
HISTORIC AND DESIGN REVIEW COMMISSION 
September 19, 2018 

 
HDRC CASE NO: 2018-223 
ADDRESS: 206 W LULLWOOD AVE 
LEGAL DESCRIPTION: NCB 6533 BLK 13 LOT 25, AND 26 
ZONING: R-5 H 
CITY COUNCIL DIST.: 1 
DISTRICT: Monte Vista Historic District 
APPLICANT: Paul Casseb, Jr., AIA 
OWNER: The Dennis P & Jane A Lindsey Living Trust 
TYPE OF WORK: Construction of a 2-story single family structure and 2-story rear accessory 

structure, site wall modifications 
APPLICATION RECEIVED: August 31, 2018 
60-DAY REVIEW: October 30, 2018 
REQUEST: 
The applicant is requesting conceptual approval to construct a two-story residential structure and a two-story rear 
accessory structure on the vacant lot at 206 W Lullwood. The proposal also includes hardscaping, landscaping, and 
modifications to an existing stone wall.  

APPLICABLE CITATIONS: 
Historic Design Guidelines, Chapter 4,Guidelines for New Construction  
 
1. Building and Entrance Orientation  
A. FAÇADE ORIENTATION  
i. Setbacks—Align front facades of new buildings with front facades of adjacent buildings where a consistent setback has 
been established along the street frontage. Use the median setback of buildings along the street frontage where a variety of 
setbacks exist. Refer to UDC Article 3, Division 2. Base Zoning Districts for applicable setback requirements.  
ii. Orientation—Orient the front façade of new buildings to be consistent with the predominant orientation of historic 
buildings along the street frontage.  
B. ENTRANCES  
i. Orientation—Orient primary building entrances, porches, and landings to be consistent with those historically found 
along the street frontage. Typically, historic building entrances are oriented towards the primary street.  
 
2. Building Massing and Form  
A. SCALE AND MASS  
i. Similar height and scale—Design new construction so that its height and overall scale are consistent with nearby 
historic buildings. In residential districts, the height and scale of new construction should not exceed that of the majority 
of historic buildings by more than one-story. In commercial districts, building height shall conform to the established 
pattern. If there is no more than a 50% variation in the scale of buildings on the adjacent block faces, then the height of 
the new building shall not exceed the tallest building on the adjacent block face by more than 10%.  
ii. Transitions—Utilize step-downs in building height , wall-plane offsets, and other variations in building massing to 
provide a visual transition when the height of new construction exceeds that of adjacent historic buildings by more than 
one-half story.  
iii. Foundation and floor heights—Align foundation and floor-to-floor heights (including porches and balconies) within 
one foot of floor-to-floor heights on adjacent historic structures.  
B. ROOF FORM  
i. Similar roof forms—Incorporate roof forms—pitch, overhangs, and orientation—that are consistent with those 
predominantly found on the block. Roof forms on residential building types are typically sloped, while roof forms on non-
residential building types are more typically flat and screened by an ornamental parapet wall.  
C. RELATIONSHIP OF SOLIDS TO VOIDS  
i. Window and door openings—Incorporate window and door openings with a similar proportion of wall to window space 
as typical with nearby historic facades. Windows, doors, porches, entryways, dormers, bays, and pediments shall be 



considered similar if they are no larger than 25% in size and vary no more than 10% in height to width ratio from adjacent 
historic facades.  
ii. Façade configuration— The primary façade of new commercial buildings should be in keeping with established 
patterns. Maintaining horizontal elements within adjacent cap, middle, and base precedents will establish a consistent 
street wall through the alignment of horizontal parts. Avoid blank walls, particularly on elevations visible from the street. 
No new façade should exceed 40 linear feet without being penetrated by windows, entryways, or other defined bays.  
D. LOT COVERAGE  
i. Building to lot ratio— New construction should be consistent with adjacent historic buildings in terms of the building to 
lot ratio. Limit the building footprint for new construction to no more than 50 percent of the total lot area, unless adjacent 
historic buildings establish a precedent with a greater building to lot ratio.  
 
3. Materials and Textures  
A. NEW MATERIALS  
i. Complementary materials—Use materials that complement the type, color, and texture of materials traditionally found 
in the district. Materials should not be so dissimilar as to distract from the historic interpretation of the district. For 
example, corrugated metal siding would not be appropriate for a new structure in a district comprised of homes with wood 
siding.  
ii. Alternative use of traditional materials—Consider using traditional materials, such as wood siding, in a new way to 
provide visual interest in new construction while still ensuring compatibility.  
iii. Roof materials—Select roof materials that are similar in terms of form, color, and texture to traditionally used in the 
district.  
iv. Metal roofs—Construct new metal roofs in a similar fashion as historic metal roofs. Refer to the Guidelines for 
Alterations and Maintenance section for additional specifications regarding metal roofs.  
v. Imitation or synthetic materials—Do not use vinyl siding, plastic, or corrugated metal sheeting. Contemporary 
materials not traditionally used in the district, such as brick or simulated stone veneer and Hardie Board or other 
fiberboard siding, may be appropriate for new construction in some locations as long as new materials are visually similar 
to the traditional material in dimension, finish, and texture. EIFS is not recommended as a substitute for actual stucco.  
B. REUSE OF HISTORIC MATERIALS  
Salvaged materials—Incorporate salvaged historic materials where possible within the context of the overall design of the 
new structure.  
 
