
 
SALT LAKE CITY CORPORATION 
451 SOUTH STATE STREET, ROOM 406  WWW.SLCGOV.COM 
PO BOX 145480 SALT LAKE CITY, UT 84114-5480  TEL  801-5357757  FAX  801-535-6174 

PLANNING DIVISION 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

Staff Report 
 
 

 
 
To: Salt Lake City Historic Landmark Commission 
 

From:  Amy Thompson, Planning Manager (801)-535-7281, 
amy.thompson@slcgov.com 

 

Date: June 1, 2022 
 

Re:              PLNHLC2021-00508 – Alterations to a Contributing Structure (New Addition)  
 

Minor Alteration 
PROPERTY ADDRESS: 641 North 200 West 
PARCEL ID: 08-36-202-009-0000 
MASTER PLAN: Capitol Hill 
ZONING DISTRICT: SR-1A, Historic Preservation Overlay (Capitol Hill) 
DESIGN GUIDELINES: Residential Design Guidelines 
 

REQUEST:  
The property owner, Gary VanVranken, is requesting minor alteration approval for an addition to 
the rear of his home located at approximately 641 North 200 West in the Capitol Hill Local 
Historic District. To accommodate the proposed addition, the applicant is seeking modifications 
for additional building and wall height. 
 

RECOMENDATION:  
Based on the information in this staff report, Planning Staff recommends that the Historic Landmark 
Commission approve the Certificate of Appropriateness (CoA) in part, and deny the CoA in part. Staff 
recommends approval for the proposed addition with a modification to the building height, and denial 
for the proposed EPDM rubber roofing material.  

ATTACHMENTS 

A. Vicinity Map & Photos 
B. Historic Survey Information 
C. Site Plan & Elevations 
D. Additional applicant Information 
E. Analysis of Standards 
F. Historic Design Guidelines 
G. SR-1A Zoning Standards 
H. Public Process and Comments 
I. Department Review Comments 

 
 
 

View of front of subject property 
looking west on 200 W 



 
 
 

BACKGROUND 

The applicant submitted a minor alterations application for the proposed addition. Over several 
months, Staff worked with the applicant and the plans initially submitted were revised resulting in the 
current proposed design. Staff is of the opinion the proposed addition meets the guidelines and 
standards as outlined in Attachment E & F, and could have been approved at a Staff level, however, the 
applicant revised the proposed roofing material from an asphalt shingle to a white EPDM rubber roof 
that in Staff’s opinion, does not meet approval standards and guidelines for issuance of a CoA. 
Therefore, staff is bringing the project in its entirety to the commission for review and a decision.  
 

BUILDING, SITE AND SURROUNDING CONTEXT  

The property is situated midblock on 
the west side of 200 W between 600 
& 700 north. The site slopes down 
towards the back of the property. 
The subject house is identified as a 
contributing structure in the 2006 
Capitol Hill Reconnaissance Level 
Survey. The structure is a Victorian 
eclectic style one and a half story 
brick residence that was constructed 
in 1879. The structure has a double 
gable roof, with a flat roofed three-
sided bay extending from the 
smaller gable. This bay has a 
classically detailed cornice. The shed 
roof front porch has Tuscan column 
supports. Upper windows on the 
main gable are later elements. The 
vertical siding on the gable is probably also later. On the southern elevation there is a shed dormer and 
an oriel. 

 
There is an existing one-story accessory structure/garage in the rear yard of the subject property that 
provides 4 off-site parking stalls. Salt Lake City records indicate the legal use of the property is a triplex.  

 
The surrounding structures are all identified as contributing structures to the Capitol Hill Local 
Historic District in the 2006 Reconnaissance Level Survey. Survey information is located in 
Attachment B of the staff report.  

 

PROJECT DESCRIPTION 

The applicant is seeking to remove an existing porch area on the rear of the structure and construct a 
new three story 1,890 SF addition onto the rear of his property at 641 North 200 West. The proposed 
addition has a height of approximately 34 FT 10 IN which is approximately 5 FT lower than the tallest 
point of the existing roof.  



