City of San Marcos
Regular Meeting
Historic Preservation Commission
September 2, 2021, 5:45 PM
The Historic Preservation Commission may adjourn into executive session to consider any item on the agenda if a matter
is raised that is appropriate for Executive Session discussion. An announcement will be made on the basis for the Executive
Session discussion. The Historic Preservation Commission may also publicly discuss any item listed on this agenda for
Executive Session.

Due to COVID-19, this will be a hybrid (in-person/virtual) meeting. For more
information on how to observe the virtual meeting, please visit:
https://sanmarcostx.gov/2861/Historic-Preservation-Commission-VideosA
I.

Call To Order

II.

Roll Call

III. 30 Minute Citizen Comment Period: Persons wishing to participate (speak) during the
citizen
comment
period
must
submit
their
written
comments
to
hpcommission@sanmarcostx.gov no later than 12:00 p.m. (noon) on the day of the meeting.
A call-in number to join by phone or link will be provided for participation on a mobile device,
laptop or desktop computer. Timely submitted comments will be read aloud during the citizen
comment portion of the meeting. Comments shall have a time limit of three minutes each.
Any threatening, defamatory or other similar comments prohibited by Chapter 2 of the San
Marcos City Code will not be read. Please indicate if you would like to speak in person.
MINUTES
1. Consider approval, by motion, of the August 5, 2021 regular meeting minutes.
PRESENTATION
2. Receive a presentation from Laurie Moyer, Director of Engineering, and Alan LaFon,
Senior Project Manager at Halff Associates, Inc., regarding a structural condition
assessment of the building at 140 South Guadalupe Street.
ACTION ITEM:
3. Consider adoption of the National Alliance of Preservation Commissions Code of Ethics.
4. Consider a recommendation to the Planning and Zoning Commission and City Council
regarding text amendments to Table 2.1, Section 2.5.5.3(A)(2), and Section 4.5.2.1(N) of
the San Marcos Development Code.

5. Consider potential projects for the Texas Historical Commission’s Certified Local
Government Program FY22 grant cycle Letter of Intent.
PUBLIC HEARINGS
Written comments or requests to join in a public hearing must be sent to
hpcommission@sanmarcostx.gov the day prior to the meeting and no later than 12:00 p.m.
(noon) on the day of the hearing. A call-in number to join by phone or link will be provided
for participation on a mobile device, laptop or desktop computer. Comments shall have a
time limit of three minutes each. Any threatening, defamatory or other similar comments
prohibited by Chapter 2 of the San Marcos City Code will not be read. Any additional
information regarding this virtual meeting may be found at the following link:
https://sanmarcostx.gov/2861/Historic-Preservation-Commission-VideosA. Please indicate if
you would like to speak in person.
6. HPC-18-07 (218 West MLK Drive) Hold a public hearing and consider a request for a
Certificate of Appropriateness by Margaret Parrish to allow the demolition of the singlefamily detached dwelling unit on the property.
7. HPC-21-12 (737 West San Antonio Street) Hold a public hearing and consider a request
for a Certificate of Appropriateness by Mike Wills, on behalf of Adam King, for exterior
alterations to the front porch, including, but not limited to, removal of the ceiling, soffit,
and fascia, exposing the original rafters, and replacement of the roof.
8. HPC-21-13 (513 Moore Street) Hold a public hearing and consider a request for a
Certificate of Appropriateness by Alex Tapp to allow the installation of a four-foot-tall wood
picket fence along the front and side property line.
DISCUSSION ITEMS
9. Update and discussion regarding the National Parks Services Underrepresented
Communities Grant and provide direction to staff.
10. Update and discussion regarding the Dunbar Home Economics Building and provide
direction to staff.
11. Discussion regarding Section 4.5.2.1(N) Demolition by Neglect of the San Marcos
Development Code and provide direction to staff.
12. Discussion and consideration of the formation of a committee as described in the
Commission bylaws to review the demolition review for historic properties process.
13. Discussion and consideration of recommendations from the Local Landmarks committee
and provide direction to staff.

14. Discussion and consideration of recommendation from the My Historic SMTX committee
and provide direction to staff.
15. Update and discussion regarding local landmark plaques and provide direction to staff.
16. Discussion regarding moving October regular meeting date and provide direction to staff.
17. Updates on the following:
a. Accessory Dwelling Unit and Other Accessory Buildings Guidelines Workshop
IV. FUTURE AGENDA ITEMS
Board Members may provide requests for discussion items for a future agenda in accordance with
the board’s approved bylaws. (No further discussion will be held related to topics proposed until
they are posted on a future agenda in accordance with the Texas Open Meetings Act.)
V. QUESTION AND ANSWER SESSION WITH PRESS AND PUBLIC
This is an opportunity for the Press and Public to ask questions related to items on this agenda.
Persons wishing to participate remotely in the Q&A session must email
hpcommission@sanmarcostx.gov beginning the day prior to the meeting and before 12:00PM the day
of the meeting. A call-in number to join by phone or link will be provided for participation on a mobile
device, laptop or desktop computer. If attending in person, no sign up is required.
VI. ADJOURNMENT
Notice of Assistance at the Public Meetings
The City of San Marcos is committed to compliance with the American with Disabilities Act. Reasonable
modifications and equal access to communications will be provided upon request. If requiring Sign
Language Interpreters or alternative formats, please give notice at least 2 days (48 hours) before the
meeting date. Individuals who require auxiliary aids and services for this meeting should contact the
City of San Marcos ADA Coordinator at 512-393-8000 (voice) or call Texas Relay Service (TRS) by
dialing 7-1-1. Requests can also be faxed to 855-461-6674 or sent by e-mail to
ADArequest@sanmarcostx.gov.
For more information on the Historic Preservation Commission, please contact Alison Brake, Historic
Preservation Officer at 512.393.8232 or abrake@sanmarcostx.gov.
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CITY OF SAN MARCOS
Meeting Minutes
Historic Preservation Commission
Thursday, August 5, 2021