4. Architectural Details  
A. GENERAL  
i. Historic context—Design new buildings to reflect their time while respecting the historic context. While new 
construction should not attempt to mirror or replicate historic features, new structures should not be so dissimilar as to 
distract from or diminish the historic interpretation of the district.  
ii. Architectural details—Incorporate architectural details that are in keeping with the predominant architectural style 
along the block face or within the district when one exists. Details should be simple in design and should complement, but 
not visually compete with, the character of the adjacent historic structures or other historic structures within the district. 
Architectural details that are more ornate or elaborate than those found within the district are inappropriate.  
iii. Contemporary interpretations—Consider integrating contemporary interpretations of traditional designs and details for 
new construction. Use of contemporary window moldings and door surroundings, for example, can provide visual interest 
while helping to convey the fact that the structure is new. Modern materials should be implemented in a way that does not 
distract from the historic structure.  
 
5. Garages and Outbuildings  
A. DESIGN AND CHARACTER  
i. Massing and form—Design new garages and outbuildings to be visually subordinate to the principal historic structure in 
terms of their height, massing, and form.  
ii. Building size – New outbuildings should be no larger in plan than 40 percent of the principal historic structure 
footprint.  
iii. Character—Relate new garages and outbuildings to the period of construction of the principal building on the lot 
through the use of complementary materials and simplified architectural details.  
iv. Windows and doors—Design window and door openings to be similar to those found on historic garages or 
outbuildings in the district or on the principle historic structure in terms of their spacing and proportions.  



v. Garage doors—Incorporate garage doors with similar proportions and materials as those traditionally found in the 
district.  
B. SETBACKS AND ORIENTATION  
i. Orientation—Match the predominant garage orientation found along the block. Do not introduce front-loaded garages 
or garages attached to the primary structure on blocks where rear or alley-loaded garages were historically used.  
ii. Setbacks—Follow historic setback pattern of similar structures along the streetscape or district for new garages and 
outbuildings. Historic garages and outbuildings are most typically located at the rear of the lot, behind the principal 
building. In some instances, historic setbacks are not consistent with UDC requirements and a variance may be required.  
 
6. Mechanical Equipment and Roof Appurtenances  
A. LOCATION AND SITING  
i. Visibility—Do not locate utility boxes, air conditioners, rooftop mechanical equipment, skylights, satellite dishes, and 
other roof appurtenances on primary facades, front-facing roof slopes, in front yards, or in other locations that are clearly 
visible from the public right-of-way.  
ii. Service Areas—Locate service areas towards the rear of the site to minimize visibility from the public right-of-way.  
B. SCREENING  
i. Building-mounted equipment—Paint devices mounted on secondary facades and other exposed hardware, frames, and 
piping to match the color scheme of the primary structure or screen them with landscaping.  
ii. Freestanding equipment—Screen service areas, air conditioning units, and other mechanical equipment from public 
view using a fence, hedge, or other enclosure.  
iii. Roof-mounted equipment—Screen and set back devices mounted on the roof to avoid view from public right-of-way.  
 
7. Designing for Energy Efficiency  
A. BUILDING DESIGN  
i. Energy efficiency—Design additions and new construction to maximize energy efficiency.  
ii. Materials—Utilize green building materials, such as recycled, locally-sourced, and low maintenance materials 
whenever possible.  
iii. Building elements—Incorporate building features that allow for natural environmental control – such as operable 
windows for cross ventilation.  
iv. Roof slopes—Orient roof slopes to maximize solar access for the installation of future solar collectors where 
compatible with typical roof slopes and orientations found in the surrounding historic district.  
B. SITE DESIGN  
i. Building orientation—Orient new buildings and additions with consideration for solar and wind exposure in all seasons 
to the extent possible within the context of the surrounding district.  
ii. Solar access—Avoid or minimize the impact of new construction on solar access for adjoining properties.  
C. SOLAR COLLECTORS  
i. Location—Locate solar collectors on side or rear roof pitch of the primary historic structure to the maximum extent 
feasible to minimize visibility from the public right-of-way while maximizing solar access. Alternatively, locate solar 
collectors on a garage or outbuilding or consider a ground-mount system where solar access to the primary structure is 
limited.  
ii. Mounting (sloped roof surfaces)—Mount solar collectors flush with the surface of a sloped roof. Select collectors that 
are similar in color to the roof surface to reduce visibility.  
iii. Mounting (flat roof surfaces)—Mount solar collectors flush with the surface of a flat roof to the maximum extent 
feasible. Where solar access limitations preclude a flush mount, locate panels towards the rear of the roof where visibility 
from the public right-of-way will be minimized.  
 
 
OHP Window Policy Document 
 
Windows used in new construction should: 
• Maintain traditional dimensions and profiles; 
• Be recessed within the window frame. Windows with a nailing strip are not recommended; 
• Feature traditional materials or appearance. Wood windows are most appropriate. Double-hung, block frame windows 
that feature alternative materials may be considered on a case-by-case basis;  
• Feature traditional trim and sill details. Paired windows should be separated by a wood mullion. The use of low-e glass 
is appropriate in new construction provided that hue and reflectivity are not drastically different from regular glass. 



FINDINGS: 
 

a. The applicant has proposed to construct a 2-story single family home and a 2-story rear accessory structure on the 
vacant lot at 206 W Lullwood Ave, located within the Monte Vista Historic District. The primary structure will 
feature a footprint of approximately 1,587 square feet and the rear accessory structure will feature a footprint of 
approximately 884 square feet. The proposal also includes a covered walkway between the two structures, 
hardscaping, landscaping, and modifications to an existing stone wall on the property. The property is an interior 
lot on the south side of W Lullwood Ave between Howard St to the east and Belknap St to the west. This portion 
of W Lullwood Ave is predominantly defined by 1-story historic homes in the Tudor and Spanish Eclectic styles, 
with a 2-story historic stone Tudor home located directly to the east. A 2-story historic home with Colonial 
Revival influences is located at the corner of W Lullwood Ave and Belknap St. The south side of the block, where 
the vacant lot is located, is primarily defined by the Tudor Revival style. 

b. The applicant received conceptual approval from the Historic and Design Review Commission (HDRC) on May 
16, 2018. The approval carried the following stipulations: 

1. That the applicant modifies the front setback to be at least 45’-0” as noted in finding e; this stipulation 
has been met. 