 
 
 

 
The roof pitch of the existing structure 
is much steeper than the roof of the 
proposed addition which is a 4:12 
pitch. The roof pitch of the proposed 
addition is designed to appear like a 
dormer and to be compatible with an 
existing dormer on the south side of 
the structure.  
 
The proposed materials for the 
addition are concrete for the 
basement level, brick veneer for the 
second level, and smooth hardi-board 
siding and hardi shake for the third 
floor. Double hung windows proposed for the side elevations (north and south) and casement windows 
and a picture window are proposed on the rear elevation of the addition. A white EPDM rubber roofing 
material is proposed for the addition. Information submitted by the applicant is located in Attachments 
C and D.  

REQUESTED MODIFICATIONS:  
 
Building Height – The SR-1A zoning district permits buildings with a pitched roof up to 23 feet in 
height. The proposed addition would come to an overall height of 34 FT and 10 IN - an increase of 11 
FT and 10 IN over the allowed height. 
 
Wall Height - The SR-1A zoning district permits a maximum exterior wall height of 16 FT for exterior 
walls placed at the building setback established by the minimum required yard. The minimum 
required yards in this zone are 10 FT on one side and 4 FT on the other. The proposed addition follows 
the existing interior side yard setbacks of 10 FT on the north side, and a 13 FT on the south side. The 
proposed exterior wall height is 26 FT 2 IN – an increase of 10 FT 2 IN over the allowed wall height. 
 

KEY CONSIDERATIONS 

The key considerations listed below have been identified through the analysis of the project:  
1. Height Modifications  
2. Proposed Roofing Material 
3. Standards for a CoA 

 
Consideration 1: Height Modifications 

 
The Historic Landmark Commission is authorized to modify height requirements set 
forth by the underlying zoning to accommodate modifications to historic structures if the 
proposed modifications are found to be compatible and meet the historic district 
standards and design guidelines.  
 
The proposed addition would come to an overall height of 34 FT and 10 IN - an increase 
of 11 FT and 10 IN over the allowed height. The applicant will also need a modification to 
the wall height.  The proposed exterior wall height is 26 FT 2 IN – an increase of 10 FT 2 
IN over the allowed wall height. The site slopes down substantially towards the rear of 
the property so staff is of the opinion the modification for the additional height is 

Left: West (rear) elevation of proposed addition 
Right: Existing west (rear) elevation 

 



 
 
 

compatible with the existing structure/site in terms of massing and scale. Although the 
proposed roof slope of the addition is much less steep than the existing roof slope to 
provide for adequate living/head room space for the interior dwellings, staff is of the 
opinion that the addition, as viewed from the public way, will visually read like a dormer 
and will not have a negative impact on the integrity of the historic house. Viewing west 
(rear) elevations of the plans, the overall height of the addition will be approximately 5 
FT lower than the top of the existing roof and is design to be subordinate to the existing 
structure.  
 
In this case, Staff finds the height of the addition is appropriate and recommends the 
Commission allow the proposed height modifications. 
 
Consideration 2: Proposed Roofing Material 

 
The applicant is proposing the use of a white rubber membrane (EPDM) roofing material 
on the addition. The applicants reasoning for the proposed material is because of the 
longevity of the warranty, which he asserts is longer than the warranty for asphalt 
shingles. This type of membrane is typically only found on structures with flat or very low 
sloping roofs and is uncommon in a historic residential context. Staff reached out to the 
manufacturer of the proposed roofing material to determine if there is a maximum roof 
slope on which the material can be installed. The company representative was unsure 
about a maximum slope but indicated the installation of this material on a non-flat roof 
may affect the lifetime warranty offered on the material.  
 
The proposed roof of the addition has a 4:12 slope and staff is of the opinion the proposed 
white rubber membrane roofing material may not be readily visible directly looking at 
the front of the house, but would be visible from the right of way at the south and north 
east corners of the property. The proposed roofing material would be a negative contrast 
to the existing gray asphalt shingles on the structure. The proposed roofing material 
would also not be compatible with the existing roofing material (asphalt shingles) which 
have a uniform texture, pattern, and profile. Staff is recommending the commission deny 
the proposed roofing material because it fails to comply with the standards of approval 
outlined in Attachment E. 
 
