JOHN COOPER
MAYOR

METROPOLITAN GOVERN E AND DAVIDSON COUNTY

Metropolitan Historic Zoning Commission
Sunnyside in Sevier Park
3000 Granny White Pike
Nashville, Tennessee 37204

STAFF RECOM M EN DATION Telephone: (615) 862-7970
1209 EImwood Avenue
February 17,2021

Application: New Construction—Addition and Outbuilding; Partial Demolition
District: Belmont-Hillsboro Neighborhood Conservation Zoning Overlay
Council District: 18

Base Zoning: R8

Map and Parcel Number: 10513012300

Applicant: Thomas Agee, Bootstrap Architecture + Construction

Project Lead: Melissa Sajid, Melissa.sajid@nashville.gov

Description of Project: Application is to construct a rear addition

and outbuilding that includes a dwelling unit. The projectincludes | Attachments
. . . . . . A: Photographs
altering window openings on the left-side facade of the historic B- Site Plan

house. D: Elevations

Recommendation Summary: Staff recommends approval with
the following conditions:

1. Staff approve the final details, dimensions and materials of the
porch floor, porch steps, porch railing, windows, and doors
prior to purchase and installation;

2. The siding shall have a smooth finish and maximum reveal of
five inches (5”); and

3. The HVAC shall be located behind the house or on either side,
beyond the mid-point of the house, and utility meters shall be
located on the side of the building, within five-feet (5°) of the
front corner. Alternative mechanical and utility locations must
be approved prior to an administrative sign-off on building
permit(s).

With these conditions, staff finds that the project meets Section 11.B
of the Belmont-Hillsboro Neighborhood Conservation District:
Handbook and Design Guidelines.
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Vicinity Map:
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Applicable Design Guidelines:
I. B. GUIDELINES
a. Height

The height of the foundationwall, porch roof(s), and main roof(s) of a new building shall be compatible, by
not contrasting greatly, with those of surrounding historic buildings.

b. Scale

The size of a newbuildingandits mass in relationto open spaces shallbe compatible, by not contrasting
greatly, with surrounding historic buildings.

Foundation lines should be visually distinct fromthe predominant exterior wall material. Thisis typically
accomplished with a change in material.

c. Setback and Rhythm of Spacing

The setback from front and side yard property lines established by adjacent historic buildings should be
maintained. Generally, a dominantrhythm alonga streetis established by uniform lot and building
width. Infillbuildings should maintain that rhythm.

The Commission has the ability to determine appropriate building setbacks and extend height limitations of
the required underlying base zoning for new construction, additions and accessory structures
(ordinance no. BL2007-45).

Appropriate setbacks will be determined basedon:

- The existing setback of the contributing primary buildings and accessorystructures foundin the
immediatevicinity;

- Setbacks of like structures historicallyfound on the site as determined by historicmaps, site plansor
photographs;

- Shape of lot;

- Alley access or lack thereof;

- Proximity of adjoining structures; and

- Property lines.

Appropriateheight limitationswill be based on:
- Heights of historicbuildings in theimmediate vicinity
- Existingor plannedslope andgrade

In most cases, an infill duplexshould be one building, as seenhistorically inorder to maintain the rhythm
of the street. Detached infill duplexes may be appropriate inthe following instances:

- There isnot enough squarefootage to legally subdivide the lot but there is enough frontage andwidth
to the lot to accommodate two single-family dwellings ina manner that meets the design
guidelines;

- The second unit follows the requirements of a Detached Accessory Dwelling Unit; or

- An existingnon-historic building sits so far back onthe lotthat a building may be constructedin front
of itin a manner that meets the rhythm of the street and the established setbacks..

d. Materials, Texture, Details, and Material Color

The materials, texture, details, and material color of a newbuilding's public facades shall be visually
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compatible, by not contrasting greatly, with surrounding historic buildings. Vinyland aluminum siding
are notappropriate.

T-1-11-type building panels, "permastone”, E.F.1.S. and other artificial siding materials are generally not
appropriate. However, pre-cast stone and cementfiberboardsiding are approvable cladding materials
for new construction; but pre-cast stoneshould be of a compatible color andtexture to existing historic
stone cladstructuresin the district; and cement fiberboard siding, when used for lappedsiding, should
be smooth andnotstamped or embossed and havea maximumofa 5 " reveal. The reveal for lap siding
should not exceed 5. Larger reveals may be possible but should not exceed 8 and shall have mitered

corners.

Shingle siding should exhibit a straight-line course pattern and exhibit a maximum exposure of seven
inches (7).

Fourinch (4”) nominal corner boards are required at the face of each exposed corner.

Stud wall lumber and embossed wood grain areprohibited.

