
 
 

ALPINE CITY PLANNING COMMISSION MEETING 
 
NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah will hold a Public Hearing and a 
Regular Meeting at Alpine City Hall, 20 North Main, Alpine, Utah on Tuesday, July 7, 2015 at 7:00 pm as follows: 
 
I. GENERAL BUSINESS 
 

A. Welcome and Roll Call:                Steve Cosper  
B. Prayer/Opening Comments:             Jane Griener 
C. Pledge of Allegiance:  By Invitation 

 
II. PUBLIC COMMENT            

 
Any person wishing to comment on any item not on the agenda may address the Planning Commission at this point by  
stepping to the microphone and giving his or her name and address for the record.  
 

III. ACTION ITEMS 
 
A.   PUBLIC HEARING - Condominium Ordinance Amendment Request - Larry Hilton 

 The Planning Commission will discuss an amendment to the Condominium Ordinance which would eliminate language related 
 to fire separation standards. 

 
B. Condominium Ordinance Amendment Request: The Planning Commission will consider making a recommendation on 

 proposed amendments to the Condominium Ordinance.  
 
C.   PUBLIC HEARING - Wadsworth Meadows Concept Plan - Approximately 1350 E 900 N - Autumn View Properties 

 The Planning Commission will review the concept plan for the proposed subdivision which was formerly known as East Bench 
 Estates. It consists of 11 lots on 15 acres located at approximately 1350 East 900 North in the CR-40,000 zone.  

 
D. Wadsworth Meadows Concept Plan and Variance Request 

 The Planning Commission will review the concept plan for the proposed subdivision which was formerly known as East Bench 
 Estates, and make a recommendation to the City Council on the request that there be an exception to the requirement for a 
 secondary access for subdivisions in the Urban Wildland Interface Overlay zone.  

 
E. Olde Towne Centre Lot "D" - Cooper Building, 363 S. Main - Gary & April Cooper 

 The Planning Commission will review and give direction on the design of the building located in the Historic Gateway Zone.  
 
F. River Meadows Senior Living Phase 4 - Revised Site Plan 

 This phase consists of 8 units and has been previously approved but the developer is requesting approval for modification of 
 the building pad locations.  

  
G. River Meadows PRD - Plat Amendment 

 Two of the units in this previously approved development were discovered to be located in the flood plain. The developer is 
 seeking approval of a plat amendment to adjust the lots. 

 
IV.   COMMUNICATIONS 

  
V.     APPROVAL OF PLANNING COMMISSION MINUTES:  June 2, 2015 
         
ADJOURN      

 

      Chairman Steve Cosper 
      July 2, 2015 
 
 
 
 
 
 

 

THE PUBLIC IS INVITED TO ATTEND ALL PLANNING COMMISSION MEETINGS. If you need a special accommodation to participate 
in the meeting, please call the City Recorder's Office at 801-756-6347 ext. 5.  
 
CERTIFICATION OF POSTING. The undersigned duly appointed recorder does hereby certify that the above agenda notice was posted 
at Alpine City Hall, 20 North  Main, Alpine, UT. It was also sent by e-mail to The Daily Herald located in Provo, UT a local newspaper 
circulated in Alpine, UT. This agenda is also available on the City’s web site at www.alpinecity.org and on the Utah Public Meeting 
Notices website at www.utah.gov/pmn/index.html.  

 



 
PUBLIC MEETING AND PUBLIC HEARING ETIQUETTE 

 
 

 
Please remember all public meetings and public hearings are now recorded.  
 

 All comments must be recognized by the Chairperson and addressed through the microphone.  
 

 When speaking to the Planning Commission, please stand, speak slowly and clearly into the microphone, and 
state your name and address for the recorded record.  

 

 Be respectful to others and refrain from disruptions during the meeting. Please refrain from conversation with 
others in the audience as the microphones are very sensitive and can pick up whispers in the back of the room.  

 

 Keep comments constructive and not disruptive.  
 

 Avoid verbal approval or dissatisfaction of the ongoing discussion (i.e., booing or applauding).  
 

 Exhibits (photos, petitions, etc.) given to the City become the property of the City.  
 

 Please silence all cellular phones, beepers, pagers or other noise making devices.  
 

 Be considerate of others who wish to speak by limiting your comments to a reasonable length, and avoiding 
repetition of what has already been said. Individuals may be limited to two minutes and group representatives 
may be limited to five minutes. 

 

 Refrain from congregating near the doors or in the lobby area outside the council room to talk as it can be very 
noisy and disruptive. If you must carry on conversation in this area, please be as quiet as possible. (The doors 
must remain open during a public meeting/hearing.) 

 
Public Hearing v. Public Meeting 
 
If the meeting is a public hearing, the public may participate during that time and may present opinions and evidence for 
the issue for which the hearing is being held. In a public hearing there may be some restrictions on participation such as 
time limits.  
 
Anyone can observe a public meeting, but there is no right to speak or be heard there - the public participates in 
presenting opinions and evidence at the pleasure of the body conducting the meeting.  
 
 



ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT: Condominium Conversion Ordinance  

 

FOR CONSIDERATION ON: July 7 2015 

 

PETITIONER: Larry Hilton  

 

ACTION REQUESTED BY PETITIONER: Review and make a 

recommendation on the proposed 

amendment.  

 

APPLICABLE STATUTE OR ORDINANCE: Sections 6.4 (2) and 6.4 (3) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

Larry Hilton has requested that the city amend the Condominium Conversion Ordinance 

No. 85-07 and strike Section 6.4 (2) and part of 6.4. (3) which relates to fire wall 

separation requirements in condominiums. Mr. Hilton said it is his understanding that the 

standards imposed by the ordinance are significantly more stringent than those required 

by other municipalities in the area, and are more costly that would be required by the 

International Building Code.  

 
 

 

 

 
STAFF RECOMMENDATION: 

 

That the Planning Commission discuss the proposed ordinance and make a 

recommendation to the City Council. 

 

 







CHAPTER 6 
 

CONDOMINIUM CONVERSION POLICY  
(ORDINANCE 85-07, Amended by Ord. 2009-17, 10/27/09) 

 
6.1   Intent 
 

The intent of this section is to establish guidelines and minimum requirements relating to the 
conversion of existing commercial structures to condominium ownership and the maintenance 
and operation of such projects. These provisions shall be supplemental and in addition to the 
general requirements for major subdivisions contained under existing City ordinances, and also 
the requirements of Title 57 Chapter 8 of the Utah Code Annotated, 1953, as amended. 

 
6.2   Permitted Uses 
 

Uses permitted within a condominium project shall be limited to those uses specifically permitted 
within the zone which underlies the area of the project and shall be subject to all conditions and 
restrictions required within the zone for the use. 

 
6.3   Layout and Improvement 

 
1. Commercial Conversion Projects.  Each project shall conform to the minimum City standards 

with regard to locations, parking, landscaping, access and similar issues which existed at the 
time the structure was established. 

 
6.4 Structural Quality - Fire Separation - Variance 

 
 1.  All structures proposed for conversion shall conform to all applicable provisions of the 

International Building Code in effect at the time of application. 
 
 2. Regardless of any other provision to the contrary, each separate unit within a multi-unit 

structure shall be separate from each adjacent unit by walls and/or ceilings having a fire 
rating of two (2) hours or more. 

 
 3. Variances to the building code or fire separation standards, as required above, may be 

granted by the City Council as a condition of approval of the conversion project, following the 
prior recommendation of the Planning Commission and upon the finding that said 
requirements are impractical because of unique circumstances associated with the structure, 
and that the gravity of said variance will not result in the creation or perpetuation a health or 
safety problem or a reduction in structural quality which is significantly less than would be 
achieved by full compliance with said requirements. In making its recommendation the 
Council on any such request for variance, the Planning Commission shall give due 
consideration to the recommendations of the Building Inspector, City Engineer, Fire 
Department or other affected agency. 

 
6.5 Utility and Facility Requirements 
 
  1. All units shall be separately metered for water, gas, electricity, and sewer, unless the 

covenants, conditions and restrictions provide for the Association to pay the costs of services. 
 
  2. Each unit shall be provided with readily accessible individual shut-off valves. 
 
  3. All storage and solid waste receptacles outside of units must be housed in a closed structure 

compatible with the design of the development. 
 



 
6.6 Approval Procedure 
 

The procedure to be followed shall be the same as set forth in City ordinances dealing with major 
subdivisions.  

 
6.7 Required Documents 
 

 The following documents shall be prepared and submitted by the developer for each 
condominium conversion project: 

 
 1. Articles of Incorporation 
 2. Corporation By-Laws 

  3. Declaration of Covenants, Conditions, Restrictions and Management Policies/Declaration of 
Condominium 

 4. Management Agreement 
 5. Open Space Easement 
 6. Sales Brochure 
 7. Record of Survey or Final Subdivision Plat 
 8. Property Report 
 

Where, in the opinion of the City Council, a particular document required under this Section is 
inapplicable for the particular project proposed, the City may waive the requirement for submitting 
said document. 

 
6.8 Special Provisions 
 

1. Property Report (as required under Section 6.7 above). The developer shall submit two (2) 
copies of a property report describing the condition, useful life, and capacity of the roof, 
foundations, mechanical, electrical, heating, plumbing, and structural elements of all existing 
buildings and structures or uses; and identifying existing or latent deficiencies, proposed 
repairs and/or renovations. Said report shall be prepared by a structural engineer or qualified 
licensed contractor(s) acceptable to the City. The report shall also contain a statement of 
disclosure identifying those aspects of the building and site area which do not meet the 
requirements of the building code or zoning ordinance as they currently exist. 

 
2. Notification of Tenants. Developers of a condominium conversion project shall, at the time of 

submission for final approval, submit to the City the following: 
 

(1) Certification that the present tenants of the project have been notified of the proposed 
conversion. All tenants who occupy the property after an application for conversion has 
been filed with the City shall be notified by the developer prior to occupancy by such 
tenant. 

 
(2) The present tenant or tenants of any unit to be converted shall be given a 

nontransferable right of first refusal to purchase the unit occupied upon at least the same 
terms and conditions offered to the general public or other individuals. The right shall 
extend for at least sixty (60) days after beginning sales, provided that the tenant may 
cancel the purchase agreement if the unit is not conveyed to the tenant within six (6) 
months or unless the tenant gives prior written notice of his/her intention not to exercise 
such right. 

 
3. Unlawful to Record Unapproved Documents. It shall be unlawful to record any record of 

survey map or declaration of a condominium project in the office of the County Recorder, 
unless the same shall bear thereon final approval of the Planning Commission and City 
Council as required by the terms of this Code, and any record of survey map or declaration 



so recorded without such approval shall be null and void. Any owner, or agent of any owner, 
of land or units located within a purported condominium conversion project, who transfers or 
sells any land, structure, or condominium unit in such purported project, before obtaining the 
final approval by the Planning Commission and City Council on the record of survey map and 
declaration and recording the same in the office of the County Recorder, shall be guilty of a 
misdemeanor for each lot, parcel of land, structure or condominium unit so transferred or 
sold. 

 



Wadsworth Meadows - Concept 7-07-2015 

ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT:   Wadsworth Meadows PRD - Concept Plan & 

  Request for exception to the requirement for  a second access 

 road in the Urban Wildland Interface Overlay 

 

FOR CONSIDERATION ON: July 7 2015 

 

PETITIONER: Patterson Construction  

 

ACTION REQUESTED BY PETITIONER: Review  

 

APPLICABLE STATUTE OR ORDINANCE: Article 4.6 Major Subdivisions 

       Article 3.9 PRD 

       Section 3.12.7 Urban Wildland 

Interface Overlay   

    

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  The proposed subdivision came to the City in 

2013 as East Bench Estates. Since that time the property was enlarged and the name 

changed. It is proposed to be a 11-lot subdivision is located on 14.97 acres in the CR-

40,000 zone with 5.68 acres of open space.  

 

Upon review of the geologic hazard maps, the Wadsworth Meadows property falls within 

the Geologic Hazards Overlay Zone. Potential hazards are debris flow, rockfall, and 

earthslide. It is also in the fault zone. Geotech reports were submitted with the first 

application in 2013 but since development boundaries have changed, staff recommends 

the reports be updated. 

 

Also, the proposed development lies within the UrbanWildland Interface Overlay Zone.  

Section 3.12.7.4.1 of the Development Code addresses wildfire concerns and requires 

more than one access road in order to provide simultaneous evacuation for residents of 

the subdivision and access for emergency vehicles in the event of fire. The applicant is 

asking for an exception to this requirement. An exception may be granted by the City 

Council after obtaining a recommendation from the Fire Chief and the Planning 

Commission.  

 

 

 

 

 

 

 

 

 

STAFF RECOMMENDATION: 

 

That concept approval be postponed until the following 12 issues are addressed.  

(See issues on the next page.)      

 

 

 

 

 

 

 

 



Wadsworth Meadows - Concept 7-07-2015 

 

 
 

 

1. The Developer work with Staff to figure the total correct density. 

 

2. The Planning Commission recommend and the City Council approve the development as 

a PRD. 

 

3. The Planning Commission review the proposed street plan, including the half-width road 

section and secondary access exception proposal to determine if it is acceptable. 

 

4. The Planning Commission and City Council review and discuss the option of no sidewalk 

on the south side of East Bench Drive. (Jeppesen properties.) 

 

5. The Developer provide details regarding the developed open space. 

 

6. The Planning Commission review the proposed open space plans to determine if they are 

acceptable. 

 

7. The developer coordinate with the City regarding construction of a pressurized irrigation 

main line to serve the development from the City's high pressure zone. 

 

8. A storm water concept plan be proposed that is acceptable to the City. 

 

9. The Planning Commission provide direction to the Developer regarding their trail 

expectations. 

 

10. The Developer update/validate the geological and geotechnical reports for the entire 

development area. 

 

11. The developer show how the requirements of the urban/wildland interface area will be 

met.  

 

12. The redlined comments on the concept plan be addressed.  

 

 

 

 

 

 
 

 

 

 



























ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT:   Cooper Building   

 

FOR CONSIDERATION ON: July 7 2015 

 

PETITIONER: Gary and April Cooper  

 

ACTION REQUESTED BY PETITIONER: Provide direction on architecture 

and design on the proposed 

building.  

 

APPLICABLE STATUTE OR ORDINANCE: Sections 6.4 (2) and 6.4 (3) 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The proposed office building will be located in Olde Towne Centre Lot "D" which is 

located in the Historic Gateway Zone. The Planning Commission along with the City 

Council will determine if the design contributes to the zone, and make recommendations. 

 

Included in the packet are the plans for the proposed building and Historic Gateway 

Guidelines that were drafted in 2007 but never formally adopted.   
 

 

 

 
STAFF RECOMMENDATION: 

 

That the Planning Commission review the proposed building and determine if it 

meets the design goals of the Gateway Historic zone.  
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Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section A: Introduction 
 
Table of Contents: 
 
A. Introduction – Page 3 
 
B. Guidelines for Existing Buildings – Page 7 
 
C. Guidelines for New Additions – Page 14 
 
D. Guidelines for New Commercial Construction – Page 21 
 
E. Site Design & Features – Page 25 
 
F. General Guidelines and Design Standards – Page 28 
 
G. Energy Conservation and Environmental Standards – Page 32 
 
H. Maintenance Standards – Page 37 
 
I. Architectural Styles – Page 48 
 
J. Glossary of Architectural Terms – Page 53 

 2



Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section A: Introduction 
A. Introduction:  
 
Design Review Purpose & Intent: 
 

 The process facilitates the retention of the historical character of Alpine by the 
review of several elements related to both existing and new structures. Insensitive 
alterations to historic structures and incompatible new construction can compromise the 
effort to promote and protect the historic and architectural heritage of the town of Alpine.  

