ASPEN HISTORIC PRESERVATION COMMISSION

JOINT MEETING
ASPEN PLANNING & ZONING COMMISSION

JULY 8, 2009
5:00 P.M. REGULAR MEETING
COUNCIL CHAMBERS
130 S. GALENA
ASPEN, COLORADO

SITE VISITS: NOON —

OLD BUSINESS:

A. 320 E. Hyman Ave.,Wheeler Opera House — Joint
Conceptual Commercial Design Review, Public Hearing
(1hr., 30 min.)

6:30 Historic Preservation Commission, Regular Meeting

I
IL

III.
IV.
V.
VI
VIIL.

VIIIL.

XI.

Roll call

Approval of minutes — April 22, 2009, May 27, 2009, May 13,
2009

Public Comments

Commission member comments

Disclosure of conflict of interest (actual and apparent)
Project Monitoring:

Staff comments: Certificate of No Negative Effect issued
(Next resolution will be #16)

OLD BUSINESS

A. 320 E. Hyman Ave. Wheeler Opera House — HPC Major
Development Conceptual Review; Special Review for Parking,
Public Hearing (30 min.)

NEW BUSINESS

A. HPC goals and philosophy discussion (Aspen Area
Community Plan) (30 min.)

PROJECT MONITORING
A. 541 AND 541 ¥ Race Street (15 min.)

Adjourn 8:30 p.m.



Provide proof of legal notice (affidavit of notice for PH)
Staff presentation

Applicant presentation

Board questions and clarifications

Public comments (close public comment portion of hearing)
Chairperson identified the issues to be discussed

Applicant rebuttal (comments)

Motion

No meeting of the HPC shall be called to order without a quorum consisting
of at least four (4) members being present. No meeting at which less than a
quorum shall be present shall conduct any business other than to continue
the agenda items to a date certain. All actions shall require the concurring
vote of a simple majority, but in no event less than three (3) concurring votes
of the members of the commission then present and voting.
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MEMORANDUM

TO: Aspen Historic Preservation Commission
Aspen Planning and Zoning Commission
THRU: Amy Guthrie, Historic Preservation Officer
Jennifer Phelan, Community Development Deputy Director
FROM: Sara Adams, Historic Preservation Planner
RE: 320 East Hyman Avenue, The Wheeler Opera House- Commercial Design
Standards Review (Conceptual) joint review by HPC and P&Z; and Major
Development (Conceptual), Special Review for Parking review solely by HPC
DATE: July 8, 2009 (continued from June 24, 2009)
APPLICANT /OWNER: PROPOSED LAND USE:
City of Aspen The applicant requests approval to construct an addition
to the western side of the Wheeler Opera House to
REPRESENTATIVE: Wheeler Opera | expand the existing arts and cultural facility.
House, 320 East Hyman Avenue,

Aspen, CO represented by Gram
Slaton, Executive Director, Wheeler
Opera House; Farewell Mills Gatsch
Architects, LLC; and Rowland +
Broughton Architecture and Urban
Design.

LOCATION:

Lots P, Q, R and S, Block 81 City and
Townsite of Aspen, CO, commonly
known as Wheeler Opera House.

CURRENT ZONING & USE

Located in the Commercial Core (CC)
Historic District, a National Register
Historic and local landmark containing
a four story arts and cultural facility
with commercial spaces on the ground
floor.

STAFF RECOMMENDATION:

Staff recommends the Historic  Preservation
Commission (HPC) and the Planning and Zoning
Commission (P&Z) approve the Conceptual plan with
conditions.

SUMMARY:
The Applicant requests the following reviews:

« Conceptual Commercial Design Standard Review,
(joint review by HPC and P&Z);

e Conceptual Major Development for a Designated
Landmark in the Commercial Core Historic
District (HPC review only);

e Special Review for Parking to establish a zero ()
parking requirement onsite (HPC review only.)
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BACKGROUND: The Wheeler
Opera House is arguably Aspen’s
premiere iconic building and was
financed by prominent businessman
Jerome Wheeler in 1889. It has
withstood Aspen’s Quiet Years, a
few significant internal fires, a
rebirth by the Paepcke’s with an
interior remodel by famed Modern
architect Herbert Bayer and an
interior historic restoration and
modern update in the early 1980s.
This building embodies the grandeur, perseverance and renaissance that define Aspen’s history.

The subject parcel is a 12,000 square foot lot that comprises four (4) traditional city lots located
within the Commercial Core Historic District. The existing historic Wheeler Opera House is
located on the eastern 6,000 square feet of the lot. To the west of the Wheeler parcel is the
historic Motherlode building that contains a recently constructed three story addition on the alley.

PUBLIC OUTREACH: To date, the applicant has engaged the public in one informational
session on Monday, April 6, 2009. Staff strongly recommends that the applicant continue to
involve the public during the development and refinement of the project through informational
sessions, hand outs, and other various forms of public outreach.

LAND USE REQUESTS AND REVIEW PROCEDURES:
The Applicant is requesting the following land use approvals from the Planning and Zoning
Commission and the Historic Preservation Commission to redevelop the site:

Commercial Design Standard Conceptual Review: Joint formal public hearings with the
Planning and Zoning Commission (P&Z) and the Historic Preservation Commission (HPC) are
proposed throughout the summer to provide a venue for Board members to communicate and to
understand each others’ perspectives and goals of the Boards, According to Section 26.412.030
of the Land Use Code, “when a proposed development ... has potential for significant
community interest due to its location, magnitude or complexity...” the P&Z and the HPC are
required to function as one joint review board for the Commercial Design Standard Conceptual
Review. Staff does not typically conduct joint meetings with HPC and P & Z because the
purview of each Board is clearly separate; however Staff feels that the Wheeler expansion is an
appropriate project to utilize this option.

The following land use requests will be reviewed and acted upon by the Historic Preservation
Commission;

Major Development Conceptual Review for a Historic Landmark and Special Review for
Parking: These reviews are under HPC’s purview only. The Wheeler is a designated landmark
located in the Commercial Core Historic District. As such, HPC has purview over the mass,
scale, context, site location and architectural details (including materials, fenestration, etc.) of the
proposed addition as it relates to the historic Wheeler and the Historic District through Major
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Development Conceptual Design Review. Special Review for Parking is under HPC’s purview
because it is a designated landmark within the Commercial Core Historic District. These reviews
are proposed to occur during the Commercial Design Standard Conceptual Review discussions
because the topics are interrelated: for example, the guidelines for Commercial Design Standard
Review and the Historic Preservation Design Guidelines for development in the Commercial
Core are identical.

The following land use requests will be applied for in the future:
Future Reviews: The applicant requests variations from the underlying Commercial Core zone

District dimensional requirements regarding FAR and building height through the Planned Unit
Development (PUD) process.