Belt courses or a changein materials fromone story toanotherare oftenencouraged for large two-story
buildings to break up the massing.

When different materials are used, it is most appropriateto have thechange happen atfloor lines.

Clapboardsided chimneys are generally not appropriate. Masonryor stucco isappropriate.

Texture andtooling of mortar on new constructionshouldbe similar to historic examples.

Asphaltshingle isan appropriate roof material for mostbuildings. Generally, roofing should nothave
strong simulated shadows in thegranulecolorswhich results in a rough, pitted appearance; faux
shadowlines; stronglyvariegated colors; colors thatare toolight (e.g.: tan, white, lightgreen); wavy
ordeep color/texture used to simulate split shakeshingles or slate; excessive flaredformin the shingle
tabs; uneven or sculpted bottom edges that emphasize tab width or edges, unless matching theoriginal
roof.

Generally front doors should be 1/2 tofull-light. Fauxleaded glassisinappropriate.

e. Roof Shape

The roof(s) of a newbuilding shall be visually compatible, by not contrasting greatly, with the roof shape,
orientation, and pitch of surrounding historic buildings. With the exception of chimneys, roof-top
equipment and roof penetrations shall be located so asto minimize their visibility from thestreet.

Roof pitches should be similar to thepitches found inthe district. Historic roofs are generally between 6/12
and 12/12.

Roof pitchesfor porchroofs are typically less steep, approximatelyin the 3-4/12 range.

Generally, two-story residential buildings have hipped roofs.

Generally, dormers should be located on theroof. Walldormersare not typical in thehistoric context and

accentuate height so they should be used minimallyandgenerally onlyon secondaryfacades. Whenthey

are appropriate they should be no wider than the typical window openings and should not projectbeyond

the mainwall.

f.Orientation

The orientation ofa newbuilding's frontfacade shall be visually consistent with surrounding historic
buildings.

Porches

New buildings shouldincorporate atleastonefront street-related porch thatis accessible fromthefront
street.

Side porches or porte cocheres may also beappropriateas a secondaryentrance, but the primaryentrance
shouldaddress the front.

Front porches generally shouldbe a minimum of 6’ deep, have porchracks that are 1°-3 tall and have
posts thatinclude bases and capitals.
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Parkingareasand Driveways
Generally, curbcutsshould not be added.

Where a new drivewayisappropriate it should be two concretestrips with a central grassy median.
Shared driveways should be a single lane, not justtwo driveways next to each other. Sometimes this may
be accomplished witha single lanecurb cut thatwidens to a double lane deeper intothelot.

Duplexes

Infill duplexes shall haveone or twodoors facingthestreet, as seen on historic duplexes. In the caseof
corner lots, anentrance facing the sidestreetis possible as longasitisdesigned tolook likea
secondaryentrance.

In the case of duplexes, vehicular access for both units should be fromthealley, wherean alleyexists. A
new shared curbcut may be added, if no alley and nodriveway exists, butthe driveway should be no
more than 12’ wide fromthe street to the rear ofthe home. Driveways should use concretestrips
where they aretypical ofthe historic context. Front yard parkingor driveways whichendat the front
of the house arenotconsistent with the character of the historic neighborhoods.

Multi-unit Developments

For multi-unitdevelopments, interior dwellings should be subordinateto those thatfront the street.
Subordinate generally means the widthand heightof thebuildings are less thantheprimary building(s)
that facesthe street.

For multi-unitdevelopments, direct pedestrian connections should be made betweenthe street andany
interior units. The entrancestothose pedestrian connections generally should be wider thanthe typical
spacingbetweenbuildings alongthe street.

g. Proportionand Rhythm of Openings

The relationship of width to height of windows and doors, andthe rhythm of solids (walls) to voids (do or
and window openings) in a new building shall be compatible, by notcontrasting greatly, with
surrounding historic buildings.

Windowopenings on the primary street-related or front facade of new constructionshould be
representative ofthe window patterns of similarlymassed historic structures withinthe district.
In most cases, every 8-13 horizontal feet offlatwall surface should have an opening (window or door) of at
least 4 squarefeet. More leniencies canbe givento minimallyvisible sideor rear walls.
Double-hungwindows should exhibit a heightto width ratio ofat least 2:1.
Windows on upper floors should not be taller thanwindows on the mainfloor since historically first floors
have higher ceilings than upper floors and so windows were typically taller on thefirst floor.
Single-lightsashes are appropriate for new construction. If using multi-light sashes, muntins should be
fully simulated and bonded to the glass, and exhibit an interior bar, exterior bar, aswellasa spacer
betweenglass panes.
Fourinch (nominal) casings are required around doors, windows and vents on non-masonry buildings.
Trimshould be thickenoughto extend beyondthe clapboard. Doubleor triple windows should have a
4 to 6 mullion in between.
Brick molding is requiredarounddoors, windows and vents within masonry walls but is notappropriate on
non-masonty buildings.

h. Utilities

Utility connections such as gas meters, electric meters, phone, cable, and HVAC condenser units should be
locatedso asto minimize their visibility from the street.

i. Outbuildings

(Althoughthe MHZC does not review use itselfthere are additional ordinance requirements for buildings
that haveare or have a Detached Accessory Dwelling Unit (DADU) required by ordinance 17.16.030
that are reviewed by the MHZC. Thisinformation is provided for informational purposes onlyand does
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not replace ordinance 17.16.030.)