Consideration 3: Standards for CoA  

 
As discussed in the table above Staff has found the proposed addition generally meets 
the requirements set forth in Section 21A.34.020(G). The proposed addition is in keeping 
with the same design and style as the original home and will be constructed in such a way 
that the addition will not negatively impact the historic integrity of the structure. The 
addition will provide more living space for the building’s residents and will continue the 
historic use of the property as a residential structure. The addition is subordinate to the 
main structure and does not detract from the historic appearance or character of the 
building or the surrounding neighborhood. With the exception of the proposed roofing 
material discussed in Consideration 2 above, staff finds the proposed addition meets the 
standards of approval for a CoA as outlined in Attachment E. 

 

NEXT STEPS 

If the Historic Landmark Commission agrees with Staff’s recommendation and approves the rear 
addition as proposed, but denies the EPDM rubber roofing material, the applicant would need to revise 



 
 
 

the proposed roofing material to something that meets the standards of approval before a CoA could 
be issued and building permits could be obtained. Asphalt shingles would be an appropriate roofing 
material in this case. 
 
If the Historic Landmark Commission approves the rear addition as proposed, a CoA will be issued, 
and the applicant will be able to file for a building permit and proceed to the construction stage of his 
project.  
 
If the Historic Landmark Commission denies the addition as proposed, the applicant will have to 
reapply for a minor alteration with a revised design that addresses the standards and guidelines the 
commission finds the project to be in conflict with. 
 
 
 
   
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



 
 
 

ATTACHMENT A:  VICINITY MAP & PHOTOS 

 

 

 

 

 

 

 

 

 



 

  

Street view of subject property from 200 West facing west 

Rear (west) view of subject property Sidewalk view of side of property from the 
north east corner 

Rear (west) view – the lot slopes down 
towards the west as seen in the photo 

Existing garage in rear portion of subject 
property 



 

Streetscape view of subject property from 200 West facing west 

Streetscape view of subject property from 200 West facing west 

Streetscape view of east side of 200 N facing east – across from the subject property 



 
 
 

ATTACHMENT B:  HISTORIC SURVEY INFORMATION 
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ATTACHMENT C:  SITE PLAN & ELEVATIONS 
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ATTACHMENT D:  ADDITIONAL INFORMATION 
PROVIDED BY APPLICANT 

Examples of EPDM white rubber roofing material 

 

 

 

 



 
 
 

 



 
 
 

ATTACHMENT E: ANALYSIS OF HISTORIC OVERLAY 
STANDARDS 

21A.34.020 – Historic Preservation Overlay District 
 G.   Standards For Certificate Of Appropriateness For Alteration Of A Landmark Site Or Contributing 
Structure Including New Construction Of An Accessory Structure: In considering an application for a 
certificate of appropriateness for alteration of a landmark site or contributing structure, the Historic 
Landmark Commission, or the Planning Director, for administrative decisions, shall find that the 
project substantially complies with all of the following general standards that pertain to the 
application and that the decision is in the best interest of the City. 

Standard Finding Analysis 
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 subject property is 
a residential property. 
The proposed addition 
will not change the 
residential land use, the 
Applicant intends to 
expand some of the 
units’ living area into 
the new addition space. 

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 The proposed addition 
is located to the rear 
where it will have a 
minimal impact on the 
visual character of the 
historic structure from 
the public right of way. 
The Applicant has 
proposed a 4:12 sloped 
roof which mimics the 
existing slope of a 
dormer and is designed 
to visually read like 
dormers. The prop0osal 
utilizes materials that 
are similar in texture 
and form to those used 
on the main structure.  
 

3. All sites, structures 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 addition   
is of a contemporary 
design and does not 
mimic the historic 
home. The proposed 
addition utilizes similar 
durable materials as 
those seen on the 
primary structure but 
the usage of these 
elements do not seek to 
create a false sense of 
history. 

