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PROJECT DESCRIPTION: 
 
This is a proposal for a Project Development Plan (PDP) located at the northeast corner 
of Maple and Meldrum Streets, directly across Maple Street from City Hall. 
 
The plan proposes a predominately 3-story mixed-use building with partial fourth-story 
loft spaces.  The ground floor includes 4,900 square feet of office space along Maple 
street frontage, and four dwelling units along Meldrum Street frontage.  Upper levels 
contain 25 dwelling units for a total of 29 dwelling units in the building.  Units are a mix 
of studio, 1-, 2-, and 3-bedrooms with a total residential occupancy of 46 bedrooms.  
The second floor has a central rooftop terrace of 2,770 square feet. 
 
The property is 28,500 square feet, or .65 acres.  Building coverage is 22,455 square 
feet, of which 14,042 square feet is covered ground floor parking.  Total building floor 
area is 44,966 square feet. 
 
39 vehicle parking spaces are provided within the building structure, covered by 
residential units above.  Access is from the alley which runs north-south on the east 
side of the property.  22 on-street parking spaces will exist along the property frontage, 
including 4 new spaces created by the development plan with removal of a driveway.  
 
An existing vacant light industrial building and one single family house will be 
demolished and removed from the subject property.  These buildings have been found  
not eligible for historic designation.  
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Proposed new streetscape development includes new curb, gutter, sidewalks, 
landscaping, and patio areas. 
 
The property is located within the Downtown (D) Zoning District, at the western edge of 
the zone. 
 
The project is requesting a Modification of Standards to Section 4.16(D)(5)(e) of the 
Land Use Code to allow the use of cement fiber lap siding and panels on portions of the 
building.  
 
 
RECOMMENDATION: 
 
Staff recommends approval of the 320 Maple Mixed Use PDP. 
 
 
EXECUTIVE SUMMARY: 
 
Zoning encourages the mixed use dwelling land use with its designation as a ‘Type 1’ 
use requiring administrative hearing.  Zoning describes height limits for this particular 
block as 3-4 stories, 45’ +/-, with the intent to convey a scale of building rather than 
exact points or lines.  The building is mostly limited to a maximum of 3 stories and 40 
feet in height, with the minor exception of 4-story loft portions reaching 49 feet at the 
highest points. 
 
Building materials include brick and fiber cement lap siding intended to relate to 
traditional building materials in the neighborhood.  Accents of fiber reinforced concrete 
panels and fiber cement panels are intended to relate to more-contemporary and 
commercial aspects of the area.  These are used to define the commercial portion of the 
building at the corner, along Maple Street, and to frame residential balconies.  A 
pedestrian-oriented ground floor base portion is designed in conjunction with extensive 
streetscape development.  Parking exceeds code requirements.   
 
 
COMMENTS: 
 
1.  Context and Background   
 
The subject block is the very northwestern corner of the Downtown zoning district; and  
the subject property is at the west edge of the block.  Facing blocks to the north and 
west are zoned Neighborhood Conservation Buffer (NCB), which is intended for areas 
that are a transition between residential neighborhoods and more intensive commercial-
use areas or higher traffic zones. 
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NCB zoning allows limited multifamily and office uses, with a three-story building height 
limit.  The transitional zoning is intended to allow limited conversion from single family 
residential to other uses, in recognition of its location around edges of the Downtown. 
These NCB blocks comprise predominately single family houses with a historic 
character. 
 
At the other end of the subject block face (the north end), a 3-story mixed-use building 
exists as a result of redevelopment under the D zoning.  It is somewhat similar to the 
proposed project, albeit on a much smaller lot (11,000 square feet vs. 28,500 square 
feet for the subject property; with 9 dwelling units and 4,000 square feet of commercial 
space). 
 
The opposite, east face of the subject block includes a new 3-story townhouse 
development currently under construction with 6 units in two buildings on a 19,000 
square foot mid-block lot. 
 