 
The review process highlights the importance of retaining the historical character 

of Alpine and how it contributes to the quality of life valued by residents and property 
owners. The guidelines will facilitate compatibility issues for the various historical 
architectural styles and new construction in Alpine. The process and the guidelines 
serve as a mechanism for increasing public awareness on the importance of preserving 
the culture and heritage of Alpine. 

 
 The guidelines shall also serve as an educational resource to the public and 
assist them in making informed decisions during the renovation and alteration of historic 
structures. As a town’s population grows, historic structures are vulnerable to the threat 
of demolition or alteration. Balancing the goals of preservation while planning and 
managing growth is a challenge. The guidelines are structured to encourage the 
preservation of historic structures within the district while recognizing that use of the 
structure may take on a more contemporary, economically-viable use.  
 

The guidelines are designed to be responsive and flexible, serving as a source of 
technical assistance rather than as a collection of restrictions on what may or may not be 
done with personal property. 
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Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section A: Introduction 
Board of Architectural Review: 
 

The Board of Architectural Review shall oversee the design review process. The 
Board shall consist of five members – two planning commission members and three 
others (one registered architect, one landscape architect, and one member of the Alpine 
Historic Committee is recommended) as appointed by the Council.  

 
Role of the Board: 
 
The role of the board shall be to advise the city council and planning commission 

regarding: 
 

• Exterior alterations to historic structures and non-contributing structures 
within the designated historic district;  

• New additions to existing structures within the district; 
• New construction located within the district; and  
• Proposed demolition of contributing historic structures.  

 
Exterior alterations include: maintenance, repair, rehabilitation, and restoration 

projects, as well as the renovation of a structure or the construction of any type of 
addition to, or expansion of, the structures. In addition, the Board shall have the authority 
to oversee the designation of structures/districts as historic.  
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Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section A: Introduction 
Design Review Process: 

 
Acquiring a Building Permit: 
 
Review by the board is the first step in acquiring a building and zoning permit for 

projects within the designated district. Compatibility with historic character and context 
may take precedence over current development standards, ordinances, and building 
codes.  

Smaller projects, such as window replacement, not requiring a permit may be 
reviewed by staff and administratively approved if adherence to the design guidelines is 
met. Likewise, simple repair and maintenance projects (re-roofing, replacing downspouts 
or gutters, tuckpointing) may also be administratively reviewed and approved.  

 
What to Bring to the Review Process: 
 
Whether a project is reviewed administratively by staff, or undergoes full review 

by the board, the amount, type, and quality of information supplied by the applicant in 
the beginning determines how quickly the process can proceed. In addition to those 
materials required by the permit application, it is recommended that the applicant bring 
photographs, drawings, manufacturer’s brochures, and material samples. These shall 
help facilitate the application of the design guidelines to the project during the review by 
the board/staff. The more quality information provided by the applicant the quicker the 
review will proceed. 

 
 
Evaluation by the Board: 
 
In its review, the board evaluates the extent and appropriateness of alterations to 

all exterior surfaces and design elements. The design guidelines outlined in this 
document serve as a means for consistent decision-making during the evaluation 
process.  

• Greater scrutiny is given to surfaces and features visible from the street 
or other public way.  

• In the review process, each project is evaluated on its own merits in a 
qualitative process. No established score or number of guidelines must 
be met. Rather, the board evaluates the extent of preservation and 
alteration to assure that the significant characteristics of the structure 
remain apparent. 

•  Each proposed project is analyzed regarding the standards set forth in 
the design guidelines and by how the goals of these guidelines are 
achieved.  

 
During the review process, the board may provide recommendations to the 

applicant to encourage preservation and construction practices that may enhance the 
historic nature of the building or neighborhood. 

 
 
Certificate of Appropriateness: 
 
Once a project has been thoroughly evaluated, the Board may grant a Certificate 

of Appropriateness if the project has been shown to sufficiently comply with the 
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Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section A: Introduction 
standards as set forth by the design guidelines. If the project as proposed does not 
comply with the standards, the applicant may return for another review after 
incorporating recommendations as made by the board. Once the Certificate of 
Appropriateness has been awarded, the building permit process may be completed. 
When the public utilizes the design guidelines as a resource at the start of the proposed 
project, the process of approval is facilitated by a common knowledge of desired 
approaches within the designated historic district. 
 
Historic Districts - Protection and Benefits: 
  
 The protection of historic landmarks/districts is derived mainly from local 
ordinances and review processes. A local historic district serves in a regulatory capacity, 
and is established using the police powers of a city’s zoning ordinance. City code 
determines the criteria for designation. Properties that are located within a designated 
district are subject to protections as outlined in the ordinance, including design review 
before making alterations and proposing demolition. 
   
 In addition to status as a local historic district/site, it is also recommended that 
National Register Historic District/Site status should be pursued. Listing on the National 
Register offers eligibility for tax-credit incentives, including structures that are used in a 
commercial capacity. In order to receive the tax credit, projects on historic structures 
need to be approved by a design review board and comply with the Secretary of the 
Interior’s Standards for Rehabilitation. National Register listing alone does not protect 
historic properties from demolition or inappropriate alterations. 
 

Secretary of the Interior’s Standards for Rehabilitation: 
 
 These standards serve as basis for most historic design guidelines. Agreement 
to support these principles may enable the city to receive status as a CLG. CLG status 
would allow the city to be eligible for technical and financial assistance to administer 
preservation activities. The complete list of standards is included in the appendix.  
 

 6



Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section B: Existing Buildings 

B. Guidelines for Existing Buildings – Commercial Use 
 
 These design standards apply to existing buildings within the Gateway-Historic 
Zone. The guidelines are intended to protect and promote the architectural heritage of 
Alpine by providing standards for making consistent decisions. These guidelines shall be 
applied for any exterior alterations, including: maintenance, repair, rehabilitation, and 
restoration projects, as well as the renovation of a structure to a new, adaptive use. 
 
 Adaptive use of existing structures shall comply with the permitted and 
conditional uses of the underlying zone The board shall be granted the authority to allow 
variances to existing city code regarding use, landscaping elements, parking, and 
signage.  
 
 The underlying principle to maintaining the character of historic buildings is to 
repair rather than replace whenever feasible. The key to successful preservation of 
these buildings is regular maintenance using proper methods. Well-intentioned 
maintenance and repairs can compromise the integrity of a building if appropriate 
methods are not followed for the particular materials involved. Thus, a separate 
maintenance section (Section ?) is included that provides details for the specific 
approaches and methods listed in the following design standards.  
 
Standards for the following building/site elements are provided: 
 

1 Exterior Walls and Surfaces 
a. Masonry 
b. Stucco 
c. Exterior Wood 

2 Roofs and Chimneys 
3 Windows and Doors 

a. Screen Doors 
4 Porches and Stairs 
5 Exterior Ornamental Trim 
6 Exterior Materials: Finishes, Texture and Colors 
7 Foundations 
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Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section B: Existing Buildings 

1. Exterior Walls & Surfaces: 
 Since they are the largest single element of a structure, exterior walls are very 
significant character-defining features.  Intact exterior walls quickly communicate 
important information about a building’s age, style and construction. Consequently, 
every effort should be made to retain and preserve the original wall materials, detailing 
and appearance of the various historic buildings of Alpine. General standards for 
exteriors are followed by specific standards for specific materials (masonry, stucco, 
wood). 
 
Design Standards: 
 General: 
• The original appearance of exterior surface materials should be preserved. 
• Covering original exterior materials is not recommended. Use of aluminum or vinyl 

siding is not allowed. 
• The removal of later coverings, such as siding, is recommended in order to convey 

the historical character of a structure. Once the material is removed, the original 
materials should be repaired. (Removal of some materials, such as stucco, may be 
damaging to the original finish – a test patch must be done to determine the 
condition of the underlying material.) 

• Repair of original materials is recommended – replacement should occur only when 
repair is not feasible.  

• If replacement is necessary, match the original material in composition, scale, and 
finish. Avoid the use of synthetic materials (panelized brick, synthetic stucco, etc.) for 
replacement. 

• When cleaning exterior surfaces, utilize the gentlest means possible. (Refer to 
maintenance section for further details) 

 
Masonry: 
• Painting of masonry is not recommended.  
• If not historically painted, brick may be stripped of the paint if it will not 

damage the original finish. Repainting may be recommended if damage is 
possible. 

• Repointing of joints should use chemically compatible mortar of matching 
strength, texture and color.   

• The joints should be the same width and profile as the originals.  

• Reinstall loose masonry units – if badly damaged or missing, replace with 
units of matching size, proportion, finish, and color. 

 
Stucco: 
• Because of differences in its composition, stucco maintenance, repair or 

replacement should employ material of the same strength, color and finish as 
the original. 

• When repainting stucco, consider using rubber-based coatings designed 
specifically to expand and contract over stucco without peeling or cracking. 

 
Wood: 

• Repair of wood shall take priority over the replacement of wood.  
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Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section B: Existing Buildings 

2. Roofs & Chimneys: 
 Roofs serve as an important, character-defining feature for most historic homes 
due to their visibility and contribution to particular architectural styles. Roof styles, 
pitches and materials vary greatly. Each roof has its own characteristics and 
maintenance needs. Chimneys also serve as a character-defining feature of some 
architectural styles. 

Design Standards: 

• If repairing, retain the original roof shape and form, along with its associated 
features such as chimneys, towers, dormers, and ridge caps. Do not remove 
or radically alter original roof shapes and orientations 

• Retain the original roofing material, or replace only with matching or similar 
material. 

• New roofing should match the original work in size and design. Avoid the use 
of conjectural, imitation materials. 

• Repairing or replacing original roofing with non-original, or visually 
incompatible materials is not recommended, nor is painting or coating 
roofing that was not coated historically.   

• Original roof features such as chimneys and dormers should be retained 
whenever possible.  

• Retain the original eave depth. Altering the traditional roof overhang is not 
recommended. 

• Alternatives to placing swamp coolers or other air-conditioning units or 
equipment in highly visible locations should also be considered. 

• If they have been lowered or modified, consider returning chimneys to their 
original appearance. 

• When repairing chimneys, remove all loose masonry units down to solid 
material. Rebuild using the old or matching masonry and joinery.  Retain the 
original chimney design using masonry reinforcement if necessary. 
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Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section B: Existing Buildings 

3. Windows and Doors: 
 Windows and doors make important contributions to the appearance of any 
historic building. Conversely, the character of even the most intact historic structure can 
be adversely impacted by inappropriate window and door alterations. Sensitive window 
and door repair or replacement is thus encouraged. 

Design Standards: 

• Retain windows and doors in their original locations, shapes, sizes, functions 
and materials. 

• Avoid filling, removing or radically modifying original door or window 
openings. 

• Retain original components such as surrounds and casings, frame and 
sashes, muntins, glazing, shutters, moldings and hardware. 

• When repairing or replacing missing or badly deteriorated elements, match 
original materials and patterns. 

• If window replacement is deemed necessary in-kind replacements should be 
used on the primary façade.  

• If in-kind replacements are considered too expensive, vinyl or metal-clad 
units with enameled finishes may be used in secondary locations. Mill-
finished aluminum units are not appropriate for any style of historic structure. 

• If installing double-pane glass, retain the pattern and width of the original 
muntins, if possible. 

• Covering windows or changing the muntin pattern by removing or adding 
muntins is also discouraged. 

• Maintain all units with proper caulking, weather-stripping and hardware. 
Consider using storm windows rather than replacing historic windows for 
energy-efficiency reasons. 

• When selecting screen doors, choose a design that complements the design 
of the door behind it, as well as the style of the house. 

The following treatments are not recommended for windows or doors:  

• Replacing original glass with reflective, obscure, colored or other non-original 
glazing;  

• Replacing existing, serviceable units with new units rather than repairing the 
historic units; or  

• Adding windows out of character with the historic architectural design. 

•  

• Avoid placing modern aluminum, mill-finish screen doors over historic house 
doors, or using door styles unrelated to the house’s architectural style.   
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Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section B: Existing Buildings 

4. Porches and Stairs: 
 Porches serve as an important character-defining feature of many historic 
homes. The porch defines the entrance to a home, orienting it to the street. The 
elements of a porch correspond with the architectural style of the home, thus the 
particular characteristics for each style should be referenced (see the architectural style 
section.) 

Design Standards: 

• Original porch stairs and railings should be retained and kept in good repair.  

• Avoid removing or adversely modifying original porches. Do not cover 
historic materials or details.  

• Leave porches open as they were originally. Do not permanently enclose the 
porch.  

• Replace missing or damaged elements with matching or similar work. If 
entire porch replacement is required, reconstruct it to match the original. 

• If it is necessary to add handrails to stairs or between columns of a porch, 
match the style and materials of original or period railings.  

•  Unsafe stairs should be repaired or replaced with in-kind materials. 

 

5. Exterior Trim and Architectural Detailing: 
 Architectural styles are in large part determined by their exterior trim and 
detailing. Preserving original trim and details is an important factor in retaining the 
integrity of any historic structure. 

Design Standards: 

• Retain original, character-defining trim such as cornices, brackets, door and 
window casings or surrounds, beams and columns, steps, railing, lighting, 
vigas, canales, decorative tile, etc.   

• When repairing such features or replacing missing or badly deteriorated 
elements, use matching or similar materials and designs.  

• Use accurate information (old photographs, etc.) when planning 
replacement. If no documentation is available, develop a new design that is 
a simplified interpretation of a similar feature. 

• Do not add trim that did not exist originally to give a building a more detailed or 
different stylistic character. 
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6. Exterior Finishes and Colors: 
 Color scheme is a character-defining feature of importance for some architectural 
styles. The essence of a building’s character is communicated by the type of finish used 
and should be appropriate for its style. 

Design Standards: 

• Consider identifying and using the building’s original colors. If these are 
unappealing or cannot be determined, use colors from a palette of the same 
time period and style as the building. 

• Using colors from a different era, painting a house with too many or too few 
colors for its style, or reversing the pattern of values, will have an effect on 
the appearance of your house and is not recommended  

• The use of trendy, contemporary paint schemes, modern pastels or 
luminescent colors is discouraged. 

• Avoid painting materials that were historically unpainted. In most eras, 
masonry, front doors and wood roofs were intended to remain unpainted. 
The architectural style section should be referenced for exceptions to this 
standard. 

• By the same token, avoid removing paint from materials historically intended 
to remain painted.  Masonry walls in American Colonial Revival houses, for 
example, were painted from the beginning to achieve the desired sense of 
early American aesthetics. 

 

7. Foundations: 
 Depending on the style, foundations may be of varying importance as a 

character-defining feature. They need to be kept in good repair due to their importance 
in supporting a building’s superstructure. 

Design Standards: 

• Unpainted foundation walls are more historically appropriate in terms of retaining 
original architectural appearance. 
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C. Guidelines for New Additions – Commercial Use 
 

Additions to existing structures in local historic districts should complement the 
original structure while not attempting to directly replicate the historical style of 
architecture. They should, however, reflect the design, scale and architectural type of the 
original structure. Additions should respect the original character of the property, but 
should be distinguishable from the original construction. 

In general, all new additions should minimize any negative effect on the original 
features and materials of the structure. Consideration should be taken as to the impact 
on the original structure during the construction process. 

Uses for new additions shall comply with the permitted and conditional uses of 
the underlying zone Addition to historical residential structures for the continued use as a 
residence shall be allowed. The board shall be granted the authority to allow variances 
to existing city code regarding landscaping elements, parking, and signage. 
 

The following guidelines are intended to encourage addition designs that are 
compatible with the existing structure. 

