Staff Report

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Historic Landmark Commission
From: Kelsey Lindquist (385) 226-7227

Date: February 4, 2021

Re: PLNHLC2019-01151 & PLNHLC2019-01088

Saxton and Bartlett Addition — Major Alteration & Special Exceptions

PROPERTY ADDRESS: 732 E. 200 S. (Rear Parcel)

PARCEL ID: 16-05-157-009-0000

MASTER PLAN: Central Community Master Plan (2005)

ZONING DISTRICT: RMF-45 (Moderate/High Density Multi-Family Residential)

REQUEST:
The property owners of 732 E. 200 S. are requesting a Major Alteration and Special Exception
approval to construct a new second story addition to the rear of a contributing structure on the
Freeze Mansion Landmark Site. The subject property is a contributing structure to the landmark
designation. The proposed addition is approximately 778 square feet in size and 22°9” in height
at the tallest point. The property is located within the RMF-45 (Moderate/High Density Multi-
Family Residential) zoning district.
a. Major Alteration — Case number PLNHLC2019-01088
b. Special Exceptions — Case number PLNHLC2019-01151
i. A6’ reduction of the required interior side yard setback of 10’ on the west.
ii. A104” reduction of the required 18'9” rear yard.
iii. An 8” reduction for the required setback of 4" for an accessory structure from the
principal structure.

RECOMMENDATION: As outlined in the analysis and findings in the this Staff Report, it is
Planning Staff’s opinion that the proposed major alteration and associated special exceptions
generally meet the applicable standards of approval and Staff recommends that the Historic
Landmark Commission approve the requests with the following conditions:
1. Final details of the major alteration be delegated to staff.
2. Aot consolidation application must be submitted to the Planning Division prior to
receiving a Certificate of Appropriateness.

Background Information

The Historic Landmark Commission has reviewed the requested major alteration and associated
special exceptions, during two different work sessions. The first work session was held on March 5,
2020. The HLC discussed concerns with the proposed addition, during the first Work Session. The
applicant revised the proposed addition and special exception and attended another Work Session on

PLNHLC2019-01151 & PLNHLC2019-01088 1 January 27, 2021



January 7, 2021. During the January 7, 2021 Work Session, the HLC expressed positive comments
regarding the changes to the proposed addition.

Location

The subject property is located behind the Freeze House. The subject property located at 732 E. 200 S.
was previously part of the larger parcel with the address of 734 E. 200 S. The properties are surrounded
by surface parking lots associated with multi-family residential uses to the west, south and east. The
primary elevation of the structure faces the rear elevation of the Freeze House. The existing subject
parcel, 732 E. 200 S., is approximately 3,093 square feet in size. The property owner has recently
purchased additional land to the east, which will require a lot consolidation application with Salt Lake
City Planning. Once a lot consolidation is processed and recorded, the subject property will be
approximately 676 square feet larger.

Aerial Image
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Public Way Visibility

Even though the subject property does not front
on a public street, it does remain visible from the
public way. The cottage is visible from 200 South
on the east side of the main mansion located at
734 E. 200 S.

Landmark Information

The Freeze House Landmark Designation
The Freeze House was designated as a Cultural
Resource in 1997, full nomination is attached. The
designation included both the front (main mansion)
and the rear cottage, as representative of turn of the
century living situations. The main house,
constructed in 1892, is a two-story high Victorian
style mansion. The property was elevated to
Landmark status, due to quality craftsmanship and
architecture, as well as the association with the
Church of Jesus Christ of Ladder Day Saints history.

Cottage Structure

Photo from 200 S.

Freeze Mansion

The subject property is a 1.5 story Victorian cottage, constructed circa 1915. As described in the
provided landmark nomination, this structure provided a single-family residential use. The cottage is

included in the nomination for its contribution to:

“This 1892 house, situated on the original one acre and accompanied by an associated
historic cottage (1915), provide an excellent example of a type of dwelling commonly
built in Salt Lake during the turn-of-the-century period of rapid expansion and

urbanization (1890-1930).”
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North Elevation of 732 E. 200 S.

The primary material is horizontal lap siding. There are two symmetrically located leaded picture
windows on the front elevation and a small hipped dormer above the front porch gable. The principal
structure is approximately 46’ in length and 22’ in width. Through the years, minor changes have
occurred to the structure. However, the structure has retained its original form, materials, and

character defining features and remains contributing to the landmark designation of the broader site
located at 734 E. 200 S.

East Elevation
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South and East Elevation

During the review of the application as a Cultural Resource Designation in 1997, Planning Staff
reviewed standard b: Physical integrity of terms of location, design, setting, materials,
workmanship, feeling and association as defined by the National Park Service for the National
Register of Historic Places. Staff provided the following analysis in support of the nomination for the
entire site:
Feeling: Bulletin 15 states “Feeling is a property’s expression of the aesthetic or
historic sense of particular period of time. It results from the presence of physical
features that, taken together, convey the property’s historic character.” The fact that
the architectural details, massing, materials, and fenestration, and the interior
features are intact in this structure who were aware of architectural styles that were
used nationally. Although the immediate environment has been altered, the mature
landscaping and the fact that the house is situated on a large lot that accommodates
an early twentieth-century bungalow and outbuilding mitigates the modified
surroundings.

PROPOSED PROJECT

The applicant is requesting to construct an addition approximately 778 square feet in size and
approximately 22’9” in height. The addition will replace an existing 1950s addition located to the rear
of the historic structure. The proposed addition extends beyond the historic structure in height and
footprint, resulting in further encroachments into the southern rear yard and western side yard. The
design of the addition is similar in style to the existing structure with added elements to differentiate
the two.
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Site Plan of Existing Structure
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Site Plan of Proposed Addition

PLNHLC2019-01151 & PLNHLC2019-01088 7 January 27, 2021



Proposed North Elevation

The existing structure is approximately 18’9” in height and the addition extends to a height of 20°9” on
this elevation. The requested addition is placed on the rear portion of the structure, which replaces an
existing 1950s addition and thus, preserving the original form of the historic structure. The proposed
2-story addition starts approximately 25’ to the south from the primary elevation of the structure. The
hip roof of the addition extends to the east approximately 3°’5” with an additional 7’ for the second story
deck extension. The western portion of the addition extends into the required western side yard an
additional 3’, resulting in a 4’ side yard setback.