Starting in August, the P & Z will review the application and make a recommendation to City
Council regarding the dimensions of the project or the “size and height of the box” through the
PUD pmce:ss.I It is very important for HPC to understand P & Z’s concerns about the project
during the conceptual review processes to prevent cyclical conversations or contradictions
between HPC and P & Z, especially because the reviews overlap in some areas. Ultimately, City
Council has final review authority over the PUD and will decide the dimensional standards and
variations for the addition.

STAFF COMMENTS:

During the public hearing on June 24, 2009, the P & Z and the HPC raised concerns regarding
various aspects of the proposal. Since the hearing, the applicant submitted the following:

o Rooftop access for patrons of the Wheeler.

o A reduction of the proposed front yard public amenity space.

e The curved element proposed in the southeast corner of the new addition is eliminated

and a detail for the west facing facade is proposed.

o The height remains unchanged.

e A narrative explaining proposed use for the existing basement in the Wheeler.

e A narrative regarding the relocated entrance.

Staff responses to the changes are below.

COMMERCIAL DESIGN STANDARDS 26.412.050 review by HPC and P&Z

The Commercial Design Standards intend to preserve and foster proper commercial district scale
and character and to ensure that Aspen’s commercial areas and streetscape are public places
conducive to walking and dwelling. The Commercial, Lodging and Historic District Design
Guidelines and Objectives strive to guide appropriate commercial development to contribute to
the streetscape. A copy of the Guidelines and Objectives for the Commercial Core Historic
District are attached as Exhibit C.

I Recommendations to Council regarding Growth Management and Subdivision will be reviewed by P & Z during
the Final PUD process.
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The Commercial Design Guidelines and Objectives define the Commercial Core Historic District
as the heart of Aspen. Each historic building contributes to the overall integrity of the Historic
District and new infill in this context, whether it is an addition to a landmark or not, must
maintain and enhance the existing historic structures, The Commercial Core is largely defined
by its historic building inventory and architectural character, but there are other elements that are
important to the “downtown formula.” The street pattern or historic grid is vital to understanding
and experiencing Aspen’s origin. Storefront context, which references traditional commercial
development, and outdoor spaces for public gathering are crucial to a successful downtown. All
- of these elements are incorporated into the guidelines for development in the Commercial Core
Historic District and are addressed by Staff in Exhibit A.

PUBLIC AMENITY SPACE/ ROOFTOP ACCESS
Design Objectives for Public Amenity space are:
o Create active and intéresting street vitality through the promotion of public
gatherings space.
» Create well defined, localized public space at the street edge
* Maximize sunlight
» Accent the street fagade and maintain a weil-defined street edge

Staff Response: The applicant has moved the proposed front fagade of the addition back towards
the sidewalk by about 6 feet, which creates a rectangular space of about 240 square feet (4 feet x
60 feet) between the front fagade and the property line. Staff is in favor of the 4 foot setback of
the addition because it exposes the corner of the historic Wheeler and as such preserves its
prominence. The size and shape of the space does not support a public gathering area with
benches; however, it will increase the size and efficiency of the interior lobby space (which is
accessible to the public) and it eliminates the curved architectural element previously proposed.

The proposed rooftop space does not meet the criteria listed in Land Use Code Section
26.575.030.F.5 (i.e. amenity space may not be more than 4’ above grade); however Section
26.575.030.C.4 permits the following:

“The Commission pursuant to Chapter 26.412 — Commercial Design Review- may accept
any method of providing Public Amenity not otherwise described herein if the
Commission finds that such method equals or exceeds the value, which may be non-
monetary community value, of an otherwise required cash-in-lieu payment.”

The applicant restudied the roof and proposes public access for patrons of the Wheeler. Staff
finds that the intent of the public amenity space and its value is met through the proposed rooftop
access. The adopted Civic Master Plan supports concepts for “maintaining and/or enhancing the
Wheeler Opera House building, adjacent commercial uses and the public spaces surrounding the
Wheeler in order to contribute to the vitality of the area...” Staff finds that this recommendation
is met through public access to the rooftop. The specific review criteria for Public Amenity are
addressed in Exhibit A,
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Staff recommends that the applicant propose an anticipated schedule of use for the 4™ floor that
provides a general overview of when artists would typically use the unit to clearly indicate the
availability of the space to non-profits and public groups for rental. The Civic Master Plan
recommends that the Wheeler and the proposed addition contribute to the vitality of the area both
during the day and at night; a schedule of projected occupancy/vacancy for the 4™ floor unit will
help support this concept.

BUILDING HEIGHT, MASS AND SCALE: A large portion of the character of downtown is defined
by the height, mass and scale of the buildings. Aspen has a wide range of building heights from
one story 19" century buildings to the four story Wheeler Opera House and the prominent Elks
Building. Design Objectives for height and mass are:
e Height variations or stepping down, to respect height and scale of an adjacent historic
structure.
o Material changes to help new development fit into the variety of buildings downtown,
acknowledging that each block has a different characteristic.
e The most important aspect to a successful addition to a landmark is that the design is
sensitive and respectful to the surrounding historic context.

Staff Response: Some P & Z members expressed concern over the proposed 4™ floor of the
addition. The overall height proposed for the addition is 51’ 2" to the top of the fourth floor
apartment, with a total of 54> 2” to the top of the elevator shaft. The histortc Wheeler is 55° 77
tall to the cornice and about 71° to its highest point. The adjacent Motherlode measures 40° 117
high to the top of the third floor at the rear. The Commercial Core Zone District mandates a
maximum height of 38 feet for three story elements of a building, which may be increased to 42’
through Commercial Design Review. The project will proceed through the PUD review process
to vary the height and FAR requirements. However, despite a separate review process to vary the
height of this project, it is within both the HPC and P&Z’s purviews to comment on the height of
the building in relationship to the historic context and neighborhood. Relevant Guidelines are on
the following page:
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6.27 A new building or addition should reflect the range and variation in building height
of the Commercial Core,.
¢ Refer to the zone district regulations to determine the maximum height limit on the
subject property.
* A minimum of 9 ft. floor to ceiling height is to be maintained on second stories and
highter.
¢ Additional height, as permitted in the zone district, may be added for one or more of
the flowing reasons:*
o The primary function of the building is civic (i.e. the building is a museum,
civic building, performance hall, fire station, etc.)
6.28 Height variations should be achieved using one or more of the following:
¢ Vary the building height for the full depth of the site in accordance with traditional
lot width.
e Set back the upper floor to vary the building fagade profile(s) and the roof forms
across the width and the depth of the building,
Vary the facade (or parapet) heights at the front. .
e Step down the rear of the building towards the alley, in conjunction with other
design standards and guidelines.