5:45 PM

Virtual Meeting

Due to COVID-19, this was a virtual meeting. For more information on how to
observe the virtual meeting, please visit:
https://sanmarcostx.gov/2861/Historic-Preservation-Commission-VideosA
I.

Call To Order
With a quorum present the regular meeting of the San Marcos Historic Preservation
Commission was called to order at 5:46 p.m. on Thursday, August 5, 2021.

II.

Roll Call
Present 4 – Commissioner Perkins, Commissioner Holder, Commissioner
Paniagua, and Commissioner Rogers
Absent 2 – Commissioner Lunkenheimer and Commissioner Arlinghaus

III.

30 Minute Citizen Comment Period:
1. Linda Coker, 153 Tallow Trail, spoke in support of preservation of the home at
218 West MLK Drive.
2. Lisa Marie Coppoletta, 1322 Belvin Street, echoed the sentiments of Ms. Coker
and stated that cultural districts are just the flavor of the month and that there
should be standards written for them.
3. Lila Knight stated that she was a resident of Kyle, Texas and spoke in support of
preservation of the home at 218 West MLK Drive. She feels that applications
should have an expiration date.
4. Kate Johnson, no address given, sent in written comments which were read into
record. She stated the Hays County Historical Commission passed two
resolutions at our monthly meeting on June 24, 2021 and had attached the
resolutions to the email. Her email explained that the preservation of Dunbar and
its historic resources are critical to documenting the history of African Americans
in Hays County and offered the help of the members of the Hays County
Historical Commission.
5. Wayne Kraemer, no address given, sent in written comments which were read
into record. He said he is in support of preservation of the home at 218 West
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MLK Drive and the Dunbar Home Economics Building and is opposed to the
accessory building at 804 Burleson Street.

MINUTES
1. Consider approval, by motion, of the July 1, 2021 regular meeting minutes.
A motion was made by Commissioner Perkins, seconded by Commissioner Holder to
approve both sets of minutes as submitted. The motion carried by the following vote:

For:
Against:

4 – Commissioner Perkins, Commissioner Holder, Commissioner
Paniagua, and Commissioner Rogers
0

ACTION ITEM
2. Consideration of Recommendation Resolution 2021-05RR-HPC recommending the
City Council support alternative designation options, such as Neighborhood
Conservation Districts and Cultural Heritage Districts, as recommended in My Historic
SMTX.
Alison Brake gave a presentation outlining the Recommendation Resolution.
Discussion between the Commission and staff ensued.
A motion was proposed by Commissioner Perkins, seconded by Commissioner
Paniagua, to approve 2021-05RR-HPC recommending the City Council support
alternative designation options, such as Neighborhood Conservation Districts and
Cultural Heritage Districts, as recommended in My Historic SMTX.
The motion carried by the following vote:
3 – Commissioner Perkins, Commissioner Holder, Commissioner
Paniagua, and Commissioner Rogers
Against: 1 – Commissioner Rogers
For:

PUBLIC HEARINGS
3. HPC-18-07 (218 West MLK Drive) Hold a public hearing and consider a request for a
Certificate of Appropriateness by Margaret Parrish to allow the demolition of the
single-family detached dwelling unit on the property.
Chair Perkins announced that the request would be postponed to the September meeting
due to notice issues.
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4. HPC-21-10 (804 Burleson Street) Hold a public hearing and consider a request for a
Certificate of Appropriateness by Kristy Money for the addition of a 180-square foot
accessory structure, a storage shed, on the property.
Alison Brake gave a presentation outlining the request. She concluded the request for the
addition of a 180-square foot accessory structure, a storage shed, on the property is
consistent with the San Marcos Development Code [Sections 4.5.2.1(I)(1)(a),
4.5.2.1(I)(1)(b), 4.5.2.1(I)(1)(e), 4.5.2.1(I)(1)(h) and 4.5.2.1(I)(1)(j)], the Secretary of the
Interior Standards [Standard Numbers 1, 5, 9, and 10], and the Historic District Design
Guidelines. She concluded that the request is inconsistent with the San Marcos
Development Code [Sections 4.5.2.1(I)(1)(c), 4.5.2.1(I)(1)(d), 4.5.2.1(I)(1)(f), and
4.5.2.1(I)(1)(g)].
Kristy Money, applicant, stated that the front of her home does include some board and
batten wood. She also stated that her entrances faced Browne Terrace. The applicant was
available for questions.
Lisa Marie Coppoletta, 1322 Belvin, spoke in favor of the request, stating that she could see
how much the applicant cared for the property. She said that she was sorry to hear that the
roof was damaged by hail and that her metal roof has protected her historic home for years.
There were no further questions and Chair Perkins closed the public hearing.
A motion was proposed by Commissioner Perkins, seconded by Commissioner
Paniagua, to approve the request to deny the addition of a 180-square foot accessory
structure, a storage shed, on the property.
The motion carried by the following vote:
For:
Against:
Abstain:

3 – Commissioner Perkins, Commissioner Rogers, and Commissioner
Paniagua
0
1 – Commissioner Holder

DISCUSSION ITEMS
5. Update and discussion regarding the Dunbar Home Economics Building and provide
direction to staff.
Staff updated the Commission on the steps taken to clean the building’s interior out. Staff
also presented draft interpretive signs for the Commission to review. The Commission asked
staff to include more historic images of the building and the site and the Dunbar
neighborhood.
6. Discussion regarding formal adoption of the National Alliance of Preservation
Commissions Code of Ethics and provide direction to staff.
Staff presented the NAPC Code of Ethics. There was discussion amongst the Commission
regarding the legality of the Code of Ethics. Some Commissioners voiced concerns over the
ambiguity of the Code. Mr. Aguirre confirmed that the NAPC’s Code of Ethics are not the
same as the City’s Code of Ethics that all boards & commissions are held to. The NAPC’s
Code of Ethics is geared more towards preservation.
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The Commission asked staff to place the adoption of the Code of Ethics as an action item on
the September agenda.
7. Discussion and consideration of the formation of a committee as described in the
Commission bylaws to review the demolition review for historic properties process.
Commissioner Perkins asked for this item to be postponed to a future agenda when there
were more Commissioners present.
8. Discussion and consideration of recommendations from the Local Landmarks
committee and provide direction to staff.
Commissioner Perkins asked for this item to be postponed to the September agenda. He
stated that the Committee would be meeting one additional time to finalize recommendations.
9. Discussion and consideration of recommendation from the My Historic SMTX
committee and provide direction to staff.
Commissioner Perkins asked for this item to be postponed to the September agenda. He
stated that the Committee would be meeting one additional time to finalize recommendations.
He asked the Commission to review the survey recommendations and bring their top three
priorities to discuss at the meeting. Mr. Aguirre stated the caption would be elaborated to
allow that discussion.
10. Discussion regarding the Texas Historical Commission’s FY22 Certified Local
Government Program Grant Letter of Intent and Application and provide direction to
staff.
Staff explained the CLG’s upcoming FY22 grant cycle. The Commission asked that a
discussion and action item be placed on the September agenda to discuss potential projects
to apply for during the grant cycle.
11. Discussion regarding returning to in-person Commission meetings and provide
direction to staff.
Assistant Director Amanda Hernandez updated the Commission regarding going back to inperson meetings starting in September. She stated that the Commission would be required
to be in the Council Chambers and that members of the public would be allowed in the
Chambers. She explained that there are social distancing measures in place.
12. Updates on the following:
a. Landmark plaques
b. Accessory Dwelling Unit and Other Accessory Buildings Guidelines Workshop
c. PastForward, the National Trust for Historic Preservation’s Annual Conference
d. Commission email addresses.
Staff updated the Commission on each of the items. Commissioner Rogers asked if a Google
Calendar for upcoming trainings could be created and shared with the Commission to help
keep track.
FUTURE AGENDA ITEMS
Commissioner Perkins asked that the following be be placed on a future agenda for
discussion:
1. Review of the demolition by neglect regulations
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QUESTION AND ANSWER SESSION WITH PRESS AND PUBLIC
Lisa Marie Coppoletta, 1322 Belvin Street, stated that she was impressed with the current
Commission and asked if the data from the historic resources survey could be utilized when looking
at the possibility for creating cultural districts. Commissioner Perkins explained that Ms. Coppoletta
should start working with her neighbors to gain consensus and submit a petition to the City for a
more intensive survey of her neighborhood. He stated that this could help in designation.
THERE BEING NO FURTHER BUSINESS CHAIR PERKINS DECLARED THE MEETING
ADJOURNED AT 7:24 P.M.

______________________________
Ryan Patrick Perkins, Chair

ATTEST:
_________________________

__

Alison Brake, Historic Preservation Officer
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PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

August 12, 2021

RE:

AGENDA ITEM 3: ADOPTION OF
COMMISSIONS’ CODE OF ETHICS

THE

NATIONAL ALLIANCE

OF

PRESERVATION

Following discussion at the August 5th meeting, this has been placed on the agenda as
an action item.
The National Alliance of Preservation Commissions (NAPC), a recognized national
preservation organization, was established in 1983. Commissioners may learn more
about the organization, of which the City is a member, at https://napcommissions.org/.
The Code of Ethics have been included as backup.