2. That the applicant increases the pitch of the front gables and the pitch and proportions of the second story 
dormer to be more representative of the Tudor Revival style as noted in finding k; this stipulation has 
been met. 

3. That the applicant modifies the proposed chimney be a true exterior chimney versus an interior chimney 
that is flush with the exterior façade as noted in finding o; the applicant has eliminated the chimney 
from their proposal. 

4. That the proposed square windows be modified to be more consistent with the Historic Design Guidelines 
and historic proportions as noted in findings l and u; this stipulation has been met. 

5. That the stucco features a trowel finish. A final specification and finish information should be provided in 
the submission for final approval; this stipulation has been met. 

6. That the front walkway be made of concrete in lieu of pavers and that a comprehensive landscaping plan 
be submitted for final approval as noted in findings z and bb; this stipulation has been met. 

7. That the applicant submits a final window specification for the proposed aluminum-clad wood windows 
to staff for review and approval. Meeting rails must be no taller than 1.25” and stiles no wider than 2.25”. 
White manufacturer’s color is not allowed, and color selection must be presented to staff. There should be 
a minimum of two inches in depth between the front face of the window trim and the front face of the top 
window sash. This must be accomplished by recessing the window sufficiently within the opening or with 
the installation of additional window trim to add thickness. Window trim must feature traditional 
dimensions and architecturally appropriate sill detail. Window track components must be painted to 
match the window trim or concealed by a wood window screen set within the opening; this stipulation 
has been partially met. 

c. CASE HISTORY – The applicant met with the Design Review Committee (DRC) on February 27, 2018, to 
review a previous iteration of the submitted design. The DRC provided feedback on several items, including 
reducing the complexity of the roof forms on the primary structure, relocating the front door to align with the 
entrance of the front porch, reducing the number of window sizes and configurations, and relocating several 
windows on the front façade to be more consistent with the Guidelines. The applicant met with the DRC on 
March 27, 2018, to review the current submittal. The DRC again recommended that the complexity of the 
roofline, particularly the rear roofline, be reduced. It was recommended that the two windows on the west side of 
the first floor on the front elevation be relocated away from the vertical trim pieces and placed more consistently 
on the façade. The DRC also recommended implementing window sizes and proportions on the front façade that 
are more similar to the rear façade, which are taller, rectangular, and more consistent with existing patterns and 
precedents. The DRC encouraged the applicant to carry the architectural language for columns consistently 
throughout the project.  

 
Findings for the primary structure: 

d. ARCHITECTURAL PRECEDENT – As noted in finding a, the south side of W Lullwood Ave is primarily 
defined by 1-story Tudor Revival homes or eclectic homes with Tudor Revival influences. Prominent features of 
the Tudor Revival style include a defined gabled front entrance, steeply pitched gable roofs, large exterior 
chimneys, and rectangular windows with multi-pane glazing or decorative window screens. The applicant’s 
proposal for new construction is influenced by the Tudor Revival style and features a combination of hipped and 



gable roofs, an asymmetrical front porch with battered columns, a prominent bay window, and decorative 
brackets. In general, the proposal is appropriate for the predominant style of the block and aligns with the 
consistent development pattern established in the early 1900s, primarily in terms of height, entrance design, and 
materiality.  

e. SETBACKS – According to the Guidelines for New Construction, the front facades of new buildings are to align 
with front facades of adjacent buildings where a consistent setback has been established along the street frontage. 
Additionally, the orientation of new construction should be consistent with the historic example found on the 
block. Based on the submitted site plan, the applicant has proposed a front setback measuring 42’-0” from the 
street and side setbacks measuring 5’-1”.  The front setback pattern of W Lullwood Ave is fairly consistent, with 
most structures – both 1-story and 2-story – sharing a setback that is roughly between 42’-0” and 50’-0”. Based 
on the setback assessment submitted by the applicant, the historic structure to the west features a setback of 43’-
0” and the historic structure to the east features a setback of 45’-0”. Staff finds that the applicant should increase 
the front setback of the new primary structure to a minimum of 45’-0” to be more consistent with the Historic 
Design Guidelines. Regarding the side setbacks, the historic development pattern of the block features deep and 
narrow lots with minimal side setbacks. Staff finds the proposed side setbacks appropriate based on the existing 
context of the surrounding streets. 

f. LOT COVERAGE – According to the Historic Design Guidelines, new construction should be consistent with 
adjacent historic buildings in terms of the building to lot ratio. The building footprint for new construction should 
be limited to no more than 50 percent of the total lot area unless adjacent historic buildings establish a precedent 
with a greater building to lot ratio. According to the submitted site plan, the existing lot measures 6,432 square 
feet. The proposed building lot coverage totals approximately 3,025 square feet, or 47 percent of the total lot. 
Additionally, neighboring historic structures on the south side of W Lullwood Ave feature a lot coverage that 
nearly meets or exceeds 50 percent. There is a historic precedent for the proposed lot coverage. Staff finds the 
proposal generally consistent. 

