'-0"
4

BUILDING 5 NORTH ELEVATION

SCALE  1/8" = 1'-0"
2

BUILDING 5 EAST ELEVATION

SCALE  1/8" = 1'-0"
1

BUILDING 5 WEST ELEVATION

SCALE  1/8" = 1'-0"
3

BUILDING 5 SOUTH ELEVATION

SCALE  1/8" = 1'-0"
8

BUILDING 6 NORTH ELEVATION

SCALE  1/8" = 1'-0"
5

BUILDING 6 EAST ELEVATION

SCALE  1/8" = 1'-0"
7

BUILDING 6 SOUTH ELEVATION

SCALE  1/8" = 1'-0"
6

BUILDING 6 WEST ELEVATION

ELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTES

- ELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTES

1 CEMENT BOARD PANELING: MAXIMUM PANEL SIZE
4' H X 10' L, REFER TO EXTERIOR ELEVATIONS FOR
PANEL SIZES AND LAYOUT; MFR: ALLURA; FINISH:
SMOOTH PRIMED; COLOR: PAINT WHITE TO MATCH
ARCHITECT'S SAMPLE; VERTICAL TRIM: MFR:
JAMES HARDIE; PRODUCT: HARDIETRIM BATTEN
BOARD; COLOR: PAINT TO MATCH CEMENT
BOARD; HORIZONTAL TRIM: CUSTOM Z FLASHING;
COLOR: PAINT TO MATCH CEMENT BOARD;
ALTERNATE CEMENT BOARD PANELING: MFR:
JAMES HARDIE; COLOR: HZ5, ARCTIC WHITE

2 VINYL WINDOWS: MFR: CASCADE; PRODUCT:
CASCADE SERIES; COLOR: EXTERIOR, SILVER AND
INTERIOR, WHITE; RE: WINDOW SCHEDULE

3 BRICK VENEER: SIZE AND SHAPE:  3 5/8" H X 3 5/8"
D X 15 9/16" L, EMPORER; MFR: INTERSTATE
BRICK; COLOR: BLACK OPAL; FINISH: SMOOTH
FACE; COURSING: STACKED BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR

4 CMU VENEER: SIZE AND SHAPE: 3 5/8" H X 3 5/8" D
X 15 5/8" L, GROUND FACED HONED CMU; MFR:
AMCOR MASONRY; COLOR: TRINITY WHITE;
COURSING: RUNNING BOND COURSE WITH FLUSH
STRUCK HEAD JOINTS AND WEATHERED BED
JOINTS; MORTAR: NATURAL MORTAR COLOR

5 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT DOOR; RE: DOOR SCHEDULE

6 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT WINDOW; RE: WINDOW SCHEDULE

7 GUARDRAIL: PAINTED STEEL

8 SCREEN WALL: PAINTED HARDWOOD WITH
PAINTED STEEL BACK-UP STRUCTURE

9 PREFINISHED SHEET METAL WALL PANELING:
MBCI: DESIGNER SERIES 12" FLAT 22 GA. PANEL;
COLOR: SILVER METALLIC

10 PREFINISHED SHEET METAL FASCIA AND EDGE
FLASHING: 22 GA. SHEET METAL; COLOR: MATCH
SHEET METAL SOFFIT PANELING

11 PREFINISHED SHEET METAL COPING; 22 GA.;
COLOR: MATCH SHEET METAL SOFFIT PANELING

12 BUILDING MARQUEE: PREFINISHED COLOR
ALUMINUM SHEET METAL PANELING: 0.040" COLOR
ANODIZED ALUMINUM SHEET METAL W/ FLUSH
FLAT LOCK SEAMS; COLOR: WRISCO VIBRANT
ORANGE

13 SECTIONAL GARAGE DOOR: PAINTED STEEL FLAT
PANEL WITH PREFINISHED 22 GA. SHEET METAL
WRAPPED HEAD AND JAMB OVER P.T. WOOD,
VERIFY HEIGHT SHOWN W/ FULL COURSE
MASONRY & CIVIL; COLOR: MATCH GARAGE DOOR

14 FIBERGLASS ENTRY DOOR: MFR: THERMA-TRU;
EXTERIOR COLOR: MATCH VINYL WINDOW
SYSTEM; INTERIOR COLOR: MATCH INTERIOR
WALLS; RE: DOOR SCHEDULE

15 VINYL OR FIBERGLASS SLIDING DOOR: MFR AND
COLOR: MATCH VINYL WINDOW SYSTEM; RE:
DOOR SCHEDULE

16 PREFINISHED SHEET METAL REVEAL: 22 GA.
SHEET METAL W/ FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL WALL PANELING

17 PREFINISHED SHEET METAL SOFFIT PANELING; 22
GA.; FLUSH FLAT LOCK SEAMS; COLOR: MATCH
SHEET METAL SOFFIT PANELING

18 PREFINISHED SHEET METAL SOFFIT PANELING;
MBCI: ARTISAN L12, 22 GA. PANEL; COLOR: SILVER
METALLIC

19 PREFINISHED SHEET METAL CLAD BALCONY
STRUCTURE; 22 GA.; FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL SOFFIT PANELING

20 CLEAR ANODIZED ALUMINUM PLATE SIGNAGE BY
OWNER'S SIGNAGE CONTRACTOR TO
COORDINATE WITH SIGNAGE VENDOR, FRAMING
AND ELECTRICAL; RE: ELECTRICAL

21 GAS METERS, APPROXIMATE SIZE & LOCATION
SHOWN DASHED, RE: MECHANICAL & CIVIL

22 ELECTRICAL METERS, APPROXIMATE SIZE &
LOCATION SHOWN DASHED, RE: ELECTRICAL &
CIVIL

23 STEEL LEDGER ANGLE, RE: DETAIL

24 PREFINISHED SHEET METAL PANELING; 22 GA.;
FLUSH FLAT LOCK SEAMS; COLOR: MATCH SHEET
METAL WALL PANELING

25 PAINTED STEEL TRASH ENCLOSURE GATE, RE:
DETAIL

26 CMU: SIZE AND SHAPE: 3 5/8" H X 7 5/8" D X
15 5/8" L, TWO SIDED GROUND FACED HONED
CMU; MFR: AMCOR MASONRY; COLOR: TRINITY
WHITE; COURSING: RUNNING BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR;
RE: STRUCTURAL

27 DOWNSPOUT NOZZLE, RE: PLUMBING

28 RENT DROPBOX MOUNTED THROUGH WALL,
FIRE-RESISTANT CUSHION BOTTOM, HOPPER ON
EXTERIOR TO RECIEVE RENT, AND PIANO HINGED
DOOR ON INTERIOR TO COLLECT RENT. RE:
MAILBOX SPECS.