 
1. Addition Placement  

 2. Design for Rooftop Additions 
 3. Design of New Additions: shapes, forms and massing 

4. Height 
5. Setback 
6. Exterior wall treatments 
7. Windows and doors 
8. Trim and Decorative Detailing 
9. Roofing 
10. Materials: Colors, Texture, and Finishes 
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1. Addition Placement: 
 Additions should be located to have the least effect on the historic structure and 
site. Adding new construction that is architecturally incompatible in terms of size, scale, 
design, materials or finish diminishes the appearance of the historic home as well as its 
integrity as an architectural resource. The primary façade should be preserved as well 
as the historic relationship between the building and its setting, landscape and open 
space. 
 
Design Standards: 

• Locate new exterior additions to the rear of the historic structure if at all 
possible. If not, locate along the side of the building. 

• Do not place additions across or alongside the front façade(s) unless 
reconstructing missing elements. 

• If a side addition is necessary, utilize proper setbacks from the front façade to 
minimize the visual impact on the historic structure. 

• New additions should not destroy or obscure existing architectural features, 
such as cornices, brackets, and other architectural details. 

• For a larger addition, it is recommended that it be set apart from the original 
structure and linked using a simple, small connector. 

• Second story additions shall be placed to the rear of an existing building and 
reflect the design elements of the original architecture. 

• Non-significant outbuildings, additions or site features that detract from the 
historic character of the site or main building may be removed to 
accommodate the new addition. 

• Do not remove original construction or early additions in favor of a new 
addition. 

• The removal of historic site elements such as landscaping, walls and fences 
to accommodate new additions is not recommended. (See Section E – Site 
Design for specific landscaping recommendations.) 
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2. Design of Rooftop Additions: 
 When introducing non-original elements such as dormers, roof decks or exterior 
stairs, place such elements to the rear of the building using designs and materials 
compatible to the historic construction. Dormers, chimneys or other related roof features 
should be consistent with the design of original or period elements. If properly designed, 
the roofs over new additions can provide interesting, unifying elements to the overall 
architectural composition. 

 

Design Standards: 

 General: 

• Preserve the overall configuration of the roof if planning any rooftop additions.  

 Dormers: 

• Design new roofs and dormers to repeat the shapes, sizes, proportions, pitches, and 
materials of the originals. 

• If the original roof is gabled, add gabled roofs; if a combination of roof types, add 
similar combinations. 

• Do not introduce new roof types or materials that have no reference in the existing 
architecture. This will adversely affect the historic character of a house. 

• The mass and scale should be subordinate to the historic structure. 

• Dormer should be similar in design and scale to historic dormers seen on similar 
historic structures. 

Skylights: 

• If skylights are deemed necessary, consider placing them on roof planes not visible 
from the street. 

Attic Expansions: 

• Creating finished spaces in previously unfinished attics is recommend as an 
expansion approach. It is a cost-efficient way of adding usable square footage 
without adding to the footprint of the building. 

• If the addition of dormers is required to make the attic space usable, follow the 
guidelines for dormers as above. 
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3. Design of New Additions – Form, Massing, Scale: 
 In addition to rooftop approaches, expansion to historic structures can also take 
place by increasing the footprint of the building. While new rooms or wings should be 
visually compatible with the size and scale of the main building, they should be 
distinguished as a product of their own time. This can be accomplished by utilizing subtle 
changes in materials and styles. 

Design Standards: 

• Preserve the established massing and orientation of the historic structure. 

• Keep consistent with the historic character of the original structure. 

• The new addition should be physically and visually subordinate to the historic 
structure. A setback of 10 feet from the primary façade is recommended. 

• Use a comparable solid-to-void ratio; i.e. the relative percentage of wall to windows. 

 

4. Height  
 New additions should relate to the original height of a structure.  

Design Standards: 

• In general, additions should always be visually subordinate to the historic structure.  

• If an addition is larger or taller than the historic structure, it should be substantially 
set back from the primary, historic structure. 

 

5. Setbacks: 
 The change in view from the street or other public right of way should be 
minimized. Placement of new additions to the rear and side will decrease the change in 
view. 

Design Standards: 

• New additions should be constructed so that the setback associated with the 
architectural style is maintained. The board may grant variance if there is a conflict 
with the underlying zone standards. 
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6. Exterior Walls and Surfaces: 
 Depending on the sensitivity of their design, new additions can complement and 

enhance an historic building, or detract from it. The use of similar materials on the 
exterior of an addition can provide for a successful blending of old and new. 

Design Standards: 

• Design new forms to respect and reflect the character and design elements of the 
historic building by repeating existing shapes, heights and widths of form. 

• Use matching or similar materials, textures and detailing. 

•  

 

7. Doors and Windows: 
 In additions, use doors and windows matching or similar to the units original to 
the building.  Designs should reflect the placement, size, shape, materials and details of 
the historic architecture. 

When adding to a house with several types and sizes of historic windows, use 
similar types and sizes in similar locations in the new walls.  For example, large, picture 
windows tend to face the street while tall, narrow windows are usually found on the side. 

Design Standards: 

• Avoid introducing doors and windows incompatible with the design of the building’s 
original units. Use units that are similar in character to those in the historic part of the 
structure. 

• Adding aluminum-frame windows when wood-framed units exist throughout the 
original building is not allowed.  

• Adding too many or too few openings in relation to the pattern of openings in the 
existing building also should be avoided. 

8. Exterior Trim and Decorative Detailing: 
 The thoughtful application of compatible trim on a new addition can create a 

harmonious appearance to the overall design.  

Design Standards: 

• When adding new trim, install trim of the same or similar materials but simplified in 
design so as to allow the addition to be distinguishable as a product of its own time.  

• Design the trim to be compatible with the architectural style of the original building. 

• Do not add trim of a style, type or material different from the original.   

• Employing trim that appears older, newer or fancier than the period style is not 
recommended, as is exactly replicating the detailing of the existing trim on a new 
addition. 
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9. Roofing: 
 The roof form and the slope used on the addition should conform to the character 

of the original historic structure. Typically, gable, hip, and shed roofs are appropriate with 
most historic structures. 

Design Standards: 

• For dormers, the eave lines should be similar and materials should be compatible. 
The dormers themselves should be subordinate to the overall roof mass. 

• For new additions, the roof form and slope should match the character of the historic 
building. Example: A flat roof should not be used for an addition to a hip-roofed 
structure. 

 

10. Materials - Colors, Texture, and Finishes: 
 When finishing the exterior of an addition, attempt to match the original finishes, 
textures and colors. Introducing finishes, textures and colors foreign to the original 
architecture of the building, or adding too many different finishes can seriously affect a 
house’s appearance. 

Design Standards: 

• Do not use modern colors on an addition rather than the original colors or a period 
palette. To do so creates both historical and visual disharmony. 

• It is recommended to paint using a period color scheme, even on an addition. This 
provides the kind of thoughtful “finishing touch” that distinguishes high quality 
renovation and new construction. 

• Seek to use materials on the new addition that are similar or complementary to the 
original style of architecture. Painted wood clapboard and brick are used in many 
traditional additions. 
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D. Guidelines for New Commercial Construction 
 
 In the interest of preserving the character of the Gateway-Historic district, it is 

necessary to regulate to a certain extent the new construction that is built there.  New structures 
should only affect the district in positive manner, signifying continued growth, and not in 
detrimental ways by inappropriate density, scale, or materials.  

While respecting the heritage of Alpine associated with the historical structures in the 
district, it should be recognized that the area is dynamic and progressing forward in time. New 
construction should respect the intents and objectives of the new Gateway Master Plan. 

These guidelines are not meant in any way to preclude making exception in the case of 
innovative design. They utilize approaches that have been shown to encourage the 
sustainability of historic districts and neighborhoods. 

The board shall be granted the authority to allow variances to existing city code 
regarding building heights, setbacks, landscaping elements, parking, and signage. 
 

The guidelines for the following elements are intended to encourage compatible new 
construction: 

 
1. Relation to the Surrounding Area – Massing, Scale, Orientation 
2. Height 
3. Setbacks 
4. Exterior Walls and Surfaces 
5. Windows and Doors 
6. Exterior Trim and Decorative Detailing 
7. Roofing 
8. Materials – Texture, Color, Finishes 
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1. Relation to the Surrounding Area – Massing, Scale, Orientation: 
 New construction that utilizes appropriate massing, and scale can affect historic districts 
in a positive manner. The imitation of historic styles in the district is not recommended. New 
structures should take their own place in time by using  
 
Design Standards: 
• The imitation of historic styles in the district is not recommended.  
• New structures should relate to the fundamental characteristics of the district, but use their 

own style and method of construction.  
• Orientation of new construction should be to the street to establish a pedestrian-friendly 

quality.  
• One major entrance shall orient to each street the building abuts for easy access by 

pedestrians from the street and sidewalk. 
• Corner entrances may be used for buildings orienting to two streets at an intersection. 
• New construction should not be dramatically greater in scale than surrounding structures in 

the district.  
• The perceived width of new construction should be visually compatible with adjacent 

structures. Wider buildings should be divided into modules to convey a sense of traditional 
construction. 

• The building form of new construction should be similar to surrounding structures but should 
not be a direct imitation. 

 
2. Height: 
 In general, new construction should respect the overall height limits established in the 
city code for the underlying zone. However, exceptions should be made for uses considered to 
relate well with the surrounding scale of the area. 
 
Design Standards: 
• The height of buildings should be compatible with adjacent historic structures.  
• A minimum height of 10 feet is recommended. A maximum of 34 feet shall be enforced. 

However, a variance may be granted by the board for innovative building design.  
 
3. Setbacks: 
 The location of new construction on a lot contributes greatly to the perception of 
accessibility by the pedestrian. Buildings that are located too far from the street generally do not 
have a positive effect on the streetscape.  
 
Design Standards: 
• A minimum setback of 10 feet is recommended. 
• Setbacks shall not be more than 30 feet from the street for the primary façade. Exceptions 

may be considered for buildings proposing a public park area in front of the primary façade 
of the building. 

• Setbacks from the street shall not include off-street parking. Exceptions may be considered 
for access by the physically disabled. 

• Setbacks from the street shall include usable public space – incorporating landscaping, 
plazas, seating, or public art.  

• Side setbacks for structures abutting commercial uses shall not be required. 
• Side setbacks for structures abutting residential uses shall be 10 - 15 feet. 
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4. Exterior Walls and Surfaces: 
 The type of materials used for new construction can greatly enhance the relationship to 
surrounding historical structures while maintaining individual identity. 
 
Design Standards: 
• The use of stone, brick, wood, or cement stucco is encouraged for use as the primary 

exterior material. 
• Avoid the use of synthetic materials. 
• Innovative use of other materials should be considered. 
 
5. Windows and Doors: 
 Windows and doors of new construction should relate to the general character of the 
area. 
 
Design Standards: 
• Windows with a vertical emphasis shall be encouraged over a horizontal orientation. 
• Materials for framing windows and doors shall be similar in scale, proportion, and character 

to others used in the area. 
• The simple shape of windows is encouraged. 
• If new construction is built to the sidewalk, the use of awnings or canopies should be 

considered for providing protection to the pedestrian. 
• The ground floor of the primary façade shall contain at least 60 % windows or transparency 

at the pedestrian level for commercial structures, 40% for all other uses. 
• Non-reflective glass shall be used for at least 60% of the primary façade windows. 
 
6. Exterior Trim and Decorative Detailing: 
 New construction can be enhanced by the wise use of exterior trim and decorative 
detailing. Using these details to break up uninspiring solid surfaces can help avoid the box-like 
appearance often seen in new construction.  
 
Design Standards: 
• Trim and detailing shall be simple in material and design. 
• Materials that are compatible to the primary exterior material shall be used. 
• Excessive ornamentation is not recommended. 
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7. Roofing: 
 The style and form of the roof on new construction can contribute to the success of 
blending in with surrounding historic structures. 
 
Design Standards: 
• Smaller structures should use a hip, gable, or shed roof. 
• Flat roofs should be considered for use on structures where the context is appropriate.  
• Flat roofs shall provide a cornice or other decorative treatment. 
 
8. Materials – Texture, Color, Finishes: 
 The materials used for the finish of the exterior surface of new construction should be 
compatible with the nature of the surrounding area. 
 
Design Standards: 
• The use of color schemes should be compatible with the surrounding area. Simplicity is 

encouraged – excessive amounts of different colors should not be used. 
• The texture and finish of new construction should attempt to convey a modern building while 

still respecting the historic character of the area. 
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E. Site Design and Features 

Site features can serve as significant character-defining elements, especially in historic 
districts. Attention should be paid to maintain the appearance not only of the primary structure, 
but also to its surroundings. This includes elements such as landscaping, parking, and fencing 
and other screening mechanisms. 

EXISTING STRUCTURES: 

Many historic homes are distinguished by historic and character-defining site features such 
as original wing walls, fences, courtyards, patios, gardens, walks, drives, archways, 
outbuildings, lights, benches and planting. The present guidelines are included to provide 
general recommendations on these features as part of a project’s overall planning. 

The preservation of the publicly visible features on private property is a higher priority than 
features in less visible side and rear yards.  Therefore, whenever possible, do not remove, 
cover or alter the appearance of historic site features.  When repairing or replacing these 
features, match the original designs and materials.  Introducing new features of styles and 
materials out of character with the historic features is less desirable than adding features 
compatible with period elements. 

Original landscaping requires constant maintenance and occasional replacement.  When 
new planting needs to be introduced, consider using planting which is compatible with the 
historic planting.  Place the landscaping to complement rather than compete with or obscure the 
house. 

Site features that survive should be preserved and maintained when possible. New 
additions to the site, such as landscaping, parking, fences, paving, and related site features are 
most appropriate when matching the original site design or reflecting design influences true to 
the building’s historic period. 

New exterior stairs, enclosed decks or patios, swimming pools or spas are best located in 
rear yards or the rear portions of side yards since these elements were not traditionally located 
in front yards. 

The removal of historic site elements such as landscaping, walls and fences to 
accommodate new additions is not recommended. 

Historic structures often provide a challenge when parking is considered. Parking areas and 
structures should be as unobtrusive as possible. 

NEW CONSTRUCTION: 

The urban design of new construction sites and the entire Gateway-Historic area is 
critical to creating an appropriate sense of place and scale. Attention to the landscaping, parking 
location/amount, and use of fencing/screening is of great importance to integrating new 
construction into the area. 

 
The following elements related to site design and features are discussed: 
 
 1. Landscaping 
 2. Parking 
 3. Fencing 
 4. Signage & Lighting 
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1. Landscaping 
Design Standards: 
• The use of drought-tolerant species is encouraged. 

• Landscaping should be located in the front setback of all new construction with a 
minimum of 60% coverage. 

• Street trees should be planted in new park strip areas. 

• Historic landscape features such as walkways, fences, walls, street trees, and other 
ornamental site features should be preserved.  

• Existing mature trees should be maintained whenever feasible.  

• New additions should not compromise historical landscape elements. 

• Repair deteriorated features. If replacement is required, use similar 
features/materials. Maintain the location and proportion of the original features. 

• New site features should be compatible in material and design with the historic 
context of the site. Maintain the relationship of the structure to its site and the street. 

• Avoid destroying the definition between public and private space. 

• Maintain the overall historic grading of the site. Any changes should be minimal. 

2. Parking 
Design Standards: 

• No off-street parking shall be required, except in the case of allowing access to the 
structure by the physically disabled. 

• Any off-street parking shall be located to the rear of the structure whenever possible. 
If sufficient space is not available in the rear, then parking shall be located on the 
side of the structure. 