g. ENTRANCES: ORIENTATION – According to the Guidelines for New Construction 1.B.i., primary building 
entrances should be oriented towards the primary street. The applicant has proposed to orient the primary entrance 
towards W Lullwood Ave. This is consistent with the Guidelines and the development pattern of neighboring 
homes. 

h. ENTRANCES: FRONT PORCH – The applicant has proposed a gabled front porch with a depth of 
approximately five feet. Historic structures throughout the Monte Vista Historic District feature distinct porches 
that engage the pedestrian streetscape and feature numerous widths, depths and roof styles. Staff finds that the 
depth, form, and width of the porch is appropriate. 

i. SCALE & MASSING – Per the Guidelines for New Construction 2.A.i., a height and massing similar to historic 
structures in the vicinity of the proposed new construction should be used. The applicant has proposed a 2-story 
structure. The overall height of the primary structure is 22’-6”, not including the foundation. According to the 
Historic Design Guidelines, new construction should feature a height that is consistent with nearby historic 
homes. As noted in finding a, W Lullwood Ave is characterized by primarily 1-story single family homes. Staff 
The applicant has not provided an assessment or study of the ridgeline heights of nearby structures. Staff finds 
that the roofline and overall design approach to the massing of the structure minimizes its visual impact from the 
street and surrounding structures. Staff finds the scale appropriate for the context of the block. 

j. FOUNDATION – According to the Guidelines for New Construction 2.A.iii., foundation and floor heights should 
be aligned within one (1) foot of neighboring structure’s foundations. Historic structures found throughout this 
portion of the Monte Vista Historic District feature foundation heights of two to three feet in height. The applicant 
has not indicated the foundation height on the submitted elevations, but based on the information provided, the 
foundation appears to be between one and one and a half feet in height. Staff finds the proposed foundation height 
generally consistent, but requires dimensional information to make a full determination on appropriateness.  

k. ROOF FORM – The applicant has proposed a primary side gable roof form with three gables on the front façade 
to be reflective of the Tudor Revival roof forms on the block. Guideline 3.A.iv states that new roofs should be 
constructed in a similar fashion as historic roofs in the district in terms of pitch, orientation, and overhangs. Staff 
finds the two front gables on the first floor generally appropriate, but finds that the pitch and proportion of the 
second story gable is not consistent with Tudor Revival precedents. Staff finds that the pitch of this gable should 
be increased.  

l. WINDOW & DOOR OPENINGS – Per the Guidelines for New Construction 2.C.i., window and door openings 
with similar proportions of wall to window space as typical with nearby historic facades should be incorporated 
into new construction. The applicant has proposed several window openings that are consistent with historic 
precedents. However, the front façade features a blank space on the western edge of the first story that is not 



consistent with development patterns in the district. Staff finds that fenestration should be incorporated in this 
space that is consistent with window sizes and patterns in the district. The double windows found on the structure 
should feature a true ganged condition with appropriately scaled trim. 

m. MATERIALS – The applicant has proposed materials that include a stucco siding finish, wooden porch posts, a 
composition shingle and standing seam metal roof, and aluminum-clad wood windows. Generally, staff finds 
these materials appropriate. 

n. WINDOW AND TRIM MATERIALS – The applicant proposed to install aluminum-clad wood windows. Staff 
finds the proposal appropriate. The windows should comply with the OHP Window Policy Document for New 
Construction and the stipulations listed in the recommendation. The applicant has also proposed to incorporate 
stucco trim surrounding the windows and doors. Staff does not find this to be appropriate or consistent with the 
pattern in the district. Staff finds that the applicant should incorporate traditional wood window trim and sill 
detailing. 

o. CHIMNEY – In their submission for conceptual approval, the applicant has proposed a chimney on the west 
façade of the structure. As was proposed, the chimney was internal and not an integral architectural feature of the 
design. As noted in finding d, Tudor Revival homes on the south side of the block include large chimneys as key 
architectural features. Staff found that the chimney should be a true external chimney to be more consistent with 
the block and the style of the structure. In the current submission, the applicant has eliminated the proposed 
chimney. Based on a windshield survey of the block, all homes feature a chimney, with several of the Tudor 
homes containing a chimney as a key architectural element of the front or side façade. Staff finds that a chimney 
should be reincorporated that meets the original stipulation listed in the conceptual approval language.  

p. ARCHITECTURAL DETAILS – New buildings should be designed to reflect their time while representing the 
historic context of the district. Additionally, architectural details should be complementary in nature and should 
not detract from nearby historic structures. The architectural details of the proposal are an interpretation of the 
Tudor Revival style. Staff finds this to be appropriate. 

q. MECHANICAL EQUIPMENT – Per the Guidelines for New Construction, all mechanical equipment should be 
screened from view at the public right of way. The applicant has indicated that the A/C unit will be located at the 
rear of the structure. The applicant is responsible for accommodating ground and rooftop mechanical elements 
and screening them from the public right-of-way. 