Surrounding zoning and land uses are as follows: 
 

Direction Zone District Existing Land Uses 

North 
Downtown (D) on the subject block; 
Neighborhood Conservation Buffer 
(NCB) on facing block 

Single family residential and a mixed use multi-
family dwelling 

West Neighborhood Conservation Buffer 
(NCB) 

Single family residential, across the street, 
including several historic properties 

South Downtown (D) City Hall across the street 

East Downtown (D) Office Building across the alley, new 
townhouse development under construction 

 
Below is a site location and zoning map. 
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Location Map 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2.  Compliance with Article 4 of the Land Use Code, Division 4.16 - Applicable 
Downtown Zone District Standards 
 
Staff finds that the proposed PDP complies with the applicable standards in Division 
4.16 Downtown District – Civic Center Subdistrict, as explained below. 

 
Section 4.16(B) - Permitted Use 
 
The proposed mixed use dwelling is permitted in the Downtown District, and requires 
administrative review by a Hearing Officer (a Type 1 use). 
 

320 Maple Site 
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Section 4.16(D) – Building Standards 
 

(1) Setback from Streets.  This standard requires a landscaped setback for all block 
faces west of Mason Street. 
 

• The proposed frontage along Maple Street has a 14-foot wide landscaped area 
between the sidewalk and the building, 9 feet of which is setback distance from 
the right-of-way line.  This frontage also includes a 10-foot parkway area 
between the curb and sidewalk with turfgrass and street trees consistent with the 
traditional neighborhood pattern. 
 

• Similarly, the proposed frontage along Meldrum Street provides 12 feet of 
landscaped area behind the sidewalk and a 12-foot wide parkway. 
 

These landscaped setbacks demonstrate a generous landscaped edge along the street, 
consistent with standards and enhancing the transition between the west side 
neighborhood and downtown.  
 

(2) Building Height.  Maximum building height for this block is stated as 3 – 4 stories, 
45 feet+/-.  This limit is stated to convey a scale of building, rather than exact 
points or lines.   

 
• The building fits this scale.  The predominate 3-story portion of the building is 40 

feet in height.  The massing is highly modulated with significant recessed 
portions and stepped back terracing on the north side to reduce shading on 
adjoining property.  On the north side of the building, upper-story portions are set 
back further than the ground floor by dimensions ranging from 9 to 20 feet. 
 

• The partial 4th story loft portions of the building reach a maximum of 49 feet in 
height, but are set back 38-40 feet from the lower portion of the building on all 
sides except the Maple Street side, where the additional setback is 13 feet.  
These deep setbacks mitigate any visual or shading impacts.  
 

(5) Building Character and Facades.  This standard requires that buildings provide 
architectural interest, encourage outdoor activity and interaction, and are 
constructed with high-quality, durable materials. 

 
• The proposed building massing is heavily modulated both horizontally and 

vertically, with modulations designed to express different units within the building 
and to define outdoor spaces.  Outdoor activity is encouraged with extensive 
balconies and terraces, the main commercial entry at the corner, ground floor 
patios, and doorways to ground floor units along Meldrum Street.   
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• Predominate exterior materials are brick, which clearly defines a  base portion 
oriented to pedestrians; fiber cement lap siding which relates to siding on 
adjacent houses and is a high quality durable material; and architectural grade 
fiber reinforced concrete panels in a large-shingle pattern which add a more 
contemporary and commercial aspect to the corner and the Maple Street 
frontage.  The use of fiber cement siding requires a modification to this standard 
(4.16(D)(5)(e)), which is discussed later in the staff report. 
 

• Cornice features, window and door trim, and recessed windows are provided in 
conjunction with the different materials as appropriate to add interest and 
highlight the modulation and fenestration.  

 
3.  Compliance with Article 3 of the Land Use Code - Applicable General 
Development Standards for All Development 
 
Zoning district standards noted above work in conjunction with several General 
Development Standards for all development city-wide in Article Three of the Land Use 
Code.  Staff finds that the PDP complies with the applicable General Development 
Standards, as explained below. 
 
Section 3.2.1 – Landscaping and Tree Protection 
 
Standards in this section require a fully developed landscape plan that addresses 
relationships of landscaping to the street, the building, abutting properties, and users on 
site.  
 

• The PDP protects existing street trees and adds street trees to fill gaps.   
 

• A new section of turfgrass parkway will be added where an existing driveway is 
being removed.   
 

