MEMORANDUM

L l/ T ]
SR PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Historic Landmark Commission
From: Lex Traughber, Senior Planner
Date: December 1, 2022

Re: Station 424 Multifamily Development — New Construction
PLNHLC2022-00233

ACTION REQESTED:

On July 14, 2022, the Historic Landmark Commission approved the above referenced project.
Briefly, approval was granted for a 249-unit multi-family residential development consisting of
studio, 1, 2 and 3 bedroom units within a single building on the site. The staff report and
approved plans for the development can be found here:

https://www.slc.gov/boards/historic-landmark-commission-agendas-minutes/

The developer has indicated that they now have an option to purchase and include the property
located at 440 S. 700 East, better known as the McArthur office building, into the overall
residential development. The developer is requesting that the Historic Landmark Commission
review the revised plans and approve the modification to their prior approval as proposed.

RECOMMENDATION:

Based on the information and findings listed in this staff memorandum, it is the Planning Staff’s
opinion that the proposed modification request to the approval granted by the Historic
Landmark Commission on July 14, 2022, generally meets the applicable standards for New
Construction in a Local Historic District and therefore recommends the Historic Landmark
Commission approve the request.

ATTACHMENTS:
A. Vicinity Map
B. Revised Plan Set
C. TSA-UN-C Zoning Standards (21A.26.078)
D. Design Standards (21A37.060(B))
E. New Construction Standards (21A.34.020(H))



https://www.slc.gov/boards/historic-landmark-commission-agendas-minutes/

BACKGROUND:

Subsequent to the approval granted for the Station 424 proposal, the City entertained a request for an
administrative interpretation of the contributing status of the McArthur office building located at 440
S. 700 East, adjacent to the site of the Station 424 development (see map below). The Zoning
Administrator found that said building is noncontributing to the Central City Local Historic
District. The Zoning Administrator found that the structure’s character defining features were
no longer intact and had been substantially altered, and therefore, the building was found to no
longer satisfy the definition or criteria for a contributing structure found in Section
21A.34.020.C of the Salt Lake City Code. Based on this determination of contributing status, the
developer plans to obtain the McArthur property, demolish the building, and expand the Station 424
project to include this additional parcel of land.



The following visuals demonstrate how the expansion of the approved building will be redesigned on
the additional property.

Site Plan Comparison

Approved Site Plan



Proposed Site Plan



Building Elevations Comparison

Approved elevation along 700 East

Proposed elevation along 700 East

Building Rendering Comparison

Approved building rendering along 700 East



Proposed building renderings along 700 East



DISCUSSION:

Essentially, as demonstrated in the above visuals, the center portion of the proposed building is being
expanded. The portions of the building that “bookend” the center portion/courtyard of the proposed
building are substantially the same as the plans that were approved. The center portion of the
building is more pronounced and better articulated than the original approved building.

The larger building will have 260 units as opposed to the 249 units approved. The larger building
will also accommodate more parking stalls. Originally, 196 parking stalls were approved for a
parking ratio of .78 parking stalls per unit. The larger building will include 260 parking stalls for a
ratio of 1 to 1 (1 parking stall per unit).

The proposed material palette has not changed. Building materials include stucco (real stucco, no
EIFS), brick, glass, fiber cement panel on secondary facades, glass & metal railings, aluminum
storefront at the street level, fiberglass windows, and metal awnings.

The approved vehicle access for the project was originally off of Fuller Avenue toward the rear of the
building as shown in the site plan above. The modified proposal brings the vehicle access to 700
East. The Green Street vehicular access remains as approved.

The only modification requiring Historic Landmark Commission action concerns the overall building
length along the 700 East facade. Section 21A.37.050(F) and table 21A.37.06(B) indicate that no
street facing building wall may be longer than 200°. Code section 21A.06.050(C)(6)(qg) gives the
Historic Landmark Commission the ability to modify bulk and lot regulations. The original building
was approved with a 700 East facade length of 178.5 feet. The design of the modified structure
indicates a 700 East facade length of approximately 243. The applicant is requesting that the
Historic Landmark Commission approve the new 700 East facade length which exceeds the
maximum of 200’ by 43'. The building has been designed to help “break up” the 700 East facade.
The expanded courtyard area in the center of the building with the associated building stepback
visually breaks up the facade so that it almost reads as three separate buildings. The modulation and
articulation of the building, along with the proposed palette of materials, acts to visually divide the
building into smaller segments along this facade. Planning Staff asserts that this additional building
length, given the building modulation, articulation and materials, is appropriate given the location
along 700 East.

Attached to this staff memo are the tables of applicable standards that were used to evaluate the
original proposal. These tables and staff’s analysis have been slightly modified to take into
consideration the new expanded design of the building.

TRANSIT STATION AREA (TSA) ZONING REVIEW SCORE:

The proposed modifications do not change the TSA score that was issued for the project. The TSA
score for the project is 183 points. The points exceed the minimum required (125 points) to qualify
for administrative review and can proceed with building permit review.



ATTACHMENT A. VICINITY MAP




ATTACHMENT B. REVISED PLAN SET




SALT LAKE CITY LOCAL HISTORIC DISTRICTS

|

———

_

STATION 424

PROJECT SITE

HISTORIC DISTRICTS

I 001

4245700 ESLC, UT

OCTOBER 28, 2022

ENVISION  ARCHITECTURAL  GROUP.



o avima

Nil=vg

SITE CONTEXT | 002

4245700 ESLC, UT

STATION 424 octoer 28,2022 ENVISON  ARCHTECIURAL GROUP



400 SOUTH

cHus
ouTOF PERIOD

SPEEDWAY
OUT OF PERIOD

1

i

|
'
H
T

Fr—m— e — -

—-

PROPOSED.
FOOTPRINT
APPROX. 56,300 5F

—‘fI{'——gJi

700 EAST

TRADER JOES
OUTOF PERIOD

OFFICE BULDING.
EUIGIBLE/SIGNFICANT

BG DADDYS PZZA
EUIGIBLE/CONTRIBUTING.

GREEN ST

LBERTY SQUARE

ARKING
STRUCTURE

|

|

|

|
BOYER BULDING oo
OUT OF PERIOD

SITE PLAN - SETBACKS & CONTEXT | 004

4245 700 ESLC. UT

STATION 424 ccrostzn e ENVISION ARCHTECTURAL GROUP



BULDING ENTRANCE

BULDING ENTRANCE

BULDING ENTRANCE

BULDING ENTRANCE

PP

400 §

BULDING ENTRANCE

BuL

NG ENTRANCE

o

MAIN
PARKING
100-0°

1328 b
AccEss 10
TENANT
PARKING.
o= Lower
17} PARKING
EP4 Xy
o
pim)
o
J, 1.y -

STATION 424

Access 10

T

PARKING

PuBLIC
PARKING

—BULDNG ENTRANCE

—~————— SULDING ENTRANCE

-0

—— BULDING ENTRANCE
w

. S
P R

- ULDING ENTRANCE

100

—— BULDING ENTRANCE

——— BULDING ENTRANCE

—~———— BULDING ENTRANCE

SITEPLAN
'74.

PROJECT INFORMATION

0ne TSAUNC
Lot sie 7392851 = 1.70 acres
BLDG.FOOTPRINT | 56,3051

NUMBER OF STORES | ¢ ABOVE GRADE
1 5UB.GRADE

CONSTRUCTION TYPE | 5 LEVELS I1-A OVER
A

20EvELS

TOTALUNTCOUNT | 260 UNTs

TOTAL PARKING COUNT| 260 STALLS

BASE ZONING ORDINANCE STANDARDS

STANDARD PrOPOSED compues
DEVELOPMENT SCORE MIN: 125 DEVELOPMENT SCORE: > 125 ves
5880 ves
BULDING MAX HEIGHT: 75 (85 WITH SCORE] | PROPOSED BULDING HEIGH: 58' - 80 ves
MINMUM LOT AREA: 2500 5Q FT PROPOSED LOT AREA: 73,928 ves
(OPEN SPACE ARE/ il > 1475 ves
PARKING SHALL COMPLY WITH 21A.44020 | PROPOSED PARKING COMPLIES WITH ves
2444020