 
Findings for rear accessory structure: 

r. SETBACKS & ORIENTATION – According to the Historic Design Guidelines, new garages should follow the 
predominant garage orientation found along the block. Do not introduce front-loaded garages or garages attached 
to the primary structure on blocks where rear or alley-loaded garages were historically used. Additionally, historic 
setbacks should be followed. Staff finds the proposed orientation and setbacks consistent with those found 
historically on the block.  

s. SCALE & MASSING – According to the Historic Design Guidelines, new garages and outbuildings to be 
visually subordinate to the principal historic structure in terms of their height, massing, and form. Based on the 
submitted elevations, the proposed rear accessory structure will be slightly shorter than the new primary structure. 
This primary-accessory structure relationship exists on this portion of W Lullwood. Staff finds that the proposed 
structure is generally appropriate. 

t. ROOF FORM – The proposed structure features a side gable configuration with a front gable and additional 1-
story side gable that projects slightly. Staff finds that the roof form is generally appropriate. 

u. WINDOW & DOOR OPENINGS – The applicant has proposed to install several windows on the proposed 
structure that are consistent with the Guidelines. Staff finds the window sizes and locations to be appropriate, but 
as noted in finding n, the applicant has proposed to incorporate stucco trim surrounding the windows and doors. 
Staff does not find this to be appropriate or consistent with the pattern in the district. Staff finds that the applicant 
should incorporate traditional wood window trim and sill detailing. 

v. GARAGE DOORS – The proposed accessory structure will feature a 3-story garage on the first floor fronting the 
rear alley. The applicant has proposed to install three individual overhead garage doors. Staff finds this to be 
appropriate. 

w. MATERIALS – The applicant has proposed materials that include a stucco siding finish, a composition shingle 
roof, and aluminum-clad wood windows. Generally, staff finds these materials appropriate. 

x. ARCHITECTURAL DETAILS – New rear accessory structures should relate to the principal structure with 
simplified architectural details and complementary materials. Staff finds that the overall approach to the rear 
accessory structure is a design that relates to the primary structure but is simplified in its detailing, which is 



appropriate. 
 
Findings for site elements: 

y. WALL MODIFICATIONS – The applicant has proposed to modify an existing stone wall. The wall currently 
spans the front property line and part of the side lot lines. The applicant has proposed to cut a five foot opening on 
the front portion of the wall to incorporate a new concrete walkway. The proposal includes reusing the stone to 
create a 3’-0” long return on either side to accommodate a new wrought iron gate. The proposal retains a 
significant feature while accommodating accessibility to the property. Staff finds the proposal generally consistent 
with the Guidelines. 

z. FRONT WALKWAY – The applicant has proposed to install a salt finish concrete walkway and stairs. The 
walkway will be 5 feet in width. Staff finds concrete walkways to be common in the district and finds the 
proposal appropriate.  

aa. HARDSCAPING – The applicant has proposed to incorporate a covered walkway in the rear of the lot and a 
concrete porch. Based on the submitting lot coverage calculations, the total coverage of the lot, including 
buildings and hardscaping, will be less than 50 percent. As noted in finding e, there is also historic precedent on 
adjacent lots to exceed this percentage. Staff finds the proposed hardscaping, which is concentrated towards the 
rear of the lot, appropriate given these site and district specific considerations. 

bb. LANDSCAPING – The applicant has proposed to retain several existing trees on the site per the indicated site 
plan and remove others. The applicant is required to coordinate with the City Arborist’s office to ensure the 
proposed new construction will not impact any significant or heritage trees. The applicant has also provided a 
comprehensive landscaping plan that is consistent with the Guidelines. 

 
RECOMMENDATION: 
 
Staff recommends final approval based on findings a through bb with the following stipulations: 

i. That the applicant reincorporates an exterior chimney that is flush with the exterior façade as noted in finding o. 
The applicant is required to submit updated drawings to staff for review and approval. 

ii. That the applicant incorporates a one over one window on the western portion of the first floor front façade of the 
primary structure as noted in finding l. 

iii. That the applicant adds traditional wood or hardi trim and sill detailing around the windows on both the primary 
and accessory structure in lieu of the proposed stucco treatment as noted in findings n and u. The trim should 
create a true ganged condition for paired windows. The applicant is required to submit updated drawings to staff 
for review and approval. 

iv. That the selected windows feature a one over one configuration and do not contain divided lites. Meeting rails 
must be no taller than 1.25” and stiles no wider than 2.25”. White manufacturer’s color is not allowed, and color 
selection must be presented to staff. There should be a minimum of two inches in depth between the front face of 
the window trim and the front face of the top window sash. This must be accomplished by recessing the window 
sufficiently within the opening or with the installation of additional window trim to add thickness. Window trim 
must feature traditional dimensions and architecturally appropriate sill detail. Window track components must be 
painted to match the window trim or concealed by a wood window screen set within the opening. 

CASE MANAGER: 
Stephanie Phillips 

CASE COMMENTS: 
The applicant met with the Design Review Committee (DRC) on February 27 and March 27, 2018, prior to receiving 
conceptual approval from the HDRC. The discussions and overall case history are outlined in finding c. 
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   lindsey / sabatino residence:  Plant list / legend                                                                             206 west lullwood, san antonio, texas 78212
trees/palms
abv/legend quantity plant variety size comments / notes
mo 1 monterry oak 45 gal. large semi-evegereen oak wilt resistant shade tree w/ large leaves
ao 1 anacacho orchid 30 gal. small/medium 12' h x 10' w ornamental/understory native w/orchid like white blooms
rb 1 texas or mexican redbud 15 gal. small/medium 20' h x 20' w deciduous understory tree w/pink spring blooms
ml 1 mountain laurel 30 gal./ 3' - 4' tall native evergreen tree w/glossy green foliage w/fragrant purple spring blooms

 shrubs / accents / vines /ornamental grasses
ros 4 rosemary 3-5 gal. medium evergreen herb / shrub w/ fragrant green foliage w/ little blue blooms
vib 3 viburnum 3-5 gal. medium size accent or screen evergreen shrub
lmg 0 lindheimer muhley grass 3-5 gal. medium size upright ornamental accent grass w/ tan plumes
bi 4 butterfly / bi-color iris 3-5 gal. grass like foliage w/ yellow summer blooms
sg 6 salvia greggi; pink 3-5 gal. perennial with fragrant foliage; blooms all summer
total 3 - 5 gal. 17

