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CERTIFICATE OF APPROPRIATENESS 

Application Date:  April 25, 2017   

Applicant: Romulo Tim Cisneros, Cisneros Design Studio Architects, LLC for Alejandro Messing, NM 5 
Points, LP owner 

Property: 5307 N Main Street, lots 1, 2 & 3, block 101, North Norhill Subdivision. The property is a vacant 
23,269 square foot (251' x 256') corner lot at a five-way major intersection at Studewood, 
Cavalcade, and N. Main. The property is triangular in shape. The south property line borders a 
row of contributing bungalows facing Dunbar Street. 

Significance: The property is a vacant lot in the Norhill Historic District. It most recently contained a 
noncontributing car wash that was demolished in 2016. 

Proposal: New Construction – Two-story Retail/Office Building 

The applicant proposes to construct a one- and two-story, irregularly-shaped polygonal building 
on a triangular shaped lot. The center will contain 5,600 SF of retail on the first level, and 3,900 
SF of second-story office on the southern portion.  

 Size/Massing: Approx. 96’ wide by 140’ deep; maximum height 33’. The building consists of 
one and two-story ‘pods’ with staggered heights, and a metal clerestory canopy near the north 
corner as a focal point. The building is sited towards the N Main property line to provide room 
for pull-in parking on the Studewood side.  

 Setbacks: 21’ on the east (N Main), 15’ on the west (Studewood), and 43’ from the south.  

 Parking: 26 single-load parking spaces wrap the west and south sides of the building. 

 Cladding: Combination of stucco, reclaimed wood siding, and galvanized metal panels.  

 Storefront: A glass and metal storefront system will be used on both stories; no entrances will 
be located on the N Main elevation.  

 Roof:  Combination of a flat roof with parapet, shed roof on the southern second-story section, 
and projecting metal canopy over the clerestory at the north corner. 

See enclosed application materials and detailed project description on p. 8-16 for further details. 

Context Area: Because of unique location and shape of this particular lot and the commercial use being 
proposed, staff expanded the context area beyond the blockface to include all contributing 
commercial structures in the Norhill Historic District, which are located on E. 11

th
 Street. 

Public Comment: Two opposed. See Attachment B.  

Civic Association: No comment received.  

Recommendation: Denial - does not satisfy criteria: 1, 2, and 3. 

HAHC Action: Approved 
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APPROVAL CRITERIA 

NEW CONSTRUCTION IN A HISTORIC DISTRICT 

Sec. 33-242(a): HAHC shall issue a certificate of appropriateness for new construction in a historic district upon finding 
that the application satisfies the following criteria: 

 S    D   NA  S - satisfies     D - does not satisfy     NA - not applicable 

       (1) The distance from the property line of the front and side walls, porches, and exterior features of any 
proposed new construction must be compatible with the distance from the property line of similar 
elements of existing contributing structures in the context area; 

Contributing commercial structures within Norhill Historic District typically feature a 0’ front setback, 
with main entrances facing the street and tying directly to the sidewalk.  

The Studewood elevation of the proposed structure has a 15’ setback, with parking to be located 
between the building and sidewalk. The N Main elevation features a 21’ setback from the property 
line, with a wide strip of landscaping between building and sidewalk, and no pedestrian access.  

The structure should be built to the property line on Studewood and N Main, which is typical of 
contributing commercial structures within the district, and which would enable an historically 
appropriate pedestrian-friendly streetscape.    

       (2) The exterior features of the new construction must be compatible with the exterior features of 
existing contributing structures in the context area; 

Typical contributing commercial structures located within Norhill Historic District feature brick 
facades, and main entrances that face the street and discharge directly to the streetscape.  

The proposed building features no building entrances onto the sidewalks, except for one at the 
north corner; all other entrances are oriented to the parking lot on the west and south sides of the 
structure. Pedestrian entrances should be added on the N Main elevation to create a traditional 
street-facing orientation typical of the historic district.  

The proposed stucco, reclaimed wood, and metal paneling are not typical exterior features for 
contributing commercial structures in Norhill, nor is combining three or more contrasting façade 
materials. The exterior cladding should be simplified to be compatible with the contributing 
buildings, all of which are brick clad.  . 

       (3) The scale and proportions of the new construction, including the relationship of the width and 
roofline, overall height, eave height, foundation height, porch height, roof shape, and roof pitch, and 
other dimensions to each other, must be compatible with the typical scale and proportions of 
existing contributing structures in the context area unless special circumstances, such as an 
atypical use, location, or lot size, warrant an atypical scale and proportions; 

Typical contributing commercial structures in Norhill Historic District feature simple one or two-story 
square or rectangular massing. These structures typically feature a stylized parapet to delineate the 
building from other structures nearby. 