PARKING AL ves
FAC FRONTOR AND SCREENED FROM
SIDE PROPERTY LINE STREET

LOCK WALKWAY TO BE PROVIDED | NO MIDBLOCK WALKWAY IDENTFIED IN ves
TOBNTIED W MASTER PLAN MASTER PLAN FOR THS STE

CRCUATION AND CONNECTVT
LOPMENT WITHIN THE STATION AREA SHALL BE EASILY ACCESSIBLE FROM PUBLIC SPACES AND.
ROV OE e AN TGN OBTIONS FOF AL HODES OF TRAVEL CRCULATON NETWORK
O PROVIDE ACCESS 10 LVELOPMENT. T INTERNAL CIRCULATION NEMVORK SHALL BF EASLY
RECOGNIZABLE, FORMALIZED AND INTERCONNECTED,

SETBACKS AND YARDS

SanoAs> orow Conrues

WINSETBACK, 10, ANDSOR OF STREET | 507 0F SREET FAGNG FACAOE AT 0| 155
| A
<

A sETBACK 20 A SEBACK 14 e
5 | ansesaci none PROROSED SETACK: 520 P
H
2wk e orses | 4 v
% | FACING FACADE SHALL BE WITHIN 5 OF ROPOSED SEIBACK: ' 20 e
B | From vy e

e

5
H =

‘GENERAL STANDARDS FOR FRONT/CORNER SIDE YARDS:
1] ALL PORTIONS OF THE YARD NOT OCCUPIED BY BUILDING, DRIVEWAYS, WALKWAYS OF OTHER
SUCH AS

U
PLAZAS, C

oF

2] PARKING IS PROWIBTED IN THE FRONT AND CORNER SIDE YARDS.

18 WALL U 1O THREE T 5) N HEIGHT PATIOS AXD OIHER SMILARELGHENTS INTENDED 0
ACTVATE THESDEWALK CANBE LOCATED O HE PROPERTY L

(OPEs A BE LOCATED WITIN AT FORTION OF THE YARD AND asenor

H

ar
g8

FROJECTUP O WO FEET 2] NTO THE REQUAED YARDS D ASE NOT

TABLE 21 A4 208 OF T e

TSA DESIGN STANDARDS 21A.26.078F

STANDARD PROPOSED compuiEs
DEVELOPMENT MUST COMPLY WITH DEVELOPMENT SCORE:> 125 ves

DESIGN STANDARDS IN 21437

EFS AND STUCCO LMIT: 10% OF UPPER NO STUCCO OR EIFS PROPOSED ON STREET | YES

LEVEL STREET FACING FACADES FACING FACADES

AL ENTRY ves
'ARECESSED ENTRANCE IHAT S RECESSED | RECESS OF 5
AT LEAST FVE FEET (5) FROM THE STREET
FACING FACADE:

OUND FLOOR USE ON 4005 ALL GROUND FLOOR UNITS ON 400 ves

RESIDENTIAL USE ALLOWED IF: cowmpLy

(A] THE SHELL SPACE > (12) IN HEIGHT

B THE STREET FACING FACADE OF
UNIT> 60% GLASS

C)' GROUND FLOOR UNTS SHALL HAVE A
DIRECT ENTRANCE FROM THE
SIDEWALK

D GROUND FLOOR UNITS SHALL BE ADA

ESSIBLE

E} EACH GROUND FLOOR UNIT SHALL
INCLUDE A PORCH, PATIO, STOOP OR
(OTHER ENTRANCE FEATURE THAT IS
AMNIMUM DEPTH OF AT LEAST FVE
FeET [5).

. FRONT AND CORNER SIOE TARD DSIGN REQUIREMENTS:
1IN YARDS GREATER THAN TEN FEET [10)IN DEPTH, ONE SHADE TREE SHALL BE PLANTED FOR EVERY

THRTYFEET () OF STREET FRONTAGE, FOR THE P RPOSE OF 15 SECTON. A SHADE TREE 3 ANY TREE AT
MATURE MINIMUI TREE CANOPY OF THIRTY FEET (3] AND A MATURE HEIGHT THAT IS FORTY FEET (40)

2 AT LEAST FIFTY PERCENT [SO%) OF THE FRONT OR CORNER SIDE YARDS SHALL BE COVERED IN UVE
PLANT MATERAL HS CAN NCLUDE RASED PLANTER SOXCS, THS FEECENTAGE CAN B REDUCED 10 HRTY
PERCENT (30%) F THE
05 FOR CROUD FLOOR RESDENTAL SES AT COVER ATLEAST Y ERCENS (503 OF T PROVIOED
FRONT OR CORNER S0
B Ao vmmv szcst S0%) O HE RONT OR CORMER SO YARD SHALLBY OCCUPED 8Y
R PRIVATE YARDS

RESIDENTIAL USES,
4] DRIVEWAYS NECESSARY FOR VEHICLE ACCESS TO THE STE ARE ALLOWED REGARDLESS OF
(COMPUANGE WITH THE MINIMUM PERCENTAGES REQUIRED BY THS SUBSECTION.

PROPOSED SITEPLAN | 005

4245 700 ESLC. UT

OCTOBER 28, 2022

ENVISION  ARCHITECTURAL GROUP.



vEWORK UVEWORK
STARS
BKESHOP. Perwask

| man
Ak
[
ou
racnG |
Lorrunr
T
o o

STATION 424

unirs SUDIO | L/W | 1BED | 28ED | 3BED | TOTAL
LEveLP) 2 [ 3
LEVEL 1 - STREET s s
LeveL2 1 2 0 2 | @
LEves " 2 2 | @
Vs 1 n | 1 2 | s
LeveLs " n | n 2 | s
Levee 14 2 | n )
TOTALUNTS 70 s | e | s [ w | w0
AVGSQF 50 | 810 | s | o | 10

%9% | 1% | s | 2 | 9%
PARKING.
LEveLT o
tEve P 15
ToTAL sTAULS 20 _|1101RaTO
B STALLS 0

e BB
LvEWORK
UVEWORK
LVEWORK
&
e LVEWORK
&
&
vEWORK
e
e
LVEWORK
puBLC 2
PARKING H MaL

LEASNG

GROUND FLOOR PLAN | 006
245 700ESLC. UT

K LEVEL1-HLC
10

OCTOBER 28, 2022 ENVISION  ARCHITECTURAL GROUP.



RESTROOMS

CLUB
ROOM

FITNESS o

-4

[z} LEVEL 2PLAN- HLC
EC

STATION 424

unirs SUDIO | L/W | 1BED | 28ED | 3BED | TOTAL
LEveLP) 2 [ 3
s s
1 2 0 2 | @
" x| 10 2 | @
1 n | 1 2 | s
1 n | n 2 | s
14 2 | n )
70 s | e | s [ w | w0
AVGSQF 50 | 810 | s | o | 10
%9% | 1% | s | 2 | 9%

PARKING.
LEveLT o
tEve P 15
ToTAL sTAULS 20 _|1101RaTO
B STALLS 0

&

O

LEVEL 2 - PODIUM (TYPICAL) | 007

4245700 ESLC, UT

OCTOBER 28, 2022 ENVISION  ARCHITECTURAL GROUP.



s swoo | L/w | 180 | 2860 | 380 | TOTAL
LEve P 2 [ 3
LEveL 1 - sTReer s s
LeveL2 " 5 [ 10 2 | @
LeveLs i 5 | 10 2 @
tEveLs " 2z | n 2 | s
LeveLs " x| 2 | s
LeveLe i 2 | 1 )
TOTALUNTS o s e s | w0 | w0
AVGSQF 50 | s10 | e | o0 | 180

%5% | % | s | 2 | 9%

PARKING.
LEveLT o
teveLr 150
ToTAL sTAULS 20 _|1101RATO
B STALLS 0

LEVEL 6 PLAN | 008
LEVEL 6 PLAN.- HL
1 Er 245 700ESLC. UT

STATION 424 octoer 28,2022 ENVISION ARCHTECTURAL GROUP



NEIGHEORING PROPOSAL
APPROX.50'IN HEIGHT

- -~~~ =]~~~ ~~~"~~—~—- APPROX. 70 N HEIGHT
| APPROX. 60 IN HEGHT
APPROX. 75" HEIGHT

1
APPROX. 40'IN HEGHT

APPROX. 27" IN HEIGHT

|
|
|
|
|
|
|
| APPROX. 14 IN HEIGHT
|

STATION 424

i 700 E STREETSCAPE

APPROX. 17
INHEGHT

700 S STREETSCAPE | 009

424S 700 ESLC, UT

OCTOBER 28, 2022

ENVISION  ARCHITECTURAL GROUP.