4. Alterations or additions 
that have acquired 

Complies The proposed addition 
will not remove any 



 
 
 

historic significance in 
their own right shall be 
retained and preserved. 

historic features which 
have gained significance 
in their own right. 

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

Complies The proposed addition 
will not remove any 
historically-significant 
features that 
characterize the 
property. The addition 
will replace a 
dilapidated staircase at 
the rear, but all other 
existing materials will 
be preserved. 

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

Partially 
Complies –  
 
Addition 
complies  
 
Roofing 
material 
does not 
comply 

The deteriorated 
staircase will be 
replaced with a rear 
addition that will utilize 
the same brick and lap 
siding materials seen on 
the primary portion of 
the structure.  
 
The applicant has also 
proposed the use of a 
EPDM white rubber 
membrane roofing 
material instead of the 
asphalt shingles 
currently seen on the 
home. The membrane 
roofing would be 
utilized on the addition 
only, but this roofing 
material is dissimilar to 
the existing roofing 
seen on the existing 
roof area of the dwelling 
and is not commonly 
used outside of a 
commercial context or 
on sloped roof buildings 
where they become 
more visible. It is Staff’s 
opinion this material is 
not compatible with the 
historic structure nor 
appropriate for use on 
the addition and 
recommends the 
roofing material be 
denied.  
 

7. Chemical or physical 
treatments, such as 
sandblasting, that cause 

Not 
Applicable 

The applicant has not 
proposed any chemical 
or physical treatments 



 
 
 

damage to historic 
materials shall not be 
used. The surface 
cleaning of structures, if 
appropriate, shall be 
undertaken using the 
gentlest means possible. 

to clean the surface of 
the primary structure.  

8. Contemporary design 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. 

Partially 
Complies –  
 
Addition 
complies  
 
Roofing 
material 
does not 
comply 

The proposed addition 
will be constructed in 
such a manner that the 
original historic 
materials are minimally 
affected. The design of 
the addition is generally 
compatible with the 
size, scale and character 
of the property. 
Proposed windows on 
the side elevation are 
double hung and 
openings will be 
compatible with 
existing openings on the 
side elevations.  
 
The proposed white 
EPDM rubber roofing 
material is not 
compatible with the 
asphalt roofing material 
seen on the existing 
structure in terms of 
type, color, pattern, or 
texture and will be 
visible from the public 
way as the roof has a 
4:12 slope. Staff is 
recommending the 
commission deny the 
use of the EPDM 
roofing material.  

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

Partially 
Complies –  
 
Addition 
complies  
 
Roofing 
material 
does not 
comply 

The proposed addition 
is unlikely to be 
removed in the future, 
but it will be 
constructed in such a 
way that if it were 
removed, the integrity 
of the structure would 
not be adversely 
affected. The proposed 
work is compatible with 
the massing and scale of 
the existing structure. 
However, staff is of the 
opinion the proposed 
EPDM roofing material 



 
 
 

protect the historic 
integrity of the property 
and its environment.  

is not compatible with 
the property and its 
historic environment.  

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

Complies The applicant is not 
proposing any of the 
prohibited materials 
directly to any historic 
materials. 

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 
chapter 21A.46 of this 
title. 

Not 
Applicable 

The applicant is not 
proposing the 
installation or 
modification of any 
signage with this 
request.  

 
  



 
 
 

ATTACHMENT F: HISTORIC DESIGN GUIDELINES 

Residential Design Guidelines: Chapter 8 – Additions 
 
8.1 – An addition to a historic structure should be designed in a way 
that will not destroy or obscure historically important architectural 
features. 
• 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. 
• 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. 
• The addition should be kept visually subordinate to the historic portion of the 

building. 
• If it is 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 to allow the original proportions and character to remain 
prominent. 
• 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. 
• A change 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. 

• Creating a job 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. 
• 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. 
• A new addition that creates an appearance inconsistent with the historic character 

of the building is inappropriate. 
• An alteration 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. 