630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8147 ● FACSIMILE 512.754.7745
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National Alliance of
Preservation Commissions

Code of Ethics
for Commissions and Staff

Preamble

			 Preservation commissions have been established by
local governments throughout the United States to promote
the preservation and appropriate development of heritage
resources in their communities. National Alliance of
Preservation Commissions (NAPC) is the only organization
devoted solely to representing the nation’s preservation
commissions. Its mission is “to build strong local preservation programs through education, advocacy and training.”
As part of that mission, NAPC has developed this Code
of Ethics to promote and maintain the highest standards
of honesty, integrity and professionalism among the
commissioners and staff who serve their communities
through preservation commissions.
			 These principles are derived from general societal
values and recognized principles of professional responsibility. As societal values compete, so may ethical principles.
The need for full public disclosure may compete with the
need to respect confidential information, for example.
The ethical commissioner or staff member must carefully
balance various public and private interests based on the
facts and context of each situation guided by the commitment to serve the public interest. Individual commissioners
should be knowledgeable, accurate, honest and forthright
in their dealings with other commissioners, local elected
officials and staff, applicants and the general public.
			 Although not elected by the public, preservation
commissioners are accountable for their actions in the
communities they serve.
			 This Code of Ethics comprises guidelines for ethical
conduct organized under three main categories:
• Responsibility to the Community
• Responsibility to the Profession
• Standards of Professional Conduct
			 Under each category are statements of principle to
guide preservation commissioners and staff in choosing
ethical courses of action for heritage preservation in their
communities. NAPC endorses this Code as the ethical
benchmark to which all its members should aspire. In the
absence of professional licensure for preservation commissioners and staff, the adherence to a code of ethics is
a matter of personal responsibility. However, preservation
commissions may wish to adopt these principles and
standards as a guide. Although stated in the plural, each
suggested rule also applies to an individual commissioner
or staff member.

“BUILDING STRONG LOCAL
PRESERVATION PROGRAMS
THROUGH EDUCATION,
ADVOCACY, AND TRAINING”

Responsibility
to the
Community
THE COACHING
SKILLS
PROGRAM

			 The most effective historic preservation takes place
locally, and all preservation commissioners and staff should
remember that it is their duty, as public servants, to advance
the greater good of the community.
Commissioners and Staff should:
• Be advocates for the community’s heritage resources, 		
		 striving to protect their integrity while recognizing the 		
		 rights of citizens, individually and collectively, to their 		
		 beneficial use and enjoyment.
• Promote public awareness, appreciation, access and
		 support for the preservation of heritage resources.
• Develop standards and guidelines that are appropriate for
		 historic resources and protect the community’s unique 		
		 character, environment and quality of life.
• Respect the diversity of heritage resources that may
		 hold different meanings for various groups and
		 communities.
• Respect the public’s right to know by providing full, clear
		 and accurate information and observing both the letter
		 and spirit of open meetings and open records laws.
• Provide opportunities for meaningful public participation
		 in the work of the commission.
• Make timely, fair, informed and impartial decisions that 		
		 guarantee citizens’ rights to due process and equal
		 protection under the law.
• Be sensitive to the interrelatedness of their decisions and
		 the long-term implications for the resources and the 		
		 community.
• Seek compromises or search for alternatives where
		 necessary to achieve overall preservation goals and provide
		 substantial justice for citizens.
• Recognize that the historic built environment changes 		
		 over time and encourage new development that respects
		 the historic character and fabric that preceded it.
• Continually evaluate and update their plans, ordinances,
		 standards, guidelines and procedures to ensure they meet
		 the community’s current and future needs.
• Always strive to make decisions that are in the best interest
				 of the community.
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Responsibility to the Profession

			 Preservation commissioners and staff are drawn from
many disciplines and backgrounds. The common thread
that joins them is their interest and commitment to preserve
heritage resources in their communities. A multi-disciplinary
profession has developed over the years from the historic
preservation movement, and commissioners and staff have
an obligation to advance the best interests of this profession
in the context of their commission work.
Commissioners and Staff should:
• Be mindful that they are representatives of the greater
		 local, state, and national preservation community and
		 conduct themselves in a way that brings credit to their
		 commission and the profession.
• Share their knowledge and experience and contribute to
		 the development of other colleagues, particularly newly 		
		 appointed commissioners, students, and interns.
• Actively promote heritage preservation and strive to
		 increase the involvement of underrepresented groups.
• Support through their memberships and other
		 contributions organizations that promote heritage
		 preservation.
• Work collaboratively with related professionals and
		 professional organizations whose actions also affect
		 heritage conservation including, but not limited to,
		 planners, code officials, architects, landscape architects,
		 archaeologists, attorneys, realtors, and developers.
• Treat fairly and comment responsibly on the professional
		 views of colleagues and members of other professions.
• Render all practicable assistance to other colleagues 		
		 and organizations in an emergency when heritage 		
		 resources are at risk.
• Acquire a depth of knowledge that will enable them to 		
		 explain to others the role of heritage preservation in 		
		 a complex, modern world.
• Recognize that the field of heritage preservation is
		 constantly evolving and actively pursue continuing
		 educational opportunities in order to maintain, refine,
		 and enhance their capabilities as practitioners

Standards of Professional Conduct

			 As public servants, commissioners and staff are
expected to conduct themselves in accordance with the
law. These standards set forth both a baseline for such
legal conduct as well as aspirational goals for ethical
behavior that may require a conscientious effort to attain.
Commissioners and Staff:
• Should thoroughly understand the legal framework of
		 heritage preservation and consistently operate within the
		 bounds of their authority and responsibility under the law.
• Should treat all citizens fairly, impartially and with respect,
		 and refrain from discrimination or harassment of any kind.
• Should not accept gifts or favors under any circumstances
		 where it might appear that acceptance could influence 		
		 their judgment.