APPROX. 67 IN HEIGHT

APPROX. 20 IN HEGHT

\|

APPROX. 18 IN HEGHT

STATION 424

400'S STREETSCAPE
.70“

400 S STREETSCAPE | 010

424S 700 ESLC, UT

OCTOBER 28, 2022

ENVISION  ARCHITECTURAL GROUP.



HEGHT: 692

HEGHT: 545

HEIGHT: 376" HEIGHT: 376

=)

HEGHT: 672
HEGHT: 575
0|

HEGHT: 376

e

Cer]
HEGHT: 692

HEGHT. 678

GARAGE ENTRY

HEGHT. 492

HEGHT. 672

HeGHT. 67:5]

Fc2

HEGHT. 578"

G EIED

GO

STATION 424

HEGHT. 492

HEIGHT: 796

HEGHT. 780

HEGHT 478

HEIGHT. 672

HEIGHT. 796

[z} 'NORTH ELEVATION
gt

[ ——

HEGHT. 678

HEGHT. 478

=)

i EAST ELEVATION
e = 10"

MATERIAL LEGEND.

MAGE

coe

MATERIAL

INTERSTATE BRICK
FuLLSzE
COLOR: ASH

INTERSTATE BRICK
FuLLSI
COLOR: BLACK OPAL

FIBER CEMENT PANEL - GRAY

FIBER CEMENT PANEL - BLACK

STUCCO - BLACK

STUCCO - GRAY

METAL C-CHANNEL ACCENT - BLACK

METAL C-CHANNEL AWNING - BLACK

TYPICAL STOREFRONT
ALUMINIUM - BLACK.

TYPICAL GUARDRAIL
(GLASS RALING WITH BLACK.
METAL SUPPORTS

ASEMENT WINDOW
PELLA IMPERVIA FBERGLASS
INDOW WITH MUNTINS -BLACK

(2) SINGLE HUNG WINDOW:
PELLA IMPERVIA FBERGLASS
WINDOW WITH MUNTINS -BLACK

HEE B

(2) SINGLE HUNG WINDOWS
PELLA IMPERVIA FBERGLASS WINDOW
WITHOUT MUNTINS -BLACK

ELEVATIONS |

011

4245 700 ESLC. UT

OCTOBER 28, 2022 ENVISION  ARCHITECTURAL GROUP.



HEGHT: 792

HEGHT 778

HEGH 712
HEGHT: 478 HEGHT: 57-7
MATERALEGEND
wiAGE | cobe NATERAL
[51]| merstareseick
FuLLSIE
COLOR: ASH

INTERSTATE BRICK
LS
COLOR: BLACK OPAL

FIBER CEMENT PANEL - GRAY

FIBER CEMENT PANEL - BLACK

STUCCO - BLACK

j=a)
[ vesreLevanon
116" = 10"

STUCCO - GRAY

METAL C-CHANNEL ACCENT - BLACK

METAL C-CHANNEL AWNING - BLACK

TYPICAL STOREFRONT
ALUMINIUM - BLACK.

TYPICAL GUARDRAIL
(GLASS RALING WITH BLACK.
METAL SUPPORTS

ASEMENT WINDOW
PELLA IMPERVIA FBERGLASS
INDOW WITH MUNTINS -BLACK

HEGHT: 792 HEiGHT 79-2 HEGHT: 697 HEGHT: 678
HEGHT. 775" menes

(2) SINGLE HUNG WINDOW:
PELLA IMPERVIA FBERGLASS
WINDOW WITH MUNTINS -BLACK

(2) SINGLE HUNG WINDOWS
PELLA IMPERVIA FBERGLASS WINDOW
WITHOUT MUNTINS -BLACK

HEE B

HEGHT: 474 HEIGHT. 476"

ELEVATIONS | 012

4245 700 ESLC. UT

STATION 424 octoer 28,2022 ENVISION ARCHTECTURAL GROUP



UNIT CORRIDOR CORRIDOR ‘
UNIT CORRIDOR CORRIDOR ‘
UNIT CORRIDOR CORRIDOR ‘ |
g UNIT CORRIDOR CORRIDOR
— UNIT CORRIDOR CORRIDOR ‘ ]
TOWNHOMES
UNIT TENANT PARKING PUBLIC PARKING
GREEN SJ.
UNIT TENANT PARKING TENANT PARKING } ‘

UNIT UNIT UNIT UNIT UNIT
UNIT UNIT UNIT UNIT UNIT
UNIT UNIT UNIT UNIT UNIT
UNIT UNIT UNIT UNIT UNIT
UNIT UNIT UNIT UNIT UNIT
]
TENANT PARKING LIVE/WORK

TENANT PARKING

TENANT PARKING

=} BUILDING
1ne

700 E

STATION 424

CHILI'S

UNIT

UNIT

UNIT

UNIT

LOBBY

AMENITY DECK

x
UNIT UNIT |
UNIT UNIT |
UNIT UNIT | J
UNIT UNIT | |
UNIT UNIT

TENANT PARKING

TENANT PARKING

[z} BUILDING
6= 10

SECTIONS

GAS
STATION

I 013

424S 700 ESLC, UT

OCTOBER 28, 2022

RUBY
RIVER

ENVISION  ARCHITECTURAL  GROUP



AERIAL RENDERING | 014

4245700 ESLC, UT

STATION 424 octoer 28,2022 ENVISON  ARCHTECIURAL GROUP



700 ERENDERING | 015

4245700 ESLC, UT

STATION 424 octoer 28,2022 ENVISON  ARCHTECIURAL GROUP



STREETSCAPE RENDERING | 016

4245700 ESLC, UT

STATION 424 octoer 28,2022 ENVISON  ARCHTECIURAL GROUP



4TH S & 7TH E CORNER RENDERING | 017

4245700 ESLC, UT

STATION 424 octoer 28,2022 ENVISON  ARCHTECIURAL GROUP



400 S RENDERING | 018

4245700 ESLC, UT

STATION 424 octoer 28,2022 ENVISON  ARCHTECIURAL GROUP



AERIAL RENDERING | 019

4245700 ESLC, UT

STATION 424 octoer 28,2022 ENVISON  ARCHTECIURAL GROUP



ATTACHMENT C. TSA-UN-C Zoning Standards (21A.26.078)

Existing Conditions:

The site currently consists of the Modern Display commercial use, associated warehouses, and
surface parking, as well as the McArthur office building.

TSA-UN-C (Transit Station Area-Urban Neighborhood-Core)

The purpose of the core area is to provide areas for comparatively intense land development with a
mix of land uses incorporating the principles of sustainable, transit oriented development and to
enhance the area closest to a transit station as a lively, people oriented place. The core area is
generally within a (1/4) mile walk of a transit station platform. The core area may mix ground floor
retail, office, commercial and residential space in order to activate the public realm. Buildings in this
area should have minimal setbacks to encourage active outdoor use adjacent to the sidewalk, such as
outdoor dining and patios that reflect the desired character of the area. Building facades should be
varied and articulated, include storefronts adjacent to the street, windows on the street level and have

clearly defined entrances to provide visual interest to pedestrians. Building should be a minimum of
two (2) or three (3) stories in height, depending on location in order to define the street edge.
Arcades, bays and balconies are encouraged. The configuration of buildings must balance the needs
of all modes of circulation with the safety and comfort of pedestrians and bicyclists. A vertical mix of
uses, with office and residential above ground floor commercial uses is encouraged. A minimum of

(30) dwelling units per acre is encouraged within the core.