29 CONCRETE FOUNDATION WALL, PROVIDE FINISH
ACCEPTABLE TO OWNER & ARCHITECT

30 ROOF ACCESS LADDER; BASIS OF DESIGN: MFR:
O’KEEFFE’S; MODEL:  500/501 AS RECOMMENDED
BY MANUFACTURER FOR LENGTH OF LADDER;
OPTIONS TO BE INCLUDED: OFF-FLOOR
MOUNTING BRACKET (OMB); SECURITY DOOR (SD);
FALL ARREST (FA); SAFETY POST (SP);
ADDITIONAL INTERMEDIATE BRACKET (AIB) –
QUANTITY AS RECOMMENDED BY
MANUFACTURER; FINISH: POWDER COATED RAL
9010 PURE WHITE; GENERAL CONTRACTOR TO
PROVIDE SOLID (2) 2X6 BLOCKING SECURELY
ATTACHED TO STUD FRAMING AT EACH LADDER
BRACKET CONNECTION;  CONNECTIONS SHALL
OCCUR BEHIND FIBER CEMENT BOARD PANELING,
OVER AIR AND MOISTURE BARRIER, EXTEND T.O.
LADDER TO T.O. ROOF, TYP.

31 GENERAL CONTRACTOR TO COORDINATE LADDER
LOCATION AS DIRECTED BY ARCHITECT WITH
ROOF TRUSS FRAMING LOCATIONS AT EAVES
WHERE OCCUR; PROVIDE 30” X 30” OPENING AT
ROOF EAVES TO ACCOMMODATE ROOF ACCESS
AT LADDER LOCATIONS, PERIMETER OF
OPENINGS TO BE FINISHED MATCHING TYPICAL
EAVE FASCIA DETAIL 1/A5.2 EXCEPT WITHOUT
KNIFE EDGE PROJECTION;  GENERAL
CONTRACTOR TO COORDINATE ROOF OPENING
AT EAVES WITH ROOF TRUSS MANUFACTURER
AND TRUSS MANUFACTURER’S ROOF TRUSS
DESIGN

32 2" RECESSED BRICK VENEER WALL, RE: WALL
TYPE 3

33 ROOF TOP UNITS SHOWN DASHED, RE:
MECHANICAL

34 CLEAR ANODIZED ALUMINUM ADDRESS NUMBERS:
9" HIGH WITH 1/2" STROKE MINUMINUM.
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SECOND LEVEL T.O. SHEATHING

THIRD LEVEL T.O. SHEATHING

T.O. ROOF EDGE

129'-4 3/4"

119'-2 1/2"

109'-1 1/4"

100'-0"

FIRST LEVEL T.O. SLAB

4291.98 RE: CIVIL
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THIRD LEVEL T.O. SHEATHING

T.O. ROOF EDGE
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1 2 3 4 5 6 

133'-4"

T.O. MASONRY

100'-0"

FIRST LEVEL T.O. SLAB

4291.31 RE: CIVIL
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SECOND LEVEL T.O. SHEATHING

119'-2 1/2"

THIRD LEVEL T.O. SHEATHING

129'-4 3/4"

T.O. ROOF EDGE

100'-0"

FIRST LEVEL T.O. SLAB

4291.98 RE: CIVIL
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100'-0"

FIRST LEVEL T.O. SLAB

4291.31 RE: CIVIL
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SECOND LEVEL T.O. SHEATHING

THIRD LEVEL T.O. SHEATHING

T.O. ROOF EDGE

129'-4 3/4"

119'-2 1/2"

109'-1 1/4"

CONSTANT BUILDING FFE CONSTANT BUILDING FFE

BUILDING 100'-0" FFE STEP

133'-4"

T.O. MASONRY

100'-0"

FIRST LEVEL T.O. SLAB

4291.31 RE: CIVIL

109'-1 1/4"

SECOND LEVEL T.O. SHEATHING

119'-2 1/2"
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129'-4 3/4"

T.O. ROOF EDGE
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100'-0"

FIRST LEVEL T.O. SLAB

4294.36 RE: CIVIL

110'-1 1/2"
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THIRD LEVEL T.O. SHEATHING
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THIRD LEVEL T.O. SHEATHING

120'-3"

T.O. ROOF EDGE

130'-10 1/2"
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T.O. MASONRY
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FIRST LEVEL T.O. SLAB

4293.03 RE: CIVIL
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4293.03 RE: CIVIL
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T.O. COPING
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THIRD LEVEL T.O. SHEATHING

22

2

2

10

10

18

2

3 11

9

7

7

8

BEYOND

23

9

BEYOND

24

1'
-6

" 
M

IN

6"
 M

IN
.

C L

27 29

20

1 2 3 4 6 UNIT C UNIT C UNIT B UNIT E5 UNIT D

T.O. KNIFE EDGE

THIRD LEVEL FINISH FLOOR

SECOND LEVEL FINISH FLOOR

130'-10 1/2"

120'-3"

110'-1 1/2"

CONSTANT BUILDING FFECONSTANT BUILDING FFE

BUILDING 100'-0" FFE STEP

100'-0"

FIRST LEVEL T.O. SLAB

4294.36 RE: CIVIL 100'-0"

FIRST LEVEL T.O. SLAB

4293.03 RE: CIVIL

134'-0"

T.O. MASONRY
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1. BUILDING FFE OF 100'-0" ESTABLISHED BY SEA 
LEVEL ELEVATION PER CIVIL DRAWINGS. 
BUILDINGS MAY HAVE MULTIPLE STEPS IN FFE 
WITHIN SINGLE BUILDING, REFER TO CIVIL 
DRAWINGS FOR BUILDING FFE ELEVATIONS 
RELATIVE TO SEA LEVEL. CONTRACTOR SHALL 
BE RESPONSIBLE TO COORDINATE FFE 
INDICATED ON THE CIVIL AND ARCHITECTURAL 
DRAWINGS, AND SHALL NOTIFY THE ARCHITECT 
OF ANY DISCREPANCIES PRIOR TO ESTABLISHING 
SITE AND BUILDING FFE GRADES.

2. ALL DATUM ELEVATIONS ARE BASED ON A FIRST 
LEVEL DEN FINISH FLOOR ELEVATION OF 100'-0", 
AND ARE ESTABLISHED BY SEA LEVEL 
ELEVATIONS PER CIVIL GRADING PLAN, AND 
ARCHITECTURAL REFERENCE PLANS AND 
EXTERIOR ELEVATIONS.