Staff finds that the proposed height is appropriate for the site and historic context. The height of
the addition is lower than the historic Wheeler and the fourth floor is significantly set back from
the front fagade. Staff finds that the addition introduces height variations to the site. Setting the
fourth floor back successfully maintains the prominence and visibility of the historic Wheeler
from the street. The front facade height is well below that of the historic Wheeler and creates a
step between the Motherlode and the Wheeler. In Staff’s opinion, additional modulations,
vertical or horizontal, would distract from the iconic architecture of the Wheeler.

Some P & Z members also expressed concern that relocating current uses from the Wheeler into
the new addition increases the overall mass of the new addition. The applicant provided an
explanation as to the reason for moving functions from the Wheeler to the addition. Commercial
Design Standard Concéptual Review deals with the size and placement of the addition rather than
the specific use of the space. However, there is a clear connection between programmatic
function and the size of the addition. Staff finds that the size, mass and placement of the addition
are appropriate considering the adjacent context and meet Guideline 6.27, 6.28 and 6.22.

6.22 Rectangular forms should be dominant on Commercial Core facades.
* Rectangular forms should be vertically oriented.
¢ The facade should appear as predominantly flat, with any decorative elements and
projecting or setback” articulations” appearing to be subordinate to the dominant
form,

Staff tecommends that the applicant restudy the vertical material bands or “bookends” proposed
at either end of the addition. Staff finds that a simple fagade that recesses into the background is

? The applicant proposes to exceed the height limit in the Commercial Core, which will be reviewed pursuant to the
PUD process.
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an appropriate approach for this project. Staff finds that the height and mass of the addition are
appropriate for its context and meet the guidelines listed in Exhibit A. -

ENTRANCE: The Commercial Core Historic District is the setting for the majority of Aspen’s
iconic structures and the Design Objectives specifically address these visually prominent
structures. The most important Design Objective is stated in Guideline 6.34:

6.34 The setting of iconic historic structures should be preserved and enhanced when
feasible.
e On sites comprising more than two traditional lot widths, the third floor of the
adjacent lot width should be set back a minimum of 15 ft. from the front fagade.
¢ Step a building down in height adjacent to an iconic structure.
+ Locate amenity space adjacent to an iconic structure.

HPC and P & Z requested that the applicant study the relocation of the primary entrance. The
main concerns with the proposed entrance in the addition centered on moving the main point of
entry, and as such the public’s initial interaction with the building, to the addition. Staff was
concerned that moving the primary entrance would detract from the iconic Wheeler Opera
House. The original entrance to the Wheeler was through the western double doors on the south
fagade. In the 1980s the entrance was moved to its current location. It is not feasible to only use
the original double doors because they do not meet cgress requirements as specified in the
International Building Code (IBC.) Staff inquired as to whether there was another solution that
maintained the entrance and lobby in the existing Wheeler and in turn, enhanced the public’s
experience of the iconic building.

The applicant studied different options to the entrance issue, but the issue boils down to egress
requirements as mandated by the IBC. Section 1019.1.1 specifies the following:

“1019.1.1 Openings and Penetrations. Exit enclosure opening protectives shall be in
accordance with the requirements of Section 715.

Except as permitted in Section 402.4.6, openings in exit enclosures other than unexposed
exterior openings shall be limited to those necessary for exit access to the enclosure from

normally occupied spaces and for egress from the enclosure.

Where interior exit enclosures are extended to the exterior of a building by an exit
passageway, the door assembly from the exit enclosure to the exit passageway shall be
protected by a fire door conforming to the requirements in Section 715.3.. 7

Basically, the original grand stairway is a rated vertical exit enclosure and it must be enclosed
with fire barriers (i.. fire rated walls.) So, there is no feasible way to use the existing doors in the
Wheeler as an entrance to the addition because cross-circulation is not permitted through the exit
enclosure. The walls enclosing the original stairway must remain in place, which creates a
cramped lobby space that exacerbates an already existing problem at the Wheeler. Staff is not
supportive of removing the original grand stairway in order to have the entrance in the Wheeler.
After much consideration and research, Staff finds that it is appropriate to relocate the entrance
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into the addition. Overall, Staff finds that guideline 6.34 is met in the proposed mass, scale,
height and location of the addition. Staff finds that the design of the proposed entrance is not
successful yet, and recommends that the applicant continue to develop the design and proposed
material palette.

JOINT REVIEW RECOMMENDATION: In reyiewing the proposal, Staff believes that the
project meets the applicable review criteria as described in the Staff memo and exhibits and
recommends that HPC and P&Z grant Commercial Design Standard Review Conceptual
approval with conditions.

RECOMMENDED JOINT MOTION (ALL MOTIONS ARE WORDED IN THE AFFIRMITIVE): “I move
to approve Resolution No._ , Series of 2009, approving with conditions, Commercial Design
Standard Conceptual Review.”

HPC MAJOR DEVELOPMENT (CONCEPTUAL): SECTION 26.415.070.D
review by HPC

The procedure for a Major Development Review, at the Conceptual level, is as follows. Staff
reviews the submittal materials and prepares a report that analyzes the project’s conformance
with the design guidelines and other applicable Land Use Code Sections. This report is
transmitted to the HPC with relevant information on the proposed project and a
recommendation to continue, approve, disapprove or approve with conditions and the reasons
Jor the recommendation. The HPC will review the application, the staff analysis report and the
evidence presented at the hearing to determine the project’s conformance with the City of
Aspen Historic Preservation Design Guidelines. The HPC may approve, disapprove, approve
with conditions, or continue the application to obtain additional information necessary to
make a decision to approve or deny.

Major Development is a two-step process requiring approval by the HPC of a Conceptual
Development Plan, and then a Final Development Plan. Approval of a Conceptual
Development Plan shall be binding upon HPC in regards to the location and form of the
envelope of the structure(s) and/or addition(s) as depicted in the Conceptual Plan application
including its height, scale, massing and proportions. No changes will be made to this aspect of
the proposed development by the HPC as part of their review of the Final Development Plan
unless agreed to by the applicant.

HPC Conceptual review focuses on the height, scale, massing and proportions of a proposal.

Conceptual Review for a historic landmark within the Commercial Core follow the same Design
Guidelines as the Commercial Design Standard Conceptual review listed in Exhibit A. Staff
finds that the size and shape of the proposed addition is appropriate for the context. The
proposed height is lower than the historic Wheeler and the fourth floor is significantly set back
from the front facade.
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The applicant eliminated the curved element by bringing the front fagade of the addition forward.
Staff finds that the proposal meets the Design Guidelines for conceptual review. Details and
materials are usually addressed during Final Review; however, Staff finds that the proposed
vertical elements do not successfully create a dialogue between new and old construction. Staff
strongly recommends that the applicant continue to develop the materials, details and fenestration
of the south elevation, specifically the balcony element, solid to void ratios and the vertical
windows, to strengthen the relationship between the two buildings. Relevant Historic
Preservation Design Guidelines for additions are below:

10.3 Design a new addition such that one's ability to interpret the historic character of the

primary building is maintained.