perennials, ground cover, and borders
mfg 0 mexican feather grass 1 gal. dwarf ornamental accent grass
tc 2 turks cap 1 gal. native perennial for shady areas; red blooms
sis 4 salvia indigo spire 1 gal. native shrub like perennial; blooms purple spring thru summer
sf 3 salvia farnacea 1 gal. native tall perennial; blooms purple spring thru summer
zex 3 zexmenia 1 gal. native foreground perennial; blooms yellow spring thru summer
rr 9 pavonia (rockrose) 1 gal. native perennial; blooms pink spring thru summer
total 1 gal. 21

lawn 2600 sq. ft. zeon zoysia / 450 sq. ft. pallet 6 pallets fine bladed grass great for turf grass lawn with moving optional

notes confirm all quantities on this list with plan/quantities on landscape plan. this list is what is estimated and list prevails. after plan, substitute and layout as needed in field
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"nantucket breeze" 521
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"nantucket breeze" 521
benjamin moore or equal
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elastomeric coating
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semi-smooth trowel finish
on metal lath. refer to
exterior elevations for
color.

3/4" plywood roof
decking 

Metal drip
edge

Blocking as
required
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Refer to roof plan 
for Roof Pitch

2 x   Rafters 
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5/8" painted Gyp. 
Board ceiling

minimum R-30 Insulation
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Joists @ 16" O.C.

top of ceiling

2"x 4" 
treated
Base Plate

2"x 4" Stud @ 16" 
O.C.

5/8" painted Gyp. 
Board

one story WALL SECTION
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vapor barrier

base as 
scheduled

steel reinforced concrete 
foundation. refer to structural 
engineer's drawings

compacted fill

Finish Floor
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closure strip
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Finished Grade

vapor/moisture/air
barrier
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apron flashing

Refer to roof plan
for Overhang
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interior elevations
Scale: 3/8" = 1'-0"
interior elevation notes:
1.   All cabinetry to be cliqstudio "Dayton" style cabinets or equal, 
    with painted white finish, with full overlay cabinet doors, 
    european style hidden soft close hinges, soft-close drawer 
    hardware.
2.  all cabinetry hardware to be cliqustudio "Florence" cup style
    pulls or equal, finish as selected by owner.
3.  for all countertops and backsplashs provied and allowance 
    of $40.00 per square foot for material only.
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door schedule
DOOR NO. WIDTH HEIGHT THICKNESS THRESHOLD DOOR MATL. GLAZING FRAME HARDWARE PASSAGE TYPE REMARKS

01 8'0" 7'0" none none garage door opener o.h. garage door w/ garage door opener
02 " " " " " "
03 " " " " " "
04 2'6" 6'8" 1 3/4" " " KEYED/DEADBOLT
05 2'8" " " " " "
06 " " 1 3/4" exterior YEs " Note 1
07 " " " " " "
08 " " 1 3/8" NONE NONE passage pocket door
09 " " 1 3/4" exterior YEs fixed unit stationary door unit Note 1
10 " " " " " fixed unit stationary door unit Note 1
11 " " " " " KEYED/DEADBOLT
12 2'6" " 1 3/8" NONE NONE passage
13 2'8" " " " " privacy
14 2'6" " " " " "
15 2'4" " " " " "
16 2'6" " " " " passage
17 2'4" " " " " "
18 " " " " " privacy
19 3'6" " 1 3/4" exterior YEs KEYED/DEADBOLT simpson #4961 "Traditional" Entry Door
20 2'4" " 1 3/8" NONE NONE passage
21 2'8" " " " " privacy
22 " " " exterior " passage
23 2'6" " " NONE NONE privacy
24 2'8" " " " " "
25 2'4" " " " " passage
26 2'8" " " " " KEYED/DEADBOLT
27 " " " " " passage
28 2'6" " " " " privacy
29 2'4" " " " " passage
28 2'8" " " " " privacy

door     notes
1.  jeld-wen 2500 series clad doors or equal.

room finish schedule
room no./name FLOOR BASE WALLS CEILING CLG. HEIGHT REMARKS
001 /  front porch f1 none w1 c7 varies painted wood soffit
002/  covered porch " " w7 " " "
003 / Covered porch " " w7 " " "

101 /  entry vestibule F2 B1 w4 c5, c6 varies
102 /  great room " " " " "
103 / powder room " " w5 C2 8'0"
104 / coats " " " " "
105 / stairs F5 " " " varies
106 / understair storage F2 B2 " " "
107 / master closet " " " " 8'0"
108 / toilet room " B1 " " "
109 / master bath " " " C5 "
110 / shower F3 none w6 C2 "
111 / master bedroom F2 B2 W4 C5 "
112 / dining room " B1 " c5, c6 "
113 / kitchen " " " C5 "
114 / mud room " B2 " C2 "
115 / 3 - car garage F4 B1 " " "
116 / understair storage " " " " varies
117 / vestibule F2 " " " "
118 / stairs F5 " " " "

201 / bedroom #1 f6 b3 w4 c2 8'0"
202 / closet " b1 " " "
203  / mechanical f7 " " " "
204 / game room F6 b3 " " "
205 / bath F2 B2 " " 8'0"
206 / closet " " " " "
207 / bedroom #2 " " " c5 "
208 / vestibule " " w4 c5, c6 "
209 / living area " " " " "
210 / kitchen " " " " "
211 / laundry F2 b2 w4 c3 8'0"
212 / hall F6 B3 " c5, c6 "
213 / bath F2 B2 w4 c3 "
214 / shower F3 none w6 c2 "
215 / closet F6 B3 w4 C5 "
216 / bedroom " " " " "

room finish notes
flooring:
f1.  salt finish concrete.
f2.  16" square slate, color as selected by owner.
f3.  1" square slate, color as selected by owner.
f4.  epoxy, stone gray color.
f5.  wood treads, and risers, stained, color gray #271 Minwax, or equal.
f6.  1" x 8" wood plank flooring, stained, color gray #271 Minwax, or equal.
f7.  plywood floor.