• Existing trees on site are to be removed per a tree mitigation plan approved by 
the City Forester.  Most are volunteer Siberian Elms in poor to fair condition.  
Three mitigation trees are required and are provided in the PDP. 
 

• All areas of the site not paved for pedestrian use and vehicular access are to be 
landscaped per a fully developed landscape plan.  Key components are 
generous streetscape areas along the two streets in compliance with standards 
for street trees in parkways, landscaped setback areas, and trellised vines to 
enhance the fence along the north side of the project. 
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Section 3.2.1(E)(4) - Parking Lot Perimeter Landscaping 
 
Parking lots with six or more spaces must be screened from abutting uses and from the 
street with fences or walls in combination with plant material. 

 
• Parking is enclosed and screened by the building.  Screening on the north side is 

augmented by a solid 6-foot fence with trellised vines. 
 

Section 3.2.2(C)(4)(b) - Bicycle Parking Space Requirements 
 
For the multi-family residential units, one bike parking space is required per bedroom 
with at least 60% provided in an enclosed space.  For the commercial space, one bike 
parking space is required per 4,000 square feet with a minimum of four spaces.  20% of 
these bike parking spaces provided by commercial uses must be in an enclosed space.  
Since there will be 46 bedrooms and the retail use will be smaller than 16,000 square 
feet, the total required bike parking must comprise at least 50 bike parking spaces.   
 

• The proposal provides 68 bike parking spaces with 62 in enclosed locations and 
6 on fixed outdoor racks, exceeding the code standard requirements. 

 
Section 3.2.2(K) – Off-Street Parking Requirements 
 
This Section contains a formula for required residential parking in development projects 
within the Transit Oriented Development (TOD) overlay zone, based on bedroom and 
unit counts.  A subsection exempts the nonresidential portion of the proposed PDP from 
parking requirements based on no net increase in the nonresidential floor area above 
the existing building floor area to be demolished. 
 

• 26 spaces are required for the residential use, and the PDP provides 39 spaces.  
In addition, the property frontage will provide 22 on-street parking spaces. 

 
The exemption from nonresidential parking requirements is  found in code subsection 
3.2.2(K)(2)(b) states (bold and underline applied for emphasis):  

 
Existing Buildings Exemption: Change in use of an existing building shall be 
exempt from minimum parking requirements. For the expansion or enlargement of 
an existing building which does not result in the material increase of the building by 
more than twenty-five (25) percent, but not to exceed five thousand (5,000) square 
feet in the aggregate, shall be exempt from minimum parking requirements. For 
the redevelopment of a property which includes the demolition of existing 
buildings, the minimum parking requirement shall be applied to the net 
increase in the square footage of new buildings. 

  
Where nonresidential space is included in a mixed use dwelling, the standard is 
intended to refer to the nonresidential portion of the new building. 
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The existing nonresidential building to be demolished is 9,900 square feet.  The new 
non-residential component is proposed to be 4,900 square feet.  Since there is no net 
increase in the square footage of the nonresidential area, this project is exempt from the 
minimum parking requirements for the non-residential portion of the building.   
 
Although code does not address on-street parking, the presence of 22 street parking 
spaces along the property are a factor in the overall parking situation. 

 
Section 3.2.2(K)(5) - Handicap Parking 
 
Parking lots with 26-50 parking spaces are required to provide two handicap parking 
spaces.   
 

• The site plan shows two handicap parking spaces alongside the alley, which is in 
close proximity to entrances on the north, south, and east sides of the building. 

 
Section 3.2.3 - Solar access, orientation, shading 
 
All developments must be designed to accommodate active and/or passive solar 
installations and must not deny adjacent properties access to sunshine.   
 

• The proposed building is designed to avoid undue shading of adjacent property 
and could accommodate active and/or passive solar installations. 

 
Section 3.2.4 – Site Lighting 
 
The purpose of this section is to ensure that the functional and security needs of a 
project are met in a way that does not adversely affect the adjacent properties and 
neighborhood. 
 

• The only outside lighting will be building lighting.  All fixtures will be down-
directional, full cutoff, residential scale fixtures.  No footcandle levels will exceed 
one-tenth as measured 20 feet from property lines as required under this 
standard. 
 