3. EACH BUILDING FFE OF 100'-0" IS BASED ON A 
DIFFERENT SEA LEVEL ELEVATION, RE: CIVIL. 

4. REFER TO BUILDING REFERENCE PLANS AND 
CIVIL SITE GRADING FOR GARAGE FLOOR 
ELEVATIONS.
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ELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTES

- ELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTES

1 CEMENT BOARD PANELING: MAXIMUM PANEL SIZE
4' H X 10' L, REFER TO EXTERIOR ELEVATIONS FOR
PANEL SIZES AND LAYOUT; MFR: ALLURA; FINISH:
SMOOTH PRIMED; COLOR: PAINT WHITE TO MATCH
ARCHITECT'S SAMPLE; VERTICAL TRIM: MFR:
JAMES HARDIE; PRODUCT: HARDIETRIM BATTEN
BOARD; COLOR: PAINT TO MATCH CEMENT
BOARD; HORIZONTAL TRIM: CUSTOM Z FLASHING;
COLOR: PAINT TO MATCH CEMENT BOARD;
ALTERNATE CEMENT BOARD PANELING: MFR:
JAMES HARDIE; COLOR: HZ5, ARCTIC WHITE

2 VINYL WINDOWS: MFR: CASCADE; PRODUCT:
CASCADE SERIES; COLOR: EXTERIOR, SILVER AND
INTERIOR, WHITE; RE: WINDOW SCHEDULE

3 BRICK VENEER: SIZE AND SHAPE:  3 5/8" H X 3 5/8"
D X 15 9/16" L, EMPORER; MFR: INTERSTATE
BRICK; COLOR: BLACK OPAL; FINISH: SMOOTH
FACE; COURSING: STACKED BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR

4 CMU VENEER: SIZE AND SHAPE: 3 5/8" H X 3 5/8" D
X 15 5/8" L, GROUND FACED HONED CMU; MFR:
AMCOR MASONRY; COLOR: TRINITY WHITE;
COURSING: RUNNING BOND COURSE WITH FLUSH
STRUCK HEAD JOINTS AND WEATHERED BED
JOINTS; MORTAR: NATURAL MORTAR COLOR

5 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT DOOR; RE: DOOR SCHEDULE

6 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT WINDOW; RE: WINDOW SCHEDULE

7 GUARDRAIL: PAINTED STEEL

8 SCREEN WALL: PAINTED HARDWOOD WITH
PAINTED STEEL BACK-UP STRUCTURE

9 PREFINISHED SHEET METAL WALL PANELING:
MBCI: DESIGNER SERIES 12" FLAT 22 GA. PANEL;
COLOR: SILVER METALLIC

10 PREFINISHED SHEET METAL FASCIA AND EDGE
FLASHING: 22 GA. SHEET METAL; COLOR: MATCH
SHEET METAL SOFFIT PANELING

11 PREFINISHED SHEET METAL COPING; 22 GA.;
COLOR: MATCH SHEET METAL SOFFIT PANELING

12 BUILDING MARQUEE: PREFINISHED COLOR
ALUMINUM SHEET METAL PANELING: 0.040" COLOR
ANODIZED ALUMINUM SHEET METAL W/ FLUSH
FLAT LOCK SEAMS; COLOR: WRISCO VIBRANT
ORANGE

13 SECTIONAL GARAGE DOOR: PAINTED STEEL FLAT
PANEL WITH PREFINISHED 22 GA. SHEET METAL
WRAPPED HEAD AND JAMB OVER P.T. WOOD,
VERIFY HEIGHT SHOWN W/ FULL COURSE
MASONRY & CIVIL; COLOR: MATCH GARAGE DOOR

14 FIBERGLASS ENTRY DOOR: MFR: THERMA-TRU;
EXTERIOR COLOR: MATCH VINYL WINDOW
SYSTEM; INTERIOR COLOR: MATCH INTERIOR
WALLS; RE: DOOR SCHEDULE

15 VINYL OR FIBERGLASS SLIDING DOOR: MFR AND
COLOR: MATCH VINYL WINDOW SYSTEM; RE:
DOOR SCHEDULE

16 PREFINISHED SHEET METAL REVEAL: 22 GA.
SHEET METAL W/ FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL WALL PANELING

17 PREFINISHED SHEET METAL SOFFIT PANELING; 22
GA.; FLUSH FLAT LOCK SEAMS; COLOR: MATCH
SHEET METAL SOFFIT PANELING

18 PREFINISHED SHEET METAL SOFFIT PANELING;
MBCI: ARTISAN L12, 22 GA. PANEL; COLOR: SILVER
METALLIC

19 PREFINISHED SHEET METAL CLAD BALCONY
STRUCTURE; 22 GA.; FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL SOFFIT PANELING

20 CLEAR ANODIZED ALUMINUM PLATE SIGNAGE BY
OWNER'S SIGNAGE CONTRACTOR TO
COORDINATE WITH SIGNAGE VENDOR, FRAMING
AND ELECTRICAL; RE: ELECTRICAL

21 GAS METERS, APPROXIMATE SIZE & LOCATION
SHOWN DASHED, RE: MECHANICAL & CIVIL

22 ELECTRICAL METERS, APPROXIMATE SIZE &
LOCATION SHOWN DASHED, RE: ELECTRICAL &
CIVIL

23 STEEL LEDGER ANGLE, RE: DETAIL

24 PREFINISHED SHEET METAL PANELING; 22 GA.;
FLUSH FLAT LOCK SEAMS; COLOR: MATCH SHEET
METAL WALL PANELING

25 PAINTED STEEL TRASH ENCLOSURE GATE, RE:
DETAIL

26 CMU: SIZE AND SHAPE: 3 5/8" H X 7 5/8" D X
15 5/8" L, TWO SIDED GROUND FACED HONED
CMU; MFR: AMCOR MASONRY; COLOR: TRINITY
WHITE; COURSING: RUNNING BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR;
RE: STRUCTURAL

27 DOWNSPOUT NOZZLE, RE: PLUMBING

28 RENT DROPBOX MOUNTED THROUGH WALL,
FIRE-RESISTANT CUSHION BOTTOM, HOPPER ON
EXTERIOR TO RECIEVE RENT, AND PIANO HINGED
DOOR ON INTERIOR TO COLLECT RENT. RE:
MAILBOX SPECS.

29 CONCRETE FOUNDATION WALL, PROVIDE FINISH
ACCEPTABLE TO OWNER & ARCHITECT

30 ROOF ACCESS LADDER; BASIS OF DESIGN: MFR:
O’KEEFFE’S; MODEL:  500/501 AS RECOMMENDED
BY MANUFACTURER FOR LENGTH OF LADDER;
OPTIONS TO BE INCLUDED: OFF-FLOOR
MOUNTING BRACKET (OMB); SECURITY DOOR (SD);
FALL ARREST (FA); SAFETY POST (SP);
ADDITIONAL INTERMEDIATE BRACKET (AIB) –
QUANTITY AS RECOMMENDED BY
MANUFACTURER; FINISH: POWDER COATED RAL
9010 PURE WHITE; GENERAL CONTRACTOR TO
PROVIDE SOLID (2) 2X6 BLOCKING SECURELY
ATTACHED TO STUD FRAMING AT EACH LADDER
BRACKET CONNECTION;  CONNECTIONS SHALL
OCCUR BEHIND FIBER CEMENT BOARD PANELING,
OVER AIR AND MOISTURE BARRIER, EXTEND T.O.
LADDER TO T.O. ROOF, TYP.