O A new addition that creates an appearance inconsistent with the historic character of the
primary building is inappropriate.

a An addition that seeks to imply an earlier period than that of the primary building also is
inappropriate.

O An addition that seeks to imply an inaccurate variation of the primary building's historic
style should be avoided. ,

o An addition that covers historically significant features is inappropriate.

10.4 Design a new addition to be recognized as a product of its own time.

a An additon should be made distinguishable from the historic building, while also
remaining visually compatible with these earlier features.

0 A change in setbacks of the addition from the historic building, a subtle change in material
or a differentiation between historic, and more current styles are all techniques that may be
considered to help define a change from old to new construction.

As explained previously, Staff finds that the entrance in the addition is unavoidable considering
fire egress requirements. The original entrance to the Wheeler is still proposed to be functional,
which is important to the preservation and enhancement of the historic Wheeler Opera House as
stated in Guideline 4.1 below.

4.1 Preserve historically significant doors.

& Maintain features important to the character of a historic doorway. These may include the
door, door frame, screen door, threshold, glass panes, paneling, hardware, detailing,
transoms and flanking sidelights.

a Do not change the position and function of original front doors and primary entrances.

QIf a secondary entrance must be sealed shut, any work that is done must be reversible so
that the door can be used at a later time, if necessary. Also, keep the door in place, in its
historic position.

aIf the secondary entrance is sealed shut, the original entrance on the primary facade must
remain operable.

Staff finds that this exciting project has the potential to highlight and enhance the Wheeler with
thoughtful and creative public spaces that magnify the importance of the opera house and its
iconic architecture to the history of Aspen.
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SPECIAL REVIEW FOR PARKING: SECTION 26.515.040 review by HPC

The applicant requests that HPC establish a zero parking requirement for the proposed addition
to the Wheeler. Overall, Staff finds that onsite parking is inappropriate for the site. A loading
dock is required at the rear of the parcel to facilitate drop-offs from travelling shows, which
eliminates the potential for parking spaces accessed off the alley. The new proposed venue is
subgrade, which eliminates the potential for a below grade parking garage.

The applicant provided a memo coauthored by the Director of the Aspen Parking Department,
Tim Ware included as Exhibit D. According to the memo, the addition is not projected to have a
significant impact on the existing parking configuration. The applicant suggests a list of steps to
mitigate for the projected impact of the new venue including staggered start times when two
events are planned, advertising parking and alternate transportation options, discount parking
vouchers for the Rio Grande parking garage, etc. Staff finds that the criteria are met with the
condition that the applicant incorporates a bike rack into the plan. The Planned Unit
Development application will address the logistics of parking and transportation for the proposed
new venue, which will likely include additional requirements to mitigate transportation impacts.
The Applicable criteria are listed in Exhibit B.

HPC REVIEW RECOMMENDATION: Staff finds that the project meets the applicable criteria
for granting Major Development Conceptual approval and Special Review for Parking with
Conditions and recommends that HPC grant approval with conditions.

RECOMMENDED HPC MOTION (ALL MOTIONS ARE WORDED IN THE AFFIRMATIVE): “I
move to approve Resolution No. ___, Series of 2009, granting HPC Major Development
Conceptual approval and establishing a zero (0) Parking Requirement for the subject parcel.”

Joint Resolution # |, Series of 2009.
HPC Resolution # |, Series of 2009,

EXHIBITS:

A: Commercial Design Standard Review Criteria.

B: Special Review for Parking Criteria.

C: Commercial Core Historic District Design Guidelines.

D: Memo re: Parking Impacts from Gram Slaton and Tim Ware, dated July 2, 2009
E: Supplemental information provided by the applicant, dated June 30, 2009.
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A RESOLUTION OF THE ASPEN HISTORIC PRESERVATION COMMISSION AND
THE ASPEN PLANNING AND ZONING COMMISSION ACTING AS A
CONSOLIDATED BOARD PURSUANT TO MUNICIPAL CODE SECTION 26.412.030
APPROVING WITH CONDITIONS COMMERICAL DESIGN STANDARD REVIEW
(CONCEPTUAL) FOR 320 EAST HYMAN AVENUE, LOTS P, Q, R, S, BLOCK 81,
CITY AND TOWNSITE OF ASPEN, CO, PITKIN COUNTY, COLORADO

PARCEL NO. 2737-073-38-851..

HPC RESOLUTION NO. ___, SERIES OF 2009
P & Z RESOLUTION NO. ___, SERIES OF 2009

WHEREAS, the applicant, Wheeler Opera House, 320 East Hyman Avenue, Aspen, CO
represented by Gram Slaton, Executive Director, Wheeler Opera House; Farewell Mills Gatsch
Architects, LLC; and Rowland + Broughtbn Architecture and Urban Design has requested
Commercial Design Standard Conceptual Review for the property located at 320 East Hyman
Avenue, Lots P, Q, R and S, Block 81, City and Townsite of Aspen, Colorado; and,

WHEREAS, the Community Development Department received an application from the
Wheeler Opera House requesting approval of Commercial Design Standard Conceptual Review
for an addition to the existing building; and,

WHEREAS, the subject property, the Wheeler Opera House is a local landmark located
in the CC, Commercial Core Historic District; and,

WHEREAS, pursuant to Municipal Code Section 26.412.030, the Community
Development Director determined that the “proposed development ... has potential for
significant community interest due to its location, magnitude or complexity” and required a joint
review by the Aspen Historic Preservation Commission and the Aspen Planning and Zoning
Commission, acting as one board, for Commercial Design Standard Conceptual Review; and,

WHEREAS, upon review of the application, and the applicable code standards, the
Community Development Department recommended approval with conditions, of the proposed
land use request; and,

WHEREAS, two worksessions were held with the Aspen Historic Preservation
Commission and the Aspen Planning and Zoning Commission on April 8, 2009 and May 13,
2009; and

WHEREAS, a site visit attended by the Aspen Historic Preservation Commission and
the Aspen Planning and Zoning Commission was conducted on April 6, 2009; and,

WHEREAS, during a duly noticed public hearing on June 24, 2009, continued to July 8,
2009, the Historic Preservation Commission and the Planning and Zoning Commission acting as a
consolidated board approved Resolutions No.__, Series of 2009, and Resolution No. __, Series of
2009 respectively, by a ( __ -__) vote, granting Commercial Design Standard Conceptual Review
for the property located at 320 E. Hyman Avenue, Lots P, Q, R, S, Block 81, City and Townsite
of Aspen, CO; and,