Existing North Elevation

Proposed North Elevation
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East Elevation

The east elevation of the proposed addition gradually increases in height along the existing grade to
reach a height of 22’4”. The architect has created a linking feature in the roofing material that connects
the historic structure and the contemporary addition, which is highlighted in red. The proposed
linking material is standing seam metal roofing. Beyond the linking material, the addition shifts to a
gabled roof on the second story deck and then back to a hipped roof. This elevation does extend beyond
the eastern wall plane of the original structure by approximately 3’5”. Additionally, the proposed
second story balcony extension, extends beyond the proposed eastern wall by 7’3”.

Photo of the East Elevation

Proposed Eastern Elevation

Currently, the structure contains a small secondary entrance with a shed roof extension. The applicant
is requesting to modify this shed roof to a flat roofed deck extension, which has been identified as a
second story balcony. The second story balcony extends beyond the wall plane of the east elevation
and continues to the south approximately 18°7”.
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Proposed Site Plan lllustrating Eastern Yard Encroachment

Additionally, this elevation contains the most fenestration and detail. While it is somewhat obstructed
from the public way, it is more visible than both the western and southern elevations.

South Elevation

The proposed south elevation extends beyond the established building footprint of the existing
structure. On the proposed extension, the applicant is requesting to construct a cantilevered second
story that extends into the required rear yard setback. The cantilevered portion creates a covered car
port in the rear for off street parking. The rear of the extension is a gabled roof, which matches the
gable roof to the east. The western portion of the southern elevation indents to the north
approximately 15°6”, in order to accommodate an existing accessory structure. The existing accessory
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structure is proposed to remain, so the rear of the proposed addition will be shaped around the
structure.

Existing Southern Elevation

Proposed South Elevation
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West Elevation

The proposed west elevation extends beyond the existing wall plane of the historic structure by 3’. This
elevation contains two vertically stacked gabled roofs. The two gabled roof features on this elevation
aid in minimizing the scale and massing of the addition. The overall height varies on this elevation
from 22’3” to 22°9”.

This elevation also clearly illustrates the change in roofing material to create a clear delineation
between the historic structure and the proposed addition.

Existing West Elevation

Proposed West Elevation
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Design and Materials for the Proposed Addition

The design of the addition is differentiated from the historic structure by both the linking feature
integrated into the roof, as well as the proposed materials. The applicant is proposing to clad the
addition in a cementitious lap siding, approximately 1’ in width. The existing lap siding is quite narrow,
so the proposed siding for the addition will be clearly identifiable.

Regarding the overall design of the proposed addition, the design does mimic some historic
characteristics of the small cottage structure, while creating contemporary features to create a product
of its own time. The architect integrated wider siding, wood clad windows, as well as bracket
features within the proposed eaves. Overall, the design is compatible with the proposed historic
structure.

HISTORIC DESIGN STANDARDS & RESIDENTIAL DESIGN GUIDELINES
Design standards are defined by chapter 21A.34.020.G of the Ordinance, and the Residential
Design Guidelines for Additions form Chapter 8 of the Preservation Handbook for Historic
Residential Properties and Districts in Salt Lake City. The design standards and pertinent
guidelines are identified in Attachment F of this report, with evaluation of the proposals in
relation to the standards as informed by the guidelines in Attachment F.

Key Considerations & Issues
The review of the proposal against the design standards, as informed by the Residential
Design Guidelines, identified the following 2 issues.

Issue 1. Alterations to a Salt Lake City Landmark Site
The Salt Lake City Zoning Ordinance, Purpose of the Historic Preservation Overlay

District, provides the following definition for Landmark Site:
Any site included on the Salt Lake City Register of Cultural Resources that meets the

criteria outlined in subsection C15 of this section. Such sites are of exceptional importance
to the City, State, region or Nation and impart high artistic, historic or cultural values. A
landmark site clearly conveys a sense of time and place and enables the public to interpret
the historic character of the site.

The site was nominated as a Landmark Site and included on the Salt Lake City Register of Cultural
Resources in 1998. As discussed above, the site includes the main mansion that fronts 200 South
and the subject property of a 1.5 story Victorian cottage. A focal point of the nomination was on the
configuration of the two structures that remained primarily intact as an example of a turn of the
century living arrangement.

The proposed addition will alter the original scale of the small Victorian structure. Alterations that
are made to a contributing structure should always take the character defining features into
consideration. Alterations to contributing structures are reviewed against the adopted standards
found in 21A.34.020.G, which ensure that character defining features and contributing structures
remain intact. The revised proposal pushes the two-story addition to the rear of the original
structure, which preserves the original historic structure and character defining features.

Issue 2. Height and Scale of the Proposed Addition

General design guidelines for new additions to historic structures suggests that rear additions should
not be taller or wider than the existing structure. This prevents an addition from dominating over the
existing historic structure. This principal is reflected in both the design standards and the residential
design guidelines. However, in this case, in replacing the non-historic rear addition and creating a
linking feature within the roof structure, a visual and distinct separation between the addition and the
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historic structure is created. The addition would be positioned at the rear of the footprint of the original
structure, which provides a clear delineation between old and new. In reality, this addition would be
unlikely to be regarded as overwhelming to the historic structure, due to the site and visual constraints
of the subject property.

HISTORIC LANDMARK COMMISSION REVIEW

The Historic Landmark Commission is tasked with the review of the major alteration and associated
special exceptions. Chapter 21A.34.020.G are the subject standards applicable to the proposal. For the
full analysis of the standards for alteration a contributing structure, please refer to Attachment F.

NEXT STEPS
If the request for a COA for the Major Alteration is granted by the Historic Landmark Commission, the
applicant may proceed with the project as represented in this staff report.

If the Historic Landmark Commission disagrees with Staff's recommendation and the project is
denied, the applicant would not be issued a COA for the request and any new proposal would require
submittal of a new application.