31 GENERAL CONTRACTOR TO COORDINATE LADDER
LOCATION AS DIRECTED BY ARCHITECT WITH
ROOF TRUSS FRAMING LOCATIONS AT EAVES
WHERE OCCUR; PROVIDE 30” X 30” OPENING AT
ROOF EAVES TO ACCOMMODATE ROOF ACCESS
AT LADDER LOCATIONS, PERIMETER OF
OPENINGS TO BE FINISHED MATCHING TYPICAL
EAVE FASCIA DETAIL 1/A5.2 EXCEPT WITHOUT
KNIFE EDGE PROJECTION;  GENERAL
CONTRACTOR TO COORDINATE ROOF OPENING
AT EAVES WITH ROOF TRUSS MANUFACTURER
AND TRUSS MANUFACTURER’S ROOF TRUSS
DESIGN

32 2" RECESSED BRICK VENEER WALL, RE: WALL
TYPE 3

33 ROOF TOP UNITS SHOWN DASHED, RE:
MECHANICAL

34 CLEAR ANODIZED ALUMINUM ADDRESS NUMBERS:
9" HIGH WITH 1/2" STROKE MINUMINUM.

SCALE  1/8" = 1'-0"
3

BUILDING 7 NORTH ELEVATION

SCALE  1/8" = 1'-0"
2

BUILDING 7 EAST ELEVATION

SCALE  1/8" = 1'-0"
4

BUILDING 7 SOUTH ELEVATION

SCALE  1/8" = 1'-0"
1

BUILDING 7 WEST ELEVATION

SCALE  1/8" = 1'-0"
7

BUILDING 8 NORTH ELEVATION

SCALE  1/8" = 1'-0"
5

BUILDING 8 EAST ELEVATION

SCALE  1/8" = 1'-0"
8

BUILDING 8 SOUTH ELEVATION

SCALE  1/8" = 1'-0"
6

BUILDING 8 WEST ELEVATION
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THIRD LEVEL T.O. SHEATHING

120'-3"

T.O. MARQUEE

140'-9"

135'-9"

T.O. ROOF EDGE
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B.O. KNIFE EDGE
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1. BUILDING FFE OF 100'-0" ESTABLISHED BY SEA 
LEVEL ELEVATION PER CIVIL DRAWINGS. 
BUILDINGS MAY HAVE MULTIPLE STEPS IN FFE 
WITHIN SINGLE BUILDING, REFER TO CIVIL 
DRAWINGS FOR BUILDING FFE ELEVATIONS 
RELATIVE TO SEA LEVEL. CONTRACTOR SHALL 
BE RESPONSIBLE TO COORDINATE FFE 
INDICATED ON THE CIVIL AND ARCHITECTURAL 
DRAWINGS, AND SHALL NOTIFY THE ARCHITECT 
OF ANY DISCREPANCIES PRIOR TO ESTABLISHING 
SITE AND BUILDING FFE GRADES.

2. ALL DATUM ELEVATIONS ARE BASED ON A FIRST 
LEVEL DEN FINISH FLOOR ELEVATION OF 100'-0", 
AND ARE ESTABLISHED BY SEA LEVEL 
ELEVATIONS PER CIVIL GRADING PLAN, AND 
ARCHITECTURAL REFERENCE PLANS AND 
EXTERIOR ELEVATIONS.

3. EACH BUILDING FFE OF 100'-0" IS BASED ON A 
DIFFERENT SEA LEVEL ELEVATION, RE: CIVIL. 

4. REFER TO BUILDING REFERENCE PLANS AND 
CIVIL SITE GRADING FOR GARAGE FLOOR 
ELEVATIONS.
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SCALE  1/8" = 1'-0"
3

BUILDING 1 EAST ELEVATION

SCALE  1/8" = 1'-0"
2

BUILDING 1 NORTH ELEVATION

SCALE  1/8" = 1'-0"
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BUILDING 1 SOUTH ELEVATION

SCALE  1/8" = 1'-0"
4

BUILDING 1 WEST ELEVATION

ELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTES

- ELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTES

1 CEMENT BOARD PANELING: MAXIMUM PANEL SIZE
4' H X 10' L, REFER TO EXTERIOR ELEVATIONS FOR
PANEL SIZES AND LAYOUT; MFR: ALLURA; FINISH:
SMOOTH PRIMED; COLOR: PAINT WHITE TO MATCH
ARCHITECT'S SAMPLE; VERTICAL TRIM: MFR:
JAMES HARDIE; PRODUCT: HARDIETRIM BATTEN
BOARD; COLOR: PAINT TO MATCH CEMENT
BOARD; HORIZONTAL TRIM: CUSTOM Z FLASHING;
COLOR: PAINT TO MATCH CEMENT BOARD;
ALTERNATE CEMENT BOARD PANELING: MFR:
JAMES HARDIE; COLOR: HZ5, ARCTIC WHITE

2 VINYL WINDOWS: MFR: CASCADE; PRODUCT:
CASCADE SERIES; COLOR: EXTERIOR, SILVER AND
INTERIOR, WHITE; RE: WINDOW SCHEDULE

3 BRICK VENEER: SIZE AND SHAPE:  3 5/8" H X 3 5/8"
D X 15 9/16" L, EMPORER; MFR: INTERSTATE
BRICK; COLOR: BLACK OPAL; FINISH: SMOOTH
FACE; COURSING: STACKED BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR

4 CMU VENEER: SIZE AND SHAPE: 3 5/8" H X 3 5/8" D
X 15 5/8" L, GROUND FACED HONED CMU; MFR:
AMCOR MASONRY; COLOR: TRINITY WHITE;
COURSING: RUNNING BOND COURSE WITH FLUSH
STRUCK HEAD JOINTS AND WEATHERED BED
JOINTS; MORTAR: NATURAL MORTAR COLOR

5 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT DOOR; RE: DOOR SCHEDULE

6 CLEAR ANODIZED ALUMINUM FRAMED
STOREFRONT WINDOW; RE: WINDOW SCHEDULE

7 GUARDRAIL: PAINTED STEEL

8 SCREEN WALL: PAINTED HARDWOOD WITH
PAINTED STEEL BACK-UP STRUCTURE

9 PREFINISHED SHEET METAL WALL PANELING:
MBCI: DESIGNER SERIES 12" FLAT 22 GA. PANEL;
COLOR: SILVER METALLIC

10 PREFINISHED SHEET METAL FASCIA AND EDGE
FLASHING: 22 GA. SHEET METAL; COLOR: MATCH
SHEET METAL SOFFIT PANELING

11 PREFINISHED SHEET METAL COPING; 22 GA.;
COLOR: MATCH SHEET METAL SOFFIT PANELING

12 BUILDING MARQUEE: PREFINISHED COLOR
ALUMINUM SHEET METAL PANELING: 0.040" COLOR
ANODIZED ALUMINUM SHEET METAL W/ FLUSH
FLAT LOCK SEAMS; COLOR: WRISCO VIBRANT
ORANGE