Base:
b1.  1" x 6" wood base, painted semi-gloss "pure white"
b2. 4" high slate, color as selected by owner.
b3.  1" x 6" wood base with 1' quater round painted semi-gloss "pure white"

walls:
w1.  stucco veneer, color to be painted eggshell "baby turtle", 515  benjamin moore or equal
w2.  36" high 1" x 6", and 1" x 4" board and batten wainscot painted semi-gloss "pure white'", drywall above, skip-trowledP painted satin "mud gray".
w3.  60" high 1" x 6", and 1" x 4" board and batten wainscot painted semi-gloss "pure white'", drywall above, skip-trowled finish, color ?????
w4. drywall to be skip-trowled texture, color ?????
w5.  drywall to be skip-trowled texture, color to be "mud gray".
w6. 12" square slate, color as selected by owner.
w7.  stucco veneer, color to be painted eggshell "nantucket breeze", 521  benjamin moore or equal

ceilings:
c1.  drywall to be skip-trowled texture, color to match main house trim color.
c2.  drywall to be skip-trowled texture, color ?????
c3.  drywall to be skip-trowled texture, color to be "mud gray".
c4.  drywall to be skip-trowled texture, color to bre "pure white".
c5.  1" x 6" tongue and groove wood planks, white wash finish.
c6.  1" x 6" crown moulding, painted semi-gloss "pure white".
c7.  1" x 4" tongue and groove wood, painted eggshell ":Acadia White" oc-38 benjamin moore or equal

All interior wood trim to be 1" x 4", painted semi-gloss "pure white".

 

window schedule
WINDOW TYPE CONFIG. WIDTH HEIGHT FRAME Matl. MANUF. REMARKS

A double hung 3'0" 4'0" clad jeld-wen exterior color "Desert Sand"
b double hung 3'0" 5'0" " " "
c fixed glass 3'0" 1'6" " " "
d double hung pr 3'0" 5'0" " " "
e double hung 2'0" 3'0" " " "

window notes
1. Jeld-wen 3500 series Clad Double pane windows or equal.
2. All window screens to be wood framed, painted to match window color.
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plumbing fixture schedule

powder room #103
lavatory  -  $200.00 Allowance 
faucet       -  $150.00  Allowance
toilet        - american standard, Champion, portsmouth pro right height, 
                  elongated, white #213aa.104.020 

kitchen #113
sink - ikea "domsjo" single bowl apron front, white #591.581.78
faucet - kohler "sous" pull-down kitchen sink faucet, #k-r10651-sd, 
             vibrant stainless finish (vs)
garbage disposer - insinkerator evolution compact, 3/4 hp, continuous feed

mud room #114
sink      -  $200.00 Allowance
faucet    -  $150.00  Allowance

shower #110
shower head  -  $150.00  Allowance
hand set        -  $150.00  Allowance

Master Bath #109 / toilet room #108
bathtub                -  $1,500.00  Allowance
bathtub faucet     -    $200.00 Allowance
lavatories            -    $200.00  Allowance per lavatory
lavatory faucets  -    $150.00  Allowance per faucet
toilet - american standard, Champion, portsmouth pro right height, elongated, 
           white #213aa.104.020

bath #205
lavatory            -  $200.00 Allowance
lavatory faucet -   $100.00 Allowance
shower head       -   $100.00 Allowance
shower handset  -   $100.00 Allowance
bathtub             - $1,000.00 Allowance
toilet - american standard, Champion, portsmouth pro right height, elongated, 
           white #213aa.104.020

carriage house kitchen #210
sink - ikea "domsjo" single bowl apron front, white #591.581.78
faucet - kohler "sous" pull-down kitchen sink faucet, #k-r10651-sd, 
            vibrant stainless finish (vs)
garbage disposer - insinkerator evolution compact, 3/4 hp, continuous feed

carriage house bath #214
lavatory             -  $200.00  Allowance
lavatory faucet  -   $100.00 Allowance
shower head        -   $100.00 Allowance
shower handset   -   $100.00 Allowance
toilet - american standard, Champion, portsmouth pro right height, elongated, 
           white #213aa.104.020

note: All allowance items are for materials only.

appliance schedule

kitchen #113
refrigerator - ge "profile" 36" wide, stainless steel  
cooktop - ge "profile", 30" wide 4-burner electric cooktop, radiant heat elements, glass surface
venthood - ge 30" wide convertible range hood, stainless steel, ducted to outside thru wall
oven / microwave - ge "profile", combination oven/microwave convection wall mount stainless steel
dishwasher - ge, "profile", 24" wide stainless steel interior, with hidden controls

mud room #114
washer - ge, 27" wide front load, white
dryer - ge 27" wide front load high efficency gas dryer, white, vent ducted to outside wall

carriage house kitchen #210
refrigerator - ikea "nutid"  29" wide, french door, stainless steel
comination convection microwave / venthood - ge, "profile", 1.7 cubic feet, 30" wide, stainless steel
ducted to outside thru roof
cooktop - ge, "profile", 30" wide 4-burner electric cooktop, radiant heat elements, glass surface

carriage house laundry #211
stacked washer / dryer - ge, "spacemaker" , 27" wide washer, electric dryer, white
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W-3500 Clad Double-Hung windows feature fully operating upper

and lower sash.  Counterbalancing is achieved with helical spring

extension systems hidden in weatherable PVC jambliners.