HPC and PZ Resolution
July 8, 2009



WHEREAS, the Aspen Historic Preservation Commission and the Aspen Planning and
Zoning Commission have reviewed and considered the development proposal under the applicable
provisions of the Municipal Code as identified herein; and,

WHEREAS, the Aspen Historic Preservation Commission and the Aspen Planning and
Zoning Commission find that the development proposal meets all applicable development standards
and that the approval of the development proposal, with conditions, meets the applicable criteria;
and,

NOW, THEREFORE, BE IT RESOLVED BY THE CITY OF ASPEN HISTORIC
PRESERVATION COMMISSION AND THE CITY OF ASPEN PLANNING AND
ZONING COMMISSION, ACTING AS ONE CONSOLIDATED BOARD, AS FOLLOWS:

Section 1: Public Amenity Space

The Aspen Historic Preservation Commission and the Aspen Planning and Zoning Commission,
acting as a consolidated review board, pursuant to Municipal Code Section 26.575.030.C.4, finds
that the rooftop deck that is accessible to the public, specifically the patrons of the Wheeler, and
associated unit that is available for non-profit or public rental equals or exceeds the value, which
may be non-monetary community value, of an otherwise required cash-in-lieu payment for
public amenity space. A proposed schedule of occupancy for the rooftop unit will be submitted
for review and approval during Commercial Design Standard Final Review to quantify
accessibility to the public.

Section 2: Design Guidelines

Acting as a consolidated review Board, the Aspen Historic Preservation Commission and the
Aspen Planning and Zoning Commission, grant Commercial Design Standard Conceptual
Review and find that the application complies with the applicable within the Commercial,
Lodging and Historic District Design Objectives and Guideline and/or the intent of the
Guidelines is still met, albeit through alternative means.

Section 3: Height and Floor Area

Commercial Design Standard Conceptual Review approves location mass, scale, height and
proportion for an addition to an iconic historic structure, the Wheeler Opera House. The height
and floor area proposed for the subject parcel exceed the dimensional requirements of the
Commercial Core Historic Zone District. Commercial Design Standard Conceptual Review does
not vary height or floor area dimensions. The applicant must submit a Planned Unit
Development application to the Community Development Department for review by the Aspen
Planning and Zoning Commission and the Aspen City Council to vary dimensional requirements.

Section 4;: Commercial Design Standard Final Review Application

A development application for a Final design shall be submitted within one (1) year of the date
of approval of a Conceptual Design. Failure to file such an application within this time period
shall render null and void the approval of the Conceptual Development Plan. The Community
Development Director may, at its sole discretion and for good cause shown, grant a one-time
extension of the expiration date for a Conceptual Design approval for up to twelve (12) months
provided a written request for extension is received no less than thirty (30) days prior to the
expiration date.

HPC and PZ Resolution
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APPROVED BY THE COMMISSIONS during a joint meeting on the 8th day of July 2009.

Michael Hoffman,
Historic Preservation Commission Chair

LJ Erspamer,
Planning and Zening Commission Chair

Approved as to Form:

James R. True, Assistant City Attorney

ATTEST:

Kathy Strickland, Chief Deputy Clerk

Exhibit A: Elevations of approved Commercial Design Conceptual Plan

HPC and PZ Resolution
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RESOLUTION OF THE ASPEN HISTORIC PRESERVATION COMMISSION (HPC)
APPROVING AN APPLICATION FOR MAJOR DEVELOPMENT (CONCEPTUAL),
AND SPECIAL REVIEW FOR PARKING FOR THE PROPERTY LOCATED AT 320
EAST HYMAN AVENUE LOTS P, Q, R AND S, BLOCK 81, CITY AND TOWNSITE OF
ASPEN, COLORADO

RESOLUTION NO. _, SERIES OF 2009
PARCEL ID: 2737-073-38-851.

WHEREAS, the applicant, Wheeler Opera House, 320 East Hyman Avenue, Aspen, CO
represented by Gram Slaton, Executive Director, Wheeler Opera House; Farewell Mills Gatsch
Architects, LLC; and Rowland + Broughton Architecture and Urban Design has requested Major
Development (Conceptual) Review and Special Review for Parking for the property located at
320 East Hyman Avenue, Lots P, Q, R and S, Block 81, City and Townsite of Aspen, Colorado;
and,

WHEREAS, the subject property, the Wheeler Opera House, qualifies as an “arts,
cultural, and civic use” pursuant to Section 26.104.100; and,

WHEREAS, the subject property, the Wheeler Opera House, serves an essential public
purpose by serving the needs of the general public and Aspen community, and therefore is
categorized as an Essential Public Facility, pursuant to Section 26.104.100; and,

WHEREAS, the subject property is zoned CC, Commercial Core Historic District; and,
WHEREAS, the subject property is a designated local landmark; and,

WHEREAS, Section 26.415.070 of the Municipal Code states that “no building or
structure shall be erected, constructed, enlarged, altered, repaired, relocated or improved
involving a designated historic property or district until plans or sufficient information have been
submitted to the Community Development Director and approved in accordance with the
procedures established for their review;” and

WHEREAS, for Conceptual Major Development Review, the HPC must review the
application, a staff analysis report and the evidence presented at a hearing to determine the
project’s conformance with the City of Aspen Historic Preservation Design Guidelines per
Section 26.415.070.D.3.b.2 and 3 of the Municipal Code and other applicable Code Sections.
The HPC may approve, disapprove, approve with conditions or continue the application to obtain
additional information necessary to make a decision to approve or deny; and

WHEREAS, for the establishment of Parking Requirements, the HPC must review the
application, a staff analysis report and the evidence presented at a hearing to determine, per
Section 26.415.040 of the Municipal Code. A Special Review for establishing, varying, or
waiving off-street parking requirements may be approved, approved with conditions, or denied
based on conformance with the following criteria:



1. The parking needs of the residents, customers, guests, and employees of the project
have been met, taking into account potential uses of the parcel, the projected traffic
generation of the project, any shared parking opportunities, expected schedule of parking
demands, the projected imppacts onto the on-street parking of the neighborhood, the
proximity to mass transit routes and the downtown area, and any special services, such as
vans, provided for residents, guests and employees.

2. An on-site parking solution meeting the requirement is practically difficult or results in
an undesirable development scenario.