ATTACHMENTS:
LA._Vicinity Map |
B. Designation Information Photographs |

C. Application Materials|

D. Photographs |

|E. _EXxisting Conditions |

F. Analysis of Design Standards for Altering a Contributing Structure|
[G. Residential Design Guidelines

H. Analysis of Special Exception Standards

1. Public Process and Comments |
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ATTACHMENT A: Vicinity Map
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ATTACHMENT B: Designation Information
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ATTACHMENT C: Application Materials
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Bartlett-Saxton Residence Addition and Remodel
732 South 200 East

Scope Of Work

The project consists of a new rear second story addition to an existing historic residence. The new rear
addition will replace the roof/attic story of a prior 1950s one story rear addition to provide additional
living space as well as a master suite. The proposed addition is considered a major alteration. A
special exception is being requested for the following: a reduction of the 18'-9" rear setback to 11'-
5"; areduction of the 10'-0" side yard setback to 4'0; and, legalization of an existing noncomplying
3'-4" separation between an accessory structure and a principal structure. (Note: a recently
purchased 9' wide, 675 SF parcel has expanded the property to eliminate a previous request for an
east side yard variance.)

The 1 % story residence was constructed circa 1915 as a rear cottage for the historic Freeze House,
which was designated a Cultural Resource in 1997. The property has been elevated to Landmark
status, due to quality craftsmanship and architecture, as well as an association with Church of Jesus
Christ of Latter Day Saints history. Per a previous HLC staff report:

“As described in the provided landmark nomination, this structure provided a single-family residential
use. The cottage is included in the nomination for its contribution to:
“This 1892 house (The Freeze House), situated on the original one acre and accompanied by
an associated historic cottage (1915), provide an excellent example of a type of dwelling
commonly built in Salt Lake during the turn-of-the-century period of rapid expansion and
urbanization (1890-1930).” “

A rear addition was added sometime after 1950; it was not shown on the Sanborn Map of that year.
Setbacks

At 3769 SF, the subject property lot area is less than the 5000 SF required for RMF-45 zoning. The
smaller-than-zoned lot area, along with required off street parking requirements, have limited the
buildable footprint. These factors, in conjunction with keeping the original cottage intact, have
generated a need for areduced rear yard setback.

The existing 1950s addition is in line with the original cottage. Good historic design practice usually
involves offsetting an addition from an original structure’s wall, to help differentiate old from new. Per
discussion at the 1/7/21 HLC Work Session, this structure is more typical of those built in residential
districts such as SR-1A. Said districts have setbacks of 10" on one side and 4’ on the other; a special
exception is requested to reduce the west setback to match this situation. Such a setback will allow
the building addition to be offset, in keeping with preferred design practices.
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Building Form

A second story addition is being proposed, due to the aforementioned site constraints. The basement
and first floor of the prior addition will essentially remain, and the new addition will replace its roof.
The south wing of the addition will occur at the upper level only, to allow for off street parking and
access to an existing storage shed. A balcony will be located at the east elevation to access
preferred views, and will replace a post 1950 lean-to roof over the exterior stairs and rear entrance.

In order to provide sufficient floor space above, and parking/drive space below, portions of the
addition and balcony are cantilevered. Decorative brackets have been added at these locations as
a period-appropriate detail.

Building Roof

The roof slope of the new addition will match the 4:12 slope of the original cottage covered porch.
Matching this shallow slope will allow for a lower overall height of the addition, and maintain the
original design intent of a steep slope at the main structure, and shallow slope at appendages.
Gable detailing will include decorative brackets matching the aforementioned cantilevers. Though
not a detail on the original cottage, the brackets are appropriate for an addition similar to, but later
than, the cottage. The open rafter eave design of the original structure will be duplicated, for overall
consistency.

The existing roof will be altered by providing a cricket with a differing yet complimentary material to
return the cottage roof to its original shape of hips at all four sides. This original configuration is
confirmed by framing visible in the attic; it was altered during the construction of the prior addition.

Building Details

Exterior details will both match and complement the original cottage. Where appropriate, window
sizes and proportions willmatch existing windows. Additional shapes will be incorporated where
dictated by furnishings, internal layouts, and exterior views. Window groupings will be period
appropriate, such as the configuration at the south elevation: taller windows flanking one with a high
sill will provide a location for a sideboard.

Exterior siding and trim at the addition will be similar in form. This will help differentiate, while sill
harmonizing. Additionally, finding a source of exact matches to existing trim profiles has proved
unsuccessful. Earlier architecture studies of alternate trim work to differentiate between original and
new were found to be disharmonious.
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ZONING ANALYSIS
NOTE: REFER TO (E) SITE PLAN FOR ADDITIONAL ZONING DATA
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PROPOSED BLDG HEIGHT: 22'-5"

FRONT YARD: 4'- EXISTING TO REMAIN AS-IS

EAST SIDE YARD: 10°

WEST SIDE YARD: 4'- SPECIAL EXCEPTION REQUESTED FOR
VARIANCE FROM 7'- (E) LEGAL
NONCOMPLYING (10' PER ORDINANCE)

REAR YARD: 8'-5"- SPECIAL EXCEPTION REQUESTED FOR
VARIANCE FROM REQUIRED 18'-9"

LANDSCAPE YARDS: THE FRONT YARD AND ONE OF THE

INTERIOR SIDE YARDS SHALL BBanuary 27, 2021

MAINTAINED AS A LANDSCAPE YARD
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File
Name

Wooden Bracket - Diagram

800-915-5110 Fax: 888-540-9610

(T) Thickness

(D) Depth

(BT) Brace Thickness

(BD) Brace Depth
(for custom projects)

(BTR) Body Timber

—

wbeH (H)

;‘f 1 |Scale: Not To Scale

PLNHLC2 )&Bxig%?ﬁmﬁg%gj@mggs, pictures, and specifications are the propertﬁé)f Pro Wood Construction and shall not be reproduced, copied, or used a%mggﬁﬁ%@anufacture,

comparable pricing

or sale of product without the written permission of Pro Wood Construction. Pro Wood Market a Pro Wood Construction Inc Company

© Pro Wood Market a Pro Wood Construction Company
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Y Auralast:

Auralast® pine is a patented wood product that

TRADITIONAL TREATMENT

provides protection against wood rot, water
damage, and termites. This water-based process
fortifies wood all the way to the core, providing

an exclusive level of protection you’ll only find

SURFACE ONLY

Y Auralast

vacuum-pressure process.

fFor warranty details, visit jeld-wen.com, click Support, and select JELD-WEN Warranties.
PLNHLC2019-01151 & PLNHLC2019-01088

| WOOD WINDOWS AND PATIO DOORS

SURFACE TO CORE

WM Te,
L":ET"V'ET Traditional treatments cover just the surface.
gk““@ Auralast penetrates to the core using a proprietary

January 27, 2021



W-2500™
Standard Sash

e Great style that's budget friendly

e Narrow stiles and rails provide more glass and a contemporary

appearance
¢ Long-lasting and energy efficient
e Constructed with Auralast® pine
¢ Higher-grade Low-E insulating glass standard
e Backed by a 20-Year Limited Warranty*

W-2500™
Traditional Sash

¢ Wider sash and stile profile

¢ More visible wood; a great choice for historical renovations
e Customizable in 1/8" increments

e Constructed with Auralast® pine

¢ Higher-grade Low-E insulating glass standard

e Backed by a 20-Year Limited Warranty*

*For warranty details, visit jeld-wen.com, click Support, and select JELD-WEN Warranties.