Zoning Ordinance Standards for APPLICABLE ZONING ORDINANCE STANDARDS

(21A.26.078)

Standard Proposed Finding

Minimum Lot Area: 2,500 square feet ~73,928 square feet Complies

Minimum Lot Width: 40 feet 140 feet at narrowest point facing 400 S Complies

Maximum Building Height: Without the top story, the building does not | Complies
: exceed 75 feet. The building’s maximum

75 feet + an extra story with TSA score (£85 ft) height is ~79.5 feet

Minimum Building Height: 25 feet

Front Yard Setback: 400 S: at least 50% of the building’s facade is | Complies

400 S: 10-ft minimum and at least 50% of street- within 10 feet of the property line

facing facade built to minimum 700 E: at least 50% of the building’s facade is

700 E: 5-ft minimum and at least 50% of street- within 5 feet of the property line

facing facade built to minimum

Interior Side Setback: none Varies from 5 to 20 feet Complies

Rear Yard Setback: none 75 feet Complies

Open Space: 1 sg-ft per 10 sq ft of lot area, up to | There is more than 20,000 square feet of | Complies

5,000 square feet in core areas qualifying open space proposed

Landscaping: At least 30% of the front or corner | At least 30% of the front and corner side | Complies

side yard is covered with live plant material yards will be covered with live plant material




(if patios or other outdoor public spaces are
present)

Landscaping: At least 1 shade tree per 30 ft in | Shade trees are present wherever the front | Complies
yards deeper than 10 feet yard setback is greater than 10 feet

Outdoor Public Space: At least 30% of the frontor | Area within the front and corner side yards | Complies
corner side yard has outdoor plaza, dining or | appear to be designed as outdoor public

patio space

Entries: Must have a design feature listed under | There is a 5-ft awning over all entrances Complies

21A.26.078.F.2.c



https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-65023#:%7E:text=Entry%20Feature%20Requirements

ATTACHMENT D. Design Standards (21A37.060(B))

Requirement Standard Proposed Finding
Ground Floor Use Option 1: Must occupy at least 60% | 100% of the ground floor is Complies
of ground-floor fagade length occupied by a permitted use with
e (excluding parking access) at least 25-foot depth
400 S: Uses must be commercial, Live/work units proposed at 400
400 S Ground Floor | institutional, or live/work units S facade. Section
Use 21A.26.078F.2.d has special
requirements which the applicant
(21A.26.078.F.2.d) indicates that they meet.
Building Materials, | Atleast 90% of street-facing facades | 100% of the upper floor facades Complies
ground floor must be clad in durable materials are proposed to be clad in either
(21A.37.050.B.1) (excluding doors and windows) brick or fiber cement board
(excluding doors and windows)
Building Materials, | Atleast 60% of street-facing facades | 100% of the ground floor willbe | Complies
upper floors must be clad in durable materials clad in either brick or fiber
(21A.37.050.B.2) (excluding doors and windows) cement board
(excluding doors and windows)
Glass: ground floor | 60% of street-facing facades must ~60% of both the 700 E- and Complies
have transparent glass 400 S-facing fagades are covered
(21A.37.050.C.1) in transparent glass
Building Entrances | Required every 40 feet Present Complies
(21A.37.050.D)
Blank wall: 15 feet The longest blank wall is 7 feet Complies
maximum length
(21A.37.050.E)
Max Length of 200 ft The 400 S facade is ~85 feet wide | Requires HLC

Street-facing Facade
(21A.37.050.F)

and the 700 E facade is ~243 feet
wide.

modification
of facade
length

Lighting: exterior

All proposed exterior lighting must

No lighting plan has been

This standard

(21A.37.050.1)

exceed 16 feet in height and must be
directed downward when adjacent to
aresidential zoning district

adjacent to the subject property.

be directed downward. submitted. Materials submitted will be
(21A.37.050.H) by the applicant indicate that the | reviewed
proposed project will comply with | during the
this standard. building
permit
application
stage
Lighting: parking lot | All lighting for parking lots cannot There is no residential district Complies



https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=A.%C2%A0%C2%A0%C2%A0Ground%20Floor%20Use%20And%20Visual%20Interest%3A
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-65023#:%7E:text=Ground%20Floor%20Use%20Requirement%20For%20400%20South%20And%20North%20Temple%20Boulevard
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=1.%C2%A0%C2%A0%C2%A0Ground%20Floor%20Building%20Materials%3A
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=Upper%20Floor%20Building%20Materials%3A
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=%C2%A0%C2%A0%C2%A0%C2%A0%C2%A0%C2%A01.-,Ground%20Floor%20Glass,-%3A%20The%20ground%20floor
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=D.%C2%A0%C2%A0%C2%A0Building%20Entrances%3A
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=E.%C2%A0%C2%A0%C2%A0Maximum%20Length%20Of%20Blank%20Wall%3A
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=F.%C2%A0%C2%A0%C2%A0Maximum%20Length%20Of%20Street%20Facing%20Facades
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=H.%C2%A0%C2%A0%C2%A0Exterior%20Lighting%3A
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=I.%C2%A0%C2%A0%C2%A0Parking%20Lot%20Lighting%3A

Screening of All mechanical equipment must be All mechanical equipment will Complies
mechanical screened from view either be located on the roof or

equipment within the building

(21A.37.050.9)

Screening of service | Screened from public view All services areas are located Complies
areas within the proposed building

(21A.37.050.K)

Ground-floor Not required. This is not a single- n/a n/a

Residential
Entrances

(21A.37.050.L)

family dwelling



https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=J.%C2%A0%C2%A0%C2%A0Screening%20Of%20Mechanical%20Equipment
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=K.%C2%A0%C2%A0%C2%A0Screening%20Of%20Service%20Areas%3A
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#:%7E:text=L.%C2%A0%C2%A0%C2%A0Ground%20Floor%20Residential%20Entrances%20For%20Single%2DFamily%20Dwellings

ATTACHMENT E. New Construction Standards (21A.34.020(H))




STANDARDS & DESIGN GUIDELINES 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 involving new construction, or alterations of noncontributing structures, the
Historic Landmark Commission, or Planning Director when the application involves the alteration of a noncontributing structure shall, using the
adopted design guidelines as a key basis for evaluation, determine whether the project substantially complies with each of the following standards
that pertain to the application to ensure that the proposed project fits into the established context in ways that respect and contribute to the
evolution of Salt Lake City’s architectural and cultural traditions:

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 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 directly via the links below.

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 Analysis - Complies/Does Not Comply




1. Settlement Patterns & Neighborhood
Character

a. Block and Street Patterns

The design of the project preserves and reflects
the historic block, street, and alley patterns that
give the district its unique character. Changes to
the block and street pattern may be considered
when advocated by an adopted city plan.

Settlement Patterns &

Neighborhood Character
Block, Street & Site Patterns -
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.

Design

12.1 The historic plan of streets and alleys,

essential to the historic character of a district

and setting, should be preserved and promoted.

Consider the following:

e Retain the historic pattern of smaller streets
and alleys as a particular characteristic of the
street block.

e Reinstate sections of secondary street and/or
alleys where these have been lost.

e Design for the particular street patterns of
e.g. Capitol Hill.

e Respect and retain the distinctive tighter
pattern of streets and alleys in The Avenues.

e Refer to the specific design guidelines for the
historic district for additional details and
considerations.

12.2 The historic street pattern, as the unifying

framework for a varied range of lot sizes and

buildings, should be preserved and reinforced.

e Retain historic alignments and widths
wherever possible.

e Plan the site to avoid adversely affecting the
historic integrity of this pattern.

12.3 The historic street pattern, including the
network of public and private ways within the
street block, should be retained and reinforced.

e Secondary streets and alleys maintain the
historic permeability within the street block
as a means of access and a historic setting for:

e Direct and quieter street frontage for smaller
buildings.

e Rear access to the property and to accessory
buildings.

Staff Analysis: Complies

Block, street, and alley patterns have been
preserved. Fuller Avenue, a private drive, private
property, exists on the site. The drive has only
been used as a delivery route for Modern Display
and an access for parking at the neighboring office
building, the McArthur House. Fuller Ave has not
been used as a circulation path. In the proposed
design, Fuller Ave has been eliminated, and the
vehicular access point on 700 East has been
utilized for tenants and visitors of Station 424.
Fuller Avenue will cease to exist. Being private
property, the owner has the right to develop this
area.

Pedestrian and vehicular accesses have also been
incorporated into the frontage on Green Street.
This provides a secondary entrance to the parking
area. The live/work units on this street frontage
will compliment the townhomes across Green
Street.

This block/location has not been identified for a
midblock walkway. One has been provided, more
or less, for years via Fuller Ave, but there is no
requirement for the developer to maintain a
midblock walkway.




e An attractive focus for community social
interaction.

e An alternative and more intimate choice of
routes, helping to reinforce a walkable and
livable neighborhood.

1. Settlement Patterns & Neighborhood
Character

b. Lot and Site Patterns The design of the
project preserves the pattern of lot and building
site sizes that create the urban character of the
historic context and the block face. Changes to the
lot and site pattern may be considered when
advocated by an adopted city plan.

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.

e  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.

e Respect and reflect the scale of lots and
buildings associated with both primary and
secondary street frontages.

e  Site a taller building away from nearby small
scale buildings.

e Acorner site traditionally might support a
larger site and building.

e A mid-block location may require careful
design consideration to integrate a larger
building with an established lower building
scale.

e  Respect and reflect a lower scale where this is
characteristic of the inner block.