Section 3.2.5 - Trash and Recycling Enclosures 
 
Trash and recycling enclosures must be adequate and convenient and accessible as 
appropriate for the proposed use.   
 

• The proposed trash and recycling enclosure is located in the covered parking 
area, fully screened from public view.  Staff will ensure that if the PDP is 
approved, the Final Plan will further explore the adequacy of the facilities in full 
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detail for the commercial and residential uses, including adequacy and details of 
recycling accommodations. 

 
Section 3.4.7 – Historic and Cultural Resources 
 
Code Section 3.4.7, Historic and Cultural Resources, contains standards for new 
building construction where the surrounding neighborhood context includes designated 
or eligible historic landmarks or historic districts are part of.  The proposed project is 
adjacent or in close proximity to several such historic properties.  Therefore, the project 
must comply with Section 3.4.7. 
 
Section 3.4.7(A) Purpose, states: 
 

“This Section is intended to ensure that, to the maximum extent feasible: …new 
construction is designed to respect the historic character of…any historic properties 
in the surrounding neighborhood. This Section is intended to protect designated or 
individually eligible historic sites, structures or objects as well as sites, structures or 
objects in designated historic districts, whether on or adjacent to the development 
site.” 

 
• Staff finds that the project is designed to respect the character of the historic 

properties in the surrounding neighborhood because of building modulation, 
setbacks, upper floor step backs and recessed portions, brick and lap siding, 
window and doorway patterns, and streetscape improvements. 

 
Section 3.4.7(B) General Standard reinforces the Purpose discussed above.  It states 

“The development plan and building design shall protect and enhance the historical 
and architectural value of any historic property that is…located on property adjacent 
to the development site and…is determined to be individually eligible for local 
landmark designation.  New structures must be compatible with the historic character 
of any such historic property, whether on the development site or adjacent thereto.” 
 

Staff finds that the project is designed to protect and enhance the historical and 
architectural value of the adjacent historic properties as required, and is compatible with 
the historic character of the historic properties for the reasons stated previously. 
 
Section 3.4.7(F)(1) states: 
“(1)  To the maximum extent feasible, the height, setback and width of new structures 
shall be similar to: (a) those of existing historic structures on any block face on which 
the new structure is located and on any portion of a block face across a local or 
collector street from the block face on which the new structure is located…. 
Notwithstanding the foregoing, this requirement shall not apply if, in the judgment of the 
decision maker, such historic structures would not be negatively impacted with respect 
to their historic exterior integrity and significance by reason of the new structure being 
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constructed at a dissimilar height, setback and width. Where building setbacks cannot 
be maintained, elements such as walls, columns, hedges or other screens shall be used 
to define the edge of the site and maintain alignment. Taller structures or portions  
of structures shall be located interior to the site.” 
 

• Staff finds that the project is designed to protect and enhance the historical and 
architectural value of the adjacent historic properties as required, and is 
compatible with the historic character of the historic properties for the reasons 
stated previously.  The existing historic buildings on N. Meldrum are one-story 
and two-story wood frame structures with lap siding. The new building is 
proposed to be one-and-a-half to three stories with a step down to the north as it 
approaches the adjacent residential property. The setback of the proposed 
building from the street along Meldrum and Maple is similar to those of existing 
historic structures.  Taller portions are located interior to the site, away from 
streets. 

 
3.4.7(F)(2) states: “New structures shall be designed to be in character with such 
existing historic structures. Horizontal elements, such as cornices, windows, moldings 
and sign bands, shall be aligned with those of such existing historic structures to 
strengthen the visual ties among buildings. Window patterns of such existing structures 
(size, height, number) shall be repeated in new construction, and the pattern of the 
primary building entrance facing the street shall be maintained to the maximum extent 
feasible.” 

• During the design review process, several aspects of the design were developed 
to create compatibility with adjacent historic residential buildings along Meldrum 
Street.  These include: extensive use of lap siding on the west elevation; 
projecting bay window on the west elevation; trim details in conjunction with 
wood siding; and overall window pattern variety in single, double, and triple 
configurations. 