PLNHLC2019-01151 & PLNHLC2019-01088

January 27, 2021

jeld-wen.com
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Casement

e Great option in many settings including
kitchens and bathrooms

¢ Hinged on either the left or right
side and opens wide for
maximum ventilation

e 1-1/4" sash rails provide maximum view

e Wider sash and stile profile available

Minimum:
20" x 24"

Maximum:
36" x72"

Awning
¢ Hinged at the top to open out from
the bottom in an upward swing

e Provides a breeze while keeping other
elements like rain at bay

e Narrow stiles and rails

e Wider sash and stile profile available

Minimum:
20" x 17"

Maximum:
48" x 36"

PLNHLC2019-01151 & PLNHLC2019-01088 48

January 27, 2021

jeld-wen.com
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PLNHLC2019-01151 & PLNHLC2019-01088
10 | WOOD WINDOWS AND PATIO DOORS

49

Double-Hung

e Suited to many architectural styles

e Features an upper and lower sash that
slide vertically past each other in a
single frame

e Both sash tilt for easy cleaning
e Wider sash and stile profile available

Minimum:
19-1/4" x 35-1/4"

Maximum Width:
41-3/8" x 64"

Maximum Height:
37-3/8" x 76"

Fixed, Radius,
and Geometric

e Create intriguing window arrangements
with other window types

e |deal for capturing a scenic view

e Direct-set options available

e Radius interior casing

e Wider sash and stile profile available

Minimum and maximum
sizing depends on the
shape and configuration
of window selected.

January 27, 2021



Sliding Patio Doors

e Fiberglass sill and large diameter rollers
for easy rolling
® Top-hanging screen available

e Tilt-and-raise blinds between the glass
(BBG) available

Minimum:
59-1/4" x 79-1/2"

Maximum:
95-1/4" x 95-1/2"

Values above are frame sizes and are based on
2-panel configurations.

Swinging Patio Doors

e Clean, simple lines
e Available in center hinge or French

Minimum:
47-1/4" x 79-1/2"

Maximum:
87-1/4" x 98-1/2"

PLNHLC2019-01151 & PLNHLC2019-01088

50

January 27, 2021

jeld-wen.com
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CASEMENT AWNING DOUBLE-HUNG

e Hinged on either e Hinged at the top to e Two operating
the left or right open outward sash, which slide

e Opens wide for e Often placed vertically past
maximum above doors each other
ventilation

e Great accent windows
e Frequently used

in kitchens and

bathrooms
Page 9 Page 9 Page 10
PLNHLC2019-01151 & PLNHLC2019-01088 51 January 27, 2021
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FIXED, RADIUS,
AND GEOMETRIC
¢ Non-operating windows

create a focal point in any
room

e Work well above doors,
fireplaces, and more

e Available in many
shapes and sizes

Page 10

PLNHLC2019-01151 & PLNHLC2019-01088

SLIDING PATIO
DOORS

e Horizontal slide for
outdoor access

e Multiple options for
customization

Page 13

52

fk

SWINGING

PATIO DOORS

e Hinged at the side
with inswing or
outswing doors

e Single or French doors

e Many hardware, color,
and finish options

Page 13

January 27, 2021
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TFUE fterior New Beadboard Profiles

Siding & Trim

TruExteriorc Beadboard

Introducing three new profiles for the TruExterior Beadboard TruExterior’ Beadboard Facts
product line: 4-inch, double-4, and a double-6. The new options,

which join an existing 6-inch profile, are made with the revolutionary ¢ Installs with standard woodworking tools
new poly-ash material, which addresses both the moisture- and and methods

movement-related issues commonly seen with other exterior
materials, creating a balance of performance and aesthetics that
cannot be found with other manmade alternatives. e No need to prime ends or field cuts

e Accepts a wide variety of fasteners

The 4-inch beadboard features beads that are closer together, ¢ Easily accepts paint of any color
better aligning with the popular beaded pattern found in traditional
wooden offerings. The new double-4-inch and double-6-inch
beadboard profiles boast the same appearance as their single-

e Can be installed 24” on center and can
be run parallel to the house

profile counterparts, but with twice the coverage area to dramatically * Ideal for moisture-prone areas
reduce installation time. e Maintains high level of dimensional
stability™
Beadboard Sizes ¢ Resists rot and termite attacks?
“ ¢ No cracking or splitting from moisture
e Reversible edge & center bead and
=g e - c V-groove
Nominal Actual Nominal Actual * 20-year limited warranty
5/8x4  5/8"x31/2" 5/8x8  5/8" X6 3/4" * Made in the USA
5/8 x 6 5/8" x5 1/4" 5/8x12 5/8”x101/4”

fSee TruExterior Beadboard Warranty and Data Sheet for proprietary test results,
located at TruExterior.com

J BORAL

LNHLASBI8BI T & PLNHLC2019-01088 53 January 27, 2021
©2018 Boral Building Products Inc. 1/2016



TFUE)/tEFIOI' Accessories

Siding & Trim

TruExterior® Facts
- Workability exceeds that of wood siding

Accessories

TruExterior® Siding & Trim Accessories make it easy to

create polished, professional-looking siding and trim installations.
Decorative yet functional, the poly-ash accessories are designed to go
where other materials can’t, making them the perfect complement to
cedar, fiber cement and other traditional siding products, as they are
suitable for ground, roofline and masonry contact.

Installs with standard woodworking
tools and methods

No need to prime ends or field cuts

Easily accepts paint of any color

TruExterior® Trim

Designed to be used in non-load-bearing applications, TruExterior®
Trim is suitable for ground contact and moisture-prone areas, which
makes it ideal for exterior trim applications such as fascia, door trim,
soffits, rake boards and a variety of other exterior applications.
Because of its high level of dimensional stabilityt, there is no need to
prime ends or field cuts. Plus, it can be painted any color.
TruExterior® Trim accepts a wide variety of fasteners and can be
installed using standard woodworking tools and methods.