 
 
 

• 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. 
• Painted wood clapboard, wood shingle and brick are typical of many historic 

residential additions. 
• See also the discussion of specific building types and styles, in the History and 

Architectural Styles section of the guidelines. 
• 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. 
• 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. 

• If the historic windows are wood, double-hung, for example, new windows should 
appear to be similar to them, or a modern interpretation. 

8.11 – A new addition should be kept physically and visually 
subordinate to the historic building. 
• The addition should be set back significantly from primary facades. 
• The addition should be consistent with the scale and character of the historic 

building or structure. 
• Large additions should be separated from the historic building by using a smaller 

connecting element to link the two where possible. 
8.12 – Roof forms should be similar to those of the historic building. 
• Typically, gable, hip, and shed roofs are appropriate. 
• 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. 
• The solid-to-void ratio is the relative percentage of wall to windows and doors 

seen on the façade. 
 

Residential Design Guidelines: Chapter 7 – Roofs 
 

7.3 Preserve original roof materials wherever feasible. 
• Use materials that are similar to the original in both style and physical qualities 
wherever possible 
• Use a color that is similar to that seen historically 
 

• The overall pattern of the roofing material also determines whether or not certain 
materials are appropriate. For instance, cedar and asphalt shingles have a 
uniform texture, while standing seam metal roofs create a vertical pattern. 



 
 
 

• The color of the repaired/new roof section should also be similar to the historic 
roof material.  

• Wood and asphalt shingles are appropriate replacement materials for most roofs 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



 
 
 

ATTACHMENT G:  SR-1A ZONING STANDARDS  

21A.24.080: Standards for the SR-1A Special Development Residential District  

Purpose Statement: The purpose of the SR-1 Special Development Pattern Residential District is to 
maintain the unique character of older predominantly single-family and two-family dwelling 
neighborhoods that display a variety of yards, lot sizes and bulk characteristics. Uses are intended 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. 

 

Standard Proposed Finding 

Front Yard: Equal to the average 
of the front yards of existing 
buildings within the block face  

N/A - No change to existing.  Complies 

Rear Yard:  25% of lot depth, but 
not less than 15 and need not 
exceed 30 feet 

62 FT to the rear property line and 
32 FT to the existing detached 
garage 

Complies 

Side Yard: 4 feet on one side and 
10 on the other 
 
 

The north side yard is 10FT 

The south side yard is 13 FT.   

 

Complies 

        Lot Coverage – The surface 
coverage of all principal and 
accessory buildings shall not 
exceed 40% of the lot area 

The existing lot coverage is 
approximately 34% and the 
proposed lot coverage is 40%.  

Complies 

Maximum Building Height:  
Pitched Roof: 23 feet or the 
average height of other principal 
buildings on the block 
 
 

The proposed addition is 
approximately 34 FT 10 IN at the 
tallest point. 

Modification Requested  

Exterior Wall Height: 
16 feet for exterior walls placed at 
the building setback established 
by the minimum required yard 

The proposed wall height is 26 FT 2 
IN at the tallest point. 

Modification Requested 

 

  



 
 
 

ATTACHMENT H:  PUBLIC PROCESS AND COMMENTS 

May 19, 2022 – Notice of public hearing mailed to all owners and occupants 
within 300 feet of the subject property. 
 
May 23, 2022 – Notice of public hearing sign posted on property  
 
Public Comments: To date, no comments have been received regarding this 
request. Any comments received after publication of the staff report will be 
forwarded to the commission.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
 
 

ATTACHMENT I:  DEPARTMENT REVIEW COMMENTS 

Building Code (regarding proposed EPDM roofing material): The adopted 
building codes do not stipulate a maximum slope on which the proposed EPDM 
white rubber roofing can be installed. Installation standards are set by the 
manufacturer.  

Planning response: Staff was unable to locate a maximum slope on the 
manufacturer’s specification sheets and called the manufacturer for further 
clarification. Information on maximum slopes was not available but the 
company representative indicated the warranty may be altered if the material 
is installed on a non-flat roof.  
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