1) Anewgarage orstorage building should reflectthe character of the period of thehouse towhich the
outbuildingwill be related. The outbuilding should be compatible, by not contrasting greatly, with
surrounding historic outbuildings in terms of height, scale, roof shape, materials, texture, and details.

Outbuildings: Height & Scale

- On lots lessthan 10,000 square feet, thefootprintof a DADU or outbuilding shall not exceed seven
hundred fiftysquare feet or fifty percent of thefirst floor area of the principal structure, whichever is less.

- On lots 10,000square feet or greater, thefootprintof a DADU or outbuilding shall not exceed one
thousandsquare feet.

- The DADU or outbuilding shall maintain a proportional mass, sige, and height to ensure it is not taller or
wider than the principal structure on the lot. The DADU or outbuilding height shall not exceed the height of
the principal structure, with a maxinmum eave height of 10° for one-story DADU's or outbuildings and 17’
Jor two-story DADUs s or outbuildings. T he roof ridge height of the DADU or outbuilding nust be less than
the principal building and shall not exceed 25° feet in height.

Outbuildings: Character, Materials and Details

- Historically, outbuildings wereeither veryutilitarianin character, or (particularly with more extravagant
houses) theyrepeatedthe roof forms andarchitectural details of the houses to which they related.
Generally, either approach is appropriate for new outbuildings. DADUs or out buildings located on comer
lots should havesimilar architectural characteristics, including roofformand pitch, to theexisting
principal structure.

- DADUs or outbuildings with a second story shallenclose thestairs interior tothe structure and properly
fire rate themper theapplicable lifesafety standards found in the code editions adopted by the
Metropolitan Government of Nashville.

Outbuildings: Roof

- Roof slopes on simple, utilitarian buildings do nothave to matchthe roof slopes of themain structure, but
generallyshould maintainat least a 4/12 pitch.

- The DADU or outbuilding may have dormers that relateto the style and proportion of windows onthe
DADU and shall be subordinate to the roofslope by coveringno more thanfifty percentof the roof plane
and shouldsit back fromthe exterior wallby 2.

Outbuildings: Windows and Doors

- Publicly visible windows should be appropriate to thestyle of thehouse.

- Double-hungwindows are generallytwice astall asthey are wide and of the single-light sashvariety.

- Publicly visible pedestrian doors must either be appropriate for thestyle of houseto whichthe
outbuilding relates or be flat with no panels.

- Metal overhead doors are acceptable ongarages when theyare simple and devoid of overlydecorative
elements typical on high-style wooden doors. Decorative raised panels on publicly visiblegarage doors are
generallynotappropriate.

- For street-facing facades, garages withmore than one-bay should have multiple single doors rather than
one large door to accommodate more thanone bay.

Outbuildings: Siding and Trim

- Brick, weatherboard, and board-and-batten are typical siding materials.

- Exterior siding may matchthe existing contributing building’s original siding; otherwise, siding should
be wood or smooth cement-fiberboard lap siding with a maximum exposure offive inches (5"), woodor
smooth cement-fiberboard board-and-batten or masonry.

- Fourinch (4" nominal) corner-boards are required at the face ofeachexposed corner.

- Stud wall lumber and embossed wood grain are prohibited.

- Fourinch (4" nominal) cornerboards and casings around doors, windows, and vents within clapboard
wallsisrequired. Trimshouldbe thick enoughto extend beyondthe clapboard. Doubleor triple windows
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shouldhavea 4’ to 6 mullionin between.
Brick moldingis required around doors, windows, and vents withinmasonry walls but isnotappropriate
on non-masonry clad buildings.

2) Outbuildings should be situated on a lot asis historically typical for surrounding historic buildings.

Generally newgarages should be placed closeto the alley, at therear of thelot, or in theoriginal location
of an historic accessorystructure.

Lotswithoutrear alleys may have garages located closer to the primary structure. The appropriate
locationis one thatmatches the neighborhood or canbe documented by historic maps.