•
		
		
		
•
		
		
•
		
		
		
•
		
		
•
		
		
•
		
		
•
		
		
•
		
		
•
		
		
•
		
•
		
		
•
		
		
		

Should disclose all personal or financial advantages that
might accrue to them, their business interests or family
members either directly or indirectly from a recommendation or decision.
Who have an actual or apparent conflict of interest in a 		
matter coming before them should recuse themselves
entirely from deliberations and decisions.
Are obligated to utilize their knowledge and experience to
make decisions and therefore should abstain from
participating and voting only in cases of a bona fide conflict
of interest.
Should not disclose confidential information obtained in the
course of their duties, except as required by the law, or use
confidential information to further a personal interest.
Should not abuse their office by advancing an agenda that
is not in the best interest of the community or heritage
preservation.
Should seek the advice of colleagues or other professionals
on matters that fall outside their expert knowledge or
competence.
Should be consistent in their actions and recommendations,
treating similarly situated properties similarly and providing
clear explanations when different treatment is required.
Should reveal illegal conduct on the part of other commissioners, staff, officials, applicants or their representatives
to an appropriate higher authority.
Should not participate in deliberations or decisions without
adequate preparation and knowledge of the matter before
them.
Should avoid dishonesty, never misrepresenting facts or
distorting information to achieve a desired outcome.
Should recognize the uniqueness of heritage properties,
applying preservation theories, methods, and standards
appropriate to each particular case.
Should be sensitive to ethical issues and ensure they are
raised, critically analyzed, and addressed by the commission
and other appropriate authorities.

		 This Code of Ethics was developed by members of NAPC
through an interactive process beginning with a series of
facilitated sessions held during the July 2006 NAPC FORUM
in Baltimore, MD. The resulting set of principles was further
developed and refined by members during the following
three-month period leading up to the November 2006 annual
meeting of NAPC in Pittsburgh, PA. The effort was supported
by the Board of Directors and staff of NAPC and coordinated by Professor James K. Reap, an attorney and member of
the Board, with the involvement of the Historic Preservation
Advocacy and Professional Development class in the Master
of Historic Preservation Program at the University of Georgia.
NAPC would like to acknowledge the organizations whose
guidelines and materials were relied on in developing this
code: the American Institute of Architects (AIA), American
Planning Association (APA), American Institute of Certified
Planners (AICP), American Institute for Conservation of Historic and Artistic Works (AIC), and International Council on
Monuments and Sites (ICOMOS).
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Agenda Item 4
PLANNING & DEVELOPMENT
SERVICES

DRAFT REDLINED CODE
TO:
FROM:
DATE:
RE:

Historic Preservation Commission
Alison Brake CNU-A, Historic Preservation Officer - Planning and Development Services
August 12, 2021
Proposed Amendments at the request of City Council to the Development Code include items
within the following topics. Please reference the “Justification Table” for background information
associated with each proposed amendment.
1. Posted Notice for Certificate of Appropriateness Requests
2. Demolition by Neglect

POSTED NOTICE FOR CERTIFICATE OF APPROPRIATNESS REQUESTS

CHAPTER 2. DEVELOPMENT PROCEDURES
#1

ARTICLE 1: DEVELOPMENT APPLICATIONS
DIVISION 1: CLASSIFICATION OF DEVELOPMENT APPLICATIONS
Section 2.1.1.1 Classification of Application & Decisions; Rules Governing Decision-Making
Table 2.1 Development Applications, Decision Authority, and Notice Requirements Table

page 1 of 2

.

#2

ARTICLE 5: ZONING PROCEDURES
DIVISION 5: CERTIFICATES OF APPROPRIATENESS
Section 2.5.5.3 Approval Process
A. Responsible Official Action.
1. The Responsible Official shall review the application for a certificate of appropriateness in accordance with
the criteria in Section 2.5.5.4 and provide a report and recommendation to the Historic Preservation Commission.
2. The responsible official shall schedule a public hearing and prepare personal notice and posted notice before the
public hearing in accordance with Section 2.3.2.1.

DEMOLITION BY NEGLECT

#3

CHAPTER 4. ZONING REGULATIONS
ARTICLE 5: OVERLAY DISTRICTS
DIVISION 2: HISTORIC DISTRICTS
Section 4.5.2.1(N) Demolition by Neglect
2. Due to the time consuming nature of pursuing enforcement under this section, no more than one property will be
under consideration during each of the following quarters (January – March, April – June, July – September and
October – December).

#4

3.

The procedure for citing a property for Demolition by Neglect shall follow Section.
a. Initial identification is made by visual inspection of the area by the Responsible Official or an HPC member or by
referral from someone in the area. All referrals shall be made in writing and shall be submitted to the Responsible
Official.
b. Once the initial identification is made, followed by a preliminary determination by the Responsible Official, the
property owner shall be notified by certified US mail of the defects of the building and informed of various
incentive programs that may be available for repair. The property owner shall have thirty (3) days in which to
respond to the preliminary determination by submitting a stabilization proposal

page 2 of 2

Development Code Amendments – Justification Table
(September 5, 2021 Historic Preservation Commission)
Item
#

Topic & Section

Justification

Posted Notice for Certificate of Appropriateness Requests
City Council directed Staff to revise the posted notice requirements following review of the Historic Preservation Commission’s Recommendation
Resolution 2021-02RR
This change updates the Development Applications, Decision Authority, and Notice Requirements
#1 Posted Notice
Table 2.1
Table.