TruExterior® Trim Accessories

Rabbeted Trim with
Rabbeted Trim with | Rabbeted Trim with .
Skirt Board Plowed Fascia Window and
-- Window Pocket | _ Siding Pocket | _ siding ookt

— ¥ 3 ] 7 r 7 L4 =

Nominal Actual Nominal Actual Nominal Actual Nominal Actual Nominal Actual
1x6  %"x5%" 1x6  %"x5%" 5/4x4 1"x3%" 54x3 1'x2%" 5/4x4 1"x3%"
1x8  %"x7 W 1x8  %'x7W' 5/4x6 1"'x5%"  5/4x4 1"x3%"  54x6 1'x51%"
5/4x6  1"x51%" 5/4x8 1"x7W%" 5/4x5 1"x4%"  5/4x8 1"x7 "
5/4x8 1"x7 %" 5/4x6 1"x5 %"

TSee Boral TruExterior® Siding Warranty and Data Sheet for proprietary test results,
located at www.BoralTruExterior.com

BORAL
J BORAL
LNHESRI9BLTET & PLNHLC2019-01088 54

©2018 Boral Building Products Inc.

Accepts a wide variety of fasteners
Resists rot and termite attackst

Maintains high level of dimensional
stability™

No cracking or splitting from moisture
16" lengths
Made in the USA

20-year limited warranty®

January 27, 2021

1/2017



— ----

The V-Rustic profile features a 11/16 5172

deep “V” groove that creates an 1x8 11/16" 71/2" 7
appealing shadow line effect.

1x10 11/16" 9-1/2" 9"
Smooth Finish

COvErDUTCH LA? ----

The Cove/Dutch Lap profile features 11/16 5172 4-31/32

a subtle curve that creates a 1x8 11/16" 7.1/4" 6-23/32"
unique, eased appearance.
1x10 11/16" 9-1/4" 8-23/32

= e

l

CHANNEL ----

Smooth Finish

The Channel profile’s wide groove L oz OlEL
creates a rich shadow line effect. 1x8 11/16" 7.1/4" 6-23/32"
Smooth Finish 1x10 11/16" 9-1/4" 8-23/32"

/ A

!

HANNEL BEVEL ----

The Channel Bevel profile features 11718 5112 4-31/32
a channel-style joint with an 1%8 11/16" 7.1/ 6-31/32"

angled edge.
1x10 11/16" 9-1/2" 8-31/32"

Smooth Finish

e

!

TruExterior Siding comes pre-primed and does require paint.

PLNHLC2019-01151 & PLNHLC2019-01088 56 January 27, 2021



REVERSIBLE SHIPLAP-NICKEL GAP

TruExterior Siding & Trim’s Reversible Shiplap/Nickel
Gap siding panels offer two authentic, on-trend looks
in one for increased versatility and convenience. The
profile comes in two formats: one features smooth
Nickel Gap on one side and woodgrain Shiplap on the
other; the second combines woodgrain Nickel Gap
with smooth Shiplap on the flip side. A rabbeted edge
ensures panels install with authentic spacing depending
on which side is installed —the tight joint appearance of
Shiplap or the nickel-sized space of Nickel Gap. Four
widths are available for 16 total profile combinations.

Finish Options:
= Smooth Nickel Gap with Woodgrain Shiplap
= Woodgrain Nickel Gap with Smooth Shiplap

Pictured: Smooth Nickel Gap

SMOOTH NICKEL GAP/WOODGRAIN SHIPLAP WOODGRAIN NICKEL GAP/SMOOTH SHIPLAP
SHIPLAP GAP SIDE NICKEL GAP SIDE
11/16" 3-1/2" 3-3/32" 11/16" 3-1/2" 3-3/32" 5/64"
1x6 11/16" 5-1/2" 5-3/32" 1x6 11/16" 5-1/2" 5-3/32" 5/64"
1x8 11/16" 7-1/4" 6-13/16" 1x8 11/16" 7-1/4" 6-13/16" 5/64"
1x10 11/16" 9-1/4" 8-13/16" 1x10 11/16" 9-1/4" 8-13/16" 5/64"
/L © / / —D © /1
— i/ : L L
| I |
71 1 I 71
B B

TruExterior Siding comes pre-primed and does require paint.

PLNHLC2019-01151 & PLNHLC2019-01088 58 January 27, 2021



SINGLE BEADBOARD

Two distinct beaded patterns—4" and 6"— 4
to suit the most popular design trends. r
5/8 x 4 5/8 3-15/32 3-5/32 Smooth Finish

5/8x6 5/8" 5-5/16" 4-15/16"

DOUBLE BEADBOARD
profile products, but with twice
5/8x 8 5/8" 6-9/16" 6-7/32" the coverage.
5/8 X 12 5/8" 10-1/4" 9-29/32" Smooth Finish

_——

s 20
)

>

*Please see TruExterior® Siding & Trim Limited Warranties and Product Data Sheets for proprietary test results, located at TruExterior.com.

PLNHLC2019-01151 & PLNHLC2019-01088 53 January 27, 2021



5/8 Trim Sizes 1X Trim Sizes 5/4 Trim Sizes 2X Trim Sizes

Nominal Actual Nominal Actual Nominal Actual Nominal Actual
- - - - - - 2x2 1-1/2" x 1-1/2"
- - 1x3 3/4" x 2-1/2" 5/4 x 3 1" x 2-1/2" - -
5/8 x 4 5/8" x 3-1/2" 1x4 3/4" x 3-1/2" 5/4 x 4 1" x 3-1/2" 2x4 1-1/2" x 3-1/2"
- - 1x5 3/4" x 4-1/2" 5/4 x5 1" x 4-1/2" - -
5/8 x 6 5/8" x 5-1/2" 1x6 3/4" x 5-1/2" 5/4 x 6 1" x 5-1/2" 2x6 1-1/2 x 5-1/2"
5/8 x 8 5/8" x 7-1/4” 1x8 3/4" x 7-1/4" 5/4x8 1" x 7-1/4" 2x8 1-1/2" x 7-1/4"
5/8 x 10 5/8" x 9-1/4" 1x10 3/4" x 9-1/4" 5/4 x 10 1" x 9-1/4" 2x10 1-1/2" x 9-1/4"
5/8 x 12 5/8” x 11-1/4” 1x12 3/4" x 11-1/4" 5/4 x 12 1" x 11-1/4" 2x12 1-1/2" x 11-1/4"
TruExterior® Trim is reversible with woodgrain on one side and a smooth finish on Reversible Smooth/Woodgrain Finish

the reverse. Available in 16' and 12" lengths.