Generally, attached garages are not appropriate; however, instances where they may beare:
- Where they are a typical feature of the neighborhood; or
- When the location of the attached garageis in the general location of an historicaccessory building,

the new garageis located inthe basementlevel, and thevehicular access is on the rear elevation.

Setbacks & Site Requirements.

- To reflect the character of historic outbuildings, new outbuildings for duplexes should not exceed the
requirements for outbuildings for the entire lotand should not bedoubled. The most appropriate
configurations would be two 1-baybuildings with or without parking pads for additional spaces or one2-
bay building.

- A DADU or outbuildingmay onlybe located behind the principal structure in theestablished rear yard.
The DADU or outbuilding is to be subordinate to the principal structureandtherefore should beplacedto
the rear of the lot.

- There shouldbe a minimum separation of 20’ between the principal structure and the DADU or
outbuilding.

- At least oneside setbackfor a DADU or outbuilding on aninterior lot, should generally be similar tothe
principledwelling but no closer than 3’ from eachpropertyline. The rear setback may beup to 3’ from the
rear property line. For corner lots, the DADU or outbuilding should match the contextof homes on the
street. If thereisno context, the streetsetback should bea minimumof'10°.

Driveway Access.

- On lotswith noalley access, the lotshall haveno more thanonecurb-cut fromany public street for
driveway access to the principal structure as wellas the detached accessory dwelling or outbuilding.

- On lotswith alley access, any additional access shall be fromthe alley andno new curb cuts shall be
provided from public streets.

Parkingaccessedfromany publicstreetshall belimitedto onedrivewayfor thelot witha maximumwidth
of twelve feet.

Additional Requirements for DADUs from Ordinance 17.16.030. See requirements for outbuildings for
additional requirements.

- The lotarea on whicha DADU is placedshall comply with Table 17.12.020A.

- The DADU may not exceed the maximums outlined previouslyfor outbuildings.

- No additional accessory structureshall exceed two hundred square feet when thereisa DADU on the lot.

Density.

- A DADU isnot allowed if the maximum number of dwelling units permitted for thelot has been met.

Ownership.

a.No more than one DADU shall be permitted onasingle lot in conjunction with the principal
structure.
b.The DADU cannotbe divided fromthe property ownership of the principal dwelling.

- The DADU shall be owned by the same personasthe principal structureand oneof the two dwellings
shall be owner-occupied.

- Priorto the issuance of a permit, an instrumentshall be prepared and recorded with the register's office
covenantingthat the DADU is being established accessory to a principal structure and may only be
used under the conditions listed here.

Bulk and Massing.
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- The living spaceof a DADU shall not exceed sevenhundred square feet.
j. Public Spaces

Landscaping, sidewalks, signage, lighting, street fumiture and other work undertaken in public spaces by
any individual, group or agency shallbe presentedto the MHZC for review of compatibility with the
character of the district.

Generally, mailboxes should beattached tothe frontwall of thehouseor a porchpost. In most cases,
street-sidemailboxes are inappropriate.

k: Multi-unit Detached Developments/ Cottage Developments

Multi-unit detacheddevelopmentsor “cottage” developments are only appropriate where the Planning
Commissionhas determined thatthe community planallows for the density requestedandthedesign
guidelines for “newconstruction” canbe met.

The buildings facing thestreetmust followall the design guidelines for new construction. The interior
units need notmeet thedesignguidelines for setbacks and rhythm of spacing on the street.

Interior dwellings should be subordinateto those thatfront the street. Subordinategenerally meansthe
width and heightof thebuildings are lessthanthe primary building(s) thatfacethe street.

Interior dwellings should be “tucked-in” behind the buildings facing the street.

Direct pedestrian connections should be made betweenthe street and any interior units. The entrances to
those pedestrian connections generally should be wider thanthetypical spacing between buildings
along the street.

Attached garages are onlyappropriatefor rear unitsalong the alley.

2. ADDITIONS

a.Generally,anadditionshould be situated at therear ofa building in such a waythatit will not disturb
either front orside facades. To distinguish betweenthe historic structure andanaddition, it is desirable
to set the addition in from the building side wall or for the addition to have a different cladding.
Additions not normally recommended on historic structures may be appropriate for non-historic
structures. Frontorside alterations to non-historic structures thatincrease space or change exterior
height should be compatible by notcontrasting greatly with adjacent historic buildings.

Placement

Additions should belocated at the rear of an existing structure.

Connections toadditions should, as much as possible, use existing windowanddoor openings rather
than removesignificantamounts of rear wall material.

Generally, one-story rear additions should inset onefoot, for each story, fromthe side wall.

Additions should be physicallydistinguished fromthe historicbuildingand generallyfit withinthe
shadowlineof theexisting building.

Additions should bea minimum of 6 ” below the existing ridge.