Staff Analysis: Complies

The lots being combined for the project are
currently occupied by Modern Display and the
McArthur office building, and the assembly of
these lots will not adversely affect the historic
pattern of the block.

The project has been situated and designed to
compliment the existing buildings on the block.
While the proposed building is taller than the
existing Modern Display buildings and McArthur
House, the proposed design moves the buildings
farther away from the historic mansion and the
relationship between the buildings has been
incorporated into the design of the project.

City master plan visions for the TSA-UN-C zone
support development of the area with an
emphasis on housing and access to transit. The
project has been designed to comply with all
zoning requirements and master plans, while
being sensitive to the historic character of the
block.




1. Settlement Patterns & Neighborhood
Character

c. The Public Realm

The project relates to adjacent streets and engages
with sidewalks in a manner that reflects the
character of the historic context and the block
face. Projects should maintain the depth of yard
and height of principal elevation of those existing
on the block face in order to support consistency
in the definition of public and semi-public spaces.

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.

e Reflect and/or strengthen adjacent building
quality, setbacks, heights and massing.

e 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.

e The street character will also depend on the
adjacent street blocks and frontage.

e Building setbacks may be different.

e The building scale may also vary between the
streets.

Staff Analysis: Complies

As demonstrated on sheet 004 of the submitted
drawings, the proposed building footprint is
situated to enhance the frontage along 700 E, 400
S, and Green St. The setbacks are consistent with
all buildings along each street, except for 400 S,
which has very little historic character and specific
zoning and landscape requirements. Along each
street frontage, the building setback meets the city
required maximums, framing each street. On the
longest frontage, 700 E, the building jogs to create
smaller courts at the entrances to live/work units,
creating an inviting semi-private space which
interacts with the sidewalk and provides a buffer
between the street and more private residential
uses on the upper levels.

While the building doesn’t have a “corner”
property, the massing and material changes
visible from the corner of 400 S and 700 E have
been carefully designed to appear less massive.
The north wing, facing 400 S, is one story shorter
than the rest of the project, which helps break up
the mass of the project.




1. Settlement Patterns & Neighborhood
Character

d. Building Placement Buildings are placed
such that the project maintains and reflects the
historic pattern of setbacks and building depth
established within the historic context and the
block face. Buildings should maintain the setback
demonstrated by existing buildings of that type
constructed in the district or site’s period of
significance.

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.

e Anew building should be oriented parallel to
lot lines, maintaining the traditional,
established development pattern of the block.

e  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:

e Reducing the bulk and the scale of the
building.

e Configuration for residential amenity and
casual social interaction.

e  Shelter from traffic and traffic noise.

e Plan for solar access and seasonal shade.
Landscape and light to enhance residential
relaxation, enjoyment and neighboring
environmental quality.

12.14 Consider additional common open space on

higher terrace or roof levels to enhance residential

amenity and city views.

e Locate and design to preserve neighboring
privacy.

Staff Analysis: Complies

The main public entrance to the project is located
on 700 East toward the south end of the project.
This opens to the leasing/lounge area and
provides circulation for residents of the building.
The other entrances along 700 E, 400 S, and
Green St. are live/work units. All entrances have
been designed with porches and awnings
consistent with zoning requirements. These entry
features help the building engage with the street.

The accesses to the project have been placed
carefully to maximize convenience for pedestrians
and minimize the visibility of vehicular traffic and
parking.

The setbacks have been varied to create courts at
ground level and reduce the bulk and massing of
the building.

Three elevated common amenity decks have been
provided for the residents: (2) on level 2, and (1)
on level 6 overlooking the street. The pool deck is
designed on level 2, facing west.

Most units have been designed with private decks,
or larger patios at ground level. The ground floor
patios on the north wing open into a common,
secured outdoor space for semi-private gathering.




e Plan and design for landscape amenity and
best practices in sustainable design. (PART
V)

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.

e  Private space should be contiguous with the
unit.

e  Private space should be clearly distinguished
from common open space.

12.16 Common internal and external social space

should be planned and designed to take advantage

of solar aspect and energy efficient design.

e  See Guidelines for Sustainable Design (PART
V)




1. Settlement Patterns & Neighborhood
Character

e. Building Orientation

The building is designed such that principal
entrances and pathways are oriented such that
they address the street in the pattern established
in the historic context and the block face

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.

e A new building should be oriented parallel to
lot lines, maintaining the traditional,
established development pattern of the block.

e An exception might be where early settlement
has introduced irregular street patterns and
building configurations, e.g. parts of Capitol
Hill.

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.

e Private space should be contiguous with the
unit.

e Private space should be clearly distinguished
from common open space.

12.16 Common internal and external social space

should be planned and designed to take advantage

of solar aspect and energy efficient design.

e  See Guidelines for Sustainable Design (PART
1V)

Staff Analysis: Complies

Building entrances along all street fronts are
oriented such that they address the street and
respect what little historic pattern/context that
exists along said street fronts. The setbacks of the
building are consistent with adjacent land uses.




2. Site Access, Parking & Services
a. Site Access
The design of the project allows for site access
that is similar, in form and function, with patterns
common in the historic context and the block face.
(1) Pedestrian
Safe pedestrian access is provided through
architecturally highlighted entrances and
walkways, consistent with patterns common in
the historic context and the block face.
(2) Vehicular
Vehicular access is located in the least
obtrusive manner possible. Where possible,
garage doors and parking should be located to
the rear or to the side of the building.

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.

12.12 Access arrangements to the site and the
building should be an integral part of the planning
and design process at the earliest stage.

12.17 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 facade/s.

e  Avoid combining with any vehicular access or
drive.

e  Provide direct access to the sidewalk and
street.

e Landscape design should reinforce the
importance of the public entrance.

12.18 Where the secondary street or alley
network is available, rear public access should be
retained and used.

e Residential access options to the site and
building should be retained and/or
maximized.

e Alternative vehicular access from secondary
streets and alleys should be retained and
reused.

12.19 Bicycle parking should be situated so that it
is convenient and readily accessible within or
immediately adjacent to the building, including
design for secure storage.

12.20 Convenient storage space for each
residential unit should be included to obviate the
use of personal outdoor balcony space for bicycle
and other storage

12.21 A vehicular access and drive should not be
combined with a pedestrian access and entrance.

Staff Analysis: Complies

Pedestrian accesses are provided at each street
facing facade in a similar manner to other large
projects in the historic context, and in compliance
with the TSA zoning requirements.

The project contains vehicular access on 700 E
and Green Street. The 700 East access is located
where a current private drive exists. This results
in a consolidation of access points on 700 E. The
access on Green Street is incorporated into the
arcade of columns on the street facing facade.
These two vehicular accesses are the least
intrusive possible options. There are only (2) curb
cuts for the project.

Also, the only users of the ingress-egress will be
tenants and visitors of the Station 424 project,
which is an improvement from the previously
proposed shared access with the McArthur House
office building.

Bicycle storage has been centrally provided inside
the building, closest to the north wing. Bike racks
have also been provided in the common secured
court on the east side of the north wing. Residents
entering from 700 E or Green St. can access the
storage through the pedestrian entrances and
through the parking area.

All parking is located inside the building, below
the residential units. No surface parking is
proposed.




e  Place vehicle access away from commercial
uses such as cafe, restaurant or retail.

12.22 A vehicular access and driveway should be

discreetly placed to the side or to the rear of the

building.

e Avehicular entrance which incorporates a
ramp should be screened from street views.

e Landscape should be designed to minimize
visual impact of the access and driveway.

12.23 Assingle curb cut or driveway should not

exceed the minimum width required.

e  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.

e  Curb cuts should be shared between groups
of buildings and uses where possible.

e 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.

e  Surface parking areas should be screened
from views from the street and adjacent
residential properties.




2. Site Access, Parking & Services

b. Site and Building Services and Utilities.
Utilities and site/building services (such as HVAC
systems, venting fans, and dumpsters) are located
such that they are to the rear of the building or on
the roof and screened from public spaces and
public properties.

Site & Building Services & Utilities - Design
Objective

The visual impact of common and individual
building services and utilities, as perceived from
the public realm and nearby buildings, should be
avoided or completely integrated into the design
of the building.

12.26 Utility areas and other ground level

building services should be situated away from the

frontage of the building.

e Screen from street views and adjacent
buildings.

e Integrate these facilities with the architecture
of the building through design, color and the
choice of materials.

