HISTORIC AND DESIGN REVIEW COMMISSION

September 17, 2014
Agenda Item No:

HDRC CASE NO: 2014-305

ADDRESS: 402  McCullough

LEGAL DESCRIPTION: NCB 438 BLK 10 LOTS 8, 10 & 12 ARB A10& AB10
ZONING: FBZ T6-1 RIO-2

CITY COUNCIL DIST.: 1

DISTRICT: RIO-2

APPLICANT: Nick Sirianni

OWNER: 606 Ave B, LP

TYPE OF WORK: New construction of multi-family apartments
REQUEST:

The applicant is requesting a Certificate of Appropriateness for approval to:

Construct a five-story, multi-family apartment complex with attached structured parking. Proposed materials consist of
clay block, stucco fiber cement panels and some metal paneling. The design also includes a metal loggia along Ave B
which will incorporate climbing vines.

APPLICABLE CITATIONS:
UDC Section 35-671. Neighborhood Wide Design Standards

(b)Automobile Access and Parking. Automobile circulation should be efficient, and conflicts with pedestrians minimized.
Entry points for automobiles should be clearly defined and connections to auto circulation on adjoining properties are
encouraged to facilitate access and reduce traffic on abutting public streets.
(c)Views. The river's course (both natural and manmade), and San Antonio's street pattern, creates unique views of certain
properties from the public ROW. These properties often occur at prominent curves in the river or where a street changes
direction and a property appears to be a terminus at the end of a street.
(1)Architectural Focal Point. When a property is situated in such a manner as to appear to be the terminus at the end of
the street or at a prominent curve in the river, the building shall incorporate into its design an architectural feature that
will provide a focal point at the end of the view. (see Figure 672-3) An architectural feature will be considered to be a
focal point through any of the following methods, but not limited to:
A.Additional height.
B.Creation of a tower.
C.Variation in roof shape.
D.Change of color or materials.
E.Addition of a design enhancement feature such as:
i.Embellished entrance areas.
ii.Articulated corners, especially when entrance is at corner, rounded or chamfered corners ease the
transitions from one street facade to the adjoining facade.
iii.Recessed or projecting balconies and entrances.

UDC Section 35-674. Building Design Principles

(a)Architectural Character. A basic objective for architectural design in the river improvement overlay districts is to
encourage the reuse of existing buildings and construction of new, innovative designs that enhance the area, and help to
establish distinct identities for each of the zone districts. At the same time, these new buildings should reinforce
established building traditions and respect the contexts of neighborhoods.

When a new building is constructed, it shall be designed in a manner that reinforces the basic character-defining features of
the area. Such features include the way in which a building is located on its site, the manner in which it faces the street and
its orientation to the river. When these design variables are arranged in a new building to be similar to those seen
traditionally, visual compatibility results.