In orderto assure thanan addition has achieved proper scale, theadditionshould:

No matter itsuse, not belarger thanthe existing house, notincluding non-historic additions, in order
to achieve compatibilityin scale. Thiswill allow for the retention of small and medium size homes
inthe neighborhood. The diversity of housingtypeandsize isa character defining feature of the
historicdistricts.

- Additions which are essentially a house-behind-a-house with a long narrow connector are not
appropriate, asthe formdoes notexist historically. Short or minimal connections that donot
require theremoval of the entire back wall of a historic building are preferred.

- Generallybe shorter andthinner thantheexisting building. Exceptions may be madewhen unusual
constraints makethese parameters unreasonable, suchas:
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- An extreme gradechange

- Atypical lotparcel shape or size

In these cases, an additionmay rise above or extend wider than theexisting building; however,
generallythe addition should not higher and extend wider.

When an addition needs tobe taller:

Whenever possible, additions should not betaller thanthehistoric building; however, when a taller
addition isthe onlyoption, additions to single story structures may rise as high as4' above the
shadowlineof theexisting building at a distanceof 40’ from the front edge of the existing building.
In thisinstance, the sidewalls and roof ofthe addition mustset in asistypicalforalladditions.
The portion of the roof that can be seenshould havea hipped, side gable or clipped gable roof to
help decreasethe visual mass of the addition.

When an additionneeds tobe wider:

Rear additions that arewider thanan existing historicbuilding may be appropriate whenthe building is
narrower than 30’ or shiftedto onesideof the lot. Inthese instances, a structuralalcove or
channel mustseparate the existing building fromthe newaddition. The structural alcoveshould
sitinaminimumof'1’and be at least twice as long as it is deep.

In addition, a rear additionthat is wider shouldnotwrapthe rear corner.

Ridge raises

Ridge raises are most appropriate for one-story, side-gable buildings, (without clipped gables) andthat
require more finished height in the attic. The purpose of aridge raise isto allowfor conditioned
space in the attic andto discourage large rear or sideadditions. The raisedportionmustsitina
minimumof 2’ from eachside walland canbe raised nomore than 2’ of total vertical height
withinthe same planeas the front roof slope.

Sunrooms

Metal framed sunrooms, as a modern interpretation of early greenhouses, are appropriateif theyare
mostly glass or use appropriate cladding material for the district, are located at the rearin a
minimally visible location, are minimally attached to theexisting structure, and followall other
design guidelines for additions.

Foundation

Foundationwalls should set in from theexisting foundation at the back edge of the existing structure
by one foot for eachstoryor half story. Exception: Whenan addition isa small one-roomdeep
(12 deep or less) addition thatspans thewidth of thestructure, and the existing structure is
masonry with the addition to be wood (or appropriate substitute siding). The change in
material from masonryto wood allows for a minimum of a four inch (4”) inset.

Foundation height should matchor be lower thantheexisting structure.

Foundation lines should be visually distinct fromthe predominant exterior wall material. Thisis
generallyaccomplishedwith a changein materials.

Roof

The heightoftheaddition's roof and eaves mustbe less thanor equal tothe existing structure.

Visually evident roofslopes should match the roofslopes ofthe existing structure, and roof planes
shouldsetin accordingly for rear additions.

Skylights should not be located onthe front-facing slope of theroof. Skylights shouldbe flat (no bubble
lenses)witha low profile (nomore thansix inches tall) and only be installed behind the midpoint
of the building).

Rear & Side Dormers
Dormer additions are appropriate for some historic buildings as they area traditional way of adding
ventilation and light toupper stories.

The addition of a dormer thatwould require the removal of historic features suchas an existing dormer,
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chimneys, cupolas or decorative featureis not appropriate.

Rear dormers should be insetfromtheside walls of the buildingby a minimum of twofeet. The top ofa
rear dormer may attach just belowtheridge of themainroofor lower.

Side dormers should be compatiblewiththe scaleand design of thebuilding. Generally, thiscan be
accomplished with the following:

- New dormers shouldbe similar in designand scale to an existingdormer on the building.

- New dormersshouldbe similar in designand scale to anexistingdormer on another historic building
thatissimilarinstyleand massing.

- The number of dormers andtheir location and size should be appropriate to the style and design of the
building. Sometimes dormer locations relate to the openings below. The symmetryor lackof
symmetry withina building designshould be used asa guidewhen placing dormers.

- Dormers should notbe addedto secondaryroofplanes.

- Eave depthon a dormer should not exceed theeavedepth on themain roof.

- The roof form of the dormer should match the roof form of the building or be appropriatefor thestyle.

- The roof pitchof thedormer should generallymatchtheroofpitch of the building.