13 SECTIONAL GARAGE DOOR: PAINTED STEEL FLAT
PANEL WITH PREFINISHED 22 GA. SHEET METAL
WRAPPED HEAD AND JAMB OVER P.T. WOOD,
VERIFY HEIGHT SHOWN W/ FULL COURSE
MASONRY & CIVIL; COLOR: MATCH GARAGE DOOR

14 FIBERGLASS ENTRY DOOR: MFR: THERMA-TRU;
EXTERIOR COLOR: MATCH VINYL WINDOW
SYSTEM; INTERIOR COLOR: MATCH INTERIOR
WALLS; RE: DOOR SCHEDULE

15 VINYL OR FIBERGLASS SLIDING DOOR: MFR AND
COLOR: MATCH VINYL WINDOW SYSTEM; RE:
DOOR SCHEDULE

16 PREFINISHED SHEET METAL REVEAL: 22 GA.
SHEET METAL W/ FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL WALL PANELING

17 PREFINISHED SHEET METAL SOFFIT PANELING; 22
GA.; FLUSH FLAT LOCK SEAMS; COLOR: MATCH
SHEET METAL SOFFIT PANELING

18 PREFINISHED SHEET METAL SOFFIT PANELING;
MBCI: ARTISAN L12, 22 GA. PANEL; COLOR: SILVER
METALLIC

19 PREFINISHED SHEET METAL CLAD BALCONY
STRUCTURE; 22 GA.; FLUSH FLAT LOCK SEAMS;
COLOR: MATCH SHEET METAL SOFFIT PANELING

20 CLEAR ANODIZED ALUMINUM PLATE SIGNAGE BY
OWNER'S SIGNAGE CONTRACTOR TO
COORDINATE WITH SIGNAGE VENDOR, FRAMING
AND ELECTRICAL; RE: ELECTRICAL

21 GAS METERS, APPROXIMATE SIZE & LOCATION
SHOWN DASHED, RE: MECHANICAL & CIVIL

22 ELECTRICAL METERS, APPROXIMATE SIZE &
LOCATION SHOWN DASHED, RE: ELECTRICAL &
CIVIL

23 STEEL LEDGER ANGLE, RE: DETAIL

24 PREFINISHED SHEET METAL PANELING; 22 GA.;
FLUSH FLAT LOCK SEAMS; COLOR: MATCH SHEET
METAL WALL PANELING

25 PAINTED STEEL TRASH ENCLOSURE GATE, RE:
DETAIL

26 CMU: SIZE AND SHAPE: 3 5/8" H X 7 5/8" D X
15 5/8" L, TWO SIDED GROUND FACED HONED
CMU; MFR: AMCOR MASONRY; COLOR: TRINITY
WHITE; COURSING: RUNNING BOND COURSE WITH
FLUSH STRUCK HEAD JOINTS AND WEATHERED
BED JOINTS; MORTAR: NATURAL MORTAR COLOR;
RE: STRUCTURAL

27 DOWNSPOUT NOZZLE, RE: PLUMBING

28 RENT DROPBOX MOUNTED THROUGH WALL,
FIRE-RESISTANT CUSHION BOTTOM, HOPPER ON
EXTERIOR TO RECIEVE RENT, AND PIANO HINGED
DOOR ON INTERIOR TO COLLECT RENT. RE:
MAILBOX SPECS.

29 CONCRETE FOUNDATION WALL, PROVIDE FINISH
ACCEPTABLE TO OWNER & ARCHITECT

30 ROOF ACCESS LADDER; BASIS OF DESIGN: MFR:
O’KEEFFE’S; MODEL:  500/501 AS RECOMMENDED
BY MANUFACTURER FOR LENGTH OF LADDER;
OPTIONS TO BE INCLUDED: OFF-FLOOR
MOUNTING BRACKET (OMB); SECURITY DOOR (SD);
FALL ARREST (FA); SAFETY POST (SP);
ADDITIONAL INTERMEDIATE BRACKET (AIB) –
QUANTITY AS RECOMMENDED BY
MANUFACTURER; FINISH: POWDER COATED RAL
9010 PURE WHITE; GENERAL CONTRACTOR TO
PROVIDE SOLID (2) 2X6 BLOCKING SECURELY
ATTACHED TO STUD FRAMING AT EACH LADDER
BRACKET CONNECTION;  CONNECTIONS SHALL
OCCUR BEHIND FIBER CEMENT BOARD PANELING,
OVER AIR AND MOISTURE BARRIER, EXTEND T.O.
LADDER TO T.O. ROOF, TYP.

31 GENERAL CONTRACTOR TO COORDINATE LADDER
LOCATION AS DIRECTED BY ARCHITECT WITH
ROOF TRUSS FRAMING LOCATIONS AT EAVES
WHERE OCCUR; PROVIDE 30” X 30” OPENING AT
ROOF EAVES TO ACCOMMODATE ROOF ACCESS
AT LADDER LOCATIONS, PERIMETER OF
OPENINGS TO BE FINISHED MATCHING TYPICAL
EAVE FASCIA DETAIL 1/A5.2 EXCEPT WITHOUT
KNIFE EDGE PROJECTION;  GENERAL
CONTRACTOR TO COORDINATE ROOF OPENING
AT EAVES WITH ROOF TRUSS MANUFACTURER
AND TRUSS MANUFACTURER’S ROOF TRUSS
DESIGN

32 2" RECESSED BRICK VENEER WALL, RE: WALL
TYPE 3

33 ROOF TOP UNITS SHOWN DASHED, RE:
MECHANICAL

34 CLEAR ANODIZED ALUMINUM ADDRESS NUMBERS:
9" HIGH WITH 1/2" STROKE MINUMINUM.

SCALE  1/8" = 1'-0"
5

BUILDING 1 WEST SIDE ELEVATION
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SCALE  3/16" = 1'-0"
1

ENSIGN BUILDING − WEST

ELEVATION

SCALE  3/16" = 1'-0"
4

ENSIGN BUILDING − NORTH

ELEVATION

SCALE  3/16" = 1'-0"
2

ENSIGN BUILDING − EAST

ELEVATION

ELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTESELEVATION GENERAL NOTES

- ELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTESELEVATION KEYED NOTES