 
LUC 3.4.7(F)(3) states:  "The dominant building material of such existing historic 
structures adjacent to or in the immediate vicinity of the proposed structure shall be 
used as the primary material for new construction. Variety in materials can be 
appropriate, but shall maintain the existing distribution of materials in the same block." 
 

• Horizontal lap siding on the 1.5-story section and upper portions of the west 
façade provides an important material connection to the surrounding 
neighborhood.  The historic buildings along Meldrum do not contain brick as a 
primary material, however brick is found throughout the historic downtown area 
and is a universally compatible hiqh quality material compatible with all styles of 
building.  This is demonstrated by  its use on several more-recent buildings on 
the block including the 3-story mixed-use Cherry Street Lofts building and the 3-
story Brownes on Howes buildings. 
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Section 3.4.7 (F)(6) states: “In its consideration of the approval of plans for properties 
containing or adjacent to sites, structure, objects or districts that: (a) have been deter-
mined to be or potentially be individually eligible for local landmark designation or for 
individual listing in the National Register of Historic Places or the State Register of 
Historic Properties, or (b) are officially designated as a local or state landmark or are 
listed on the National Register of Historic Places or (c) are located within a officially 
designated national, state or local historic district or area, the decision maker shall 
receive and consider a written recommendation from the Landmark Preservation 
Commission unless the Director has issued a written determination that the plans would 
not have a significant impact on the individual eligibility or potential individual eligibility 
of the site, structure, object or district.” 

• The LPC reviewed the PDP and forwarded a recommendation of approval to the 
Hearing Officer, finding the project in compliance with Section 3.4.7 and “that the 
project is compatible and respectful to the character of the surrounding historic 
context for the following reasons:  
 

o The project design uses massing and scale that is compatible with 
adjacent historic buildings. 

o The project uses appropriate step-backs to mitigate height relative to the 
historic context. 

o The project relies on building materials that are compatible with adjacent 
historic properties. 

o The project uses window patterning and proportions that are typical of the 
adjacent historic context. 

o The pedestrian scale of the main floor of the proposed project is 
compatible with the historic context. 
 

Section 3.5.1 - Building and Project Compatibility 
 
Standards in this Section require compatibility with the context of the surrounding area 
in terms of building size, massing proportions, design character and building materials.  
Where the established character of the relevant area is not definitively established, or is 
not consistent with the purposes of the Land Use Code, projects must set an enhanced 
standard appropriate for the area.   
 
Staff finds no predominant architectural character in the area.  Buildings vary from older 
single-story wood houses to the 3-story mixed use loft building at the north end of the 
subject block face, to City Hall across Maple Street.  The zoning is different on abutting 
blocks to the north and west.  The abutting block to the south contains City Hall.  The D 
zone envisions potential long- term redevelopment with mixed-use multi-story buildings 
emphasizing pedestrian interest to establish an enhanced standard of quality.  This is 
evident in the specific height limits set for the block at 3-4 stories. 
 
Section 3.5.1(B) requires that new developments have a design that is complementary 
to the existing developed area. 
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• The project site is in the Downtown zone district but is at the edge of a 
commercial-civic area and the adjacent transitional Neighborhood Conservation 
Buffer District zone.  The project includes brick on the ground floor as a defining 
feature, with brick seen in the abutting “Terracon” building, City Hall (across 
Maple Street), Cherry Street Lofts at the opposite end of the block face, the 
Brownes on Howes on the east face of the block, and the historic Trolley Barn on 
the block to the east.  The ground floor of the building is defined by brick, 
windows and doorways, awnings, and landscaping.  This ground floor component 
brings the height and mass down to pedestrian scale.  
 
The remainder of the building includes significant modulation and detail features 
to create visual interest and break down the massing proportions and outdoor 
spaces into compatible scale.  Upper stories and the west side use a cement 
fiber lap siding which is a high quality, material similar to wood siding in character 
to wood siding, which is found on all the single-family houses in the adjacent 
area. 

 
Section 3.5.1(C) requires that buildings shall either be similar in size and height, or, if 
larger, be articulated and subdivided into massing that is proportional to the mass and 
scale of other structures on the block face.  The other structures are single-story 
houses, with the exception of the 3-story mixed use dwelling at the north end of the 
block face. 
   