Operating units are supplied with cam-type sash locks installed.

There are several hardware finish options.  Refer to the

Specifications for available finish options.

Multiple Assemblies

W-3500 Clad Double-Hung windows may be mulled beside other clad

double-hung or clad picture windows, or below clad transom windows, to fulfill

a wide variety of needs.
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Uneven

Vertical Prairie

Diamond

Rectangular

Bar Alignment

Alignment of divided lite muntin bars from one

window to the next is often required by fine

architectural design.  Wood grilles, GBG's, and

Simulated Divided Lites may be specified with

muntin bars aligned.

Lite Cut Options

Special lite cut patterns can include a

wide variety of straight line and radius

patterns.  The illustrations shown

here represent just a few of the

possibilities.  Rectangular, horizontal,

vertical and Prairie lite patterns are

available in all standard size clad

double-hung windows.  Uneven,

diamond, radius and Gothic lite cuts

are available, subject to approval.

Approvals are based on the ability to

fulfill the design requirement while

maintaining the construction integrity

of the finished product.

W-3500 Clad Double-Hung windows are available with removable grilles in 7/8" Full surround or

beaded SDL only, 5/8" flat or 23/32" contour grilles between the glass (GBG) and Simulated

Divided Lites.  Standard lite cuts are rectangular.
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Horizontal exterior trim offerings below

are the same with or without sill nose.

Vertical exterior trim offerings with

standard sill nose. Trim on 3 sides.

General Notes:

Unit size is always the maximum size of the window

with or without trim and does not include the nail fin.

Masonry Opening:

Masonry opening is always 1/2" over the outside of

the trim of the window.

Rough Opening:

Rough opening is always 3/4" over frame size of the

window.

A

B

C

D

EF

UNIT SIZING
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Standard Sash

Clear Opening

Daylight Opening

C
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a
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Clear Opening Formulas

Vertical

(Frame Height / 2) - 3 15/16"

Horizontal

Frame Width - 3 9/16"

Daylight Opening Formulas

Vertical

(Frame Height / 2) - 3 5/16"

Horizontal

Daylight Opening = (Frame Width - 5 11/32")
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Sash Tilting for Washing

The W-3500 Clad Double-Hung window will allow the

sash to be tilted or removed for easy cleaning.

Double-Hung Operation:

When the sash are locked at the

check rails the sash are closed and

sealed in the sash opening of the

frame.

When the sash are unlocked the

lower sash travels vertically to any

position desired.  The upper sash can

also be positioned as desired.
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5/8" Grille 23/32" Grille

5/8" 11/16"

1/8"

7/8" SDL

5/8"

1/4"

1/4"

5/8" Grille 23/32" Grille

3/16"

3/16"

7/8" SDL

3/16"

1/4"

1/4"

1/8"
1/8"

5/8" 11/16"

5/8"

Operating Grilles

Picture Grilles
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5/8"

1/8"

5/8"

1/8"

5/8"

1/8"

1/8"

Double-Hung

SS//SS

Double-Hung

DS//DS

Double-Hung

CA Urban Fire Code
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1 3/16"

5 3/4"

5/8"

9/16"

9 5/16"

4 3/4"

10 9/16"

4 9/16"

4 3/4"

4 9/16"

9/16"

1 1/4"

4 9/16"

5 3/4" Wall

4/4 (21/32") Jamb Thickness

(Option)

9 5/16" Wall

Max 1-PC

Jamb Extender

10 9/16" Wall

Max Wall Depth

Prep for Stool

Note: Stool, apron, and sill support are applied by

trim carpenter after window is installed and

are not provided by JELD-WEN.

Unit is shipped without sill jamb extenders.

Stool

Apron

Sill Support
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Brickmould
Standard

Flat Casing

3 1/2"

Casing

Adams

Sill Nose Options

1 1/4"

1 1/2"

1 3/4"

3"3"

1 5/16"

1 1/16"

2 1/4"

1"

1 1/2"

2 1/8"

1/2"

1 3/4"
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7/8"

7 9/16"

3 3/8"

2 1/2"

6 1/8"

1 3/8"

6 1/4"

2 1/2"

1 3/8"

1 3/8"

6 3/8"

2 1/2"

Operating Double-Hung

With In-Sash Picture/Transom

Twin Operating Double-Hung

In-Sash Picture/Transom Beside

In-Sash Picture/Transom

Operating Double-Hung

Beside In-Sash Picture/Transom
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76"

36"

21 3/8" 41 3/8"

Minimum Configuration Maximum Configuration
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1 1/4"

5 13/16"

4 9/16"

1 1/4"

5 13/16"

4 9/16"

Sash Size

Daylight

Opening

Screen Size

1 3/4"

1/2"

15/16"

1 3/4"

15/16"

1/2"

Daylight

Opening

Sash Size

Frame Size

Rough Opening

3/8" 3/8"

1 3/4"

1 7/16"

1 3/4"

1 7/16"
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Frame Size

Rough Opening

Daylight Opening

Sash Size

2 5/16"

3/8"

7/8"

2 5/16"

7/8"

3/8"

Unit Size

5 13/16"

1 1/4"

4 9/16"

5 13/16"

1 1/4"

4 9/16"
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Frame Size

Sash Size

Daylight Opening
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