1 EXISTING COPING TO REMAIN

2 VINYL WINDOWS: MFR: CASCADE;
PRODUCT: CASCADE SERIES;
COLOR: EXTERIOR, SILVER AND
INTERIOR, WHITE; RE: WINDOW
SCHEDULE

3 EXISTING MASONRY WALL, PAINT TO
MATCH EXISTING SOUTH FACADE

4 EXISTING MASONRY WALL, REPAINT
TO MATCH EXISTING

5 FIBERGLASS ENTRY DOOR: MFR:
THERMA-TRU; COLOR: MATCH VINYL
WINDOW SYSTEM; RE: DOOR
SCHEDULE

6 PREFINISHED SHEET METAL COPING;
22 GA.; COLOR: MATCH SHEET
METAL SOFFIT PANELING

7 HANDDRAIL: PAINTED STEEL

8 CONTRACTOR TO REMOVE EXISTING
STEEL SECTIONS AT PREVIOULSY
REMOVED CANOPY AND REPLACE
WITH BRICK TO MATCH EXISTING

9 REPLACE EXISTING CONDUCTOR
HEAD AND DOWNSPOUT WITH NEW
PREFINISHED METAL CONDUCTOR
HEAD AND DOWNSPOUT TO MATCH
EXISTING

10 EXISTING BRICK VENEER TO
REMAIN, CLEAN AND REPOINT, TYP.

11 1/8" JOINT AT FOUNDATION WALL
TRANSITION TO NEW RETAINING
WALL

12 PAINTED STEEL VERTICAL STILE
GUARDRAIL POSTS

13 BRICK AT LOCATION OF PREVIOUSLY
REMOVED CANOPY TO BE CLEANED,
REPOINTED AND STRAIGHTENED TO
MATCH EXISTING MASONRY
CONDITION OF OVERALL FACADE

14 FIBERGLASS ENTRY DOOR: MFR:
THERMA-TRU; COLOR: MATCH
EXISTING BRICK VENEER; RE: DOOR
SCHEDULE

15 ARCHITECTURAL FINISH CONCRETE
PORCH, RE: CIVIL

16 ARCHITECTURAL FINISH CONCRETE
RAMP, RE: CIVIL

17 ARCHITECTURAL FINISH CONCRETE
STEPS, RE: REFERENCE PLAN AND
CIVIL

18 CLEAR ANODIZED ALUMINUM
FRAMED STOREFRONT ENTRY
DOOR; RE: DOOR AND WINDOW
SCHEDULE

19 CONTRACTOR TO REMOVE ALL
ABANDONED CONDUIT AND PIPING
NOT IN SERVICE. VERIFY ALL
CONDUIT AND PIPING PRIOR TO
CARRYING OUT ANY DEMOLITION.
PATCH AND REPAIR EXISTING
MASONRY WHERE DAMAGED

20 CLEAR ANODIZED ALUMINUM
FRAMED STOREFRONT WINDOWS;
RE: WINDOW SCHEDULE

21 ARCHITECTURAL FINISH CONCRETE
RETAINING WALL, ALIGN W/ TOP OF
HANDRAIL, RE: CIVIL

23 DISMANTLE AND RECONSTRUCT
EXISTING PLANTER BOX;
CONTRACTOR TO FIELD MEASURE
EXISTING PLANTER BOX, CAREFULLY
REMOVE EXISTING STONE
MASONRY, CLEAN AND
RECONSTRUCT PLANTER BOX TO
MATCH EXISTING. CONTRACTOR TO
WATERPROOF ASSEMBLY AND
INCLUDE DRAINAGE SYSTEM AS
RECOMMENDED BY LANDSCAPE
ARCHITECT

24 CANOPY, RE: CANOPY DETAILS

25 ROOF TOP UNITS SHOWN DASHED,
RE: MECHANICAL

26 STRUCTURAL MASONRY WALL @
EAST FACADE, KEY NEW MASONRY
W/ EXISTING MASONRY @ NORTH
AND SOUTH WALLS, TYP. PAINT END
OF BLOCK TO MATCH EXISITNG
SOUTH WALL

27 END OF NEW MASONRY VENEER, RE:
EAST ELEVATION

28 MASONRY INFILL TO MATCH
EXISTING, COURSING TO ALIGN W/
EXISTING, TYP

29 EXISTING SIGNAGE TO REMAIN,
CLEAN, REFURBISH AND REPAINT

30 PREFINISHED SHEET METAL
COUNTER FLASHING; 22 GA.; COLOR:
MATCH SHEET METAL SOFFIT
PANELING, RE: CANOPY DETAIL

31 1/8" SAW CUT AT EXISTING SITE
RETAINING WALL TRANSITION TO
NEW RETAINING WALL

32 PREFINISHED SHEET METAL SOFFIT
PANELING; MBCI: ARTISAN L12, 22
GA. PANEL; COLOR: SILVER
METALLIC

33 PREFINISHED SHEET METAL FASCIA
AND EDGE FLASHING; 22 GA.;
COLOR: MATCH SHEET METAL
SOFFIT PANELING

34 ARCHITECTURAL FINISH CONCRETE
RETAINING WALL, RE: CIVIL

35 CMU: SIZE AND SHAPE: 7 5/8" H X
7 5/8" D X 15 5/8" L, GROUND FACED
HONED CMU; MFR: AMCOR
MASONRY; COLOR: TRINITY WHITE;
COURSING: RUNNING BOND COURSE
WITH FLUSH STRUCK HEAD JOINTS
AND WEATHERED BED JOINTS;
MORTAR: NATURAL MORTAR COLOR;
BED JOINTS TO ALIGN W/ CMU
VENEER TYP.

36 CMU VENEER: SIZE AND SHAPE:
3 5/8" H X 3 5/8" D X 15 5/8" L,
GROUND FACED HONED CMU; MFR:
AMCOR MASONRY; COLOR: TRINITY
WHITE; COURSING: RUNNING BOND
COURSE WITH FLUSH STRUCK HEAD
JOINTS AND WEATHERED BED
JOINTS; MORTAR: NATURAL MORTAR
COLOR, BED JOINTS TO ALIGN W/
STRUCTURAL CMU, TYP.

37 ELECTRICAL METERS, APPROXIMATE
SIZE & LOCATION SHOWN DASHED,
RE: ELECTRICAL & CIVIL

38 CLEAR ANODIZED ALUMINUM
ADDRESS NUMBERS: 9" HIGH WITH
1/2" STROKE MINUMINUM.

SCALE  3/16" = 1'-0"
3

ENSIGN BUILDING − SOUTH

ELEVATION
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ATTACHMENT D. STANDARDS FOR NEW 
CONSTRUCTION IN A HISTORIC DISTRICT 
 
H Historic Preservation Overlay District – Standards for Certificate of Appropriateness for 
New Construction (21A.34.020.H) 
In considering an application for a Certificate of Appropriateness for new construction in a historic district, 
the Historic Landmark Commission shall find that the project substantially complies with all of the general 
standards that pertain to the application and that the decision is in the best interest of the City. 

