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3301 MAGAZINE ST - COMMERCIAL SHELL BUILDING
01.22009.011

3301 MAGAZINE STREET

ZONING

• HU-B1 ZONING
• 40' MAX BUILDING HEIGHT - 31'-0" PROVIDED
• 3 STORIES MAX ALLOWED - 2 STORIES PROVIDED
• 1 COMMERCIAL SPACE UNDER 5,000 SF
• RIGHT OF WAY ENCROACHMENTS - NONE

YARD REQUIREMENTS

FRONT YARD: 0'
SIDE YARD: 0'
REAR YARD: 15' ABUTTING RESIDENTIAL DISTRICT
LANDSCAPE BUFFER: 10' ABUTTING RESIDENTIAL DISTRICT 

CPC DAC SUBMITTAL - APRIL 21, 2025

LOT AREA TABULATIONS

LOT AREA: 4,139 SF
10% PERMEABLE AREA REQ: 413 SF 
PERMEABLE AREA PROVIDED: 543 SF

BUILDING TABULATIONS

FIRST FLOOR  3,266 SF             
SECOND FLOOR                3,133 SF
                                 
TOTAL AREA 6,399 SF

PROJECT DESCRIPTION
RENOVATION OF EXISTING SINGLE STORY STRUCTURE WITH MODIFICATIONS TO MORE THAN 50% 
OF THE ROOF. EXISTING GROUND FLOOR MASONRY STUCCO CLAD WALL TO REMAIN WITH A         
1 STORY ADDITION ABOVE. GROUND FLOOR COMMERCIAL TENANT SUITE WILL BE BUILT-OUT AT 
A FUTURE DATE WITH TWO FUTURE R-2 RESIDENTIAL APARTMENTS ON THE SECOND FLOOR. NO 
COMMERCIAL USE WILL EXCEED 5,000' SF.

BBSA NO. 23-25
APPROVAL GRANTED FOR EXISTING FIRST FLOOR ELEVATION TO REMAIN AT +5.38’ N.A.V.D.. 
FLOOD RESISTANT METHODS WILL BE USED FOR AREAS BELOW B.F.E. THE NEW CONSTRUCTION 
ADDITION WILL COMPLY WITH ALL BFE REQUIREMENTS AT N.A.V.D..
PROVIDE ACTIVE FLOOD BARRIER AT EACH GROUND FLOOR DOOR OPENING. BASIS OF DESIGN IS 
THE PS FLOOD BARRIERS FLEX-COVER DOOR (FCD).

DESIGN NARRATIVE
THIS PROJECT ALIGNS WITH THE CHARACTER PRESERVATION OVERLAY DISTRICT REQUIREMENTS 
BY DRAWING FROM THE HISTORIC CONTEXT TO REFINE BUILDING MASSING AND INCORPORATE 
TRADITIONAL DETAILING. IN KEEPING WITH THE SURROUNDING ARCHITECTURAL FABRIC, THE 
DESIGN CONSISTS OF TWO DISTINCT SECTIONS: THE PRIMARY STRUCTURE, WHICH ANCHORS THE 
CORNER AS A COMMERCIAL BUILDING, AND A REAR ADDITION WITH A RESIDENTIAL CHARACTER.

THE MAIN BUILDING MAINTAINS THE RHYTHM OF THE STREETSCAPE AT THE GROUND LEVEL 
THROUGH NEW STOREFRONT OPENINGS FEATURING LARGE PICTURE WINDOWS SET ABOVE 
STUCCO KNEE WALLS. UPPER-LEVEL WINDOWS ARE GROUPED TO CREATE VISUAL INTEREST AND 
ARE FURTHER ARTICULATED WITH BRICK INSETS AND BANDS. BRICK CLADDING WILL BE 
APPLIED TO ALL FOUR ELEVATIONS, ENSURING A COHESIVE AND DURABLE EXTERIOR.

TO FURTHER BREAK DOWN THE OVERALL MASSING, THE EXISTING BUILDING AND THE NEW 
REAR ADDITION ARE SEPARATED BY AN EXTERIOR STAIR ENTRANCE FOR THE SECOND FLOOR. 
THIS FEATURE SERVES BOTH AS A FUNCTIONAL ELEMENT AND AS A UNIFYING ARCHITECTURAL 
GESTURE ALONG TOLEDANO STREET.




