Agenda Number: 5
Case No.: 16-LuCC-50030

a8 Project # 1010697
Landm rhs & Urban A t 10, 2016
" . ugust 14,
Conservation Commission
Staff Report
Agent Walt Gill  Staff Recommendation
Modulus Design, LLC ‘
Applicant Erik & Tania Krasi | DENIAL of Case #16 -LUCC-50030, Project
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alteration Findings beginning on page 11.
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Addition
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Zoning SU-2/DNA-SF Leslie Naji
Historic Location Fourth Ward Staff Planner
Historic Overlay Zone
f Summary of Analysis

." The application is for a Certificate of Appropriateness to make alterations to a contributing
| building, The proposed alteration is to add an extension (addition) to the contributing butlding

through the center of the roof as well as the south and west building faces to create a second story

|10 the house. The extension would span moss of the entire length of the southern wall and affect the
| rear elevatian. The ragf plane would be altered from all sides.

] This project has been reviewed against the guidelines for new construction and alierations within

the Fowrth Ward district and finds that the proposed alteration is not consistent with Specific

| applicable development guidelines Jfor the Fowrth Ward Historie Qverlay Zone, specifically those for

raof$ and additions to buildings, ILF and [ H and is not consistent with the adopted policy for

| contributing buildings which states that all alterations shall preserve the overall form and detail

| character of contributing buildings so that they continue to contribute {0 the character of the averlay
| zane.

The applicant has submitted supplemental material in support of the applicatton. Elevations and
|perspective from all sides provide a clear Image of the propased design. Siaff finds that the three

dimensional photo infill images are mogt helpfid in visualizing the proposeil addition to this house,

| PRIMARY REFERENCES:

Landmarks and Urban Conservation Ordinance; Development Guidslines for the Fourth Ward Historic Overlay Zone,
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AGRI Agriculture

COMM Commercial - Retail
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DRNG Drainage

MFG Manufacturing

MULT Multi-Family or Group Home
PARK Park, Recreation, or Open Space
PRKG Parking

PUBF Public Facility

SF Single Family

TRAN Transportation Facllity

VAC Vacant Land or Abandoned Builldings
WH Warehousing & Storage
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SUMMARY OF REQUEST
Requests

Certificate of . Appmériazemm Jor Alteration to Contributing Building

Historie Locatian Fourth Ward Historic Overlay Zone

AREA HISTORY AND CHARACTER

Surrounding architectural styles, historic character and recent (re)development

#aof Roof Configuration, Architectural Style and Historic
Staries Appraximate Age of Construction Classification |
& Land Use
15 12 Flat; Pitched (gabled and hipped), Contributing;
Geagedees Cespenter Gothic, Spanish-Pusblo Revival and | residential
contexaporary interpretations; Territorial
Revival, Brick Commercial, 1796 — 1990%s,
3 1 Front gabled Craftsman Bungalow; 1925 Contributing
Site 1o the North _ e
, ' 1 ~ Hipped roof Bungalow with front dormer; 1914 | Residential
Sites ta the South Canteibuting
1% Side gabled Bungalow with California Mission | Residential
Sites to the East style modifications; 1912 Pocal
14 Front gabled Tudor Bungaloid house with Residential
Sl frare and stucoo; 1915 Contributing
II. INTRODUCTION
Proposal

This request is for a Certificate of Appropriateness for alterations to a contributing house in the
Fourth Ward Historic Overlay Zone. As is typical of houses built along 13" St, the subject house is
a one-story front-gabled house in the Craftsman/Bungalow style built in 1920. The house has
stucco covered siding, wood shingles at the gabled ends, multi-light windows (3/1 and 4/1) and a
secondary gable over the front porch. At some point the front porch had been enclosed but in recent
years it has been restored to its original state as an open front porch. There is a flat-roofed addition
at the side/rear.

The applicant proposes an addition to the house in the form of an extension of the upper story attic
space into a full second floor. The addition would remove the existing roof structure at the rear
third of the historic house to the rear (east) wall. Side walls would be raised approximately four 4’-
0” above the roof line in the northern third of the roof and approximately 11°-0” along the southern
wall. The eaves at the gable ends would remain in place. All roof pitches are designed to match
those existing on the house.
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The house currently is 1801sq.ft. With the proposed addition it would increase to a total of 2861 sq.
ft. of heated space and 300sq.ft. of additional rear balcony and patio space. The neighboring house
to the south has a similar addition but that has been added to the rear of the building and has not
involved changes to the existing roof.