3. Existing or planned on-site or offsite parking facilities adequately serve the needs of
the development, including the availability of street parking; and,

WHEREAS, Sara Adams, in her staff report dated July 8, 2009, performed an analysis of
the application based on the standards, found that the review standards and the “City of Aspen
Historic Preservation Design Guidelines have been met, and recommended approval with
conditions; and

WHEREAS, during a duly noticed public hearing on June 24, 2009, continued to July 8,
2009, the Historic Preservation Commission considered the application, found the application
was consistent with the applicable review standards and “City of Aspen Historic Preservation
Design Guidelines” and approved the application by a vote of __to __

NOW, THEREFORE, BE IT RESOLVED:

That HPC hereby grants approval for Major Development (Conceptual) and Establishes Parking
Requirements for the property located at 320 East Hyman Avenue, Lots P, Q, R and S, Block 81,
City and Townsite of Aspen, Colorado, as proposed with the following conditions;

Section 1: Major HPC Conceptual Development

The HPC hereby grants conceptual major development approval for mass, location, height and
scale. The proposed height and floor area exceeds that which is allowed in the Commercial Core
Zone District and must be varied through the Planned Unit Development (PUD) process for this
approval to be valid.

Section 2: Parking Requirements

The HPC hereby establishes a zero (0) parking requirement for the Wheeler parcel. The applicant
is required to add bike storage to the development plan, whether on the property or in the right of
way as permitted by the City Engineering Department. The applicant shall continue to develop a
transportation plan for approval as part of the Planned Unit Development process.

Section 3: Final Development Plan

A development application for a Final Development Plan shall be submitted within one (1) year
of the date of approva] of a Conceptual Development Plan. Failure to file such an application
within this time period shall render null and void the approval of the Conceptual Development
Plan. The Historic Preservation Commission may, at its sole discretion and for good cause




shown, grant a one-time extension of the expiration date for a Conceptual Development Plan
approval for up to six (6) months provided a written request for extension is received no less than
thirty (30) days prior to the expiration date.

APPROVED BY THE COMMISSION at its regular meeting on the 8th day of July 2009.

Michael Hoffman, Chair

Approved as to Form:

James R. True, Assistant City Attorney

ATTEST:

Kathy Strickland, Chief Deputy Clerk



Exhibit A
Commercial Design Standards

26.412.060. Commercial Design Standards.

A. Public Amenity Space. Creative, well-designed public places and settings contribute
to an attractive, exciting, and vital downtown retail district and a pleasant pedestrian
shopping and entertainment atmosphere. Public amenity can take the form of physical or
operational improvements to public rights-of-way or private property within commercial
areas.

On parcels required to provide public amenity, pursuant to Section 26.575.030 — Public.
Amenity, the following standards shall apply to the provision of such amenity.
Acceptance of the method or combination of methods of providing the Public Amenity
shall be at the option of the Planning and Zoning Commission, or the Historic
Preservation Commission as applicable, according to the procedures herein and
according to the following standards:

1. The dimensions of any proposed on-site public amenity sufficiently allow
for a variety of uses and activities to occur considering any expected tenant
and future potential tenants and uses.

Staff’ Response: The applicant proposes a small 4 feet by 60 feet at grade front yard
setback in front of the new addition. Staff finds that that the 240 square feet space does
not sufficiently allow for a variety of uses to occur and recommends that the P & Z and
HPC consider the publically accessible rooftop area as an alternative to the required
Public Amenity Space, as permitted by Land Use Code Section 26.575.030.C.4.

2. The public amenity contributes to an active street vitality. To accomplish
this characteristic, public seating, outdoor restaurant seating or similar
active uses, shade trees, solar access, view orientation, and simple at-grade
relationships with adjacent rights-of-way are encouraged.

Staff Response: Staff recommends more information regarding tables, chairs, etc. for the
rooftop space to make it enjoyable and attractive to the public.

3. The public amenity, and the design and operating characteristics of
adjacent structures, rights-of-way, and uses, contributes to an inviting
pedestrian environment.

Staff Response: The proposed addition is proximate to the Pedestrian Malls, Popcom
Wagon and Wagner Park, which serve the pedestrian environment. The proposed
addition introduces a new layer to the pedestrian experience by permitting rooftop access
for patrons of the Wheeler. Allowing rooftop access exposes the public to unprecedented
views of our town and surrounding environment - views that the City’s viewplane
regulations protect for the public.

July 8, 2009
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4. The proposed amenity does not duplicate existing pedestrian space
created by malls, sidewalks, or adjacent property, or such duplication does
not detract from the pedestrian environment.

Staff Response: Rooftop access does not duplicate existing pedestrian space created by
the adjacent malls.

5. Any variation to the Design and Operational Standards for Public
Amenity, Section 26.575.030(F) promote the purpose of the public amenity
requirements.

Staff Response: Staff suggests that the P & Z and HPC consider the roofiop as the Public
Amenity space, which meets the standards mentioned above with the exception that the
- space is not located within 4 feet of grade. Staff finds that the intent of this criterion is
met.

B. Utility, Delivery, and Trash Service Provision, When the necessary logistical
elements of a commercial building are well designed, the building can better contribute to
the overall success of the district. Poor logistics of one building can detract from the
quality of surrounding properties. Efficient delivery and trash areas are important to the
function of alleyways. The following standards shall apply:

1. A utility, trash, and recycle service area shall be accommodated along the
alley meeting the minimum standards established by Section 26.575.060
Utility/Trash/Recycle Service Areas, unless otherwise established according
to said section.

Staff Response: Staff finds that this standard is met.
2. All utility service pedestals shall be located on private property and along
the alley. Easements shall allow for service provider access. Encroachments
into the alleyway shall be minimized to the extent practical and should only

be necessary when existing site conditions, such as a historic resource, dictate
such encroachment. All encroachments shall be properly licensed. .

Staff Response: Staff finds that this standard is met.
3. Delivery service areas shall be incorporated along the alley. Any truck
loading facility shall be an integral component of the building. Shared

facilities are highly encouraged.

Staff Response: Staff finds that this standard is met.

July 8, 2009



Exhibit A
Commercial Design Standards

4. Mechanical exhaust, including parking garage ventilation, shall be vented
through the roof. The exhaust equipment shall be located as far away from
the Street as practical.

Staff Response: Staff finds that this standard is met.

5. Mechanical ventilation equipment and ducting shall be accommodated
internally within the building and/or located on the roof, minimized to the
extent practical and recessed behind a parapet wall or other screening device
such that it shall not be visible from a public right-of-way at a pedestrian
level. New buildings shall reserve adequate space for future ventilation and
ducting needs.

Staff Response: Staff finds that this standard is met.

C. The application shall comply with the guidelines within the Commercial, Lodging and
Historic District Design Objectives and Guidelines as determined by the appropriate
Commission. The guidelines set forth design review criteria, standards and guidelines
that are to be used in making determinations of appropriateness. The City shall determine
when a proposal is in compliance with the criteria, standards and guidelines. Although
these criteria, standards and guidelines are relatively comprehensive, there may be
circumstances where alternative ways of meeting the intent of the policy objectives might
be identified. In such a case, the City must determine that the intent of the guideline is
still met, albeit through alternative means.