- Theridge of aside dormer should beat least 2’ below the ridge of the existing building; the cheeks
shouldbeinsetat least 2’ fromthewall below or adjacentvalley; andthe frontwall of the gable
shouldsetback a minimum of 2’ from the wallbelow. (These minimuminsets will likely be
greater than 2’ whenfollowing the guidelines for appropriate scale.)

- Dormers should generally be fully glazed and aprons belowthe window should be minimal.

- The exterior material cladding of side dormers should matchthe primary or secondary material of the
main building.

Side Additions

b. When a lot exceeds 60 feet orthe standard lot width on the block, it may be appropriate to add a side
additionto a historic structure. The additionshould set back from the face of the historic structureand
should be subservientin height, width and massingto the historic structure.

Side additions should be narrower thanhalf of the historic building width and exhibit a height of
atleast 2’ shorter than the historicbuilding.

To deemphasizea side addition, the roofing formshould generally be a hip or side-gable roof
form.

Commercial buildings thatdesire a covered open-air sideadditions generally should not enclose
the areawithplastic sides. Suchapplications may be appropriate if: the addition is located
on the ground level offa secondary facade, isnot located on a streetfacing side of a building,
hasa permanentglass wall on the portion of the additionwhich faces the street, and thefront
sits back a minimum of three (3°) from the front or side wall, depending on placementof the
addition.

c. The creation of anaddition through enclosure of a front porch is not appropriate. The creation of an
additionthrough theenclosure ofa side porch may be appropriate if the additionis constructed in such a
way that the original form and openings on the porch remain visible and undisturbed.

Side porchadditions may beappropriatefor corner building lots or lots more than 60’ wide.

d. Contemporary designs foradditions to existing properties are notdiscouraged when suchadditions do
not destroy significant historical, architectural, or cultural material; and when such design is compatible, by
not contrasting greatly, with the size, scale, color, material, and character of the property, neighborhood, or
environment.

e. A newadditionshould be constructed in such a manner that if the addition were to be removed in the
future, theessential form and integrity of the original structure would be unimpaired.

Connections should, as much as possible, use existingwindow and door openings rather than remove
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significant amounts of rear wall material.
f. Additions should followthe guidelines for new construction.
V. DEMOLITION
1. Demolitionisnotappropriate

a. if a building, ormajor portionof abuilding, is of such architectural or historical interest
and valuethatits removal would be detrimental to the public interest; or

b. if a building, ormajor portion of a building, is of such old or unusual or uncommon
design and materials that it could not be reproduced or be reproduced withoutgreat
difficulty and expense.

2. Demolitionisappropriate

a. if a building, ormajor portionof a building, has irretrievably lost itsarchitecturaland
historical integrity andsignificance and its removal will result in a more historically
appropriate visual effect onthe district;

b. if a building, ormajor portion of a building, does not contribute to the historicaland
architectural character and significance of the district and its removal will result in a more
historically appropriate visual effect on the district; or

c. if the denial of the demolitionwill result in an economic hardship on theapplicantas

determined by the MHZC in a ccordance with section 17.40.420 (Historic Zoning
Regulations), Metropolitan Comprehensive Zoning Ordinance.
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Background: The house located at 1209 EImwood Avenueis a c. 1920 bungalow that
contributes to the historic character of the Belmont-Hillsboro neighborhood (Figure 1).

A

Figure L. 1209 EImwood Avenue, February

Analysis and Findings: Application is to construct a rear addition and outbuilding that
includes a dwelling unit. The projectincludesaltering window openings on the left-side
facade of the historic house.

Demolition: The application includes the removal of an existing single-story shed roof
piece and the removal of paired windows and a shorter double hung window on the left-
side facade at theat and beyond the midpoint (Figure 2). Staff finds that removal of these
windows can be appropriate given their location at and beyond the midpoint. The
applicant proposes to add two double-hung windows so that there is not a large expanse
of wall without a window or door opening (Figure 3).

Figure 2. Existing left-sideelevation, " Figure 3. Proposed left-sideelevation with
outline of existing house.

The shed roof portion to be removed appears on the 1951 Sanborn map (Figures 4 and 5).
While this rear portion may be original or added early on, staff finds thatitis nota
character defining feature given its location at the rear of the house along with the lower
height and separate roof form. For these reasons, staff finds that its demolition can be
appropriate.
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Figure 4. Rearportionto be removed.

Figure 5. 1951 Sanborn map.

For these reasons, staff finds that the proposed partial demolition does not meet Section
V.1 for inappropriate demolition and can meet Section V.2 for appropriate demolition.