• Off-street parking shall not exceed 3 spaces per 1000 square feet regardless of use. 

• Any off-street parking shall be screened from the street using fences, walls, or plantings, or 
a combination of these. 

• Existing driveways may be utilized for parking. 

• If adding a separate, accessory structure for parking, do so in conformance with the original 
design features of the historic structure.  Each style has particular ways of incorporating 
porches, pergolas, carports and built-in garages. Refer to the section on architectural styles 
for guidance. 

• For new parking structures added to the site of a historic main structure, avoid introducing 
features not historically associated with the style of the building. 

• New garage designs need not replicate the style and detailing of the house, but they should 
reflect the basic architectural characteristics of the house. 

• When expanding an existing historic garage or carport, use similar materials and design 
elements.  Respect the dimensions, shapes and details of the original design. 

• Garage expansions follow similar principles for adding to the main house. This is 
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especially true if the existing garage dates from the period of the house.  In such 
instances, use forms, shapes, materials and designs compatible to the original work 
when planning an expansion. 

• Parking lots shall be located primarily in the rear of new construction. 

• Shared parking shall be encouraged, including the use of on-street parking. 

• Adjacent commercial structures with rear parking lots shall interconnect the lots to 
provide contiguous access. 

 

3. Fencing/Screening 
Design Standards: 

• Preserve original fencing when feasible and replace only portions deteriorated 
beyond repair. 

• If replacing fencing, use materials similar to the original or to the period of the 
structure. 

• Fencing in front yards shall not exceed 3 feet in height, regardless of setback. 

• When making additions to an historic structure, preserve original fencing when 
feasible and replace only portions deteriorated beyond repair. 

• If removing and replacing fencing, use materials similar to the original or to the 
period of the structure. 

• Fencing and/or screening should allow for views into the site from the street or 
sidewalk. Solid fencing/screening is not allowed in front yards so that the house and 
streetscape are enhanced rather than obstructed 

• For new construction, front fencing is not recommended. Use of landscape elements 
is preferred for providing a natural barrier. 

• Fencing and/or screening should allow for views into the site from the street or 
sidewalk. Solid fencing/screening is not allowed in front setback areas so that the 
streetscape is enhanced and the building is not obstructed. 

 

4. Signage & Lighting 
 Any signage should be unobtrusive and respectful of the village character of Alpine. 
Signage should be compatible with the surrounding structures of the area. Signs that are added 
to historic structures, usually due to a change in use, should respect the historic character of the 
structure and the district. The same applies for signage added to new additions. 

Design Standards: 

• Back-lit signs are not allowed. 

• Monument signs are encouraged, not to exceed a height of 3 feet. 

• Variances to the existing sign ordinance may be allowed if the board deems the 
proposed sign to be compatible with the site and surrounding area. 

• Lighting for new buildings shall be compatible with the streetscape lighting theme 
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used in the district. 
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F.  General Guidelines and Design Standards 
 
 The following guidelines are general standards for the following components: 
 

1. ADA Compliance and Accessibility 
2. Equipment and Accessories 
3. Awnings and Shades 
4. Gutters and Downspouts 
5. Entrances, Portes cochère, Pergolas and Carports 

 

1. Access for the Physically Disabled   
 

Providing wheelchair access to the historic house presents a special challenge to the 
home preservationist.  The least expensive, but often most visually obtrusive approach, is to 
provide access via a front yard ramp.  However, a ramp rising at the rate of one inch per foot-
the maximum slope allowed by most codes- could result in a 24-foot ramp.  In the front yard, 
this ramp would become a major visual feature, especially if enclosed and roofed.  
Consequently, it is suggested that ramps be designed to rise along the driveway side of a house 
rather than cut through the front yard directly in front of the main entry.  Along the driveway, the 
bottom of the ramp would be closer to the automobile parking area.  If there is already a carport, 
the need for a roofed enclosure also might be eliminated.  This type of ramping can be 
functional, yet visually less intrusive to the building’s historic architecture. 

2. Equipment and Accessories  
Cooling units are commonly used to provide a comfortable interior living environment.  

Evaporative or “swamp” coolers mounted on the exterior of the building are a popular type of 
cooler used historically and today.  Typically these cooling units are large, metal boxes mounted 
on metal frames.  The tendency is to mount these coolers as close as possible to the spaces 
most needing to be cooled.  Such equipment and their placement can detract from the 
appearance of any house.  Consider placing cooling units in locations not visible or minimally 
visible, such as on the back or rear sidewalls of the house, or on rear sections of the roof. 

Whenever possible, do not place cooling units in front windows, along the front elevation or 
yard, or on parts of the roof which are highly visible.  To get cool air to front rooms, place the 
cooling units to the rear of the house or roof and duct through the attic to registers in the ceilings 
of the front rooms.  Since cold air is heavy, it will sink through and cool the hot air found in the 
front rooms.  Ask a heating and cooling specialist to determine the best way to achieve an 
aesthetically sensitive yet functional cooling installation. 

Locate other exterior equipment such as television and short-wave radio antennas, satellite 
dishes, solar panels, utility meters, power poles and related equipment in the least visible places 
possible, and in accordance with city permitting procedures. 
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3. Awnings and Shades 
From the Vernacular Era forward, houses have employed front porches to shade the large 

windows of the front rooms.  In some eras, however, the desire for fashion overrode the 
practical need to provide shade.  Thus, English Tudor/Elizabethan Revival houses, for example, 
generally have neither porches nor shades of any kind.  The same is true for other styles, as 
well as for individual examples in virtually all styles. 

Without protection some houses overheat inside, especially if they have large windows 
facing south or west.  Historical remedies, such as porches and window awnings are a practical 
solution to this problem, even today.  If a historic porch has been removed, rebuilding it, 
matching the appearance and materials of the original porch, also will provide the needed 
shade. 

If the house never had a porch, consider installing awnings of a style and materials true to 
the building’s particular historic period.  Canvas awnings were used in nearly every period and 
with virtually every style.  Since canvas awnings are subject to tearing and fading, synthetic 
canvas awnings are an acceptable alternative because the material is more weather-resistant 
and has superior color-holding properties.  If utilized, awnings should be of the same 
appearance as canvas.  Awnings should be fastened to the window frame rather than the 
adjacent walls.  This is particularly critical for installation on masonry homes. 

Smooth plastic and “backlit” awnings are not recommended, nor are metal, plastic or wood 
shades, or hoods or canopies permanently mounted over the exteriors of windows.  Introducing 
styles of shades not used in the building’s historic period is not recommended.  Installing any 
kind of shade, blind or covering which hides the window from view detracts from the appearance 
of a historic house. 

4. Gutters and Downspouts 
Collecting and conveying water from roofs to yards or waste lines is the purpose of gutters 

and downspouts.  Gutters and spouts are features of most building styles with sloping roof 
types.  Gutters and spouts can be found that are architecturally compatible with the style of the 
building with which they are associated.  For example, Victorian gutters and spouts are often 
ornamental, while those on Tudor cottages may be simple, even “neutral” as they relate to the 
house’s architectural statement. 

Some homes do not have gutters and may not need them.  If roof water is being conveyed 
well into the yard where it percolates down through the earth without damaging foundations, 
gutters are unnecessary.  However, if roof overhangs or pitches are minimal and water pours 
down exterior walls or collects along foundations, gutters and spouts are called for to prevent 
deterioration or building settlement. 

If historic gutters and spouts exist, consider repairing rather than replacing them.  If they are 
beyond repair or missing, install new ones in locations, styles and materials compatible with the 
building’s historic design.  Place downspouts in inconspicuous locations so that they do not 
intrude upon windows or important architectural features. Provide splash blocks at the bottoms 
of downspouts to convey water well away from foundation walls.  Prime and paint gutters and 
pouts to blend in with the building’s overall color scheme. 
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5. Entrances, Portes cochère, Pergolas and Carports  

Entrances and related sheltering appendages are essential visual features of virtually every 
style of residential architecture.  Portes cochère, pergolas and carports are also important, 
especially in the Bungalow and Period Revival eras. 

Retain and preserve original architectural shapes, locations, configurations, materials, trim 
and individual components such as columns, beams, pilasters, entablatures, rafters, brackets, 
balustrades, railing, steps, doorways, wing-walls and so forth. 

Repair or replace missing or badly deteriorated fabric with matching materials and design.  
If elements are missing, restore them based on photographic, historical or architectural 
documentation.  If this is unavailable, employ designs compatible with the style, materials and 
detailing of the original or similar period buildings. 

Avoid removing or adversely modifying an original porch or entrance.  This will result in a 
loss or alteration of the building’s architectural character.  Do not replace original materials and 
features with incompatible new work, such as replacing wood columns with wrought-iron poles.  
Do not add to or fill in covered openings, or roof over open pergolas or courtyards.  To retain a 
building’s original appearance, leave the openings of recessed entries, appendages and 
courtyards open. 
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G. Energy Conservation & Environmental Standards 

In this age of diminishing fossil fuels, volatile fuel accessibility, increasing prices and 
environmental pollution, energy conservation consciousness is high.  Energy 
conservation design is no longer a convenience but an imperative responsibility. Our 
building practices have a significant impact on the environment. Both new construction 
and the preservation and reuse of older structures can follow approaches designed to 
mitigate negative impacts on the environment.  

This section is split into two components: 

1. Environmental Building Practices 

2. Preservation and Energy Conservation 

 
1. Environmental Building Practices: 
EROSION:  

 Control erosion to reduce negative impacts on water and air quality. Design to a 
site sediment and erosion control plan that conforms to best management practices in 
the EPA’s Storm Water Management for Construction Activities.  

• Prevent the loss of soil during construction by storm water run-off and/or wind 
erosion, including protecting topsoil by stockpiling for reuse. 

• Prevent sedimentation of storm sewer or receiving streams and/or air 
pollution with dust and particulate matter. 

• Stabilize soil by using measures such as temporary seeding, permanent 
seeding, and mulching. 

REDUCED SITE DISTURBANCE: 

 Conserve existing natural areas and restore damaged areas to provide habitat 
and promote biodiversity. 

• On greenfield sites, limit site disturbance including earthwork and clearing of 
vegetation to: 

-40 feet beyond the building perimeter,  

-5 feet beyond primary roadway curbs, walkways, and main utility branch 
trenches, and  

-25 feet beyond pervious paving areas that require additional staging areas 

• On previously developed sites, restore a minimum of 50% of the remaining 
open area by planting native or adapted vegetation. 

• Reduce the development footprint (including building, access roads and 
parking) to exceed the local zoning’s open space requirement for the site by 
25%. 
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STORMWATER MANAGEMENT: 

 Limit disruption of natural water flows by minimizing stormwater runoff, increasing 
on-site infiltration and reducing contaminants. Implement a stormwater management 
plan that results in: 

• No net increase in the rate and quantity of stormwater runoff from existing to 
developed conditions; OR, if existing imperviousness is greater than 50%, 
implement a stormwater management plan that results in a 25% decrease in 
the rate and quantity of stormwater runoff. 

• Treatment systems designed to remove 80% of the average annual post-
development total suspended solids (TSS), and 40% of the average annual 
post-development total phosphorus (TP). By implementing best management 
practices as outlined in the EPA’s Guidance Specifying Management 
Measures for Source of Non-point Pollution in Coastal Waters. (Chapter 4, 
Part II addresses urban runoff and suggests a variety of strategies for treating 
and infiltrating stormwater volumes after construction is completed.) 

LANDSCAPE AND EXTERIOR DESIGN (to reduce heat islands): 

 Reduce heat islands (thermal gradient differences between developed and 
undeveloped areas) to minimize impact on microclimate and human and wildlife habitat. 

• Provide shade (within 5 years) on at least 30% of non-roof impervious 
surface on the site, including parking lots, walkways, plazas, etc. OR, 

• Use light-colored/high-albedo materials (reflectance of at least 0.3) for 30% of 
the site’s non-roof impervious surfaces, OR 

• Place a minimum of 50% parking space underground or use an open-grid 
pavement system for a minimum of 50% of the parking lot area. 

• Use ENERGY STAR Roof-compliant, high-reflectance AND high emissivity 
roofing for a minimum of 75% of roof surface, OR 

• Install a “green” (vegetated) roof for at least 50% of the roof area. 

LIGHT POLLUTION REDUCTION: 

 Eliminate light trespass from the building site, improve night sky access, and 
reduce development impact on nocturnal environments. 

• Do not exceed Illuminating Engineering Society of North America (IESNA) 
footcandle level requirements as stated in the Recommended Practice 
Manual: Lighting for Exterior Environments, AND 

• Design interior and exterior lighting such that zero direct-beam illumination 
leaves the building site. 

WATER EFFICIENT LANDSCAPING: 

 Limit or eliminate the use of potable water for landscape irrigation. 

• Use high-efficiency irrigation technology, OR use captured rain or recycled 
site water, to reduce potable water consumption for irrigation by 50 - 100% 
over conventional means. 

• Do not install permanent landscape irrigation systems.  
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RECYCLABLES: 

 Facilitate the reduction of waste generated by building occupants that is hauled 
to and disposed of in landfills. 

• Provide an easily accessible area that serves the entire building and is 
dedicated to m separation, collection and storage of materials for recycling 
including (at a minimum) paper, glass, plastics, and metals. 

CONSTRUCTION WASTE MANAGEMENT: 

 Divert construction, demolition, and land clearing debris from landfill disposal. 
Redirect recyclable material back to the manufacturing process. 

• Develop and implement a waste management plan, quantifying material 
diversion by weight. (Salvage may include the donation of materials to 
charitable organizations such as Habitat for Humanity) 

• Recycle and/or salvage at least 50 - 75% (by weight) of construction, 
demolition, and land clearing waste. 

RESOURCE REUSE: 

 Extend the life cycle of targeted building materials by reducing environmental 
impacts related to materials manufacturing and transport. 

• Specify salvaged or refurbished materials for 5 - 10% of building materials. 

 

 35



Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section G: Energy Conservation 

2. Preservation and Energy Conservation: 
The goals of historic preservation and energy conservation are clearly in the public 

interest, but each value system needs to be more responsive in accommodating the 
purposes of the other. This means finding ways of achieving energy-conserving design 
while addressing the aesthetic concerns of preservation. The preservation philosophy of 
retaining original materials, repairing rather than replacing and replacing, when 
necessary, with matching or similar materials, is inherently an energy-conserving 
approach.  Retaining original masonry, concrete, metal, and glass conserves the great 
amount of energy it would take to make these products anew.  Retaining existing wood 
products reduces the pressure on our diminishing, albeit renewable forests, and the 
energy required to convert a tree to siding, moldings or shingles.  Retaining existing 
structures and their materials also lessens the increasing difficulty of finding places to 
dispose of discarded, non-biodegradable refuse. 

In addition to these advantages of preserving, rehabilitation designs that reduce 
energy losses and gains are also needed.  Reducing unwanted heat loss and gain is 
another way of reducing energy consumption.  The highest percentage of heat loss and 
gain occurs through uninsulated roofs and through windows.  To a lesser extent, heat is 
lost and gained through any locations where air infiltration occurs, such as walls, 
foundations, and door openings. 

Heat loss/gain through roofs, walls, foundations and openings is best reduced by 
insulation these areas.  Adding batt or blown-in insulation to attics is a standard 
procedure, as is weather-stripping door and window openings.  Insulating existing walls, 
especially masonry walls, is more problematic and expensive. 

A five-year payback period justifies an energy conserving modification.  Applying 
“value engineering” criteria, funds should be spent first on improvements that have the 
quickest payback.  On this basis, insulating walls rates low on the payback scale.  The 
same is true of adding “air-lock” vestibules to existing construction.  The cost is so high 
that its economic recovery, in terms of energy savings, is several decades. 