12.27 Rooftop and other higher level mechanical
services and utilities should be situated away
from, and also screened from, street views.

e Locate the utility equipment within an
architectural screen or dedicated housing.

e Enclose the facility within a roof that is an
integral part of the building.

e Select and locate the utility equipment so that
it is not seen from adjacent primary and
secondary streets.

e Finish to match the building where visibility
might occur.

12.28 Mechanical services should be acoustically

screened from nearby residential properties.

e Screening should be compatible with and also
integrated into the design of the building.

12.29 Small utilities, such as air conditioning

units, should be located away from primary and

secondary facades of the building, unless

integrated and fully concealed as part of the

building design.

e Avoid placing AC or other equipment in
balcony spaces.

12.30 Exhaust and intake vents and pipes on
facades and roofscapes should be avoided
through early and coordinated planning of
facilities for common utility systems.

Staff Analysis: Complies

Site utilities and building services are still in
design, but will be shielded from public view as
much as possible.

Trash and loading areas will take place on the
southwest corner of the project, between the
building and the adjacent parking garage.
Electrical equipment is also anticipated in this
area. This is the least visible and most convenient
location on the site.

All service areas will be screened per zoning
requirements.

Rooftop mechanical units will be centered on the
building, and hidden from public view by
parapets.

Venting of each unit will be routed up through the
roof and screened by parapets wherever possible.
Vents that must penetrate the fagcade will be
grouped, coordinated, and treated with paint or
screening to match the facade.

No plans exist for common satellite or TV
equipment at this time.




e Coordinate, group and screen from view
where any might penetrate the facade.

e Finish to match the facade color unless
specifically designed as a detailed
architectural embellishment.

12.31 Cellular phone and other antennae, and

associated equipment, should not be visible from

the public way.

e Plan for common satellite TV equipment,
with positioning to avoid or minimize any
visual impact.




3. Landscape and Lighting

a. Grading of Land

The site’s landscape, such as grading and
retaining walls, addresses the public way in a

manner that reflects the character of the historic

context and the block face.

Front Yard Landscape - Design Objective
The design of residential and commercial front

yard landscapes should contribute to a coherent
and creative public realm.

12.32 The front yard landscaping for a new

multifamily building should coordinate with

historic and/or established patterns.

e  Evaluate existing historic patterns and
character.

e  Design a creative complement to the
established historic character.

12.33 Landscape walls and fences perpendicular
to the street, which could separate front yards,
should be minimized or avoided where this
separation is not an inherent part of the
established topographic or historic character.

e Retaining walls provide significant
opportunity for creative design and natural
materials, when they are a characteristic of
the setting.

e  Where retaining walls are a part of
established historic character, avoid excessive
retaining wall height by terracing a change in
grade.

e Design any fencing to be low and transparent
in form.

12.34 Where it is a characteristic of the street, a
front yard should be designed and graded to
reflect this pattern, retaining the relationship and
continuity of open space, and the sense of
progression from public to private space.

e Reflect the historic grading and landscaping
of the area between the street pavement and
the building.

e  The building should readily engage with the
street and public realm.

Staff Analysis: Complies

Most streets in the Central City Historic District
have a running slope, which is the case with 700 E
and 400 S. Many larger buildings have historically
treated the slope with raised porches or plinths,
and others have used sunken patios created with
retaining walls.

The 700 E facade of Station 424 employs both
strategies, while providing continuous
engagement with the public way. The ground floor
elevation has been carefully placed to achieve a
raised plinth in front of the main public entry on
the south end of the project. The grade rises to the
north. Where the building steps back to form a
courtyard, the grade is even with the sidewalk,
making for easier and more inviting access. As the
grade rises even farther to the north, the entries to
the live/work units become slightly sunken, which
creates a more semi-private entry.

The 400 S facade is almost entirely at grade, or
slightly sunken to create a more semi-private
entry to the live/work units facing the street.




3. Landscape and Lighting

b. Landscape Structures Landscape
structures, such as arbors, walls, fences, address
the public way in a manner that reflects the
character of the historic context and the block
face.

Front Yard Landscape - Design Objective
The design of residential and commercial front
yard landscapes should contribute to a coherent
and creative public realm.

12.35 Where a new multifamily building includes
another use/s, such as restaurant or café, seating
should be considered as part of the landscape
design for front yard area and/or sidewalk.

e Design any seating as a creative element of
the landscape design.

e Lowwalls in the landscape design can
provide the opportunity for integrated
informal seating.

e Use ergonomic and durable materials in the
design and choice of seating, e.g. wood &
metal.

Staff Analysis: Complies

The raised and sunken yards fronting public
streets are treated with steps using a mix of
patterned concrete and pavers.

As the building facade steps back from the street,
small courts are created with planting and small
retaining walls.




3. Landscape and Lighting

c. Lighting

Where appropriate lighting is used to enhance
significant elements of the design and reflects the
character of the historic context and the block
face.

Lighting - Design Objective

External lighting of the building and site should
be carefully considered for architectural accent,
for basic lighting of access and service areas, and
to avoid light trespass.

12.36 Exterior lighting should be discreetly

designed to illuminate entrances and exterior

spaces such as balconies, terraces or common

spaces.

e Design to avoid light trespass beyond the area
to be lit.

e Design for creative and discrete task lighting.

12.37 Where architectural lighting is appropriate,
it should be designed to strengthen the historic
context, providing selective visual accent to
specific elements of the primary facades, using
discreet and creatively designed light fittings.

e Avoid general illumination of a fagade or
undue prominence of an individual building,
since this will detract from the nighttime
character of the historic setting.

e  Design building light fixtures for architectural
quality and durability.

e  Shield architectural illumination at higher
levels to avoid a view of any exposed light
source from the street or adjacent occupied
space.

12.38 Building lighting should be discreetly

designed to integrate, in design, location and
choice of fittings, with the architecture of the
building.

12.39 Landscape lighting should be designed
discreetly and creatively to enhance pathways and
entrances, while accentuating planting design.

e Light specific design features.

e Avoid light trespass and glare.

12.40 Conduit and electrical supply equipment

for both architectural and utility light fittings

should be concealed from view from all streets

and adjacent properties.

e Plan and design supply runs at an early stage
to avoid external surface conduit and
equipment.

Staff Analysis: Must comply at the time of
building permit approval.

Building lighting has not been fully designed, but
there will be no building lighting that trespasses
onto neighboring properties, or excessively
illuminates balconies, terraces, or other design
features.




e  Conceal within, or integrate with, the design
of the building.

12.41 Utilitarian building lighting for service

areas should be concealed from view from

primary and secondary streets, and from adjacent

properties.

e  Use effective ‘cut-off’ shields to confine light
spread.

e Position light fittings to reduce public
visibility.

e Choose fittings and finishes that complement
the design of the building.




4. Building Form and Scale
a. Character of the Street Block
The design of the building reflects the historic
character of the street facade in terms of scale,
composition, and modeling.
(1) Height
The height of the project reflects the character of
the historic context and the block face. Projects
taller than those existing on the block face step
back their upper floors to present a base that is
in scale with the historic context and the block
face.
(2) Width
The width of the project reflects the character of
the historic context and the block face. Projects
wider than those existing on the block face
modulate the facade to express a series of
volumes in scale with the historic context and
the block face.
(3) Massing
The shape, form, and proportion of buildings,
reflects the character of the historic context and
the block face.
(4) Roof Forms
The building incorporates roof shapes that
reflect forms found in the historic context and
the block face.

Building Form & Scale - 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.

e Subdivide a larger mass into smaller
“modules” which are similar in size to
buildings seen traditionally.

e 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:

e  Design building massing and modulation to
reflect traditional forms, e.g. projecting wings
and balcony bays.

e Design a solid-to-void (wall to window/door
ratio that is similar to that seen traditionally.

e Design window openings that are similar in
scale to those seen traditionally.

e Articulate and design balconies that reflect
traditional form and scale.

e Design an entrance, porch or stoop that
reflects the scale characteristic of similar
traditional building types.

e Use building materials of traditional
dimensions, e.g. brick, stone, terracotta.

e 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.

12.45 The principal elements of the front facade
should reflect the scale of the buildings
comprising the block face and historic context.

Staff Analysis: Complies

The building has been subdivided horizontally
and vertically to create smaller modules that
relate in scale to other buildings in the area. On
the southeast corner of the project, the building
presents a 3-story brick base, which then steps
back and changes material for the next two
stories. This area has been treated with lower
modules to relate more closely to the smaller two-
story historic properties to the south. Toward the
middle of the block, the modules are taller, but are
still in scale with apartment and office buildings
found in the district.