#2

#3
#4

Posted Notice
2.5.5.3(A)(2) Approval Process:
Responsible Official Action

This change adds a requirement for posted notice of public hearings for Certificates of
Appropriateness.

Redline
Page #

1

2

Demolition by Neglect
City Council directed Staff to revise language within the Demolition by Neglect regulations of Chapter 4, Article 5 at their July 6, 2021 regular meeting.
Demolition by Neglect
This change removes this requirement as requested by the Mayor.
3
Section 4.5.2.1(N)(2)
Demolition by Neglect
This change adds in the word “Certified” in the first sentence as requested by the Mayor.
4
Section 4.5.2.1(N)(3)(b)

1

3

PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

August 12, 2021

RE:

AGENDA ITEM 5: POTENTIAL PROJECTS FOR THE FY22 TEXAS HISTORICAL
COMMISSION’S (THC) CERTIFIED LOCAL GOVERNMENT PROGRAM’S (CLG)
GRANT CYCLE

Following the discussion had at the August 5th meeting, this item has been placed on the
agenda as an action item.
Eligible projects for the CLG Grant are shown below, and priority for funding will be given
to projects that directly relate to the following categories:
•
•
•
•
•
•
•

Architectural, historical, archeological surveys/inventories
Preparation of nominations to the National Register of Historic Places
Preparation of a local preservation plan
Writing or amending preservation ordinance
Development of local design guidelines
Research and development of local preservation incentive program
Travel/training expenses for hosting a regional preservation-related workshop

Additional eligible project categories are as follows:
•
•
•
•
•
•

Development of educational publications and activities, slide shows, videos,
websites, etc.
Development of publication of walking/driving tours
Development of architectural drawings and specifications
Preparation of facade studies or condition assessments
Rehabilitation or restoration of properties individually listed in the National Register
of Historic Places or contributing to a National Register historic district
Training expenses for individual commission members and staff

The letter of intent is a short paragraph helping THC staff understand the proposed
project, and it also gives the City a chance to talk with THC staff about any concerns or
questions about the process. Letters of intent are not a requirement, but the THC strongly
recommends submitting one; they are due by September 30, 2021.
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Certificate of Appropriateness
HPC-18-07 (218 West MLK Drive)
PSummary
Request:
Applicant:

Demolition of a single-family detached structure
Margaret Parrish
Property Owner:
th
801 W. 5 Street, Ste.
1603
Austin, TX 78703

Santa Margarita
Properties, LLC
801 W. 5th Street, Ste.
1603
Austin, TX 78703

Notification
Personal Mailing:
Response:

August 20, 2021
Posted Notice:
August 20, 2021
Eight (8) responses in opposition as of the date of this report; see attached.

Property Description
Address:
Location:
Historic District:
Date Constructed:
National Register of
Historic Places:
Building Description:

218 West MLK Drive (See: Aerial Map)
Across the street from the Ulysses Cephas House, the Old African American
Baptist Church, and the Calaboose African American History Museum
Dunbar
Contributing Structure:
Yes
ca. 1910
My Historic SMTX
High
Resources Survey:
Not Listed
Recorded Texas Historic No
Landmark:
One story, single-family cottage/bungalow; original wood 4/4-light windows and
original wood board and batten siding. Small shed roof with side and rear
additions that are of historic age.

My Historic SMTX Historic Resources Survey Summary
Low
Medium

X High

High: High priority properties are those resources which have retained integrity, are significant or rare examples of a
particular type or style, and/or have significant associations with the community. Typically, high priority properties are
recommended as National Register of Historic Places (NRHP) or local landmark eligible either individually or as part of
a potential historic district based on the results of research and survey efforts.
The database states the property is an intact example of resource type and one of the earliest remaining residences
within the neighborhood. A similar statement was issued in the 1996 Historic Resources Survey of the Dunbar and East
Guadalupe Neighborhoods – “This building is a unique interpretation of the bungalow building type and is
representative of the vernacular houses constructed in the Dunbar neighborhood.”

(See Attached, Historic Resources Survey Form, My Historic SMTX)
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Certificate of Appropriateness
HPC-18-07 (218 West MLK Drive)
Current Request
The structure has sat vacant for several years. In 2018, the applicant obtained two inspections from local
general contractors who noted that the structure is damaged; both reports conclude that the structure
cannot be salvaged. City of San Marcos Building Inspector, Russell Curtis, met with the applicant, Mrs.
Parrish, on-site in 2018 and took the photos that were included in the HPC packet. While Mr. Curtis is not a
structural engineer, he did convey to staff during a verbal discussion that the building at 218 W. MLK Drive
was structurally in-tact and could be fixed.
Please refer to attached documents for inspection reports and applicant photos of the structure. City
Building Inspector photos are also included as an attachment.
My Historic SMTX Photograph
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Certificate of Appropriateness
HPC-18-07 (218 West MLK Drive)
Staff Evaluation