Controlling heat loss and gain through windows significantly reduces costs incident 
to heating and cooling, and should be an improvement priority.  Heat is conveyed 
through windows via the frame and sash, the glass and by leakage or infiltration.  Since 
wood contains porous cavities, it insulates better than steel or aluminum.  Therefore, 
existing wood window assemblies should be retained.  Infiltration can be controlled by 
weather-stripping and by an overall tightening of the assembly with nailing, caulking and 
painting.  This leaves the problem of controlling heat transmission through glass. 

Single pane, 1/8” thick polished plate glass is typically found in historic homes of the 
late nineteenth and early twentieth centuries.  This type of glass quickly transmits heat.  
Double-paned glazing reduces heat loss or gain by about one-half but is expensive to 
obtain if either retrofitting existing windows or purchasing new windows. 

In evaluating conservation options, consider the orientation of the house with 
respect to its major windows.  Large windows facing north or east will lose more heat 
and require greater interior space heating.  Conversely, south and west-facing windows 
experience greater heat gain in the summer, and will increase interior cooling needs. 
Several options are possible. Consider adding glass storm windows, appropriately 
designed replacement windows, or retrofitted windows to all but the street-facing 
elevation of the house.  The front windows should be weather-stripped, but could 
otherwise be left intact.  The result would be significantly improved window performance 
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in three of four exterior walls (assuming a square or rectangular plan) and slightly 
improved conservation in the front wall.  If the entire house, including all but the front 
windows, were upgraded, the house’s overall performance would greatly improve.  The 
percentage of loss/gain through the front windows would be a small fraction of the total. 

Houses with several large windows in a long expanse of front wall may still lose/gain 
unacceptable quantities of heat.  In this event, retrofitting existing windows may be 
deemed practical.  However, historic window sashes, whether wood or metal, are rarely 
wide enough to allow for the width of double-paned glass units.  If the sashes are wide 
enough, they can be removed, re-routed, fitted with thermopane glass and reinstalled.  If 
the sashes are too thin for such retrofitting, two options exist.   

The first is to add storm windows to either the exterior or interior of the historic 
window.  If added to exterior, the new window should be a large pane in a narrow frame 
so as not to obscure the view of the original window.  Regardless, the glare and airspace 
associated with the new window will tend to diminish the view of the older window 
sashes and frame. Interior storm windows have the advantage of being installed and 
cleaned from the inside.  They also leave a clear view of the exterior of the window, 
although they must be removed in order to open an operable window.  Unless weep 
holes are provided, they may also fog up in changing weather due to condensation 
between the outside and inside panes. 

The second option is to replace the original windows with new, double-paned units.  
This is desirable only if the appearance of the historic windows can be replicated in the 
new windows.  This is not difficult to achieve with simple one-over-one types, but is 
expensive to accomplish if the historic units have several small panes of glass.  The 
small panes are separated and held in place by small wood muntins.  Muntins hold the 
glass in the middle of a wood stop on the interior side and hold “glazing points” and 
caulk on the exterior side.  Metal-frame windows have similar construction.  Muntins 
provide “true divided light,” a character-defining window type common to all buildings 
prior to World War II. 

Some window manufacturers offer to replace the “true divided light” system with 
large lass panes and fake grids simulating the old muntin pattern.  These are rarely 
preferred because they are often flimsily made of wood or plastic, have non-historic 
profiles, are available in limited colors, and, most importantly, do not penetrate the glass 
as do the muntins.  That is, they are placed only against one side of the glass.  While 
somewhat visible from the outside, they have a very different appearance from historic 
“true divided light” windows. Given the high cost and low payback of replacing windows 
with small glass panes, and given the adverse visual impact, replacement of divided-light 
window types is not recommended.  

Tinted or reflective glass coatings are often applied in an effort to control heat 
loss/gain.  While most of these succeed in their purpose, many carry the disadvantage of 
diminishing a house’s architectural integrity.  Reflective films are especially distracting 
since they eliminate the transparency of glass with their metallic, opaque appearance.  
Their coats also tend to bubble, crack, fade, change colors or lose their adherence to the 
glass.  Reflective films are thus not recommended.  For similar reasons, heavily tinted 
glass (usually bronze or gray colored) are also discouraged.  Lightly tinted (30 percent or 
less) glass and clear, “Low E” treatments are more acceptable due to their closeness to 
the clear appearance of historic glass. 
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H. Maintenance and Renovation Guidelines for Existing Buildings 

Introduction 
This section provides information on two closely related approaches to preserving existing 

buildings: maintenance and renovation.  Maintenance, which aims at retaining historic materials 
and original design as long as possible, is the highest preservation priority. 

Renovation, which is intended to give a building a new functional condition, goes beyond 
maintenance to include repair, replacement or alteration when necessary for continued or new 
uses. 

Preservation Maintenance 
The need for expensive, sometimes character-reducing repair and replacement of historic 

building fabric can be deferred and/or greatly reduced by regular preservation maintenance.  
Such cyclical maintenance is as valuable for restored or renovated buildings as it is for new 
structures. 

All objects, whether organic or inorganic, deteriorate over time.  Careful preservation 
maintenance slows the process of deterioration by controlling its causes and creating an 
environment resistant to further change.  Deterioration can never be arrested entirely, but the 
aim of slowing the rate of change can be accomplished by applying protective coatings, 
shielding materials from sunlight, moderating temperature swings, controlling the movement of 
water, and simply by cleaning. 

While this section intends to provide recommendations for the exterior maintenance of 
historic houses, it does not purport to be comprehensive or highly technical.  For more technical 
treatments, the reader is referred to such publications as: 
 

Cyclical Maintenance for Historical Buildings  
            A Guide to the Maintenance and Alterations of Historic Buildings 

Rehab Right 
Preservation and Conservation: Principles and Practices 
Renovation: A Complete Guide 
“Preservation Briefs” of the National Park Service 
(See the SELECTED BIBLIOGRAPHY for full citations). 

 

General guidelines for such issues as earthquake and fire safety, access for the physically 
impaired, building code compliance, structural upgrading, security systems or interior 
rehabilitation design are in a separate section.  For the most part, these topics are only 
peripherally related to exterior preservation concerns—the main focus of these guidelines.  
Instead, this section will present some general maintenance principles for specific exterior 
building components. 

Renovation 
In addition to the information on maintenance, the general guidelines for renovation are 

also provided in this section. These guidelines deal with features common to any building 
regardless of style or age and are consistent with The Secretary of the Interior’s Standards for 
Rehabilitation. 
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Review of the Building Components: 
Maintenance tips, renovation recommendations and design standards will be presented 

here for each of several basic building components in the following order: 
 

8 Exterior Walls and Surfaces 
d. Masonry 
e. Stucco 
f. Exterior Wood 

9 Roofs and Chimneys 
10 Windows and Doors 

a. Screen Doors 
11 Porches and Stairs 
12 Exterior Ornamental Trim 
13 Entrances and Pergolas 
14 Exterior Materials: Finishes, Texture and Colors 
15 Foundations 
16 Paint and Soot Removal 
17 Site Design 
18 Signage 
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1.  Exterior Walls & Surfaces: 
 

 Since they are the largest single element of a structure, exterior walls are very significant 
character-defining features.  Intact exterior walls quickly communicate important information 
about a building’s age, style and construction. Consequently, every effort should be made to 
retain and preserve the original wall materials, detailing and appearance of the various historic 
buildings of Alpine. This section discusses maintenance and design standards for the three 
basic materials used on exteriors: masonry, stucco, and wood. 

M A S O N RY  
Although such masonry units as brick, stone, adobe, concrete and cinder block, hollow clay 

or terra cotta are considered very durable, they are susceptible to deterioration and significant 
damage if not properly maintained.  Since water is the major cause of masonry deterioration, 
protect masonry by draining water away from it and by not allowing water to collect in flat 
surfaces or in crevices.  If masonry units or mortar are deteriorating, correct the cause of the 
problem by repairing leaking roofs, gutters or pipes.  If water is entering the walls through joints 
with missing, cracked or disintegrated mortar, repoint the joints.  

Repointing should use chemically compatible mortar of matching strength, texture and 
color. The joints should be the same width and profile as the originals. Reinstall loose masonry 
units. If units are badly damaged or missing, replace them with matching units. Masonry walls 
were generally not painted originally, although there are exceptions, particularly with Period 
Revival and Ranch houses. If masonry was not painted or stuccoed originally, it is most 
appropriate to retain the historic nature of character-defining masonry by leaving it unpainted. 

 

REPAINTING: 

If one desires to repaint the already painted masonry, hand-scrape away the loose paint 
down to the next solid layer and repaint with compatible coatings 

Sometimes painting or covering masonry walls is contemplated or undertaken in an attempt 
to correct or conceal deterioration.  In these circumstances, it is better to remedy the cause of 
deterioration rather than to merely hide it. Unless the source of the problem is addressed, the 
condition will persist. 

REMOVING PAINT AND SOOT: 

To remove paint or heavy soot from masonry, first conduct a cleaning test to assess if 
cleaning is needed and to determine the gentlest, safest means of paint removal.  For soot, 
steam or mild detergents applied with natural bristle brushes is advisable.  To remove paints, 
use the gentlest chemical that works, along with a low-pressure water wash.  Sandblasting and 
water blasting or other high pressure, abrasive or caustic cleaning methods are harmful to 
masonry units and mortar and are definitely not recommended.   

Technical experts do not recommend applying sealant to vertical masonry surfaces 
because some sealants may discolor, chemically react with mortar, create a glazed finish, or 
break down and lose their effectiveness after a few years. 

S T U C C O  
Stucco is a non-structural, trowel-applied plaster composed largely of cement.  Stucco is 

generally applied over expanded metal lath, “chicken wire,” nails or other binding materials.  
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Sometimes it is applied by trowel directly on the walls without any “keying” or binding material. 

STRUCTURAL ISSUES: 

As a veneer or thin surface coating, stucco is vulnerable to cracking and deterioration if 
broken by wall movement, thermal expansion or poor adhesion to the structural walls.  Earlier 
vernacular structures, especially those built of adobe, were often covered with non-reinforced 
mud or lime plaster, a soft, non-cement based material.   

Because of the differences in its composition, stucco maintenance, repair or replacement 
should employ material of the same strength, color and finish as the original. For example, mud 
plaster will bond to adobe with no adverse effects because it is of the same material. But 
modern cement stucco is a much harder, less flexible material and has a different rate of 
expansion. Consequently, when applied to adobe it can create unequal stresses through the 
walls, which may lead to structural damage.  If stucco is not well bonded to the wall, it will 
eventually detach, buckle or crack, allowing moisture to collect between the stucco and wall.  
Eventually, this moisture may ruin the wall. 

PAINTING: 
Stucco is usually painted after the final coat dries.  Colored dye is sometimes mixed in with 

the stucco, providing homogenous coloring. When repainting stucco, consider using rubber-
based coatings designed specifically to expand and contract over stucco without peeling or 
cracking. 

E X T E R I O R  W O O D  
Almost all historical architectural styles depend to some degree on exterior wood for trim, 

windows and porches.  For a few styles, such as the Queen Anne Style or the American 
Colonial Revival, exterior walls are sheathed almost entirely with wood siding or shingles.  The 
maintenance of wood is a high priority for many involved in historic house preservation. 

Wood siding, trim and ornamental elements are essential to a building’s character but 
susceptible to deterioration and damage.  Fortunately, wood is readily available and easily 
worked.  Because this is so, wood is unfortunately often replaced rather than repaired. For the 
sake of preserving a building’s historic fabric it is preferable to maintain and repair original wood 
whenever feasible.  

 

DECAY: 

Wood is subject to decay, which may lead to cosmetic deterioration or structural 
disintegration.  Decay may be caused by thermal forces, swelling and shrinking due to exposure 
to weather, as well as by water-related problems of rot, fungi, hydrolysis and oxidation.  Of 
course, fire can destroy wood instantly and termites and other insects can ruin wood over time.  
It is essential to protect exterior wood from these causes of deterioration, especially from 
exposure to sunlight and water. Existing wood should be well nailed or screwed in place.  Joints 
between wood members or other materials should be sealed so as not to allow the seepage of 
water. Raw wood should be primed and either painted, stained or varnished. 

Whenever possible, retain original wood.  Wood in danger of deterioration may be treated 
with wood preservatives.  Impregnating wood, including wood shingles, with fire retardants may 
also prove useful. 

Preserving deteriorated or damaged wood in place may be accomplished by applying wood 
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adhesives and fillers.  These are generally hand-set.  For larger structural members such as 
cracked beams, adhesives may penetrate by injection. 

REPLACING WOOD: 

Perpetually wet or rotted wood or wood damaged beyond the point of repair may require 
replacement.  When replacing, it is advisable to use matching or similar wood. New wood 
should be dry, uninfested, straight, and of high quality grade. It should be primed before 
installation and painted with two coats of good, exterior wood paint.  New wood used on 
additions should have the same properties. Select decay-resistant wood and treat it with water 
repellents.  Treat wood with preservatives if it has a chance of being exposed to water or is near 
the ground.  Avoid flat wood surfaces if possible by sloping railings, tops of walls, windowsills 
and porch floors.  As always, tight joints, caulking, priming and painting, and proper drainage of 
water away from wood, are essential for wood preservation. 

PAINTING: 

Due to aging, the original paint on most historic houses has not survived. Repainting is an 
on-going part of cyclical maintenance and should be attended to regularly to protect the 
underlying materials. 

Prior to painting, it is essential to properly prepare all surfaces by securing and repairing 
damaged materials, scraping and sanding off loose paint, and cleaning all solidly adhering paint. 
New paint will not adhere to loose, dirty paint. Additionally, not all types of paint are compatible 
with each other. Using incompatible paints reduces adhesion and accelerates deterioration. It is 
advisable to recoat surfaces with the same kind of paint used previously. 

Varnished surfaces such as doors can be cleaned with commercial wood cleaners.  Use a 
fine grade of steel wool and a liquid varnish remover to strip varnish. Because each type of 
varnish and paint has its own chemical properties, it is advisable to consult coating specialists 
about proper paint cleaning or stripping products and methods.  Similarly, different exterior 
materials, such as wood, masonry and metals, also require their own type of primer and paint. 

Since the pigments in old, oil-based paints migrate or change colors over time, it is not easy 
to determine original colors merely by sanding down to the first color.  Moreover, the first color 
may have been a primer rather than the finish coat of paint.  When looking for original colors, 
find drops of paint hidden in cracks or found in places not directly exposed to the sun.   
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2.  Roofs and Chimneys: 
ROOFS: 
Roofs serve as an important, character-defining feature for most historic homes due to their 

visibility and contribution to particular architectural styles. Maintaining a watertight roof that 
drains properly to the ground prevents both interior and exterior deterioration.  Roof styles, 
pitches and materials vary greatly.  Tile, slate, wood, asphalt, metal and “built-up” flat roofs are 
all found here.  Each roof has its own characteristics and maintenance needs. 

The ability of the roof to hold and shed water is largely determined by the quality of the 
initial installation. Existing roofs need to be inspected seasonally for signs of wear, damaged 
flashing, filled gutters or spouts, etc.  

When replacing roofing, remove the existing roofing down to the decking—the wood boards 
or sheets nailed to the rafters or roof joists.  If needed, repair the decking or apply new 
sheathing.  Install tight flashing along valleys, chimneys, walls, or wherever there is a change in 
roof types.  Install metal drip edges around eaves, and also gutters and downspouts if needed.  
Next apply proper roofing felt, “ice shield” sheathing or other underlayment or nailers particular 
to your type of roofing.  Use high quality roofing materials that come with a warranty.  Be sure to 
adhere to the different roofing types.  It may be advisable to treat some kinds of roofing, 
especially wood shingles, with fire retardants.  Wood shingles will last longest if initially treated 
with a mixture of graphite and linseed oil and regularly maintained with the same preservative 
thereafter. 