 
Design Guidelines for Historic Apartment & Multifamily Buildings in Salt Lake City, Chapter 12 New 
Construction, are the relevant historic design guidelines for this design review. The Design Objectives and 
related design guidelines are and are referenced in the following review where they relate to the 
corresponding Historic Design Standards for New Construction (21A.34.020.H), and can be accessed via the 
links below. 
Historic Apartment & Multifamily Buildings in Salt Lake City 
Historic Apartment & Multifamily Buildings in Salt Lake City, Chapter 12 New Construction 

 
Standard Analysis Finding 

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

 

Height 
MF NC DG Design Objective – Height: 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. 
MF NC DG   12.48, 12.50, 12.51, 12.52 

 
The immediate context for the proposed apartment 
development consists of buildings that range from 
a one story gas station to the west, two story office 
structure to the south west, two story retail to the 
south, two story parking structure to the east and 
one story retail to the north. The block face for this 
proposal does not contain any contributing 
structures.  

 
In regards to height, the base zoning maximum 
permits a height of 75 feet. The proposed height 
ranges from 30’ - 35’. The proposal is in scale with 
the development pattern and is appropriate for the 
site. 

 
 

Width 
MF NC DG Design Objective – Width: 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. 
MF NC DG  12.53 

 
The width of each proposed structure is 
appropriate for the site. Each building is not as 
wide as Trolley Square or as tall as the office 
structure on the corner of 700 East. The 
development pattern of the greater surrounding 
area does contain buildings that have similar 
widths and heights. The proposal, in its current 
form, would be considered to be in scale with the 
subject streetscape.  

Height 
Complies 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
Width 
Complies 
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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; 

 

Façade Proportion 
MF NC DG  Design Objective – Character of 
the Street Block: 
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. 
MF NC DG  12.42, 12.43, 12.45 

 
The proposal contains 8 three-story structures with 
the primary facades facing 500 South, Green Street 
and 600 East. The primary facades that face 500 
South, Green Street and 600 East are situated 
towards the public realm, with minimal setbacks.  

 
The proportions of the surrounding building 
facades consist of a horizontal focus, which is 
reflected in each proposed structure within this 
development. The proportions of the principal 
façades are articulated with a change in materials 
and direction. The material and vertical shifts help 
to weight the structure at its corner. Additionally, 
these accents further articulate the perceived scale 
of the building and its relationship with the 
surrounding structures and streetscape. 

 
 

Façade Proportion 
Complies 

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

 

MF NC DG  12.54, 12.55 
 

Roof Shape 
Roof shape in this context does not vary; the 
majority of the surrounding structures have flat 
roofs. The proposal meets the underlying zoning. 

 
 

Roof Shape 
Complies 

 

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 
MF NC DG Design Objective – Height 
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. 

 
MF NC DG Design Objective – Width: 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. 
MF NC DG 12.48, 12.50, 12.51, 12.52, 12.53, 12.54, 
12.55 

 
The context that surrounds the location of the 
proposed 8 three-story apartment structure 
development is similar in both height and width. 
The proposed structures are not as wide as Trolley 
Square to the south and not as tall as the office 
building to the east. The building that abuts the 
property to the north is smaller in height but wider 
than the proposal. 

 

Scale of a Structure 
Complies 
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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; 

 
 
 
 

2.b RHYTHM OF SOLIDS TO 
VOIDS IN FACADES: The 
relationship of solids to 
voids in the façade of the 
structure shall be visually 
compatible with 
surrounding structures 
and streetscape; 

Building Character & Scale 
MF NC DG Design Objective – Solid to Void 
Ratio, Window Scale & Proportion 
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. 

 
MF NC DG Design Objective – Rhythm & 
Spacing of Windows & Doors – 
Fenestration 
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 coherence 
and an affinity with the established historic 
context. 
MF NC DG 12.60, 12.61, 12.62, 12.63 

 
The solid to void ratio proposed on the apartment 
development doesn’t relate to the surrounding 
context. The surrounding context that abuts the 
subject property is not historic, with the exception 
of the Ensign Floral Building. The fenestration 
pattern proposed appropriately emphasizes the 
windows and entries on the ground floor. These 
openings are primarily composed of vinyl. The 
fenestration adjusts to sliding glass doors up the 
façade. Additionally, the windows are proposed to 
be inset approximately 2 inches from the façade.  

 
The separation of the structures allows the site to 
avoid an over weighted design. Due to the current 
design, the only ground floor transparency addition 
is to the south eastern corner of Building 1. 
However, the overall composition of the site 
provides additional green space and pedestrian 
interest. 

 
 
 
 

Proportion of 
Openings 
Complies 

 
 
 
 
 

 
 
Rhythm of Solids to 
Voids 
Complies  
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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; 

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 located on 
the brick volumes have been decreased in width. 
The decrease of the width provides additional 
emphasis on the vertical aspect of the brick 
volume. The rhythm of the projecting balconies on 
both the second and third floor helps to create 
dimension along the façade. 

 
 

Rhythm of Porch & 
Projections 
Complies 
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2.d RELATIONSHIP OF 
MATERIALS: The 
relationship of the color 
and texture of materials 
(other than paint color) of 
the façade shall be 
compatible with the 
predominant materials 
used in surrounding 
structures and 
streetscape. 

Building Materials, Windows, Elements & 
Detailing 

 
MF NC DG Design Objective – Materials 
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.  
MF NC DG 12.67, 12.68, 12.69, 12.70 

 
MF NC DG Design Objective – Windows 
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 proportion and character of the 
building and its contribution to the historic 
context. 
MF NC DG 1271, 12.72, 12.73, 12.74 

 
MF NC DG Design Objective – 
Architectural Elements & Details 
The design of a new multifamily building should 
reflect the rich architectural character and visual 
qualities of buildings of this type within the 
district. 
MF NC DG 12.75, 12.76, 12.77 

 
Materials & Detailing 
The setting of this site in this part of Central City is 
not defined by any particular material or style that 
surrounds the proposed structures. The proposal 
consists of a reference to mid-century modern, but 
with a contemporary material palate. The 
combination of the stack bond masonry, running 
bond masonry, metal paneling, wooden screen, 
cement board and vertical stiles are contemporarily 
articulated across each primary façade.  
 
The continuation of the siding and articulation on 
the secondary and tertiary facades is consistent 
with the design, materials and detailing of the 
primary façade. 

 
Windows 
The ground floor windows recess 2 inches from the 
front façade. While the windows are recessed, the 
façade does contain several elements that 
contribute to its dimensional quality, such as the 
wooden screens, the projected balconies, the 
vertical columns and the overhanging canopies.  

 
Elements & Details 
The balconies carry across each façade, each 
balcony is distinguished with a wooden screen that 
demarcates a separation of space. In addition to the 
length of the balconies, the combination of 
materials and detailing on the railing, help to 
contribute additional visual interest in the material 
details. 

Relationship of Materials  
Complies 
 
Windows 
Complies  
 
 
Elements & Details 
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 

 
 

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. Additionally, a steel fence is proposed 
along the west, north and east property lines.  