(b)Mass and Scale. A building shall appear to have a "human scale.” In general, this scale can be accomplished by using
familiar forms and elements interpreted in human dimensions. Exterior wall designs shall help pedestrians establish a
sense of scale with relation to each building. Articulating the number of floors in a building can help to establish a
building's scale, for example, and prevent larger buildings from dwarfing the pedestrian.
(1)Express facade components in ways that will help to establish building scale.
A.Treatment of architectural facades shall contain a discernable pattern of mass to void, or windows and
doors to solid mass. Openings shall appear in a regular pattern, or be clustered to form a cohesive design.
Architectural elements such as columns, lintels, sills, canopies, windows and doors should align with other
architectural features on the adjacent facades.
(2)Align horizontal building elements with others in the blockface to establish building scale.
A.Align at least one (1) horizontal building element with another horizontal building element on the same
block face. It will be considered to be within alignment if it is within three (3) feet, measured vertically, of the
existing architectural element.
(3)Express the distinction between upper and lower floors.
A.Develop the first floor as primarily transparent. The building facade facing a major street shall have at least
fifty (50) percent of the street level facade area devoted to display windows and/or windows affording some
view into the interior areas. Multi-family residential buildings with no retail or office space are exempt from
this requirement.
(4)Where a building facade faces the street or river and exceeds the maximum facade length allowed in Table 674-1
divide the facade of building into modules that express traditional dimensions.
(d)Materials and Finishes. Masonry materials are well established as primary features along the river corridor and their use
should be continued. Stucco that is detailed to provide a texture and pattern, which conveys a human scale, is also part of
the tradition. In general, materials and finishes that provide a sense of human scale, reduce the perceived mass of a building
and appear to blend with the natural setting of the river shall be used, especially on major structures.
(1)Use indigenous materials and traditional building materials for primary wall surfaces. A minimum of seventy-five
(75) percent of walls (excluding window fenestrations) shall be composed of the following:
A.Modular masonry materials including brick, stone, and rusticated masonry block, tile, terra-cotta,
structural clay tile and cast stone. Concrete masonry units (CMU) are not allowed.
B.Other new materials that convey the texture, scale, and finish similar to traditional building materials.
C.Stucco and painted concrete when detailed to express visual interest and convey a sense of scale.
D.Painted or stained wood in a lap or shingle pattern.
(2)The following materials are not permitted as primary building materials and may be used as a secondary material
only:
A.Large expanses of high gloss or shiny metal panels.
B.Mirror glass panels. Glass curtain wall buildings are allowed in R1O-3 as long as the river and street levels
comply with 35-674(d)(1) above.
(3)Paint or Finish Colors.
A.Use natural colors of indigenous building materials for properties that abut the Riverwalk area.
B.Use matte finishes instead of high glossy finishes on wall surfaces. Wood trim and metal trim may be
painted with gloss enamel.
C.Bright colors may highlight entrances or architectural features.
(e)Facade Composition. Traditionally, many commercial and multi-family buildings in the core of San Antonio have had
facade designs that are organized into three (3) distinct segments: First, a "base" exists, which establishes a scale at the
street level; second a "mid-section,” or shaft is used, which may include several floors. Finally a "cap" finishes the
composition. The cap may take the form of an ornamental roof form or decorative molding and may also include the top
floors of the building. This organization helps to give a sense of scale to a building and its use should be encouraged.
In order to maintain the sense of scale, buildings should have the same setback as surrounding buildings so as to maintain
the street-wall pattern, if clearly established.
In contrast, the traditional treatment of facades along the riverside has been more modest. This treatment is largely a result
of the fact that the riverside was a utilitarian edge and was not oriented to the public. Today, even though orienting
buildings to the river is a high priority objective, it is appropriate that these river-oriented facades be simpler in character
than those facing the street.
(1)Street Facade. Buildings that are taller than the street-wall (sixty (60) feet) shall be articulated at the stop of the
street wall or stepped back in order to maintain the rhythm of the street wall. Buildings should be composed to include
a base, a middle and a cap.



A.High rise buildings, more than one hundred (100) feet tall, shall terminate with a distinctive top or cap.
This can be accomplished by:

i.Reducing the bulk of the top twenty (20) percent of the building by ten (10) percent.

ii.By stepping back the top twenty (20) percent of the building.

iii.Changing the material of the cap.
B.Roof forms shall be used to conceal all mechanical equipment and to add architectural interest to the
structure.
C.Roof surfaces should include strategies to reduce heat island effects such as use of green roofs, photo
voltaic panels, and/or the use of roof materials with high solar reflectivity.

(2)Fenestration. Windows help provide a human scale and so shall be proportioned accordingly.

A.Windows shall be recessed at least two (2) inches within solid walls (not part of a curtain wall system).
B.Windows should relate in design and scale to the spaces behind them.
C.Windows shall be used in hierarchy to articulate important places on the facade and grouped to establish
rhythms.
D.Curtain wall systems shall be designed with modulating features such as projecting horizontal and/or
vertical mullions.