Roofs should be kept in good repair and be watertight. Gutters and downspouts should be 
regularly cleaned.  Flashing and roof anchorage should also be kept in good repair. Roofs 
require adequate ventilation. 

When planning building improvements or additions, it is important not to remove or radically 
alter original roof shapes and orientations.  Changing the roof pitch or adding incompatibly 
designed new elements, such as dormers, skylights or new sections of roof, also alters the 
configurations and design of the original roof.  Consequently, when planning these types of 
improvements, be sure to take into account architectural style and the appropriateness or 
visibility of the proposed change. 

CHIMNEYS: 
When repairing chimneys, remove all loose masonry units down to solid material.  Rebuild 

using the old or matching masonry and joinery.  Retain the original chimney design using 
masonry reinforcement if necessary. 

Poorly maintained chimneys may eventually deteriorate to the point of failing structurally.  
Failing bricks or chimney caps are a danger that can be avoided by inspecting chimneys 
seasonally.  Look for mortar deterioration and cracked or loose caps. Structural reinforcement of 
the cap is especially important.  Tall chimneys may benefit from a steel brace connected to the 
roof from the chimney. 
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3. Windows and Doors 
The character of even the most intact house can be adversely impacted by inappropriate 

window and door alterations.  Sensitive window and door repair is encouraged.  

It is always advisable to keep window assemblies in good repair, since it is less expensive 
to maintain historic windows than to replace “in-kind.”  Keep windows painted, caulked and 
glazed.  Keep hardware in operable repair.  Weather-strip windows to reduce air infiltration. 
Maintain all units with proper weather-stripping.  

Existing, serviceable historic units should be repaired when at all possible. It should be 
understood that either new or well-maintained existing wood-framed assemblies are more 
energy-efficient than metal units with the same glazing.  The cost of replacing windows is rarely 
recovered in a reasonable amount of time compared with the lower cost of repairing and 
weatherizing existing units. 

Existing hardware is part of the historic appearance and also should be retained.  If the 
hardware is beyond repair or has been replaced with incompatible hardware, replace it with 
units similar in design and finish to the original hardware. 

S C R E E N  D O O R S  
Screen doors are far from being a major architectural feature. Like other architectural 

elements found in a house, screen doors were designed to fit in with the other features of a 
particular style. Victorian houses had fancy, delicately designed screen doors with thin wood 
frames and ornamental corner braces to give them strength.  Bungalow screen doors were 
predictably simpler, and so forth.   

When selecting new screen doors, choosing a design that complements the design of the 
door behind it, as well as the style of the house, will enhance its historic appearance. A good 
finish carpenter or mill can make a custom screen door appropriate for most older homes at a 
reasonable cost. 
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4.  Porches and Stairs  
Original porches should be retained and their roofs kept in good repair.  For advice on how 

to accomplish this, see the sections of “Roofs,” “Exterior Wood,” and so forth for applicable 
porch components. 

Certain kinds of porches have beams and columns with all their surfaces exposed to the 
elements.  It is especially important to keep such elements painted or otherwise coated.  The 
bottoms of porch columns also often deteriorate if not coated and kept out of water.  Consider 
treating wood elements near or in contact with the ground or water with wood preservatives.  
The same applies to wooden porch floors and wall siding or lattice. 

Many original porches are made of concrete or concrete block.  Flat concrete floors may be 
sealed and coated to prevent water seepage and to enhance appearance and slip-resistant 
characteristics.  Wood porches are less common and are more susceptible to deterioration as a 
result of the weathering effects on wood. 

Modern building safety codes require that stairways with two or more steps should have 
handrails. Unsafe stairs should be repaired or replaced in-kind. Avoid removing or adversely 
modifying original porches.  New products such as “indoor-outdoor” carpet detract from the 
character of historic porches and stairs. Replace missing or damaged elements with matching 
or similar work. 

5.  Exterior Ornamental Trim  
Retaining original trim is an important factor in maintaining the historical appearance of any 

older home. Keep original features in good repair and protect against the adverse effects of 
weathering. Also avoid harsh cleaning and painting originally unpainted trim. Maintain trim in 
good condition. When repairing such features or replacing missing or badly deteriorated 
elements, use matching or similar materials and designs.   

6.  Exterior Finishes and Colors  
Color scheme is a character-defining feature of some importance.  Victorian Era homes, for 

example, featured polychromatic color schemes with at least five and as many as eight or more 
different colors, one each for the stone, brick or siding and roofing and several for the wood trim, 
window frames, sashes and doors.  Diversity in color was as important as the variation of forms, 
roofs and textures.  Painting a Victorian house a single color negates the designer’s intent and 
the essence of the building’s character as much as any other change. 

Likewise, red tile roofs and white or light colored walls are essential to the character of 
Spanish Colonial architecture.  Similarly, Greek Revival houses are traditionally white.  Pueblo 
Revival houses are most authentic and convincing when earth-colored.  English 
Tudor/Elizabethan houses are known by their dark brown half-timbering set in white stuccoed 
walls.  Even bungalows and ranch houses were designed with specific color schemes intended 
to bring out carefully conceived architectural effects. 

When maintaining, rehabilitating or adding to your home, consider identifying and using the 
building’s original colors.  If these are unappealing or cannot be determined, consider using 
colors from a palette of the same time period and style as the building. 
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7. Foundations 
Foundations should be kept in good repair due to their importance in supporting a building’s 

superstructure. Depending on the style, foundations may be of varying importance as a 
character-defining feature. Unpainted foundation walls are more historically appropriate in terms 
of retaining original architectural appearance. 

Water Damage: 

Since the deterioration of all building materials, including concrete walls, masonry units 
and mortar, is accelerated by the passage of water through the material, the less water in the 
material, the less the damage will be. Having the earth slope away from a building’s perimeter 
can reduce foundation settling and deterioration.  If water is allowed to pond around a 
foundation, either from roof water or site drainage, the water may percolate down through the 
ground and find its way beneath the footing. If the earth under the footing is sufficiently water-
saturated, it may compress under the weight of the building’s structure, causing settling, 
cracking and sometimes structural failure. It is advisable to fill ponds around the foundation and 
to grade earth away from foundation walls using a slope of no less than 1/4" per foot.  Gutters 
and downspouts emptying into splash blocks away from the foundation are also recommended. 

Landscaping, Planting, Sprinklers: 

It is best not to place planting directly against or near foundations since plants need to 
be watered.  As their roots naturally seek water, they sometimes grow into building walls or 
become entangled with underground pipes and wires.  It is also advisable to point sprinkler 
heads away from foundations.  Water may invisibly enter a wall by a process called “creeping 
damp,” the vertical movement of ground moisture up a wall by capillary action.  

Sealants: 

There is no physical advantage to painting foundation walls or sealing then with 
impermeable sealants.  Walls should be allowed to breathe.  Although paints and sealants 
prevent most water from entering a wall from the exterior, they also trap water and water vapor 
inside the wall where deterioration occurs.   

Cracks: 

Recent cracks created by settling should be filled and the causes for settling should be 
corrected.  If the cracks occurred early in the building’s history and no further movement is 
occurring, it is sufficient to fill the cracks for the purpose of stabilizing the foundation and 
arresting the seepage of moisture. Foundation cracks are best filled with concrete or mortar of 
compatible strength and finish to the original materials. 

For treatments of masonry or stuccoes foundations, refer to the related section discussing 
these materials (Section 1). 

8.  Paint and Soot Removal 
Over time, the exteriors of all buildings become soiled.  Some owners have responded to 

this unattractive and chemically damaging condition by regularly cleaning their building’s 
exterior.  Others have painted over the dirt, whether the exteriors were wood, masonry, stucco 
or a combination of these.  A few others have simply left the exteriors to weather and 
accumulate a patina indicative of age. 
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Since exterior maintenance is important to the appearance of any house, the following 
suggestions are made.  If desiring to remove paint or soot from any surface, first conduct a test 
to determine if removal can be achieved without damaging the underlying materials.  Following 
the test, use the gentlest method capable of removing the paint or soot.  Sand blasting, water 
blasting and other abrasive or high-pressure techniques are harmful to the historic fabric and 
are inappropriate.  Highly caustic or toxic chemical removers may also be harmful to materials 
as well as to workers and plant life. 

For large, difficult jobs, it may be desirable to obtain the services of professional cleaners.  
If attempted by the building owner, always closely follow manufacturer’s application instructions.  
Note that the process for removing soot and dirt is easier than that used for paint removal.  
Water and gentle detergents or steam cleaning are effective processes which homeowners may 
be capable of undertaking. 

 

9. Additions 
Attic expansion and things to consider as the space is expanded. 

ATTIC EXPANSIONS: 

A cost-efficient way of adding usable square footage without adding to the footprint of the 
building is to create finished spaces in previously unfinished attics.  Successful attic conversions 
need to take several factors into account. 

Sufficient headroom, or space over seven feet tall, is desirable and may be required by 
code for certain uses.  Low-pitched roofs, as on ranch houses, may not provide the high space 
needed. 

If attic rooms are to be used for bedrooms, building code requirements for exiting must be 
met.  This will likely mean adding code-complying stairways, doors and windows. 

Attic floors will likely require structural upgrading to accommodate new loads as most were 
only designed as ceilings for the level below.  As such, the joists were designed to carry ceiling 
plaster or sheetrock, not floor loads with people and furniture.  Thus, floor joists may need to be 
doubled up or larger joists and new flooring may need to be added alongside the existing joists. 

To obtain proper light, headroom and/or egress, dormers may need to be added to make 
the attic space more functional.  See the above section on Dormer Additions for advice on 
compatible dormer design. 

Like any new construction, converted attic spaces need code-complying wiring, heating, 
insulation, finishes, etc.  Codes may also require fire protection or detection systems, ranging 
from sprinklers to smoke and heat detectors, depending on the building’s height and occupancy. 

ADDITION EXTERIORS: 

When finishing the exterior of an addition, attempt to match the original finishes, textures 
and colors. Introducing finishes, textures and colors foreign to the original architecture of the 
building, or adding too many different finishes can seriously affect a house’s appearance.  If, for 
example, a rear second-story addition were to be made to a Spanish Colonial Revival 
residence, hand-applied, earth-colored stucco walls with tapered or rounded corners would be 
appropriate. 
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I.  Architectural Styles 
 
Classical Vernacular Characteristics 

1. One Story 
2. Rectangular or square plan 
3. Boxlike shape; horizontal emphasis with broadside of building facing front 
4. Symmetrical front elevation 
5. Either hip or gable roof, usually low to medium in pitch, originally with wood 

shingles 
6. Wide front porches with wood posts and hip or shed roof 
7. Adobe walls, usually plastered, brick or wood frame walls in post-1878 examples 
8. Flat or segmentally arched, linteled window and door openings 
9. Wood-framed windows with small panes such as 6/6 pattern; paneled wood 

doors, sometimes with small glass panes 
10. Flat board or simply molded trim with little or no ornament, or in Greek Revival 

variations, classically molded cornices and wood trim 
 

Queen Anne Characteristics 
1. One or two stories 
2. Irregular plan, usually cross wing 
3. Asymmetrical façade with vertical emphasis; masses of varied shapes including 

towers, turrets, porches and polygonal wings or bay windows 
4. Multiple roof types including gables, hips and cones, originally with wood 

shingles; dormers are common 
5. Dominant front porches, sometimes with verandas or balconies 
6. Brick walls on stone foundations; wood frame walls in modest examples; an 

overall effect of visual activity and varied color 
7. Flat or segmentally arched window and door openings, usually with fancy stone 

or brick lintels 
8. Tall windows, either one-over-one or with small, colored glass panes; tall wood 

doors have fancy raised panels, sometimes with a glass upper panel, transoms, 
picture windows and stained or leaded glass are also common  

9. Ornamental wood trim, spindlework, porch balusters, brackets, casings and 
decorative wooden scrollwork 

10. Decorative gable-end shingles, metal ridge cresting and finials 
 



Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section I: Architectural Styles 

Victorian Eclectic Characteristics 
1. Two stories but occasionally one story 
2. Irregular plan, usually cross wing 
3. Combines elements of two or more Victorian Era styles, resulting in a varied, 

eclectic composition with round and polygonal turrets, towers, spires and 
projecting bays 

4. Complex combination of hip, gable, shed, conical, gambrel and other roof forms 
5. Pedimented porches with ornamental wood columns 
6. Brick and stone walls in a variety of textures and colors 
7. Segmental, round or Gothic-arched window and door openings; fat-topped 

openings are also common 
8. Tall, double-hung windows with plain, leaded or stained glass; one-over-one 

operable windows and fixed picture windows are common, as are tall, ornately 
paneled doors 

9. Fancy woodwork, decorative bargeboards, balustrades, ridge cresting and finials 
10. Corbeled brick and carved stone masonry 

 
Pyramid Cottage Characteristics 

1. One story 
2. Cross wing floor plan 
3. Asymmetrical façade, boxlike shape, small and simple massing 
4. Hip roof, sometimes “belcast” or curved as it reaches the eaves; a small dormer 

is centered on the front roof 
5. Front porch over the recessed entry supported usually by one column 
6. Raised stone or concrete block foundations with brick or rusticated concrete 

block upper walls 
7. Tall, flat-topped, round or segmentally arched door and window openings 
8. Double-hung and fixed picture windows 
9. Simple molded wood trim 
10. Corbeled brick masonry trim 

 
Craftsman Bungalow Characteristics 

1. One or one-and-a-half stories 
2. Rectangular or square plans, always with a large front porch 
3. Simple massing with a low, boxlike shape and asymmetrical façade 
4. Gabled low-pitched roofs, usually with gable ends facing front, although 

broadside-facing examples are common 
5. Large porch, pergola or porte cochere with massive stone, brick or wood pillars 
6. Native materials, especially river rock.  Brick is most commonly found on primary 

exterior walls; upper stony walls and gable ends are usually shingled or stuccoed 
7. Flat-topped or segmental-arched window and door openings 
8. Front “Chicago” windows (central picture window flanked by narrow double-hung 

units); wide double-hung windows, often with small panes in the upper sashes 
9. Exposed wood trim, especially heavy timber trusses, beams, brackets, bolsters 

and rafter tails 
10. The extensive use of large-scaled exposed structural elements, lower-pitched 

roofs and lower, broader appearance distinguish this style from the California 
Bungalow 
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California Bungalow Characteristics 
1. Usually one story 
2. Rectangular floor plan with four to six rooms 
3. Boxlike shape with small, simple massing, usually with horizontal emphasis 
4. Low-to-medium-pitched gable roof, sometimes with gabled or shed-roofed 

dormers 
5. Masonry and wood-columned porch, usually offset from the center of the front 

elevation; pergolas and portes cochere are common 
6. Brick masonry or stucco walls; decorative shingle work or stucco in the upper 

gable ends 
7. Flat-topped window and door openings are most common although segmental 

arches exist on earlier examples 
8. Multi-paned upper sashes of 1/1 double-hung windows; sidelights around front 

door; front picture windows 
9. Small-scaled wood brackets or beams under the eaves 
10. Ornamental wood vent screen at the apex of the gable walls 