Staff finds that the following design guidelines are important to highlight (all of the
Design Guidelines are listed as Exhibit C):

Public Amenity:
6.8 Street facing amenity space shall contain features to promote and enhance its
use. These may include one or more of the following:

s Street furniture
o Public Art
¢ Historical/ interpretive marker.
The detailed design of Public Amenity Space, with regard to guldelmes 6.8, will be a
matter for approval at the Final Review Stage, although it may be discussed at the
Conceptual Stage.

Staff Response: Staff finds that the public access to the roof meets the intent of the
Public Amenity requirement, but recommends further clarification regarding how often
the unit and open rooftop space will be available to non-profits and the public for use.

Building Alignment:

6.18 Maintain the alignment of facades at the sidewalk’s edge.
o Place as much of the facade of the building at the property line as possible.

July 8, 2009
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¢ Locating an entire building front behind the established storefront line is
inappropriate.
¢ A minimum of 70% of the front facade shall be at the property line.

Staff Response: The proposed addition meets guideline 6.18 above because the entire
addition, which is setback, only comprises 27% of the entire front fagade of the property.'
Staff finds that the setback reinforces the importance of the historic Wheeler and
maintains the new addition as subordinate.

Building Form:
6.22 Rectangular forms should be dominant on Commercial Core facades.
¢ Rectangular forms should be vertically oriented.
~® The fagcade should appear as predominantly flat, with any decorative
"~ elements and projecting or setback” articulations” appearing to be
subordinate to the dominant form.

Staff Response: The proposed addition is essentially a rectangular form that fills the
empty section of the Wheeler parcel, which is a building form consistent with historic
commercial patterns.

Building Scale:
6.25 Maintain the average perceived scale of two-story buildings at the sidewalk.
¢ Establish a two-story height at the sidewalk edge, or provide a horizontal
design element at this level. A change in materials, or a molding at this level
are examples.

Staff Response: Staff finds that the proposed building is appropriate as related to its
historic context adjacent to the Wheeler and its use as an arts and cultural facility. The
Wheeler Opera House is one of the tallest downtown buildings in Aspen and, as such it
can support a larger addition.

Staff recommends that applicant restudy the proposed verticality as it is expressed
through the fenestration and materials for discussion at Final Review. Changing the
material pattern and vertical fenestration to better relate to the historic context will help
bring the perceived scale of the building down.

Height:
6.27 A new building or addition should reflect the range and variation in building
height of the Commercial Core.
¢ Refer to the zone district regulations to determine the maximum height limit
on the subject property.
* A minimum of 9 ft, floor to ceiling height is to be maintained on second
stories and highter,

' This calculation is based on the Wheeler parcel as a 12,000 square foot lot. The existing Wheeler has 160
square feet of front fagade. 160 + 60 (the frontage of the expansion) = 220. The applicant proposes to set
the addition 4 feet back from the property line which equates to 27% of the entire building frontage.

July 8, 2009
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» Additional height, as permitted in the zone district, may be added for one or
more of the flowing reasons:’
o The primary function of the building is civic (i.e. the building is a
museum, civic building, performance hall, fire station, etc.)

Staff Response: The proposed addition does not meet floor to ceiling height standards
because the addition needs to align with the existing floors of the historic Wheeler, which
also do not meet this guideline, Staff finds this deviation to be appropriate and in
compliance with the intent of the standard.

The overall height proposed for the addition is 51’ 2” to the top of the fourth floor
apartment, with a total of 54’ 2” to the top of the elevator shaft. The historic Wheeler is
55° 77 tall to the cornice and about 71’ to its highest point. The adjacent Motherlode
measures 40’ 117 high to the top of the third floor at the rear. The Commercial Core
Zone District mandates a maximum height of 38 feet for three story clements of a
building, which may be increased to 42’ through Commercial Design Review. The
project will proceed through the PUD review process after it receives approvals for
Commercial Design Standard Review, HPC Conceptual Review and Special Review for
Parking. However, despite a separate review process to vary the height of this project, it
is within both the HPC and P&Z’s purviews to comment on the height of the building in
relationship to the historic context and neighborhood.

Staff finds that the proposed height is appropriate for the site and historic context, and a
deviation from this guideline is acceptable. Staff recommends that the applicant restudy
the fenestration and materials proposed for the addition to create a successful dialogue
between the addition and historic context for review during Final.

6.28 Height variations should be achieved using one or more of the following:

e Vary the building height for the full depth of the site in accordance with
traditional lot width,

e Set back the upper floor to vary the building fagade profile(s) and the roof
forms across the width and the depth of the building.

e Vary the facade (or parapet) heights at the front.

o Step-down the rear of the building towards the alley, in conjunction with
other design standards and guidelines.

Staff Response: Staff finds that the addition introduces height variations to the site. The
fourth floor is setback from the front fagade, which successfully maintains the
prominence and visibility of the historic Wheeler from the street. The front facade height
is well below that of the historic Wheeler and creates a step between the Motherlode and
the Wheeler. Additional modulations, vertical or horizontal, would distract from the
iconic architecture of the Wheeler. Staff recommends that the applicant restudy the
vertical material bands or “bookends™ proposed at either end of the addition. Staff finds

? The applicant proposes to exceed the height limit in the Commercial Core, which will be reviewed
pursuant to the PUD process.

July 8, 2009
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that a simple fagade that recesses into the background is an appropriate approach for this
project.

6.34 The setting of iconic historic structures should be preserved and enhanced
when feasible.

e On sites comprising more than two traditional lot widths, the third floor of
the adjacent lot width should be set back a minimum of 15 ft. from the front
facade.

 Step a building down in height adjacent to an iconic structure.

* Locate amenity space adjacent to an iconic structure,

Staff Response: Staff finds that conceptually the mass, scale, height and location of the
addition meet Guideline 6.34. Staff’s initial concern regarding the proposed relocation
of the entrance is resolved: International Building Code Section 1019.1.1 mandates an
enclosed fire rated vertical exit stairway, which eliminates any cross-circulation on the
ground level between the historic Wheeler and the new addition. Staff finds that the
entrance in the addition is an appropriate location; however the design and materials of
the entrance need further development for discussion during Final Review.

July 8, 2009
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Special Review for Parking: 26.515.040 Special Review Standards.

Whenever the off-street parking requirements of a proposed development are subject to
Special Review, an application shall be processed as a Special Review in accordance with
the Common Development Review Procedure set forth in Section 26.304, and be
evaluated according to the following standards. Review is by the Planning and Zoning
Commission.

If the project requires review by the Historic Preservation Commission and the
Community Development Director has authorized consolidation pursuant to Section
26.304.060.B, the Historic Preservation Commission shall approve, approve with
conditions, or disapprove the Special Review application.