*Please see TruExterior® Siding & Trim Limited Warranties and Product Data Sheets for proprietary test results, located at TruExterior.com.

PLNHLC2019-01151 & PLNHLC2019-01088 58 January 27, 2021



SKIRT BOARD

Provides a decorative
yet functional way to
create the required
clearance between
siding and grade.

Available Finishes:
= Smooth
= Woodgrain

WINDOW POCKET
RABBETED TRIM

The rabbeted groove
helps trim to sit flush
over the window’s nailing
flange, eliminating the
need for cuts or shims.

Available Finishes:
= Smooth
= Woodgrain

PLNHLC2019-01151 & PLNHLC2019-01088 56

Accessories

TruExterior® Siding & Trim Accessories make it easy to create polished,
professional-looking siding and trim installations. Decorative yet functional,
the poly-ash accessories are designed to go where other materials can't,
making them the perfect complement to cedar, fiber cement and other
traditional siding products, as they are suitable for ground, roofline and
masonry contact.

Nominal Actual Actual
Size Thickness (A) Width (B)
1x6 5-1/2"
1x8 7-1/4"
5/4 x 6 5-1/2"
5/4 % 8 7-1/4"
B
/
/L %ﬁ
l
Nominal Actual Actual Window Pocket
Size Thickness (A) Width (B) (W' x W")
5/4 x4 1" 3-1/2" 3/16" x 1-7/8"
5/4 x 6 1" 5-1/2" 3/16" x 1-7/8"
5/4x 8 1" 7-1/4" 3/16" x 1-7/8"
B
)
w o }

January 27, 2021



Nominal
Size

5/4 % 3

5/4 x 4

5/4 x5

5/4 % 6

5/4 x 8

Actual Actual
Thickness (A) Width (B)

1”

1||

1”

-]II

2-1/2"

3-1/2"

4-1/2"

5-1/2"

7-1/4"

Siding Pocket
(8'x 8"

3/4" x 3/4"
3/4" x 3/4"
3/4" x 3/4"
3/4" x 3/4"

3/4" x 3/4"

\*"2

Nominal

Actual

Size Thickness (A)

5/4 x 4
5/4 % 6

5/4x 8

1"

-]II

1"

Actual  Window Pocket Siding Pocket

Width (B) (W' x W")

(S"'x S

3-1/2"  3/16"x1-7/8"  3/4" x 3/4"

5-1/2"  3/16"x1-7/8"  3/4" x 3/4"

7-1/4"  3/16" x 1-7/8"  3/4" x 3/4"

Y3

PLNHLC2019-01151 & PLNHLC2019-01088

(0]

SIDING POCKET
RABBETED TRIM

Perfect for end wall
terminations, this trim
with a 3/4" siding pocket
accepts all TruExterior®
Siding profiles.

Available Finishes:
= Smooth
= Woodgrain

WINDOW AND
SIDING POCKET
RABBETED TRIM

The ultimate accessory to
build a neat, professional-
looking window surround.

Available Finishes:
= Smooth
= Woodgrain
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ATTACHMENT D: Photographs

North Elevation

North and East Elevation
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East Elevation

South and East Elevation
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Rear Yard of the Subject Property

Rear of the Freezer Mansion
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Subject Property

Subject Property
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ATTACHMENT E: Existing Conditions

Zoning Ordinance Standards for RMF-45 (Moderate/High Density Multi-Family Residential)

(21A.24.180)

Purpose Statement: The purpose of the RMF-45 Moderate/High Density Multi-Family Residential District is to
provide an environment suitable for multi-family dwellings of a moderate/high density with a maximum building
height of forty five feet (45’). This district is appropriate in areas where the applicable Master Plan policies
recommend a density of less than forty-three (43) dwelling units per acre. This district includes other uses that
are typically found in a multi-family residential neighborhood of this density for the purpose of serving the
neighborhood. Such uses are designed to be compatible with the existing scale and intensity of the neighborhood.
The standards for the district are intended to provide for safe and comfortable places to live and play, promote
sustainable and compatible development patterns and to preserve the existing character of the neighborhood.

Front Yard: Twenty percent of lot depth,
but need not exceed twenty five feet (25").
For buildings legally existing on April 12,
1995, the required front yard shall be no
greater than the existing yard.

The subject property has a front yard
setback of 4’. The front yard setback
was approved through a Planned
Development and subdivision. No
changes are proposed to the front yard
setback.

Complies

Rear Yard: 25% of lot depth, but need
not exceed thirty feet (30°)

The existing rear yard is approximately
18°9”. The proposed addition is
requesting a special exception to

reduce the rear yard to 8’5”.

Requires Special
Exception
Approval

Side Yard: Ten feet (10°) on each side.

After the lot consolidation, the easterr
side yard is 10’, which complies.

The existing 7 western side yard is

Complies

Requires Special

proposed to be reduced to 4’ through Exceptlor
the special exception process. pprova
Maximum Building Height: The The existing structure is approximately
maximum building height permitted in 18’9”. The tallest point of the proposed | Complies
this district is forty five feet (45). addition is 22°9”.
Lot Coverage — The surface coverage | The existing lot coverage is
of all principal and accessory buildings approximately 36%. The lot coverage Complies

shall not exceed sixty percent (60%) of
the lot area.

with the proposed addition is

approximately 45%.
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ATTACHMENT F: Analysis of Design Standards

H Historic Preservation Overlay District — Standards for a Certificate of
Appropriateness for Alteration of a Contributing Structure in a Historic District
(21A.34.020.G)

In considering an application for a Certificate of Appropriateness for alteration of a noncontributing
structure 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. This proposal is reviewed in relation to the design standards
that pertain in the following table.