FINDINGS:

a.

This request was reviewed by the Design Review Commission on June 24, 2014. The committee noted that the
massing of the elevations was successful, in particular with the creation of a corner element on the block face. The
loggia detail allows for landscaping and adds a layer to buildings design. Overall, the committee found that the
proposed new construction took advantage of the site and that it would reinforce the streetscape at this location.
There are two existing buildings at this location. The building at 209 E 6™ Street will be reused as the proposed parking
structure. The one-story building at 418 McCullough Ave was constructed circa 1957 and will be demolished. Staff
has determined this building to be ineligible for historic landmark designation.

The proposed parking structure takes advantage of existing conditions and will not detract from the pedestrian
experience consistent with UDC Section 35-671(b)(2).

The proposed corner element is articulated by a change in materials and height consistent with UDC Section
35-971(c).

The proposed height and scale of the proposed new construction is consistent with UDC Section 35-672(b).

The proposed materials, consisting of clay block, stucco fiber cement panels and limited metal panels are consistent
with UDC Section 35-672(d).

UDC Section 35-672(e) provides guidance for the facade composition of new buildings in the RIO. New buildings
should have an articulated base, middle and cap. These elements are clearly distinguishable in the proposed new
construction consistent with this section.

The proposed fenestrations, although proposed in a variety of sizes, are recessed at least two inches within the exterior
walls. Larger windows are divided vertically and horizontally by mullions consistent with UDC Section 35-672(e)(2).

RECOMMENDATION:
Staff recommends approval as submitted based on findings a through h.

CASE MANAGER:
Cory Edwards
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McCullough Lofts

(Previously known as 606 Avenue B)
Project Narrative

Located at the Northeast corner of McCullough and Avenue B, McCullough Lofts will be a new 5 story
multi-family complex containing 107 studio, 1-bedroom and 2-bedroom units. Amenities for the
apartments include a fitness center, a top floor lounge with downtown view, a pool courtyard with
barbeque pavilion, and a leasing office with coffee lounge. The primary entrance to the building will be
located at the corner of Avenue B and McCullough, while private tenant entrances will be located along
McCullough and Avenue B. Additionally, first floor units will have the opportunity to access their units
directly from the public sidewalk.

The primary materials proposed for the residential building are D’Hanis clay block and painted 3-coat
stucco. Secondary materials include painted cement fiber panel and prefinished metal panel. Dark
bronze painted steel balconies, canopies and awnings will compliment the materials. In addition, a steel
framed “loggia” will extend from the building face to the curb line on Avenue B to meet the
requirements of the variance in lieu of a 10’ step back on the 5" floor. The change in finish materials
from stucco to board & batten on the 5™ floor of the Avenue B facade is also in response to the
previously approved zoning variance requirements. The primary roofing material is TPO, however, the
smaller canopies and awnings projecting from the building are proposed to be prefinished standing
seam metal.

In addition to the new construction of the McCullough Lofts apartment building, the project also
proposes to reuse the existing 2-story garage at the corner of Avenue B and Sixth streets to provide
parking spaces for the new apartments. The re-purposed garage will also include private garages, a bike
shop and storage, a maintenance room, a trash collection area, mail, and a room for the apartment
water heater system and pool equipment room. Multiple fabric carports will be constructed on the top
floor of the garage to provide shaded parking. The facades of the garage are proposed to be cleaned
and painted and the majority of the security screens will be removed from the windows to create a
more inviting facade. The bike shop on the interior of the garage is intended to provide the required
permanent bike storage.