The proposed new construction features an elongated irregular shaped form constructed of 
multiple, overlapping pods of varying height and shape, and a combination of flat parapet roof, a 
shed roof, and a clerestory topped by a projecting metal canopy. Parapet roofs are an appropriate 
style for commercial structures within the district, but shed and canopy roofs, as well as 
combinations of multiple roof shapes on one structure, are all atypical of contributing structures in 
the district and result in an incompatible roofline.  

Removing the shed and clerestory roofs for a simple parapet roof would make the proposal more 
compatible and lower the overall height. A one- or two-story commercial building of simple 
rectangular massing would be more appropriate for the site, as would constructing several smaller 
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structures or delineating the current proposal into more typical storefronts.  

       (4) The height of the new construction must not be taller than the typical height of existing contributing 
structures in the context area unless special circumstances, such as an atypical use, location, or lot 
size, warrant an atypical height, except that; 

  (a) Design guidelines for an individual historic district may provide that a new construction with two 
stories maybe be constructed in a context area with only one-story contributing structures as long 
as the first story of the new construction has proportions compatible with the contributing structures 
in the context area, and the second story has similar proportions to the first story; and 

  (b) A new construction shall not be constructed with more than one story in a historic district that is 
comprised entirely of one-story contributing structures, except as provided for in design guidelines 
for an individual historic district. 

 

Contributing commercial structures located in Norhill Historic District are one or two stories and are 
capped by an ornamental parapet wall. If the proposed structure were to follow historical massing 
schemes and roof types, the overall height should not be an issue. While a row of bungalows is 
located on the south side of Dunbar, the proposed parking area would help mitigate the new 
building’s impact on the bungalows.  
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PROPERTY LOCATION  

NORHILL HISTORIC DISTRICT 

  

  

N 

5307 N Main 
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CURRENT PHOTO  

 

 

 

 

EXPANDED CONTEXT AREA – COMMERICAL STRUCTURES 

  

1135 E 11
th
 – Contributing – 1925  1135 E 11

th 
– Contributing – 1925  
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EXPANDED CONTEXT AREA – COMMERICAL STRUCTURES, cont’d 

 

  
1135 E 11

th
 – Contributing – 1925  1131 E 11

th 
– Contributing – 1950  

 
 

1125/1127 E 11
th
  – Contributing – 1925  1115 E 11

th
– Contributing – 1930 

  

1111E 11th – Contributing – 1940  1111 E 11
th
  – Contributing – 1940  
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3D RENDERING – FRONT FACING NORTH MAIN 

PROPOSED 
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3D RENDERING – FRONT FACING NORTH MAIN 

PROPOSED 

 

3D RENDERING – FRONT FACING STUDEWOOD 

PROPOSED 

 
3D RENDERING – SOUTH ELEVATION 

PROPOSED 
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EAST ELEVATION – FRONT FACING NORTH MAIN 

PROPOSED 

 

 

NORTH EAST SIDE ELEVATION 

PROPOSED 

 

 

 

 

 

 

 

 

 

NORTH SIDE ELEVATION 

PROPOSED 
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NORTHWEST SIDE ELEVATION 

PROPOSED 

 

 

 

WEST ELEVATION – FRONT FACING STUDEWOOD 

PROPOSED 

 

 

 

SOUTH (REAR) ELEVATION (facing parking area) 

PROPOSED 
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SITE PLAN 

PROPOSED 

 

  

N 
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ROOF PLAN 

PROPOSED 
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 FIRST FLOOR PLAN 

 

 

SECOND FLOOR PLAN 
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  PROJECT DETAILS 

Shape/Mass: The two-story, 9,680 square foot, irregularly shaped polygonal building will feature a 29’-4 ½” east 
facing wall before a small jog, which will be followed by an 111’-3” wall parallel to North Main 
Street; a 81’-6” west wall that will be inset by 38’-10” from the remaining 32’-9 ½” portion towards 
the north of Studewood; a 32’-9 ½” wall towards the northwest; a 57’-3” south wall. The structure 
has an overall height of 33’ – 4”. The building is constructed of various ‘pods’ which feature 
staggered heights, and a focal point of a metal clerestory canopy. 

Setbacks: A 15’ build line is located on the East and West sides of the property. The proposed structure will 
feature a 21’-1” east setback; a 15’ setback at the northernmost point of the property; 15’ at the 
west; and 43’ at the rear (south).  

Foundation: The proposed structure will be constructed on a slab on grade foundation.  

Windows/Doors: The building will feature a metal and glass storefront window and door system. See schedule in 
Attachment A for more information.  

Exterior Materials: The building will be clad in a combination of reclaimed stucco, wood siding, and galvanized metal 
panels. 

Roof: The building will feature a flat roof behind a parapet for the majority of the roof. The southern 
portion of the structure will feature a shed roof with a roof pitch of 1:12 with a maximum height of 
33’-4”. This roof along with the clerestory roof with a maximum height of 28’ will be clad in 
standing seam metal.  
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  ATTACHMENT A 

APPLICATION MATERIALS 

 