Affect

Affect

No
See Analysis Below

Criteria for Approval (Sec.2.5.5.4)
Consideration of the effect of the activity on historical, architectural or cultural
character of the Historic District or Historic Landmark
Approval of the request would affect the area within the Dunbar Historic
District. The boundary for the district contains the greatest concentration of
building stock and it forms the most cohesive grouping of early domestic and
institutional buildings tied to the African American community. The Historic
Resources Survey of the Dunbar and East Guadalupe Neighborhoods (1996)
explains the area lost a great deal of its historic character through construction
of post-1950 buildings and alterations to the existing historic dwellings and
that many historic homes were lost due to advanced deterioration. The
reevaluation of the Dunbar neighborhood in the My Historic SMTX survey
(2019) illustrates that, despite those changes, the neighborhood remains
crucial to preserving the history of African American culture in San Marcos.
Research provided by Dr. Elvin Holt, Calaboose Museum, and J. Marie Bassett,
Hays County Historic Commission, indicates that the property was the home of
Naomi Cephas, daughter of Ulysses and Cora Willie Cephas. Following her
death, her husband sold the property back to her parents in 1945. Ulysses
Cephas was born in 1884, the son of former slaves. He was a local blacksmith
who owned his own business and was known as "Boots." He was also a
prominent community leader in the Dunbar neighborhood, through the
community's church and religious activities. Demolition of the structure would
affect the cultural character of the Dunbar Historic District.
Additionally, the demolition of a designated High Priority structure could set a
precedent for future cases and could potentially impede a nomination for the
Dunbar Historic District to be included on the National Register of Historic
Places. A single major alteration such as demolition may lower the assessment
of a property thus lowering the possibility for the district to qualify for
inclusion on the National Register.
For Historic Districts, compliance with the Historic District regulations
Approval of the request would affect the area within the Dunbar Historic
District. The boundary for the district contains the greatest concentration of
building stock and it forms the most cohesive grouping of early domestic and
institutional buildings tied to the African American community.
Whether the property owner would suffer extreme hardship, not including loss
of profit, unless the certificate of appropriateness is issued
The property owner will not suffer an extreme hardship.
The construction and repair standard and guidelines cited in Section 4.5.2.1
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Certificate of Appropriateness
HPC-18-07 (218 West MLK Drive)
Construction and Repair Standards (Sec.4.5.2.1(I))
New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
Staff Evaluation
Consistent Inconsistent Neutral sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
N/A
There is no new building proposed at this time to review against this
requirement.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
N/A
compatible to the other buildings to which it is visually related.
There is no new building proposed at this time to review against this
requirement.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
N/A
the other buildings to which it is visually related.
There is no new building proposed at this time to review against this
requirement.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
N/A
with the other buildings to which it is visually related.
There is no new building proposed at this time to review against this
requirement.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
N/A
related.
There is no new building proposed at this time to review against this
requirement.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
N/A
related.
There is no new building proposed at this time to review against this
requirement.
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Certificate of Appropriateness
HPC-18-07 (218 West MLK Drive)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
N/A
materials used in the other buildings to which it is visually related.
There is no new building proposed at this time to review against this
requirement.
h. Roof shapes. The roof shape of a building shall be visually
compatible with the other buildings to which it is visually related.
N/A
There is no new building proposed at this time to review against this
requirement.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
enclosure along a street, to ensure visual compatibility of the building
N/A
to the other buildings to which it is visually related.
There is no new building proposed at this time to review against this
requirement.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
balconies shall be visually compatible with the other buildings to
N/A
which it is visually related.
There is no new building proposed at this time to review against this
requirement.
The Historic Preservation Commission may use as general guidelines,
See Attached Historic District
in addition to the specific guidelines contained in this section, the
Guidelines (if necessary)
Historic District Guidelines located in Appendix C of the San Marcos
See Secretary of the Interior
Design Manual, and the current Standards for Historic Preservation
Standards Analysis Below
Projects issued by the United States Secretary of the Interior.
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Certificate of Appropriateness
HPC-18-07 (218 West MLK Drive)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
Demolition of the structure will negatively affect the property’s
distinctive materials, features, spaces, and spatial relationships.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
X
be avoided.
Demolition of the structure will negatively affect the historic
character of the property and will remove distinctive features
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
development, such as adding conjectural features or elements
X
from other historic properties, will not be undertaken.
Demolition of the structure will erase the physical record of the
structure’s time, place, and use.
4. Changes to a property that have acquired historic significance in
X
their own right will be retained and preserved.
The structure will not be retained nor preserved if demolished.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
property will be preserved.
X
Demolition of the structure will not preserve the distinctive
materials, features, finishes, and construction techniques or
examples of craftsmanship of the property.
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
X
the old in design, color, texture and, where possible, materials.
Replacement of missing features will be substantiated by
documentary and physical evidence.
Historic features are not proposed to be repaired.
7. Chemical or physical treatments, if appropriate, will be undertaken
using the gentlest means possible. Treatments that cause damage
X
to historic materials will not be used.
Demolition of the structure will remove historic materials.
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Certificate of Appropriateness
HPC-18-07 (218 West MLK Drive)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
8. Archeological resources will be protected and preserved in place. If
such resources must be disturbed, mitigation measures will be
N/A
undertaken.
This request does not pertain to archeological resources.
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
X
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
Demolition of the structure will destroy historic materials,
features, and spatial relationships that characterize the property.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
N/A
environment would be unimpaired.
This request does not pertain to a new addition or related new
construction.