Height & Scale: The proposed addition rises two feet (2°) taller than the historic house
and extends wider on the left side; however, the addition is not taller and wider than the
existing house at the same point. The additional height occursapproximately fifty-one
feet (51°) behind the front wall of the house, which meets the design guidelines. The
historic home is a true one-story house, and the project uses the drop in grade along with
the additional height to create some upper-story living space in the addition. The eaves
of the single-story connector are the same height as the historic house while the eaves of
the taller part of the addition are approximately eighteen inches (18”) taller.

The addition is inset one foot (1°) from both rear corners and goes back thirteen feet (13°)
on both sides before matching the width of the historic house. Staff finds that the
proposed insets can be appropriate since the connector is single-story, and while the
addition includes some upper-level space, it does not incorporate dormers or drastically
taller eaves than the existing house.

The historic house is twenty-eight feet (28”) wide, which meets the criteria for when a
wider rear addition can be appropriate. As proposed the wider rear addition is a single-
story screened porch that extends approximately six feet, eightinches (6°-8"") wider on
the left-side approximately eighty feet (80”) beyond the front wall of the historic house.
Staff finds that the proposed wider addition to be appropriate given it location at the rear,
it’s one-story form, and the open nature of a screened porch. In addition, the visibility of
the wider addition is likely to be reduced even more given the drop in grade from the
front to the rear of the site.

The new construction adds a net footprint of approximately one thousand, four hundred,
ninety-three square feet (1493 sg. ft.) to the existing footprint of one thousand, two
hundred, thirteen square feet (1213 sg. ft.). While the addition more than doubles the
existing footprint, three hundred fifty square feet (350 sg. ft.) of the addition is a single-
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story screened porch. Staff finds that the proposed footprint can be appropriate since the
overall scale of the addition is appropriate for the historic house.

The project meets Section I11.B.1.a.and b.
Location & Removability: The addition is located behind the historic house. Its insets

and separate roof formensure that if the addition were to be removed in the future, the
overall historic character of the historic house would not be adversely impacted.

The project meets Section I1.B.2.aand e.

Design: The location of the addition at the rear of the existing building is in accordance
with the design guidelines. The addition’s inset and separate roof form help to distinguish
it from the historic house and read as an addition to the house. Atthe same time, its
scale, materials, roof form, and fenestration pattern are all compatible with the historic
character of the existing house. The addition is designed so that if the addition were to be
removed in the future, the historic character of the house would still be intact.

The project meets Section 11.B.2.aand f.
Setback & Rhythm of Spacing: The addition meets all bulk zoning setbacks. The new

construction is approximately ten feet (10°) fromthe right property line; five feet (5°)
from the left property line; and fifty-three feet (53°) from the rear property line.

The project meets Section 11.B.1.c.

Materials:
Proposed Color/Texture/ Approved Requires
Make/Manufact | Previously or | Additional
urer Typical of Review
Neighborhood
Foundation Concrete Split Face Yes No
Block

Cladding Lap siding Needs final Yes Yes
approval

Secondary Board-and- Yes No

Cladding batten

Roofing Asphalt Match house Yes No

Shingles
Trim Fiber cement Smooth Yes No
boards

Side Porch Not indicated Needs final Unknown Yes

Floor/Steps approval

Side Porch Not indicated Needs final Unknown Yes

Railing approval

Rear Porch TPO White Yes No

1209 Elmwood Avenue

Metro Historic Zoning Commission, February 17, 2021
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Roof

Windows Not indicated Needs final Unknown Yes
approval

Side doors Not indicated Needs final Unknown Yes
approval

Most of the known materials meet the design guidelines. The applicant proposes white
TPO for the side porch roof. The Commission has approved TPO and other membrane
roofing for additions that incorporate lower sloped roof forms but has not approved white
as a roof color since it would usually contrast greatly with the historic context. However,
staff finds that the white TPO can be appropriate in this case since the covered porch is
located approximately eight feet (80°) beyond the front wall of the historic house.

With the conditions that the lap siding be smooth faced with a maximum reveal of five
inches (5”) and that staff review the final details and dimensions of the porch floor, porch
steps, porch railing, windows, and doors prior to purchase and installation, the project
meets Section 11.B.1.d

Roof form: The primary roof form of the addition is a clipped front gable with a 6/12
pitch. The right-side fagade includesa shed dormer that is set in two feet (2”) from the
wall below and meets the design guidelines. The side porch that extends wider on the
left-side has a flat roof with a .25/12 slope. Staff finds that the lower sloped roof is
appropriate for a single-story screened porch. Staff finds that the roof forms of the
addition are compatible and do not contrast greatly with that of the historic house.

The project meets Section 11.B.1.e.

Proportion and Rhythm of Openings: The addition includes a mix of windows that are
twice as tall as they are wide and horizontally proportioned windows. Staff findsthat the
horizontal windows can be appropriate given their location beyond the midpoint on the
left-side fagade, in the dormer that is appropriately inset on the right-side fagade, and on
the rear elevation. There are no large expanses of wall space without a window or door
opening. Staff findsthe project’s proportion and rhythm of openings to meet Section
11.B.1.g.