The massing presents forms seen in traditional
apartment buildings. 700 E is treated by a
traditional U-Court mass, with two wings framing
a ground floor courtyard, and amenity deck at
podium level. Green Street and 400 S are fronted
by a single wing of double-loaded residential
units, which is a very common shape for
apartments in the district. No single plane or wing
exceeds a traditional width for apartments in the
district.

These masses, as well as the window sizes,
balconies, and entrances reinforce a human scale.

Architectural symmetry has been evaluated and
used to create a cohesive design that reflects
traditional shapes and massing. The ground floor
is designed with an arcade of columns (in most
cases symmetrically spaced) to reinforce the
feeling of a solid “base”. The spacing varies based
on the use of the space. More public spaces and
prominent mixed-use spaces are treated with
wider column spacing to open up more glazing
and create a more semi-public commercial feeling.
In the other live/work units or more private areas,
the columns are more closely spaced to give the
feeling of a more private entrance.

These columns continue to the upper stories to
give a vertical emphasis to the fagade. On the
southeast wing, metal I-beam columns continue
this pattern to the rooftop deck.




e  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.

e  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
facade below.

e Asingle wall plane or bay of the primary or
secondary facades should reflect the typical
maximum facade width in the district.

12.46 The secondary elements, patterns and
modeling of the facade composition should
reinforce the massing and scale established by the
primary elements of the facade/s.

e Design a fenestration pattern and a window
scale that reflect those of the context and
historic district.

e Arrange and design balconies to articulate the
architecture of both the primary and
secondary facades.

e Inataller structure, design the ground
floor/s to differentiate in stature, plane,
detailing and/ or materials from the facade
above.

e  Express the ‘base’ for the front facade/s of the
building through primary architectural
elements and patterns, e.g.
entrance/porch/portico, fenestration.

e Reinforce this definition through detailing
and materials.

e Design a distinct ‘foundation’ course for the
primary and secondary facades, employing a
combination of wall plane, materials, texture
and/or color.

e Inataller structure, consider defining a top
floor by a distinct variation in design
treatment as part of an architectural
hierarchy in the design of the facade.

12.47 Respect the role that architectural

symmetry can play in the form of the established

historic street frontage and wider setting.

e This can be effective in composing the
modulation of a wider fagade, helping to
integrate this within a smaller scale setting.

The overall height of the project is in scale with
other apartment developments in the historic
district, and the TSA zone. As previously noted,
the scale and massing of the building volumes
have been carefully designed the reduce the visual
impact of the building.

Brick has been used on the lower floors to add
visual weight to the bottom of the buildings. The
brick base changes height on the different
volumes in order to vary the facade and create
interest. The ground floor is designed with a taller
(14") floor-to-floor height than the other floors in
the project.

The materials change on the upper floors and they
have been strategically stepped to reduce the
perceived height of the building.

As previously noted, the proposed design presents
widths commonly seen in historic apartment
projects. Both 400 S and Green Street are fronted
by a single wing of apartments, while 700 E is
fronted by a U-court design. Walls have been
stepped both vertically and horizontally along
street facing facades to break up the mass into
smaller, more traditional widths.

The roof is flat and treated with simple parapets,
which are characteristic of historic apartments in
the district and help to reduce the perceived
height of the buildings.




e Evaluation of historic apartment facade
symmetry, or asymmetry, will provide
valuable direction and inspiration.

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.

e The immediate and wider historic contexts
are both of importance.

e  The impact upon adjacent historic buildings
will be paramount in terms of scale and form.

12.49 Characteristic of traditional buildings types
and context, the first two floors should be
designed with greater stature.

12.50 Where there is a significant difference in
scale with the immediate context, the building
height should vary across the primary fagade,
and/or the maximum height should be limited to
part of the plan footprint of the building.

e  Step back the upper floor/s of a taller
building to achieve a height similar to that
historically characteristic of the district.

e 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.

e Design a distinctive and a taller first floor for
the primary and secondary facades.

e Design adistinct top floor to help terminate
the facade, and to complement the
architectural hierarchy and visual interest.




e Design a hierarchy of window height and/or
width, when defining the fenestration
pattern.

e Consider designing for a distinctive
projecting balcony arrangement and
hierarchy.

e 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.

o Reflect the modulation width of larger
historic apartment buildings.

e Ifabuilding 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.

e  Step back sections of the wall plane to create
the impression of similar fagade widths to
those of the historic setting.

Massing

12.54 The overall massing of a new multifamily

building should respect and reflect the established

scale, form and footprint of buildings comprising

the street block and historic context.

e  Modulate the building where height and scale
are greater than the context.

e Arrange the massing to step down adjacent to
a smaller scale building.

e Respect, and/or equate with the more modest
scale of center block buildings and residences
where they provide the immediate context.

Roof Forms
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.

e Focus on maintaining a sense of human scale.

e The variety often inherent in the context can
provide a range of design options for
compatible new roof forms.

e Vary the massing across the street facade/s
and along the length of the building on the
side facades.

e Respect adjacent lower buildings by stepping
down additional height in the design of a new
building.




5. Building Character
a. Facade Articulation and Proportion
The design of the project reflects patterns of
articulation and proportion established in the
historic context and the block face. As
appropriate, facade articulations reflect those
typical of other buildings on the block face. These
articulations are of similar dimension to those
found elsewhere in the context, but have a depth
of not less than 12 inches.
(1) Rhythm of Openings
The facades are designed to reflect the rhythm
of openings (doors, windows, recessed
balconies, etc.) established in the historic
context and the block face.
(2) Proportion and Scale of Openings
The facades are designed using openings (doors,
windows, recessed balconies, etc.) of similar
proportion and scale to that established in the
historic context and the block face.
(3) Ratio of Wall to Openings
Facades are designed to reflect the ratio of wall
to openings (doors, windows, recessed
balconies, etc.) established in the historic
context and the block face.
(4) Balconies, Porches, and External Stairs
The project, as appropriate, incorporates
entrances, balconies, porches, stairways, and
other projections that reflect patterns
established in the historic context and the block
face.

Facade Articulation, Proportion & 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.

12.56 Roof forms should reflect those seen
traditionally in the block and within the historic
district.

e Flat roof forms, with or without parapet, are
an architectural characteristic of particular
building types and styles, including many
historic apartment buildings.

e  Gable and hip roofs are characteristic of the
roof forms of smaller scale buildings in most
residential historic areas, and in specific
styles of historic apartment buildings.

e  Where it is expressed, roof pitch and form
should be designed to relate to the context.

e Incommercial areas, a wider variety of roof
forms and building profiles may be evident,
providing a more eclectic architectural
context, and wider range of potential design
solutions.

e  Consider roof profiles when planning the
location and screening of rooftop utilities.

12.57 Overall facade proportions should be
designed to reflect those of historic buildings in
the context and neighborhood.

e  The “overall proportion” is the ratio of the
width to the height of the building, especially
the front facade.

e  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.

e  With townhouse development, the individual
houses should be articulated to identify the
individual unit sequence and rhythm.

e  See the discussion of individual historic
districts (PART I11) and the review of typical
historic building styles (PART 1) for more

Staff Analysis: Complies

The facade design has been influenced by various
historic apartment buildings in the district, as well
as commercial buildings including Trolley Square.
A variety of design elements have been
incorporated in facades that reflect themes
commonly seen in the district, such as: vertical
emphasis, arcades, columns, and wide glass
expanses at street facing facades.

The rhythm, proportion, and scale of openings on
the residential facades have been designed to be
consistent with historic apartment buildings in
the district.

On street facing facades, more glazing has been
designed (as required by TSA zoning) and a more
commercial facade is presented. these facades
have been influenced by Trolley Square and other
commercial buildings in the district.




information on district character and facade
proportions.

12.58 To reduce the perceived width and scale of
a larger primary or secondary facade, a vertical
proportion and emphasis should be employed.
Consider the following:

Vary the planes of the fagade for all or part of
the height of the building.

Subdivide the primary fagade 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 facade 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.

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 facade.
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.




e Design a distinct foundation course.

e Employ architectural detailing and/or a
change in materials and plane to emphasize
individual levels in the composition of the
facade.

e  Design the fenestration to create and/or
reflect the hierarchy of the fagade
composition.

e  Change the materials and/or color to
distinguish the design of specific levels.