Context, Background and History

The Fourth Ward Historic District is described in the State and National Register nomination
written in 1980 as “primarily important for its architecture, for its great variety of fine homes built
between 1880 and 1930. As Albuquerque’s finest residential area between about 1905 and 1923, it
also has cultural significance as the home of many of the city’s most influential citizens. Currently
Fourth Ward is valuable as a stable, well-preserved neighborhood on the fringes of the downtown
business district.”

The original Fourth Ward comprised a much larger area than it does now. The city had been divided
into 4 quadrants demarcated by the railroad running North and South and Central Avenue, then
called Railroad Avenue, running East and West. The current Fourth Ward district represents an area
located between Villa de Albuquerque or Old Town and the New Town built around the railroad
itself.

The area of the current Fourth Ward Historic District, although available for development after
being sold by the Perea estate after his death in 1887 to the Albuquerque Townsite Company, did
not begin to flourish until after 1900. By 1908, a number of large homes had been making it the
more fashionable neighborhood of town. Although it was never exclusively upper-middle class it
was exclusively residential contrary to other city neighborhoods. The area prospered until after the
Second World War when resources went into building up new neighborhoods to the east of the city.

The National Registry nomination goes on to say that, “The archjtectural character and interest of
the Fourth Ward District comes from the leisurely pace with which it developed and the high
quality of houses built there over the years, so that the neighborhood boasts a great variety of styles
and forms, finely executed. While only one or two houses can claim to be mansions, most are
substantial; the well-designed homes of well-to-do people. Styles range from Italianate to Period
Revival and Prairie School to Bungalow to Pueblo Revival, with building dates for significant and
contributing buildings from 1882-1941.”
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APPLICABLE PLANS, ORDINANCES, DESIGN GUIDELINES & POLICIES

III, ANALYSIS
Policies are written in regular text and staff analysis and comment in bold italic print.

Comprehensive Zoning Code

The subject property is zoned SU-2/DNA-SF under the Downtown Neighborhoods Area Sector
Development Plan adopted in 2012. The intent of the DNA-SF zone is to ensure that the historic
development pattern and the predominant single family character of the Downtown Neighborhood
Area is preserved and strengthened. This zoning category corresponds to the R-1 Residential Zone
with an exception that allows for one secondary dwelling unit of 650 square feet maximum per lot.
The regulations in the sector plan address lot area, setbacks, building height and step back
requirements, fenestration and porches along with other pertinent standards.

The proposal meets the SU2/DNA-SF regulations.

The subject property is located within the Fourth Ward Historic Overlay Zone. The Comprehensive
Zoning Code §14-16-2-28 establishes controls and procedures for Overlay Zones. §14-16-2-28
(D)(1) states that the area’s distinctive characteristics and general preservation guidelines for the
area shall be identified by the City Council in the resolution applying the Historic or Urban
Conservation Overlay Zone to any given area. Specific development guidelines for each Overlay
Zone area shall be adopted by the Landmarks and Urban Conservation Commission. Any
construction, alteration or demolition which would affect the exterior appearance of any structure
within said Overlay Zone shall not be undertaken until a Certificate of Appropriateness has been
approved by the Landmarks and Urban Conservation Commission. The Code also provides that the
adopted specific development guidelines may provide exemptions to the requirement or provide for
City staff approval in lieu of Landmarks and Urban Conservation Commission approval.
Procedures relating to the issuance of a Certificate of Appropriateness are prescribed in Chapter 14,
Article 12, Landmarks and Urban Conservation.

An analysis of the proposal’s conformance with the adopted specific development guidelines is
provided below.