A Preservation Handbook for Historic Residential Properties & Districts in Salt Lake City,
Chapter 8 Additions, Chapter 6 Architectural Details and Chapter 2 Building Materials &
Finishes, provide historic design guidelines pertinent to this design review. Design
Guidelines are referenced in the following review where they relate to the corresponding
Historic Design Standards for Alteration of a Contributing Structure (21A.34.020.G).

Standard Rationale Finding
Standard 1: A property shall be used The property was constructed as a Complies
for its historic purpose or be used fora | single-family residence in 1915. The
purpose that requires minimal change | proposed addition would be
to the defining characteristics of the attached to the rear of the principal
building and its site and environment; | structure. The addition will not
require any alterations to any
defining characteristics of the
building, its site, or environment.
Standard 2: The historic character ofa | Due to the site constraints of the Complies
property shall be retained and subject property, the addition will
preserved. The removal of historic replace an addition constructed in the
materials or alteration of featuresand | 1950s. The replacement of the non-
spaces that characterize a property historic addition will site the proposed
shall be avoided; addition to the rear of the subject
property, leaving the historic structure
intact. The proposed addition does not
alter the character-defining features of
the historic structure.
Standard 3: All sites, structure and The rear addition will be a product of Complies
objects shall be recognized as products | its own time, connected through a link
of their own time. Alterations that created in the roofing materials. The
have no historical basis and which addition is substantially setback from
seek to create a false sense of history the primary elevation. The link, as well
or architecture are not allowed. as the proposed siding, will clearly
differentiate between the old and the
new. Additionally, the addition has
altering roof forms, as well as
traditional and contemporary
materials.
Standard 4: Alterations or additions A rear addition will be removed as Complies
that have acquired historic part of this proposal. The rear
significance in their own right shall be | addition was added in 1950s, prior
retained and preserved. to the Landmark designation. Staff
finds that the existing rear addition
does not contribute to the Historic
Designation or complement the
contributing structure.
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Standard 5: Distinctive features, The principal structure does contain | Complies
finishes and construction techniques distinctive features, finishes and
or examples of craftsmanship that construction techniques that will be
characterize a historic property shall preserved. The addition will not
be preserved. affect these subject features.
Standard 6: Deteriorated architectural | The current proposal does not Complies
features shall be repaired rather than propose to repair or replace any
replaced wherever feasible. In the character defining features.
event replacement is necessary, the
new material should match the
material being replaced in
composition, design, texture and other
visual qualities. Repair or
replacement of missing architectural
features should be based on accurate
duplications of features, substantiated
by historic, physical or pictorial
evidence rather than on conjectural
designs or the availability of different
architectural elements from other
structures or objects.
Standard 7: Chemical or physical Not applicable — the historic NA
treatments, such as sandblasting, that | structure does not require any
cause damage to historic materials physical or chemical treatments.
shall not be used. The surface cleaning
of structures, if appropriate, shall be
undertaken using the gentlest means
possible.
Standard 8: Contemporary designs The addition has a combination of Complies
for alterations and additions to both traditional and contemporary
existing properties shall not be elements and materials. The
discouraged when such alterations primary material of addition is
and additions do not destroy cementitious siding. The massing of
significant cultural, historical, the addition is separated by varying
architectural or archaeological roof forms. The variety of roof forms
material, and such design is on the addition differ from the
compatible with the size, scale, color, existing structure, which will help to
material and character of the property, | differentiate the addition.
neighborhood or environment. Additionally, the design is
compatible with the character of the
property.
Standard 9: Additions or alterations The addition is designed in a Complies
to structures and objects shall be done | manner that if the addition were to
in such a manner that if such additions | be removed in the future, the form
or alteration were to be removed in the | and integrity of the structure would
future, the essential form and integrity | be unimpaired. The new addition is
of the structure would be unimpaired. | differentiated from the existing
The new work shall be differentiate structure through the design,
from the old and shall be compatible massing, scale and materials.
in massing, size, scale and
architectural features to protect the
historic integrity of the property and
its environment.
Standard 10: Certain building The proposed addition does not NA

materials are prohibited including the
following: vinyl, asbestos, or

include any of the prohibited
materials.
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aluminum cladding when applied
directly to an original or historic
material.

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.

No sign is proposed as part of this
project.

NA
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ATTACHMENT G: Residential Design Guidelines

Design Guidelines for Historic Residential Properties & Districts in Salt Lake City, Chapter 8:
Additions are the relevant historic guidelines for this design review, and are identified below for the
Commission’s reference.

http://www.slcdocs.com/historicpreservation/GuideRes/Ch8.pdf

Design Objective: The design of a new addition to a historic building should ensure that the
building’s early character is maintained. Older additions that have taken on significance also should
be preserved.

8.1 An addition to a historic structure should be designed in a way that will not
destroy or obscure historically important architectural features.

e Loss or alteration of architectural details, cornices and eave lines, for example, should be
avoided.

8.2 An addition should be designed to be compatible in size and scale with the main
building.

e An addition should be set back from the primary facades in order to allow the original
proportions and character of the building to remain prominent.

e The addition should be kept visually subordinate to the historic portion of the building.

e Ifitis necessary to design an addition that is taller than the historic building, it should be set
back substantially from significant facades, with a “connector” link to the original building.

8.3 An addition should be sited to the rear of a building or set back from the front to
minimize the visual impact on the historic structure and allow the original
proportions and character to remain prominent.

e Locating an addition at the front of a structure is usually inappropriate.
8.4 A new addition should be designed to be recognized as a product of its own time.

¢ An addition should be made distinguishable from the historic building, while also remaining
visually compatible with historic features.

e Achange in setbacks of the addition from the historic building, a subtle change in material, or
the use of modified historic or more current styles are all techniques that may be considered
to help define a change from old to new construction.

e Creating a jog in the foundation between the original building and the addition may help to
establish a more sound structural design to resist earthquake damage, while helping to define
it as a later addition.

8.5 A new addition should be designed to preserve the established massing and
orientation of the historic building.

o For example, if the building historically has a horizontal emphasis, this should be reflected in
the addition.

8.6 A new addition or alteration should not hinder one’s ability to interpret the
historic character of the building or structure.
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e A new addition that creates an appearance inconsistent with the historic character of the
building is inappropriate.

e Analteration that seeks to imply an earlier period than that of the building should be
avoided.

¢ An alteration that covers historically significant features should be avoided.

8.7 When planning an addition to a building, the historic alignments and rhythms that
may exist on the street should be defined and preserved.