Appurtenances & Utilities: No changes to the site’s appurtenances were indicated on the
drawings. The location of the HVAC and other utilities was also not noted. Staff asks
thatthe HVAC be located on the rear fagade, or on a side facade beyond the midpoint of
the house. The project meets Section 11.B.1.h.

Outbuildings: The applicant proposes to construct an outbuilding that includes a
dwelling unit with this project.

1209 Elmwood Avenue Metro Historic Zoning Commission, February 17, 2021 15



Massing Planning: The lotis less than 10,000 square feet, at approximately nine
thousand, three hundred, and seventy-six square feet (9,376 sq. ft.).

50% of first floor Lot is less than Proposed
area of primary 10,000 square feet | Outbuilding
structure
Maximum 1353 sq. ft. 750 sq. ft. max 750 sq. ft.
Square Footage
Potential Existing House Proposed
maximums under Outbuilding
Ordinance
Ridge 25’ unless 22°-10” 21°-10”
Height existing building
is less
Eave 10° 11° 10’ (average)
Height

Staff finds that the height and scale of the proposed outbuilding to meet the design

guidelines.
Roof Form:
Proposed Proposed Typical of
Element Outbuilding district?
Primary form Gable Yes
Primary roof 7.5/12and 12/12 | Yes
slope
Secondary Flat Yes*
form
Secondary roof | .25/12 Yes
slope
Dormer form Shed Yes
Dormer roof 2.5/12 Yes
slope

*The outbuilding is comprised of a one and one-half story componentand a true one-

story component. While flat roofs on one and one-half story and two story outbuildings

is inappropriate, one-story outbuilding with flat roofs were common historically. Staff

finds that the proposed roof form meets Section 11.B.1.i of the design guidelinesfor roof

shape.

Materials:

Proposed
Outbuilding

Color/Texture

Needs final approval?

1209 Elmwood Avenue
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Foundation Concrete Block CMU No

Primary Lap siding Needs final No

cladding approval

Secondary Board-and- No

cladding batten

Trim Fiber cement Smooth No

board

Primary Asphalt Match house No

Roofing Shingles

Windows Not indicated Needs final Yes
approval

Doors Not indicated Needs final Yes
approval

Garage door Not indicated Needs final Yes
approval

With the conditions that the lap siding be smooth faced with a maximum reveal of five
inches (5”) and that staff review the final details and dimensions of the windows and
doors prior to purchase and installation, staff finds that the materials meet the design
guidelines.

General requirements for Outbuildings:

YES NO
i ?
If there are stairs, are they enclosed? Yes
If a corner lot, are the design and materials similar to the principle vy
- es
building?
If dormers are used, do they cover less than 50% of the roof plane
where they are located as measured from side-to-side? N/A
If dormers are used, do they sit back fromthe wall below by at
least2’? N/A
i ?
Is the roof pitch at least 4/12° Yes
If the building is two-bay and the vehicular doors face the street,
are there two different doors rather than one large door? N/A
Is the building located towards the rear of the lot? Yes
Site Planning & Setbacks:
PROPOSED
MINIMUM 1 ouTBUILDING
Building located towards rear - Yes

1209 Elmwood Avenue Metro Historic Zoning Commission, February 17, 2021




of lot

Space between principal

building and garage 20° 24°-3”
Rear setback — garage doors
face alley 5 5’-10”
Right side setback 5° 5°
Left side setback 5 11°-8”

i ildi ?
How is the building accessed? ) From alley
Two different doors rather than
one large door (if street - N/A

facing)?

The proposed setbacks for the DADU meet the design guidelines.

With staff’s approval of the windows and doors, staff finds that the outbuilding’s height ,
scale, roof form, dormers, materials, location, and setbacks to meet Section 11.B.1.i. of the
design guidelines.

Recommendation: Staff recommends approval with the following conditions:

1. Staff approve the final details, dimensions and materials of the porch floor, porch
steps, porch railing, windows, and doors prior to purchase and installation;

2. The sidingshall have a smooth finish and maximum reveal of five inches (5); and

3. The HVAC shall be located behind the house or on either side, beyond the mid-point
of the house, and utility meters shall be located on the side of the building, within 5’
of the front corner. Alternative mechanical and utility locations must be approved
prior to an administrative sign-off on building permit(s).

With these conditions, staff finds that the project meets Section 11.B of the Belmont-
Hillsboro Neighborhood Conservation District: Handbook and Design Guidelines.

1209 Elmwood Avenue Metro Historic Zoning Commission, February 17, 2021 18
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