 
Spanish Colonial Revival Characteristics 

1. One or two stories but one story the most common 
2. Elongated plan, roughly rectangular 
3. Horizontal, asymmetrical façade with a variety of low, simple forms 
4. Combination of low-pitched gable, shed and flat roofs 
5. Small porches; occasional pergolas or portes cochere 
6. Plastered walls and chimneys with smooth or minimal texturing 
7. Roman or semi-circular-arched arcades and door and window openings; flat 

openings commonly occur 
8. Tall, double-hung windows, sometimes with small panes in the upper sashes; 

picture windows; canvas awnings 
9. Modest detailing from any of several eras of Spanish and Mexican architecture, 

including applied terra cotta, tile or cast concrete ornament 
10. Decorative iron trim: sconces, grillwork, brackets, railings and fences, balconets 

 
Monterey Revival Characteristics 

1. Almost always two stories 
2. L-shaped or rectangular plan 
3. Combination of two-story and one-story elements, with an overall horizontal 

emphasis 
4. Low-pitched roof, usually gabled, sometimes hipped, with red roof tiles; stuccoed 

chimneys 
5. Cantilevered second-story balconies with square wood posts and heavy timber 

beams 
6. Plastered walls in white or light colors; second floor walls may be covered with 

wood board-and-batten siding 
7. Square, flat-topped window and door openings, sometimes with wood lintels 
8. Wood or metal frame windows, often casements with small panes of glass; wood 

plank doors 
9. Sparse ornament; wrought iron balcony columns or balustrades in later examples 
10. In brick versions, the masonry walls are painted white to simulate plaster or 

white-washing 
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Mediterranean Revival Characteristics 
1. More often two stories than one 
2. Varied massing and form; irregular, large plan and asymmetrical façade 
3. Varied massing and forms with horizontal emphasis and asymmetrical facades, 

polygonal or square towers and projecting bays or wings 
4. Low-pitched hip roof with red tile 
5. Courtyards framed by the buildings; porches with low stuccoed walls; balconets 

and occasional verandas and/or loggias 
6. Plastered walls, usually white and smooth 
7. Round and square-arched openings; elaborate, formal door openings, often 

projecting or recessed 
8. Small-paned casement windows; wood plank doors 
9. Often extensively decorated with plaster or cast concrete columns, pilasters, 

urns, finials, plaques, surrounds, cornices, etc. 
10. Wrought iron balustrades and trim 

 
American Colonial Revival Characteristics 

1. One or two stories 
2. Rectangular or L-shaped plan with the long side facing the street front 
3. Simple boxlike massing with light colored walls of horizontal wood siding, stucco, 

wood shingles or painted brick 
4. Low-medium-pitched gable roof, usually with the broadside facing the street, 

sometimes with gabled dormers 
5. Gabled, flat or shed roofed front porch, either the full width of the façade or just 

the width of the main entry; usually with wood posts or columns 
6. American Colonial style door surrounds 
7. Rectangular openings except for a possible round-arched transom over the front 

door 
8. Six-over-six windows, usually with dark colored shutters; sidelights flanking the 

front door and sometimes a fanlight over it; six-panel wood doors 
9. Federal or Greek Revival trim at the columns, cornices, casings and door 

frontispiece 
10. Small roof-top chimneys 

 
Transitional/Early Ranch Characteristics 

1. One story 
2. Small, boxlike form with an L-shaped plan 
3. Either a low-pitched gable or hip roof; double gables are sometimes found 
4. Small, wood columned porch over the entry at the juncture of the two front wings 
5. Brick walls painted or unpainted; stucco is occasionally found 
6. Square or rectangular window and door openings 
7. Metal-framed windows with small panes; of either casement or fixed types 
8. Sometimes corner windows or shuttered windows 
9. Often horizontal siding on the gable end 
10. Usually asphalt shingle roofing 
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California Ranch Characteristics 
1. One story 
2. Low, very horizontal orientation with an asymmetrical front façade 
3. L-shaped plan with a projecting wing facing the street  
4. Low-pitched gable or hip roof, often covered with wood shakes 
5. Attached garage 
6. Exterior walls combining any of the following: board-and-batten siding, stucco, 

clapboard or brick 
7. Front porches with wood posts 
8. Modest ornamental detailing 
9. Single and groups of fixed, sliding or casement windows (sometimes shuttered), 

often with small panes of glass 
 

American Colonial Ranch Characteristics 
1. One story 
2. Elongated rectangular or L-shaped plan 
3. Low, long forms with the broadside of the façade facing the street 
4. Low-to-medium-pitched gable roof, usually with one gable facing the street 
5. Light-colored horizontal siding, shingles or painted brick 
6. Federal or Greek Revival door surrounds and/or front porch 
7. Classical moldings on cornices, window and door openings, with classical doors 
8. Small-paned, usually paired, casement windows 
9. Simple masonry chimney 
10. Louvered shutters, dark colored 

 
Classical Bungalow Characteristics 

1. One story 
2. Rectangular or square plan 
3. Simple, small boxlike shape with a symmetrical façade 
4. Large porch across the entire front façade 
5. Hipped or gabled roof; if hipped, sometimes a single, small dormer on the front 

roof 
6. Stone or concrete block foundations with brick upper walls and shingled gabled 

ends 
7. Segmental-arched or flat-topped window and door openings 
8. Tall, double-hung windows; front picture windows; simple wood doors 
9. Modest trim, usually a combination of simplified Victorian and early bungalow 

elements like exposed rafter tails and wall brackets 
10. “Broadside” versions have the long side of a gabled roof facing the front, 

extending over a four-columned porch 
 



Alpine Gateway Historic District Design Guidelines 
Draft 3/12/02   Section J: Glossary 

 53

 
J.   Glossary of Architectural Terms 
 
INTRODUCTION 
 

Readers of this book may find several descriptive architectural terms with which they are 
not familiar. This "Glossary of Terms" is provided to give simple definitions of words used 
throughout this text. 
 

ADOBE A large, unfired brick made of clay-based mud and straw binder, handpicked in a form and 
dried in the sun. 

ARCADE A range of arches supported by piers or columns. A passageway, of which one side is a 
range of arches supporting a roof. 

ARCH A structural element designed to support the weight above an opening. A true arch consists of 
wedge-shaped stones or bricks that make a curved bridge spanning an opening. 

ASHLAR Textured, rough-hewn stone; or the simulated appearance of rusticated stone in concrete 
blocks. 

ASTRAGAL A molding of half-round profile, especially the strip covering the joint between a pair of 
doors or casements. 

BALCONET A decorative balcony that is too small to stand on. 

BALUSTRADE A railing consisting of a handrail supported on balusters, often built on a base. 

BALUSTERS  Lathe-turned or straight spindles that support a handrail as part of a balustrade. 

BARGEBOARD Ornamental trim board along the face of the incline of a roof gable. 

BATTERED WALL A wall that slopes inward as it rises; a tapering pier. Common on Pueblo walls 
and Bungalow porches. 

BAY WINDOW A window that projects from the outer wall, extending the floor space and creating an 
alcove in the interior space. 

BELCAST ROOF A roof slope with a convex profile creating a distinctive curve, associated with some 
Victorian and Bungalow styles. 

BELT COURSE A slightly raised horizontal band marking a division in wall surfaces. 

BOARD-AND-BATTEN Vertical plane siding with joints covered by narrow wood strips. 

BRACKET A Supporting member, often L-shaped or triangular, for a projecting roof cave, balcony or 
shelf. 

BROKEN SCROLL A Colonial decorative motif placed over doors or windows featuring a central 
ornament flanked by interrupted gable moldings. 
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CANALE A waterspout extending beyond the plane of an exterior wall or parapet. 

CANTILEVER Construction in which a beam or structure extends beyond the face of a wall, being 
supported only at the one end. 

CASEMENT A window with the sashes opening outward on vertical hinges. 

CASING Decorative trim encasing a window or door opening. 

CHICAGO STYLE With reference to windows, a symmetrical, flat-arched, tri-partite gang of windows 
with a large, fixed picture window in the center, flanked on both side by narrower, operable 
windows. 

CLASSICAL ORDERS In classical architecture, the design of a column and entablature relating to a 
specific style and time period, including: Doric, Ionic, Corinthian, Composite and Tuscan. 

COPING The sloped capping or top course of a wall made of stone, metal, wood, or some other 
material for the purpose of protecting the wall from weather. 

CORBEL A projection of successive level of masonry beyond the wall surface producing a bracket 
form. 

CORNICE The projecting member at the top of a wall or roof trim. 

COLUMN A vertical round shaft that supports, or appears to support, a load. 

CREEPING DAMP (Sometimes called rising damp) The vertical movement of water through a 
substance by capillary action. Common on lower levels of masonry buildings.

CROSS WING A house form involving two intersecting rectilinear shapes, one recessed. 

CROWN MOLDING A curved molding used to terminate the trim on cornices, walls, casings and cabinets. 

CURVILINEAR PARAPET The multiple-curving, ornamental motif on the center of the top of a parapet 
wall, especially in Mission Style architecture. 

DEAD LOAD The uniform, fixed weight inherent in any structure (as opposed to LIVE LOAD). 

DECKING The material used to cover the floor of a porch, balcony or other flat exterior walking surface. 

DENTILS A classical ornamental molding consisting of a horizontal series of block-like projections thought 
to have been based on the appearance of rows of teeth. 

DORIC The simplest of the classical orders. 

DORMER A projecting gable in a pitched roof with a window or windows on its front vertical side. 

DOUBLE HUNG A window in which both the upper and lower sash are independently operable in vertical 
movement within the same frame. 

EAVE The edge of a roof that projects over the outside wall. 
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ELEVATION A "head-on" drawing of face of a building or object, without any allowance for the effect of 
the laws of perspective. 

ENTABLATURE  In classical architecture, the horizontal member immediately above the columns 
consisting of the architrave, the frieze and the cornice. 

FACADE The front or principal face of building: any side of a building that faces street or other 
open space. 

FANLIGHT A semi-elliptical or semicircular window, usually over a door, 

FASCIA A flat board with a vertical face that forms the trim along the edge of a flat roof or along 
the eaves of a pitched roof. 

FEDERAL A classical American architectural style. Dating from 1780 to the mid-1800’s. 

FENESTRATION The arrangement and design of windows in a building. 

FINIAL A terminal form at the top of a spire, gate-post, pinnacle, or other point of relative height. 

FLASHING Metal sheets at the junction of roofs and walls or chimneys used to prevent leaking. 

FLUSH Being even with or in the same plane or line as. 

FLUTING A decoration consisting of long, rounded grooves in columns or casings. 

FOOTPRINT A popular term for the shape of an area within the perimeter of a floor plan. 

FRAME The part of an encasement of an opening supporting a door or window.  Also, a method of 
building construction employing a skeletal system of several repetitive structural components, 
as in wood-frame        or steel-frame, or the work of constructing such a system. 

FRONTISPIECE A classical, ornamental projection, including windows, around a major door. 
Sometimes refers to a wing extending forward from the facade. 

GABLE ROOF A ridged roof forming a gable at each end. A roof with a single peak. 

GABLE The upper (usually triangular shaped) terminal part of a wall under the eave of a pitched 
roof. 

GAMBREL ROOF A roof with two slopes on each of two sides, the lower steeper than the upper. 

GLAZING Glass set in windows. 

GREEK REVIVAL A classical American architectural style, or individual components of that style, 
generally dating from 1820 to 1860, but also used during later decades in the west.   
Architectural style, or individual components of that style, generally dating from 1820 to 1860, 
but also used during later decades in the West. 

HALF-TIMBER  A form of Medieval construction using exposed wood framing with the intervening 
spaces filled with stucco or masonry. Ornamental trim that reflects the internal structure. 
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HIGH STYLE Common terminology for the most elaborate and formal versions of major 
architectural styles. 

HIP ROOF A roof with sloping ends and sides, usually with four sides terminating in a ridge or 
point. 

HOOD A protective, often ornamental cover over doors or windows. 

HUE Generally, color or a particular shade or tint of a given color. 

IN-KIND Matching the original material. 

ITALIANATE An architectural style from the mid-to-late nineteenth century which derived its 
designs and forms from mansions and villas of the Italian Renaissance. 

JACOBEAN A seventeenth century English architectural style, revived in America in the early 
twentieth century, characterized by red brick Wells, and steep, coped, cast concrete gable 
trim. 

JERKINHEAD A gable roof with the ends of the gables clipped off to form small hips. 

JOINERY The hand-crafted intersecting joints in ornamental woodwork; associated with 
woodwork, eaves and cabinetry. 

LACE WORK Fine wooden or metal ornamental screens or scrollwork. 

LANCET ARCH A tall, thin, three-centered or pointed arch surrounding a window opening or vent. 

LINTEL A supporting beam placed over a door, window or other opening; usually visible and of a 
contrasting material from the wall surface. 

LIVE LOAD A moving or inconstant structural load or weight (such as people) that a building's 
structure carries in addition to its own weight. 

LOGGIA A covered second-story porch, typically cantilevered and framed by a balustrade. Square 
posts or turned columns usually support a shed roof. 

MANSARD ROOF A roof that slopes in two planes, the lower of which is usually steeper. Typical 
of the French Second Empire style. 

MILL FINISH The raw, unfinished color and texture of an aluminum or other metal product, such 
as a window or door fame, as it comes directly from the mill or factory. 

MUNTIN A small piece of wood or metal in a window sash holding in place and separating one 
piece of glass from another. 

ONE-OVER-ONE (1/1) A double-hung window with one pane of glass in the top sash and one 
pane in the bottom. 2/2 has two panes over two panes. A likewise 4/4, 6/6, 12/9 and other 
window patterns.  

ORIEL A projecting corner window supported by brackets. 
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OXIDATION In rusting or burning, the chemical union of a substance with oxygen. 

PALLADIAN WINDOW A tri-partite window consisting of a large, central, round headed window 
flanked by two smaller, rectangular windows. 

PARAPET A low wall at the edge of a roof, porch, or terrace. 

PATINA A thin coating or color change resulting from natural oxidation during aging; for example, 
the changing of copper to a greenish-blue color over time. 

PENDANT A hanging ornament. 

PERGOLA An arbor or colonnade with columns or posts supporting open roof timber.

PIECE-IN To add a piece or pieces matching the original in order to repair. 

PILASTER A pier or half-column of shallow depth applied to a wall. 

PINNACLE A terminal ornament or protecting cap, usually tapered upward to a point or 
knob and used as a high point of a roof.  

PITCH The degree of slope or inclination, as in the steepness of a roof. 

PLASTER A wall finish material, usually made of lime gypsum or cement, sand and water, 
applied in a plastic state with or without a heavy texture, to exterior or interior surfaces. 

PLINTH BLOCK A small, slightly projecting block at the bottom of the casing around a door 
opening. 

PLUMB The degree to which a wall is perfectly vertical. 

POLYCHROMATIC Featuring several colors, as opposed to monochromatic or one color. 

PORTAL A principal entrance, usually recessed and arched. 

PORTE COCHÈRE An open-walled but covered structure attached to the side of a building 
through which a carriage or automobile may pass or under which they may park. Also a 
roof and supporting projection over a driveway near the entrance to a house; later 
referred to as a carport. 

PRESERVATION The process of preserving the existing form, character and appearance 
of a structure through techniques designed to arrest or slow the deterioration of a 
structure, or to improve structural conditions. 

PROJECTING BAY Typically a three sided extension from the main facade of a building, 
containing windows and ornamental elements; sometimes called a "pent" or "slanting" 
bay or BAY WINDOW. 

QUARREL A small, diamond-shaped pane of glass, one of many in a window. Associated 
with English styles. 
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QUOINS An ornamental element, usually of masonry, on the corners of buildings that 
expresses the structural interlocking of the corner. 