 

Relationship to the Street – 
Walls of Continuity 
Complies 
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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; 

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 

 
The proposed building is surrounded by structures 
with zero setbacks. The structures located at 479 S. 
600 E., 461 S. 600 E., 675 E. 500 S., and 637 E. 
500 S., all contain zero front yard setbacks. The 
placement of the proposed structures will be 
compatible with the existing development. 

  

Rhythm of Spacing & Structures 
on Streets 
Complies 

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; and 

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 
 
The proposal is located on a prominent site. Each 
structure contains individual entrances. The main 
leasing area entrance is located on the corner of 
500 South and Green Street. This entrance is 
strongly articulated by overhanging canopies.  
The primary façade and elevation faces 500 South. 
 

Directional 
Expression 
Complies 
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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 
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 12.10, 12.11, 12.12 
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 12.11, 12.12, 12.22, 12.23, 12.24, 12.25 
 
The proposal is located on a prominent site. Each 
structure contains individual entrances and the 
leasing area entrance is located on the corner of 
500 South and Green Street. This entrance is 
strongly articulated by overhanging canopies.  
The primary façade and elevation faces 500 South. 
The proposal will provide a 5’ sidewalk and a 3’ 
landscaping strip.  
 
In regards to Lang Place as a mid-block access, 
there will be access from the east to west as a 
pedestrian connection for the residents.  
 

Streetscape & Pedestrian 
Improvement 
Complies 

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 
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ATTACHMENT E. DESIGN GUIDELINES FOR NEW 
CONSTRUCTION 
Design Guidelines for Historic Apartment & Multifamily Buildings in Salt Lake City, Chapter 12 New 
Construction, are 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 
Historic Apartment & Multifamily Buildings in Salt Lake City, Chapter 12 New Construction 

 
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.  

 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. 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.  

 

PLNHLC2017-00266 & PLNHLC2015-00237 81 May 3, 2018



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.  

 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.  
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 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.  
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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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 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.  

PLNHLC2017-00266 & PLNHLC2015-00237 86 May 3, 2018



 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)  
 
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.  
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. 

 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.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. 

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.  
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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 F. Standards for Certificate of 
Appropriateness for Altering of a Landmark Site or 
Contributing Structure (21A.34.020.G)  
 
In considering an application for a Certificate of Appropriateness for alteration of a landmark site or 
contributing structure, the Historic Landmark Commission shall find that the project substantially complies 
with all of the general standards that pertain to the application and that the decision is in the best interest of the 
City. 

 
Standard Finding Rationale 

Standard 1:  A property shall be used for its 
historic purpose or be used for a purpose that 
requires minimal change to the defining 
characteristics of the building and its site and 
environment; 

Complies The Ensign Floral building will change use from 
commercial to residential. The residential use will 
require changes to the exterior. Staff considers this 
proposed change to be minimal. 

Standard 2:  The historic character of a property 
shall be retained and preserved.  The removal of 
historic materials or alteration of features and 
spaces that characterize a property shall be 
avoided; 

Complies Proposed changes include replacing two west facing 
aluminum sliding windows, installation of a new ADA 
ramp, installation of two new entry doors – one on 
the west elevation, the other located on the south 
elevation. Additionally, the applicant is also installing 
a required riser door on the west elevation. These 
modifications will not alter the historic character of 
the property.  
 
The applicant will be enclosing the window openings 
on the south façade, modifying the windows on the 
north façade and installing a new wall with windows 
and a door on the east façade. The historic character 
defining features are primarily located on the west 
façade. The side and rear facades lack historic 
character; and therefore, the minor modifications will 
not take away the historic character of the property. 
These alterations are not on the primary facades and 
will not be readily visible from the public way. 
 

Standard 3:  All sites, structure and objects shall 
be recognized as products of their own time.  
Alterations that have no historical basis and 
which seek to create a false sense of history or 
architecture are not allowed. 

Complies The proposed alterations do not seek to create a false 
sense of history. 

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

Complies Many gradual additions on the back of this building 
were constructed over the years beginning in the 
1960s to the 1990s. None of the additions acquired 
significance in their own right. They were basic 
extensions that lack architectural character.  

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

Complies The steel canopy on the front façade was one of the 
character defining features. The applicant will be 
reinstating the canopy, utilizing the historic pictorial 
evidence. 
The steel door which is part of the loading dock on 
the front façade will be replaced by a steel door with a 
glass panel. The door does characterize the historic 
use, a warehouse; however, it does not exemplify an 
example of craftsmanship. 

Standard 6:  Deteriorated architectural features 
shall be repaired rather than replaced wherever 
feasible.  In the event replacement is necessary, 
the new material should match the material being 
replaced in composition, design, texture and other 
visual qualities.  Repair or replacement of missing 
architectural features should be based on accurate 
duplications of features, substantiated by historic, 
physical or pictorial evidence rather than on 

Complies The proposal calls for removing an addition 
constructed in the 1960s on the east side of the 
building. The addition will be removed and in filled 
with new brick. Additionally, two windows and one 
door will be placed on this façade. The proposed 
windows will be slider framed windows that match 
the appearance of the existing windows. The 
proposed doors will also mimic the size of the door on 
the front façade. 

PLNHLC2017-00266 & PLNHLC2015-00237 91 May 3, 2018



conjectural designs or the availability of different 
architectural elements from other structures or 
objects. 

Standard 7:  Chemical or physical treatments, 
such as sandblasting, that cause damage to 
historic materials shall not be used.  The surface 
cleaning of structures, if appropriate, shall be 
undertaken using the gentlest means possible. 

Not Applicable This request does not include chemical or physical 
treatments that can cause damage to historic 
materials. 

Standard 8:  Contemporary designs for 
alterations and additions to existing properties 
shall not be discouraged when such alterations 
and additions do not destroy significant cultural, 
historical, architectural or archaeological 
material, and such design is compatible with the 
size, scale, color, material and character of the 
property, neighborhood or environment. 

Not Applicable The sign on the front of the building will remain. 

Standard 9:  Additions or alterations to 
structures and objects shall be done in such a 
manner that if such additions or alteration were 
to be removed in the future, the essential form 
and integrity of the structure would be 
unimpaired.  The new work shall be differentiate 
from the old and shall be compatible in massing, 
size, scale and architectural features to protect the 
historic integrity of the property and its 
environment. 

Not Applicable This request does not include any additions. The 
proposed alterations would not be changing any 
distinctive features. 

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

Not Applicable None of the prohibited materials are being proposed. 

Standard 11:  Any new sign and any change in 
the appearance of any existing sign located on a 
landmark site or within the H historic 
preservation overlay district, which is visible from 
any public way or open space shall be consistent 
with the historic character of the landmark site or 
H historic preservation overlay district and shall 
comply with the standards outlined in part IV, 
Chapter 21A.46 of this title. 

Not Applicable 
 
 

 

The sign on the front of the building will remain. 
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