A A Special Review for establishing, varying, or waiving off-street parking
requirements may be approved, approved with conditions, or denied based on
conformance with the following criteria:

1. The parking needs of the residents, customers, guests, and employees of the project
have been met, taking into account potential uses of the parcel, the projected traffic
generation of the project, any shared parking opportunities, expected schedule of parking
demands, the projected impacts onto the on-street parking of the neighborhood, the
proximity to mass transit routes and the downtown area, and any special services, such
as vans, provided for residents, guests and employees.

Staff Response: The applicant requests approval to waive the parking requirement for
the new addition. The proposed addition is projected to generate about 70 new vehicles
(or 1 car for every 4 seats) for a sold-out show at the new venue. The applicant proposes
to utilize the Rio Grande parking garage or public transportation for employees and both
day and evening events.

On-street parking of the neighborhood is not projected to be significantly impacted by the
addition based on a comparison with the similar Belly-Up performance venue that opened
in 2005 and has not significantly impacted parking in the core area. The applicant
commits to mitigating any unforeseen parking impacts through incentives and alternative
methods.

Several steps are proposed to mitigate new parking demands including: staggering start
times for different events at the Wheeler, including parking and alternative transportation
information in key media, working with local lodges to encourage the use of shuttles and
in-town taxis, possibly issuing discount parking vouchers for event ticket holders to use
Rio Grande parking garage, and exploring the idea of extending the hours of the Galena
Street Shuttle to accommodate Wheeler patrons later into the evening. The Wheeler is
located a few blocks from Rubey Park, the main hub for RFTA in Aspen.

July 8, 2009
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Staff requests more information about the existing parking configuration and the impact
of its removal on the neighborhood. Staff also recommends that the applicant incorporate
a bike rack into the plan.

2. An on-site parking solution meeting the requirement is practically difficult or results
in an undesirable development scenario.

Staff Response: Staff finds that an onsite parking solution is undesirable for this
location. A new theatre is proposed subgrade, which removes any possibility of an
underground parking area. Furthermore, Staff finds that it is inappropriate to provide
above grade spaces accessed off of the alley due to site and programmatic constraints for
a performing arts center.

3. Existing or planned on-site or off-site parking facilities adequately serve the needs of
the development, including the availability of street parking.

Staff Response: According to the application, the Wheeler already utilizes the Rio
Grande parking garage and public transportation. The existing parking garage has the
capacity to accommodate sold out performances in both venues according to the
calculations provided by the applicant.

July 8, 2009



City of Aspen

Commercial Core Historic District

Encompassing the Commercial Core Zone District

Design Objectives and Guidelines

Policy:

Improvements in the Commercial Core Historic District should maintain the integrity of historic resources
in the area. At the same time, compatible and creative design solutions should be encouraged.

This chapter presents guidelines for new
construction and alterations to existing non-
historic structures in the Commercial Core
Historic District. Key design characteristics of
this district are summarized and then specific
guidelines are presented.

Location

The Commercial Core of the city is defined by
Monarch Street to the west, Durant Avenue to the
south, Hunter Street to the east, and roughly the
alley to the north of Main Street to the north. (See
the Character Area map in the appendix.)

Existing Character

The heart of Aspen centers around the Commercial
Core Historic District. It is the first area that
developed in the early mining days of the town
and its character reflects this rich mining heritage,
which is the image that many carry with them
of this historic Colorado mountain town. Each
historic building contributes to the integrity of the
district and preservation of all of these resources
is, therefore, crucial. This is especially important
as new development continues.

The Commercial Core Zone District is located at the core of Downtown Aspen.

Commercial, Lodging and Historic District

Design Objectives and Guidelines &
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Commercial Core Historic District

City of Aspen

The street pattern frames spectacular scenic views.

page 92

Street Pattern

As the historic core of the city, its current urban
form reflects these origins. Itis a grid of streets
aligned to the north. Rectangular street blocks of
270 ft. by 220 ft. with long axes and rear alleyways
are oriented east-west, and subdivided into 30 by
100 ft. lots. Buildings generally occupy the full lot
width within the core area and span the full depth
from street frontage to rear alley.

This arrangement still anchors the historical urban
form of the city, despite some recent departures
from the traditional hard street edge. The variety
of building forms & scales is influenced in areas
by previous site-based open space requirements.
The traditional lot widths continue to define the
majority of the buildings in this area, either in total
width or, where lots have been amalgamated, in
their architectural composition, articulation and
fenestration pattern. This ensures that the city
center is still appreciated for its essential human
scale, concentration of historic buildings and
visual and cultural experience.

Building Character

The commercial buildings of the mining era
establish the context for new construction, even
though individual landmarks of later periods may
also be found in the area. Buildings range in scale
from early residential including miners’ cottages
to larger 'iconic' landmark Victorian commercial
and community buildings. The latter tend to
occupy corner sites and range in scale from one
to three stories in height.

This area includes the varied range of buildings
dating from the city’s early history and representing
all periods of development in the evolution of
Aspen. The character is predominantly urban,
while the building pattern in many areas
continues to exhibit the original traditional
lot width arrangement. The street facades are
strongly defined in many areas by a combination
of larger Victorian and smaller scale buildings.
This is particularly the case on street corners.

o
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;

Commercial, Lodging and Historic District
Design Objectives and Guidelines
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Commercial Core Historic District

Storefront context

Most buildings have features associated with
traditional commercial designs. Ground level
floors of the buildings are oriented to pedestrian
views, with large display windows highlighting
the goods and services offered for sale inside.
Recessed entries are also typical. A horizontal
band of molding usually separates the ground
floor from upper portions of the fagade and the
parapet is capped with a decorative cornice.
These elements combined to establish a horizontal
emphasis along the street.

Fenestration on upper floors is predominantly
solid and void ‘hole in the wall” form and vertical
in proportion, reflecting classical architectural
proportions. There are, however, departures from
this pattern which contribute to the rich diversity
of the street.

Outdoor Spaces

There are also instances of small scale spaces
created by the set back of building fagades.
They are, however, the exception to the historic
alignment of building fronts. Where these are used
for outdoor dining they provide attractive public
gathering spaces and street vitality. The intent is
to maintain the strong definition of the street wall
in this area, and therefore creating further breaks
in the street wall should be minimized.

The resulting character is both intimate and
stimulating, and in keeping with the variety
and harmony unique to Aspen. There have been
departures from the hard street edge, where
more recent development has stepped back
to create semi-basement space and detached
or internal retail frontage often on more than
one level. In many cases these have detracted
from the immediate relationship between shop
frontage and public sidewalk and the sense of
street facade definition, with adverse effects on
street vitality and the urban character within
downtown Aspen.

A hard street wall as seen along the walking mall dotwntown is a
characteristic throughout Character Area 1.

Victorian storefronts anchor the Commercial Core and define
the key characteristics of building height, mass, articulation and
materials.

Commercial, Lodging and Historic District
Design Objectives and Guidelines
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