• The proposed building is predominately three stories and incorporates extensive 
modulation, terracing, and recessed portions to reduce the sheer mass.  These 
aspects include a strong change in material from the heavier brick base portion 
to lighter lap siding and shingle-patterned panels. 
 

• The commercial corner is similar in form to the other end of the block face. 
 
Section 3.5.1(D) requires that the project minimize infringement on the privacy of 
adjoining uses.   
 

• Where the proposed building would overlook the neighboring property to the 
north, the upper levels are set back to reduce looming, shading, and privacy 
effects.  This set-back area is used as a second-floor terrace space with a 
parapet wall enclosure. 

 
The other three sides of the project overlook streets and alley parking areas.  
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4.  Modification of Standards for Siding Material – Division 2.8 of the Land Use 
Code 
 
Division 2.8 empowers the decision maker to grant Modifications to standards based on 
certain criteria.  In order to grant a modification of standard, the decision maker must 
find that the modification is not detrimental to the public good, and that: 
 
(1) the plan as submitted will promote the general purpose of the standard for which the 
modification is requested equally well or better than would a plan which complies with 
the standard for which a modification is requested; or 
(2) the granting of a modification from the strict application of any standard would, 
without impairing the intent and purpose of this Land Use Code, substantially alleviate 
an existing, defined and described problem of city-wide concern or would result in a 
substantial benefit to the city by reason of the fact that the proposed project would 
substantially address an important community need specifically and expressly defined 
and described in the city's Comprehensive Plan or in an adopted policy, ordinance or 
resolution of the City Council, and the strict application of such a standard would render 
the project practically infeasible; or 
(3) by reason of exceptional physical conditions or other extraordinary and exceptional 
situations, unique to such property, including, but not limited to, physical conditions such 
as exceptional narrowness, shallowness or topography, or physical conditions which 
hinder the owner's ability to install a solar energy system, the strict application of the 
standard sought to be modified would result in unusual and exceptional practical 
difficulties, or exceptional or undue hardship upon the owner of such property, provided 
that such difficulties or hardship are not caused by the act or omission of the applicant; 
or 
(4) the plan as submitted will not diverge from the standards of the Land Use Code that 
are authorized by this Division to be modified except in a nominal, inconsequential way 
when considered from the perspective of the entire development plan, and will continue 
to advance the purposes of the Land Use Code as contained in Section 1.2.2. 
 
Modification Request – subsection 4.16(D)(5)(e) 
The applicant requests a Modification to the following standard: 
 

“All street-facing facades shall be constructed of high quality exterior materials for the 
full height of the building. Such materials, with the exception of glazing, shall include 
stone, brick, clay units, terra cotta, architectural pre-cast concrete, cast stone, 
prefabricated brick panels, architectural metals or any combination thereof.” 

 
Cement fiber lap siding and architectural grade concrete fiber and cement fiber 
rainscreen panels in a stylized shingle pattern are proposed on upper levels of the 
building and the lap siding is also uses as the primary material on the 1.5-story 
transitional module next to the neighboring single family house to the north.  
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• Staff finds that the request is not detrimental to the public good, and that the plan 
as submitted will promote the general purpose of the standard for which the 
modification is requested equally well or better than would a plan which complies 
with the standard.  This siding is a high quality, durable material that relates well 
to the wood siding on all houses found in the adjacent area.  At this edge of the D 
zone, the siding material helps meet several code standards that reference 
compatibility with adjacent neighborhood character. 
 
Furthermore, the material was not available or well-known at the time the 
standard was written, and staff will propose to add it to the subsection because 
staff finds it highly appropriate in the Canyon Avenue and Civic Center 
subdistricts.  This finding has been made in two recently approved PDPs under 
the same zoning (Brownes on Howes and Uncommon) for similar purposes. 
 

5.  Neighborhood Meeting 
 
Although not required, a voluntary open house neighborhood meeting was held on 
October 22, 2015.  Preliminary concept drawings were reviewed.  Seven neighbors 
attended, including owners of the house next door on the north and owners of the 
historic Emma Malaby grocery building across Meldrum Street.  Neighbors primarily had 
questions, and were generally supportive of the proposal with no controversy or 
opposition evident.  Neighbors particularly appreciated the stepping of the mass at the 
north end of the building, next door to the neighboring single-story house. 