RAISED PANEL In wood millwork, a door, cabinet or furniture with beveled panels inset in 
flat wooden frames. Doors will usually have several raised panels, as opposed to slab 
or flat panel doors that may have only one panel per door. 

RAFTER A wooden frame member stretching from the ridge to the eave of the roof. 

RENOVATION The introduction of new elements to a building to replace old worn parts. 

RESTORATION To employ treatments aimed at returning a building to its original 
appearance and condition. 

REHABILITATION To take corrective measures to make a building usable or livable again. 

RIDGE The horizontal top line formed by the meeting of two sloping roof planes. 

RIDGE CAP The wood, tile or metal cap covering the ridge of a roof. 

ROMAN ARCH A semi-circular or "round" arch, invented by the Romans. 

ROOF CRESTING A decorative metal element placed along a ridgeline. 

ROOF PITCH The relative angle of the roof slope. 

SASH The movable frame holding glass in a window opening. 

SCONCES Decorative wall fixtures or lamps. Wrought iron sconces are common to the 
Spanish Colonial and Mediterranean Revival styles. 

SCUPPER An opening through a wall that allows for roof drainage. Term also refers to the 
metal funnel which catches runoff water and directs it into the downspout. 

SECOND EMPIRE An American architectural style from the mid-to-late nineteenth century, 
employing the Mansard roof and related elements from the reign of Napoleon. 

SEGMENTAL ARCH A gently curving arch having the shape of the uppermost segment of 
a circle. 

SHAKE A thick, wavy, rough, shingle made of wood, used in Ranch Era architecture. 

SHED ROOF A single sloped roof. 

SHINGLE STYLE A turn of the century American architectural style characterized by the 
use of shingles on most wall surfaces, often paired with Colonial Revival 
ornamentation.  

SIDELIGHTS Tall, narrow windows with small glass panes flanking a doorway, or picture 
window. 
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SOLID CORE With reference to doors, a slab door made of solid wood rather than several 
panels with a hollow interior. 

SPINDLEWORK  Delicate ornamentation of turned wood spindles, typically from the 
Victorian Era, often found on porches and as ornamentation for doorways. 

SQUARE Forming a right angle. 

STUCCO Plaster for exterior walls. 

SURROUND Ornamental trim or casing surrounding a door or window opening. 

TERRA COTTA Cast and fired clay units, usually larger and more intricate in form and detail than 
brick. 

THATCH A Medieval roofing material consisting of matted or woven straw; imitated by undulating 
wood shingles in Period Revival architecture. 

THREE-POINTED ARCH. An elliptically shaped arch with its curve established by three 
perspective points beneath the arch. 

TRANSOM A window opening over a door. 

TRI-PARTITE Consisting of three similar, joined components, such as windows or ornament. 

TRUNCATED Having the top of a hip roof cut off by a flat plane. 

TUDOR ARCH An English arch which slopes gently upward to a point. Associated with English 
Revival styles. 

TURRET A small -tower, sometimes corbelled from the corner of a building and extending above it. 

VENTS Ventilation openings, pipes or shafts. 

VESTIBULE A small entrance room or enclosure situated at an exterior entry to a building. 

VIGA A horizontal roof beam, usually a wood log exposed and extending beyond the plane of a 
wall or parapet. 

VERANDA A long, roofed, gallery-like arcade or porch that spans the width of a facade. 

VERNACULAR Indigenous architecture characteristic of a certain locale. 

WAINSCOT Wood paneling or some other decorative material that is applied to the lower part of a 
wall. 

WINGWALL A non-structural ornamental wall extending out to the side of a building.
 
 



ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT:   River Meadows Senior Living Phase 4 - Revised Site Plan  

 

FOR CONSIDERATION ON: July 7 2015 

 

PETITIONER: Patterson Construction  

 

ACTION REQUESTED BY PETITIONER: Review and recommend the 

revised site plan.  

 

APPLICABLE STATUTE OR ORDINANCE: Article 3.18 Senior Housing 

Overlay Zone - Development Code 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The River Meadows Senior Living phase 4  lies within the Senior Housing Overlay zone. 

The developer is requesting approval of a modification of building pad locations. The 

proposed revision meets setback requirements for the zone and will match the existing 

units.   
 

 

 

 
STAFF RECOMMENDATION: 

 

That the Planning Commission review the proposed site plan and make a 

recommendation to the City Council.     

 

 



























ALPINE PLANNING COMMISSION AGENDA 
 

SUBJECT:   River Meadows PRD Plat Amendment   

 

FOR CONSIDERATION ON: July 7 2015 

 

PETITIONER: Patterson Construction  

 

ACTION REQUESTED BY PETITIONER: Review and recommend approval 

of the amended plat.  

 

APPLICABLE STATUTE OR ORDINANCE: 10-9a-608 Utah Code Annotated 

       

PETITION IN COMPLIANCE WITH ORDINANCE: Yes 

 

BACKGROUND INFORMATION:  

 

The River Meadows PRD is an approved subdivision with 24 senior housing unit. During 

foundation staking of the final four units, it was noted that two of the units fell within the 

flood plain. The developer has adjusted lot lines out of the flood plain and is seeking 

approval for a plat amendment which will affect the common area.  
 

 

 

 
STAFF RECOMMENDATION: 

 

That the Planning Commission review the proposed plat amendment and make a 

recommendation to the City Council.   
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PC June 02, 2015 

ALPINE CITY PLANNING COMMISSION MEETING at 1 

Alpine City Hall, 20 North Main, Alpine, Utah 2 

June 02, 2015 3 

 4 

I.   GENERAL BUSINESS 5 
 6 

A.  Welcome and Roll Call:  The meeting was called to order at 7:00pm by Co Chairman Judi Pickell. The 7 

following commission members were present and constituted a quorum.  8 

 9 

Chairman: Steve Cosper 10 

Commission Members: Bryce Higbee, Jason Thelin, David Fotheringham, Steve Cosper, Jane Griener, Steve 11 

Swanson, Judi Pickell  12 

Commission Members Not Present: Bryce Higbee (Jane Griener joined the meeting via the phone) 13 

Staff:   Jason Bond, Marla Fox, Jed Muhlestein 14 

Others: Roger Bennett, Erin Darlington, Paul Kroff, Myrna Grant, M Grant, Lon Lott 15 

 16 

B.   Prayer/Opening Comments: Steve Cosper  17 

C.   Pledge of Allegiance: Jason Thelin 18 

 19 

II. PUBLIC COMMENT 20 
No comment 21 

 22 

III. ACTION ITEMS 23 
 24 

A.  Annexation Policy Plan Discussion 25 
The current annexation Policy Plan was adopted May 26, 2009, the City Council has asked that the Planning 26 

Commission work on updating this plan.  27 

 28 

Jason Bond said we want to focus on updating the Annexation Plan because it is out of date. He said we need some 29 

guidance from the Planning Commission along with following the State guidelines.  Jason Bond said there are a few 30 

things in the plan that need to be discussed.  He said there are some areas that are not in the plan and we need to 31 

discuss if we want those areas to be included in the Annexation Plan.  He said there are a few areas in the County 32 

that need to be discussed to see if we want them added to the plan.  He said an interesting thing in the State Code is 33 

there is no requirement to designate what the potential zoning of an annexation area would be.  Jason Bond said the 34 

potential zoning can be misleading or not followed. He said as a Planner he feels it’s wise to plan what we want 35 

these areas to look like; what we want the City to look like. 36 

 37 

Jason Thelin said just because the plan is six years old doesn’t mean it’s outdated.  He said adding density to the 38 

plan would only be to give direction to the owners; he wanted to know why the City Council asked the Planning 39 

Commission to redo the plan.  Jason Bond said because we are starting to have developers come in and want to 40 

know if they can be annexed. He also said the City Council said the plan is out of date and asked the Planning 41 

Commission to get it up to date.  42 

 43 

 44 

David Fotheringham said he didn’t think we needed to change very much in the plan but to update property owners 45 

and some dates. Steve Cosper said the plan doesn’t need a major overhaul because he said the plan follows the State 46 

Code pretty closely and follows all the rules.  He said the map needs to be changed. 47 

 48 

Steve Swanson asked how the City came up with the numbers they did in the current plan. He said he would be 49 

interested in costs and revenue. He said access to the northern properties needs to be addressed because Grove Drive 50 

can’t handle the extra burden new developments would bring.  Steve Cosper said that’s where the traffic study 51 

comes in. Jason Bond said we could put in the plan that we would like to see at a time of an annexation request that 52 

a traffic study be done.  53 

 54 

Steve Swanson said the biggest drawbacks on the annexation issues have been water and how we’re going to 55 

commute. Other issues are hillsides and other protected areas.  He said he would like to see in the plan a breakdown 56 
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of those studies that would allow us to have some decision making capabilities once somebody comes with a 1 

proposed plat. 2 

 3 

Judi Pickell asked what other properties have asked to be annexed.  She wanted to know if the City should approach 4 

owners to see if they want to be annexed.  Jason Bond showed on a map what areas could come to the City to be 5 

annexed.  He said Draper City has some land they feel would be better served by Alpine City.  He also said there is 6 

land north of the Melby property that is owned by Lehi City. 7 

 8 

David Fotheringham asked if it would be better to start with the Master Plan because decisions on the Annexation 9 

Plan should come from the Master Plan.  Jason Bond said because of current issues coming up, he feels it would be 10 

better to focus on the Annexation Plan first.  11 

 12 

The Planning Commission discussed the remaining land that is currently in the County.  Some is already in the 13 

annexation Plan and some is not.  Jason Bond said his recommendation would be to include all the properties in the 14 

plan. 15 

 16 

Jane Griener asked why the City would want to annex a property that is already developed.  Jason Bond said 17 

because of the proximity to the City it makes sense to have them included in the City.  Jane Griener said these 18 

properties would have to come to the City and ask if they could be annexed, she said the City should not go to them.  19 

She said we need to find out if annexing some of these areas benefits the City in any way before they are annexed.  20 

She said there are safety issues and road issues and if there is no financial benefit, why would we do it.  21 

 22 

Jason Bond said South Box Elder has been approved for development and asked if we want to include them in the 23 

annexation Plan.  Steve Cosper said with recent history, he doubted anyone would want to annex.  Jason Bond said 24 

they have already been in asking to be annexed and have actually built their subdivision to City standards. 25 

 26 

Jason Thelin said it makes sense to add most of these properties to the plan with the exception of the Cove and the 27 

property on the Highland border.  Jason Bond said by annexing the Cove it doesn’t mean that they will 28 

automatically be annexed.  Jason Thelin said it doesn’t mean they won’t be annexed either. Steve Cosper said just 29 

because we put these properties in the plan, doesn’t mean they will be annexed in the property. Jason Thelin said he 30 

didn’t see any benefit of annexing the Cove and it just opens up problems and should be left alone. He said we don’t 31 

have to suck up every piece of County property.  He said if the County wants to give increased density and provide 32 

services then that’s their decision. 33 

 34 

Steve Cosper said by annexing these properties, it would give us a tool to use to say this is what is required, it’s not 35 

a commitment. He said it makes sense to include it all so we have a plan, but it may never come to fruition. Jane 36 

Griener said she doesn’t want to annex properties that have already been developed in the County. 37 

 38 

David Fotheringham said the State Code said and the Annexation Plan states that one jurisdiction should provide 39 

service to the development.  He said we’re splitting up an area to multiple service districts.  He said the whole area 40 

should be served by the same services and managed together.  Jed Muhlestein said that the Cove has their own water 41 

district and he agrees with Jason Thelin in that we should leave them be as they are. He said Box Elder South is 42 

already using all of the City services. 43 

 44 

Jed Muhlestein said if we take on Box Elder South, are we taking on any flooding liability. Judi Pickell said that 45 

would be a bridge we would cross later.  She said we could put it in the plan and if we’re approached, that would be 46 

one of the contingencies or criteria.  They would have to prove to us that we would not be liable.  She said all of that 47 

can be figured out later.  Jed Muhlestein said if a proposal comes in then the proof of burden would be on them. 48 

 49 

Jason Thelin said developers are never going to say their development is not safe.  An example is when there was a 50 

fire about thirteen years ago, the developer didn’t do some things correctly within the development, but the City 51 

ended up paying for the damages in the end. Steve Swanson said there is a reason that some of these properties 52 

haven’t been annexed and that’s because they may not be safe to do so.  53 

 54 

Jason Thelin said if the County wants to support putting homes in unsafe areas, then let them, he doesn’t want to 55 

annex them later.  He said he’s fine to let that that property stay in the County.  Jane Griener said we should look 56 
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back into history and find out why these properties were not annexed into the City. She said there is probably a good 1 

reason they weren’t added in the past.  She also said we need to find out if there is any benefit to the City and we 2 

need to be very careful that the City will not be liable. 3 

 4 

Steve Cosper said he would like the staff to do a general update and then bring it back for the Planning Commission 5 

to review.  Judi Pickell asked what the Fire Department would say about annexing these properties.   6 

 7 

Jane Griener asked Jason Bond how far into the future this plan is projected for.  Jason Bond said it would be about 8 

seven or eight years. Jane also wanted to know what the build out projections were.  Jason Bond said it is projected 9 

to have about 5,000 more people with the land that is currently available.  Steve Cosper said he doesn’t think this 10 

many more people is possible.  Jason Bond said the City took the developable land that is left and calculated an 11 

average household and that is the number they came up with. 12 

 13 

Brian Thrap asked about the Box Elder South Property.  Jason Bond said that property is in the County and is being 14 

developed and doesn’t match up with the annexation plan. 15 

 16 

Erin Darlington it seems like there would be a little more weight to decisions and exceptions given when these 17 

properties come in for annexation and density discussions.  She said the Planning Commission should make sure it 18 

benefits the City and the citizens. 19 

 20 

COMMUNICATION: 21 
Steve Swanson said he was approached by neighbors that live on Bald Mountain.  He said the open space has a lot 22 

of overgrowth and wanted to know who was responsible to clean up the weeds.  Jason Bond said that is City owned 23 

open space and is left natural.  The City is responsible to clean weeds off of sidewalks, but the open space will be 24 

left natural with City trails running through it. 25 

 26 

Steve Swanson said the neighbors are willing to cut or spray the weeds.  Jason Bond and Jason Thelin both said no, 27 

this area should be left alone.  These people most likely bought their property with the natural open space in place.  28 

Jason Thelin said that area is beautiful and others would be upset if the grass was cut down.  He said this property 29 

was developed as natural open space and needs to be left as that.  Jason Bond said the City doesn’t have to man 30 

power to maintain this type of property, he said it was never meant to be a park. 31 

 32 

Judi Pickell said going forward, if the City doesn’t want to maintain open space, it could be put in a condition that 33 

the area be maintained and cleaned up by an HOA. She said she personally sees that this plan works in her own 34 

neighborhood.  David Fotheringham said maybe the Stakes and Wards could help clean up within their own 35 

boundaries. 36 

 37 

Steve Cosper asked what the outcome was with the Lot Line Adjustment at City Council.  Jason Bond said it was 38 

approved and they did not require any payment for the land. 39 

 40 
VI.   APPROVAL OF PLANNING COMMISSION MINUTES OF:  May 19, 2015 41 

 42 

MOTION:  David Fotheringham moved to approve the Planning Commission Minutes for May 19, 2015 subject to 43 

changes. 44 

 45 

Steve Swanson seconded the motion.  The motion passed unanimously with 6 Ayes and 0 Nays. Jason Thelin, David 46 

Fotheringham, Steve Cosper, Steve Swanson, Jane Griener and Judi Pickell all voted Aye. 47 

  48 

Judi Pickell stated that the Planning Commission had covered all of the items on the agenda and adjourned the 49 

meeting at 8:10pm.  50 
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