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:

e Achieve a balance, avoiding areas of too much
wall or too much window.

e Large surfaces of glass can be inappropriate
in a context of smaller residential buildings.

e Design a larger window area with framing
profiles and subdivision which reflect the
scale of the windows in the established
context.

e  Window mullions can reduce the apparent
scale of a larger window.

e  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.

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.

e  Their fenestration pattern consequently
becomes a significant design element of the
primary facade/s.

e 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.

e  Design for a similar scale of window and
window spacing.

e  Reflect characteristic window proportions,
spacing and patterns.

e  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.

e Arrange and/or group windows to
complement the symmetry or proportions of
the architectural composition.

e  Emphasize the fenestration pattern by
distinct windows reveals.

e 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.

Balconies & Entrance - 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
semipublic outdoor spaces, should be designed as
an integral part of the architectural composition
and language of the building.

e 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.

12.66 A secondary or escape stairway should be
planned and designed as an integral part of the
overall architecture of the building, and
positioned at or towards the rear of the building.




6. Building Materials, Elements and
Detailing

a & b. Materials

Building facades, other than windows and doors,
incorporate no less than 80% durable material
such as, but not limited to, wood, brick, masonry,
textured or patterned concrete and/or cut stone.
These materials reflect those found elsewhere in
the district and/or setting in terms of scale and
character.

b. Materials on Street-facing Facades

The following materials are not considered to be
appropriate and are prohibited for use on facades
which face a public street: vinyl siding and
aluminum siding.

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.

e This helps to complement and reinforce the
palette of materials of the neighborhood and
the sense of visual continuity in the district.

e The choice of materials, their texture and
color, their pattern or bond, joint profile and
color, will be important characteristics of the
design.

e 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.

e  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:

e Use brick and/or natural stone, in preference
to less proven alternatives for these areas.

e Limit panel materials to upper levels and less
public facades.

e  Where panel materials are considered, use
high quality architectural paneling with a
proven record of durability in the regional
climate.

e  Synthetic materials, including synthetic
stucco, should be avoided on grounds of
limited durability and longevity, and
weathering characteristics.

Staff Analysis: Complies

All facades have been designed with greater than
80% durable materials, consisting of brick, glass,
stucco, and fiber cement.

Brick is a very common material in the Central
City Historic District, especially on larger
apartment and commercial buildings in the
Trolley Square area. The proposed design draws
inspiration from the detailing, layout, coursework,
etc. of these buildings. The brick color is off-white
which elevated the look of the building, giving it a
contemporary edge, while staying taking
inspiration from the historic properties.

The brick has also been used to enforce the
traditional sense of human scale and the visual
interest of the historic setting. The bond pattern is
a traditional running bond, with accent soldier
courses, placed strategically to enhance the
vertical and horizontal emphasis of the project, as
well as accent the fenestration patterns.

The upper floors have been designed with fiber
cement panels, which have been commonly used
in the climate, and provide a modern compliment
to the masonry on the floors below.

No vinyl or aluminum siding is proposed as an
exterior material.




12.70 Materials should have a proven durability
for the regional climate, as well as the situation
and aspect of the building.

e Avoid materials which merely create the
superficial appearance of authentic, durable
materials.

e The weathering characteristics of materials
become important as the building ages, in
that they should compliment rather than
detract from the building and historic setting
as they weather and mature.

e New materials, which have a proven track
record of durability in the regional climatic
conditions, may be considered.




6. Building Materials, Elements and
Detailing

c. Windows

Windows and other openings are incorporated in
a manner that reflects patterns, materials, and
detailing established in the district and/or setting.

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.

e  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.

e  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.

e Avertical proportion is likely to have greater
design affinity with the historic context.

e It helps to create a stronger vertical emphasis
which can be valuable integrating the design
of a larger scale building within its context.

e  See also the discussion of the character of the
relevant historic district and architectural
styles. (PART I)

12.73 Window reveals should be a characteristic

of masonry and most public facades.

e These help to express the character of the
facade modeling and materials.

e  Window reveals will enhance the degree to
which the building integrates with its historic
setting.

e Avreveal should be recessed into the primary
plane of the wall, and not achieved by
applying window trim to the fagade.

e  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.

Staff Analysis: Complies

The windows have been carefully designed to be
in scale with those characteristic of the building
type and the historic setting. Windows are
proposed to be Pella Impervia Fiberglass
windows, either sing-hung or casement, and will
need to be recessed a minimum 3-4” into the wall.
Muntins on said windows must be on the exterior
of the glass (as opposed to sandwiched between
glass panes) and a thermal spacer bar utilized
between the panes to give the perception of true
divided light windows.

On more prominent public facades, the windows
are much larger, in scale with commercial
developments (Trolley Square). And the
proportions give an almost “warehouse”
appearance. On other residential facades, the
windows in size, pattern, and arrangement, are
characteristic of apartment buildings in the
district, and surrounding area.

Where the vertical brick columns terminate and
the upper levels change to paneling, the colors of
the panels continue the vertical emphasis by
connecting the windows together vertically with a
band of colored paneling. This creates some
variety in the fagade and enhances the vertical
emphasis already established in the project.

Reveals in the window detailing are more
prominent on the brick areas of the building,
where the brick protrudes from the face of the
wall, creating a reveal common in the historic
context. The window sills and heads are treated
with a soldier course, which is traditional in brick
detailing.

On the paneled facades, the windows are framed
by reveals in the paneling system, and not by
applying material to the outside of the wall. This
contributes to a more simple facade in the paneled
areas, and won't distract from the more
prominent detailing in the masonry facades.




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 I11) and relevant architectural styles
(PART I).




6. Building Materials, Elements and

Detailing
d. Architectural Elements and Details

The design of the building features architectural

elements and details that reflect those
characteristic of the district and/or setting.

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.

e 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.

e 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.

e 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.

e 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.

Staff Analysis: Complies

Traditional building elements have been
incorporated in the building design. Brick
detailing (soldier courses, accent courses, etc.)
have been designed in for the lower levels and
window sill/heads. These will reflect common
detailing seen in brick buildings in the historic
district. The large windows facing the street have
been detailed in a similar manner to the
storefronts at Trolley Square. The brick columns
will be placed at the street, and the storefronts will
be recessed 2’, creating a deep reveal.

At entry features, metal awnings are proposed to
comply with the 5’ covered porch requirement.
These are traditional awnings which occur in
many historic properties.




7. Signage Location

Locations for signage are provided such that they
are an integral part of the site and architectural
design and are complimentary to the principal
structure.

Signs - Design Objective

Signs for a new multifamily building, and for any
non-residential use associated with it, should
compliment the building and setting in a subtle
and creative way, as a further architectural detail.

12.78 Signs should be placed on the building or
the site where they are traditionally located in the
historic context.

12.79 ldentify a non-residential use with a sign

location, placement, form and design, which

relates directly to the ‘storefront’ and window

design.

e  See also the Design Guidelines for Signs in
Historic Districts in Salt Lake City.

e  See the Design Guidelines for Historic
Commercial Buildings and Districts in Salt
Lake City.

12.80 Signs and lettering should be creatively
designed to respect traditional sign scales and
forms.

12.81 Signs for the primary and any secondary
use should be designed as an integral part of the
architecture of the fagade.

e Lettering or graphic motif dimensions should
be limited to the maximum required to
identify the building and any other use/s.

e Creativity and subtlety are objectives of the
design of any sign for a new multifamily
building in a historic setting.

12.82 Signs should take the form of individual
lettering or graphic motif with no, or minimal,
illumination.

12.83 Any form of illumination should relate

discretely to the sign lettering, and avoid any

over-stated visual impact upon any residential use

or historic setting.

e  The light source should not be visible.

e Internally illuminated lettering and sign
boxes should be avoided.

e Internally illuminated lettering using a
transparent of translucent letter face or
returns should be avoided.

Staff Analysis: Complies

Signs have been carefully placed on the building
to identify the project, leasing areas, and parking
entries. The font and character of the signs are
complimentary to the principal structure, and
they have been designed to respect traditional
sign scales and forms.




e  Where illumination might be appropriate, it
should be external and concealed, or in ‘halo’
form.

e  Banner or canopy signs are not characteristic
and will not be appropriate.

12.84 Sign materials should be durable and of
architectural quality to integrate with the
building design.

12.85 Power supply services and associated
fittings should be concealed and not be readily
visible on the exterior of the building.

12.86 Refer to the City’s Design Guidelines for
Signs in Historic Districts for more detailed and
extensive advice.