In addition to the previously mentioned “loggia”, other streetscape elements are proposed to place the
buildings context into its’ urban environment. Along the McCullough Avenue sidewalk, concrete bollards
of varying heights not only provide the feeling of a recessed entry for street level dwelling units, they
activate the sidewalk and provide a place to sit or lean. The temporary storage bike racks will be located
on the sidewalk at the two street corners. A long stoop on the Avenue B side of the building is proposed
for the same reason. The stoop and the bollards can be seen on the attached Architectural Site Plan. The
sidewalk and street trees are proposed to meet the River North guidelines as shown on the attached
landscape plan. Additional parking for the tenants will be provided in the surface parking lot across Sixth
Street from the garage.

The location and content of the signage for the development has not been determined and will be
submitted for approval at a later date.
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GENERAL NO

) Instal ol rrigation components s per manufocturer's recuirements,

2) Components are shown for design purposes. Exact location shal be field
varified prior o construcrion.

3) Makniine and laterals may be shown dagrammaticaly. Contractor shall locate
6l mainiine along sidewalks, within curblines. and inside property lines. Sieeves
shall be provided by contractor wherever mairiine or ateral lines cross under
sidewalks or roadways even if not ndcated on plan. Mainine and loterdls may
be shown dagrammaticaly rear sleeves and should be located nside sleeve.
Siceve sizes are fo be & for marine and 4 for laterdl Ines riess otherwise
indcated. Addifional sieeves may be Indcated on plans 1o carry Conrol wires.

4) Veve No——— Pammicad

Scucre Foorage of
& R riaaron Soverage

00 SF

Velve Size ——7

5) Insvall bal vaive before each valve. Group vaives as much as possisle.
Ploce boxes paralel to curbs, buldings and each other. Provide &' bose of
Pea Gravel for all valve boxes installed. Install a ball valve before ecch valve
or group of valves.

@) Al cortroller wires should be locared underneath mairie piping inside
trenches o avaid possiole curting of wires f Ines are cug up In the dture.
nracror shall aiso run soare contral wires in each direction

Comroller 1o farthest valves To serve cs backup wires.

7) Al unsurfaced areas ore 1o receive four Inches of opsol, seed,
mulch, or sod and watered unti @ healthy stand of grass is obtained,

&) Contractor shal field verify best possible locgrion 1o mount Rain Sensor
within 25 feet of the Cortraller. Avold inferference from trees, buidngs,
and other structures for optimum ceeuracy.

9) Al frenching within the dripline of existing frees is o be done by hand,

No mechanical trencher shall be used In these areas and ro roofs larger

than 1V/2' In dameter shall be cut. Contact the Landscape Architect if o

problem crises.

10) Irrigation heads and components shall be located @ MINIMUM of 24 Inches
from all buldings fo avoid adverse performance of foundetions and siabs due
he shrinking and swellng of clay subsols.
) Installation Contractor and Maintenance Contractor shall closely montor
system 1o ensure That excessive Irrigation molsture does not cause
sweling of clay subsol thereby causing harm 1o feundations and slabs.

12) Label valves in each vaive box with livestock ear or neck tags numbered
in correlation with controller assigments.

MANUFACTURER/ MODEL NUMBER

CONTROLLER: HUNTER -CORE
CONVENTIONAL WIRE BYSTEM Witk £7 MANA

RAIN SENSOR- L
CONTRAZTOR T0 NSTALL AL WRNG N HARD CONDUIT T0 20CF,

POINT OF CONNECTION
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To Whom It May Concern: 1 83 o1 :::::::
1. Luke D. Anderson s liensed irigatorin the Stae o Texas doceniy that any - - Ty
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o the iigation design and cquipment standards set out in 35-310 () and 35-511 (¢) (6) e
of the Ciy of San Antonio Unified Des lopment Code and wil also comply with 2 2] o il
the requirements of Chapter 344, 344.72-344.77 of the Texas Administrative Code. = iy
- - B DAty
I furher information is needed please contact me at 210-349-3500. 2 2] ° vevayf Fes
arsnly - = Qo, T
L /) = -
SSURE LOSS/GAN DUE TO ELEVATION| O IRRIGA
' IRRIGATION PLAN
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