Resolution-46 -1991 Designating the Fourth Ward and Eighth and Forrester Historic Overlay
Zones (1991)

This resolution designated, mapped, and provided general guidelines for the establishment of the
Fourth Ward and Eighth and Forrester Historic Overlay Zones. For this case, this resolution will be
referred to only as it applies to the Fourth Ward Historic Overlay Zone and the subject property
contained therein, excluding references to the Eighth and Forrester Historic Overlay Zone.
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Contained within this resolution are general guidelines, of which the specific Fourth Ward Historic
Overlay Zone Design Guidelines are derived.

Section 4.A of the designation ordinance states “Alterations or renovations to structures listed as
contributing in the Historic Overlay Zones should strive to retain significant, character-defining
architectural features of the structure and utilize exterior materials similar to those originally found
on the structure. Additions to structures listed as contributing in the Historic Overlay Zones should
utilize exterior materials and window alignment similar to those of the original structure and should
match the general style and massing of that structure, with the regulations of the underlying Zoning
determining the maximum allowable building size.”

The proposal is not inconsistent with the designation ordinance.

Fourth Ward Historic Overlay Zone Design Guidelines
The Landmarks and Urban Conservation Commission approved specific development guidelines in

1991 as delegated by Resolution -46-1991 and they have been revised twice since that time. The
guidelines were revised in 1998, and again in 2016 when the uniform guidelines for New Town
Neighborhoods were adopted.
Those Guidelines that are especially pertinent to this application are those that apply to:

* Roofs and Roof Features,

* Windows and doors and Additions.

The guidelines for contributing buildings Roofs and Roof Features state:

POLICY: The character of a historical roof should be preserved, including its form. Materials
should be preserved whenever feasible.

1. Retain and preserve the original roof form.

The proposed alteration has used the existing roof pitch in all new roof applications. The
integrity of the existing roof is compromised with the removal of the existing roof over an area of
approximately 38%. In addition, there is the removal of 170sq.fi. of roof addition which was not
of a consistent pitch to the original and the removal 15 Osq.ft. of a flat roof addition.

2. It is not appropriate introducing new roof features and details to a historic building that may
result in the creation of a false sense of history. New features may be approved if historically
appropriate to a building’s style.

The proposed addition does not create a false sense of history. It uses materials, treatments
openings and roof pitch of the existing structure. It is not, however; appropriate to the building
style. The existing front elevation with its low bungalow style reads as low and wide; slightly
horizontal. The front elevation with the 2 story addition to the middle of the roof and south side



CITY OF ALBUQUERQUE LANDMARKS & URBAN CONSERVATION COMMISSION
PLANNING DEPARTMENT Case # 16-LUCC-50030/ Project # 1010697
URBAN DESIGN AND DEVELOPMENT DIVISION August 10, 2016

Page 6

of the house dwarfs the original part of the house and introduces a markedly vertical element to
the structure.

The removal of the gable from the south elevation has a negative effect on the overall form of the
house. Although a similar gable is added to the north side of the structure, its scale and location
on the second floor of the addition does not contribute to the quaintness of the original house.

4. Minimize the visual impact of skylights and other roof top devices.

No skylight pierces the existing roof structure. The numerous (8) eight skylights located on the

new roof are all located on the north and south faces and are, therefore; not visible from the
Street.

The guidelines for contributing buildings Windows and Doors state:

POLICY: The character-defining features of historic windows & doors and their distinct
arrangement shall be preserved. In addition, new windows & doors should be in character with the
historic building. This is especially important on primary facades.

1. Retain and preserve the position, number, size and arrangement of historic windows and doors.

The proposed design utilizes the size, shape and configuration of existing windows and doors. In
the few places where walls are removed, those windows are reused in the new construction,

Although the outside window configurations are in keeping with existing windows, the muntin
configuration is not mentioned. Windows in the house are typically 3/1 or 4/1.

The guidelines for contributing buildings Details and Ornamentation state:

1. Protect and maintain significant stylistic elements.

A significant stylistic element of this bungalow style is the wood shingled gable ends. The

proposed design successfully incorporates the wood shingles in proposed gable ends.

The guidelines for Additions to contributing buildings state:

POLICY: Additions to contributing historic buildings have a responsibility to complement the
original structure, ensuring that the original character is maintained. They should

reflect the design, scale and architectural type of the original building. Older additions that have
significance in their own right should be considered for preservation.
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