¢ Some roof lines and porch eaves on historic buildings in the area may align at approximately
the same height. An addition should not alter these relationships.

e Maintain the side yard spacing, as perceived from the street, if this is a characteristic of the
setting.

8.8 Exterior materials that are similar to the historic materials of the primary
building or those used historically should be considered for a new addition.

e Painted wood clapboard, wood shingle and brick are typical of many historic residential
additions.

o See also the discussion of specific building types and styles, in the History and Architectural
Style section of the guidelines.

e Brick, CMU, stucco or panelized products may be appropriate for some modern buildings.

8.9 Original features should be maintained wherever possible when designing an
addition.

e Construction methods that would cause vibration which might damage historic foundations
should be avoided.

¢ New drainage patterns should be designed to avoid adverse impacts to historic walls and
foundations.

¢ New alterations also should be designed in such a way that they can be removed without
destroying original materials or features wherever possible.

8.10 The style of windows in the addition should be similar in character to those of the
historic building or structure where readily visible.

o [fthe historic windows are wood, double-hung, for example, new windows should appear to
be similar to them, or a modern interpretation.

Ground Level Additions

8.11 A new addition should be kept physically and visually subordinate to the historic
building.

e The addition should be set back significantly from primary facades.

e The addition should be consistent with the scale and character of the historic building or
structure.

o Large additions should be separated from the historic building by using a smaller connecting
element to link the two where possible.
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8.12 Roof forms should be similar to those of the historic building.

o Typically, gable, hip and shed roofs are appropriate.
o Flat roofs are generally inappropriate, except where the original building has a flat roof.

8.13 On primary facades of an addition, a ‘solid-to-void’ ratio that is similar to that of
the historic building should be used.

e The solid-to-void ratio is the relative percentage of wall to windows and doors seen on the
facade.
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ATTACHMENT H: Special Exception Standards

For Standard A, Staff analyzed each of the requested special exceptions. For the additional standards,
Staff provided an analysis that combines the requested exceptions.

Section 21A.06.050(C) authorizes the Historic Landmark Commission to review and

approve certain special exceptions for properties located within an H Historic Preservation

Overlay District. The applicant is requesting the following special exceptions:

i.  The applicant requests modifications to the required interior side yard on both the east
and the west. The proposed setbacks are 10’ on the east and 4’ on the west.

b

ii.  The applicant requests a reduction to the required rear yard of 18'9” to 8'5”.
iii.  The applicant requests a reduction of the required setback of 4’ for an accessory
structure from the principal structure.

Standard Rationale Finding
A. Compliance With Zoning Western Side Yard: Complies
Ordinance and District The existing historic structure is located within the
Purposes: The proposed use required western side yard setback. Through the
and development will be in design of an addition that would be clearly a product
harmony with the general of its own time, the architect is further encroaching
and specific purposes for into the required western side yard setback. The
which this title was enacted increased encroachment creates a clear separation
and for which the regulations | between the historic structure and the proposed
of the district were contemporary addition. The addition, as designed, is
established. in harmony with the general and specific standards
for the RMF-45 and the H Historic Overlay District.
Rear Yard:
The requested reduction of the required rear yard Complies
setback is for the proposed addition and the creation
of covered parking for the single-family structure. The
subject property is located to the rear of the subject
parcel, and abuts surface parking lots to the west,
south, north and east. The proposed encroachment is
in harmony with the development and the specific
purposes for both the RMF-45 and the H Historic
Overlay District.
Reduced Accessory Structure Setback:
The requested reduction of the setback for the Complies
accessory structure and the principal structure, is so
that the property owners can keep an existing shed.
The reduction of the setback is inline with the RMF-
45 district and the H Historic Overlay District.
Overall, the special exceptions being sought, are
designed in the context of the restrictive lot, as well as
in context of the surrounding building scale. As such,
Staff finds that they comply with this standard.
B. No Substantial Impairment of | The subject property is located in the rear of a Complies
Property Value: The proposed | property that fronts 200 S. The subject property is not
use and development will not | readily visible and therefore, will not likely impact or
substantially diminish or diminish property value within the neighborhood.
impair the value of the Additionally, the subject property is surrounded by
property within the surface parking lots associated with multi-family
neighborhood in which it is structures. The requested reductions and
located. encroachment will not be visible from the public way.
The proposed use and development is not anticipated
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to diminish or impair the value of the property within
the neighborhood.

No Undue Adverse Impact: As stated above, the subject property is located inthe | Complies
The proposed use and rear of a property that fronts 200 S. Additionally, the
development will not have a subject property is surrounded by surface parking lots

material adverse effect upon on all sides. The proposed addition is designed in

the character of the area or relation to the existing context. Staff would conclude

the public health, safety and that the proposed reduction would have no adverse

general welfare. material effect upon the character of the area.

Compatible With The subject property is surrounded by multi-family Complies
Surrounding Development: structures and the associated surface parking for

The proposed special those uses. The subject property is a restrictive parcel,

exception will be constructed, | which limits the siting of a new addition. The design

arranged and operated so as of the addition is sited to the rear and will replace an

to be compatible with the use | existing addition constructed in the 1950s. The design

and development of relates to the existing historic structure and the

neighboring property in context of the area. The requested special exceptions

accordance with the associated with the addition are in accordance with

applicable district the applicable district regulations and the H Historic

regulations. Overlay.

No Destruction Of Significant | The design of the rear addition preserves the Complies
Features: The proposed use contributing historic structure. The addition is not

and development will not anticipated to result in the destruction, loss or

result in the destruction, loss | damage of natural, scenic or historic features of the

or damage of natural, scenic site.

or historic features of

significant importance.

No Material Pollution Of The proposals are not to be a likely source of any Complies
Environment: The proposed material pollution of the environment. The purpose

use and development will not | and standards for the H Historic Overlay would

cause material air, water, soil | conclude that this standard is met.

or noise pollution or other

types of pollution.

Compliance With Standards: In relation to the purpose and standards for the H Complies

The proposed use and
development complies with
all additional standards
imposed on it pursuant to
this chapter.

Historic Overlay, no additional standards of this
chapter are identified by staff.
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ATTACHMENT I: Public Process and Comments

Notice of the public hearing:
¢ Notice mailed on January 19, 2021
e Site posted on January 25, 2021

Public Comments:
No public comments have been provided at the time of the publication of this staff report.
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