 
6.  Recommendation from Landmark Preservation Commission 
 
At its February 10, 2015 Regular Meeting, the Landmark Preservation Commission 
voted 7-0, with one member recused, to forward a recommendation of approval of the 
proposed PDP.  A memo is attached summarizing their discussion and findings. 
 
7.  Findings of Fact 
 
Staff makes the following finding of fact and conclusions: 

 
1. The request for a modification of standard  to Section 4.16(D)(5)(e) to allow use 

of cement fiber lap siding and architectural grade concrete fiber and cement fiber 
rainscreen panels is not detrimental to the public good, and the granting of the 
modification will promote the purpose of the standard better than would a plan 
which complies with the standard, because the proposed materials are more 
compatible with the particular neighborhood context and add emphasis to the 
brick base along streetfronts as described in the staff report. 
 

2. The Project Development Plan contains permitted uses and complies with the 
applicable development standards of the Downtown District – Civic Center 
Subdistrict in Article 4, Division 4.16 of the Land Use Code. 
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3. The Project Development Plan complies with the applicable General 

Development Standards of Article 3 of the Land Use Code with the exception of 
the requested Modification of Standards. 
 

4. The Project Development Plan complies with the applicable procedural and 
administrative requirements of Article 2 of the Land Use Code. 

 
RECOMMENDATION: 
 
Staff recommends approval of the Modification of Standards to subsection 4.16(D)(5)(e) 
and approve the 320 Maple Mixed Use Project Development Plan #150025. 
 
ATTACHMENTS: 
 
1  Site Plan Set 
2  Landscape Plan Set 
3  Architectural Elevations 
4  Architectural Elevations Rendered 
5  Renderings 
6  Plat 
7 Landmark Preservation Commission Recommendation 
 

































































 

 
Community Development & Neighborhood Services 
281 North College Avenue 
P.O. Box 580 
Fort Collins, CO 80522.0580 
 

970.416.2740 
970.224.6134- fax 
fcgov.com 

 

          Planning, Development & Transportation 

MEMORANDUM 
 

DATE: March 8, 2016 
TO: Hearing Officer 
TH: Tom Leeson, Director of Community Development & Neighborhood Services 
 Clark Mapes, City Planner 
FR: Maren Bzdek, Historic Preservation Planner 

  
 RE: Landmark Preservation Commission (LPC) Findings of Fact and Conclusions Pertaining to 

the 320 Maple Mixed Use Project 
 

 As provided for in Land Use Code Section 3.4.7(F)(6), in its consideration of the approval of plans for 
properties containing or adjacent to designated, eligible or potentially eligible sites, structure, objects or 
districts, the Decision Maker shall receive, and consider in making its decision, a written 
recommendation from the Landmark Preservation Commission.  This memorandum contains the 
Landmark Preservation Commission’s Findings of Facts and its motion for this project. 

 
1) At its February 10, 2016 Regular Meeting, the Landmark Preservation Commission conducted a 

final review of the development project known as the 320 Maple Mixed Use Project as 
authorized under LUC Section 3.4.7(F)(6). 

 

2) At its February 10, 2016 Regular Meeting, the Landmark Preservation Commission adopted the 
following motion on a vote of 7-0 with one member recused: That the Landmark Preservation 
Commission recommend to the Decision Maker approval of the 320 Maple Mixed-Use Project 
(PDP150025) finding it is in compliance with the standards contained in the Land Use Code 
2.4.7 in regard to the project’s adjacency to several historic buildings, specifically 303, 305, 
313, 315, and 329 North Meldrum, finding that the project is compatible and respectful to the 
character of the surrounding historic context for the following reasons:  
 

a. The project design uses massing and scale that is compatible with adjacent historic 
buildings. 

b. The project uses appropriate step-backs to mitigate height relative to the historic 
context. 

c. The project relies on building materials that are compatible with adjacent historic 
properties. 

d. The project uses window patterning and proportions that are typical of the adjacent 
historic context. 

e. The pedestrian scale of the main floor of the proposed project is compatible with the 
historic context. 
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