7

103

TEXAS HISTORICAL COMMISSION

Historic Resources Survey Form

Project #: 00046

Local Id: R129055a

County: Hays County

City: SAN MARCOS

Address No: 218

Street Name: W MLK DR

Block: 200

SECTION 1

Basic Inventory Information
Current Name:
Historic Name:
Name: GONZALES LEONOR ESTATE

Owner Information
Address:

City: SAN MARCOS

202 W MARTIN LUTHER KIN

Geographic Location

Latitude:

Legal Description (Lot\Block):

State: TX

Longitude:

29.880084

Zip: 78666
Parcel Id

-97.942999

ORIGINAL TOWN OF SAN MARCOS, BLOCK 16, Lot 13A, ACRES 0.17

Addition/Subdivision:
Property Type:

Year:
Listed NR Distrct Name: Dunbar Local Historic District

Building

Current Designations:
NHL

NR

Phase 1

NR District

RTHL

OTHM

HTC

Architect:

SAL

Local

Other

Is property contributing?

Builder

Contruction Date:

Source

ca. 1910

Recorded By: Elizabeth Porterfield/Hicks & Company

Field survey

Date Recorded: 11/16/2018

Function
Current: Vacant
Historic:

Domestic

SECTION 2
Architectural Description
Small board and batten cottage/bungalow; identified as high priority in 1996 Dunbar Survey; original wood 4/4-light windows and
board/batten siding; small shed-roof side and rear additions of historic age; intact example of resource type and one of the earliest
remaining residences within the neighborhood; appears to be currently vacant; shares parcel with 202 W MLK
Additions, modifcations

Explain:

Relocated

Explain:

Small shed-roof rear and side additions (historic age)
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TEXAS HISTORICAL COMMISSION

Historic Resources Survey Form

Project #: 00046

Local Id: R129055a

County: Hays County

City: SAN MARCOS

Address No: 218

Street Name: W MLK DR

Block: 200

Stylistic Influence
Bungalow

Structural Details
Roof Form

Plan

Gable

Rectangular

Roof Materials

Chimneys

Metal

Wall Materials

Porches/Canopies

Wood Siding: Board-and-Batten

FORM

Windows

SUPPORT

Double hung

MATERIAL

Doors (Primary Entrance)

Landscape Features

Single
ANCILLARY BUILDINGS:
Garage:

Barn:

SECTION 3

Shed:

Other:

Historical Information

Associated Historical Context
Architecture, Planning/Development
Applicable National Register (NR) Criteria:

A
B

Associated with events that have made a significant contribution to the broad pattern of our history

C

Embodies the distinctive characteristics of a type, period or method of construction or represents the work of a
master, or possesses high artistic value, or represents a significant and distinguishable entity whose components
lack individual distinctions

D

Has yielded, or is likely to yield, information important in prehistory of history

Associated with the lives of persons significant in our past

Areas of Significance:
Architecture as intact and early remaining example of resource type; community development
Periods of Significance:
ca. 1910-1975
Levels of Significance:

National

State

Local

Integrity:

Design

Materials

Workmanship

Location

Setting

Feeling

Association

Integrity Notes:
Individually Eligible? Undetermined

Within Potential NR District?: Yes

Is Property Contributing?:

Potential NR District Name: Dunbar Historic District
Priority High

Explain: Within Dunbar Local Historic District (contributing)

Other Information
Is prior documentation available for this resource?

Yes

Type

HABS

Documentation Details:
Historic Resources Survey of the Dunbar and East Guadalupe Neighborhoods, Newlan Knight & Assoc., 1996

Survey

Other

City Building Inspector Photos (from 2018)

Elaine H. Cárdenas, MBA, PhD
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Brake, Alison
From:
Sent:
To:
Subject:

Hernandez, Amanda
Tuesday, June 22, 2021 9:13 AM
Brake, Alison
FW: [EXTERNAL] HPC-18-07

Amanda Hernandez, AICP, CNU-A
Assistant Director of Planning | Planning & Development Services | City of San Marcos
630 E Hopkins, San Marcos, TX 78666
512.393.8237 | AHernandez@sanmarcostx.gov | sanmarcostx.gov
-----Original Message----From: Kurt <kurt.tx@gmail.com>
Sent: Monday, June 21, 2021 8:37 PM
To: Planning Info <PlanningInfo@sanmarcostx.gov>
Subject: [EXTERNAL] HPC-18-07
Dear SMHPC,
Please do not issue a demolition permit for 218 W MLK Dr. So many African American historical properties have been
lost due to our community’s neglect of the Dunbar District. Where the telephone company sits today was a once vibrant
Black downtown. 904 Belvin is also a vacant historic home. Ask yourself, would you issue a demolition permit for that
home? Homes in the Dunbar District are every bit as important to our city’s history as homes on Belvin St. Please protect
them.
Sincerely,
Kurt Waldhauser

CAUTION: This email is from an EXTERNAL source. Links or attachments may be dangerous. Click the Phish Alert button
above if you think this email is malicious .
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July 1, 2021

I write in support of the preservation and restoration of the Naomi Cephas Wade House
located and the home economics building located at Dunbar Park. The significance of
these buildings is stated clearly in the resolutions. Since most of the historic buildings in
the Dunbar Historic District have been demolished, we must save the Naomi Cephas
Wade House and the home economics buildings. These buildings help us tell the story
of a black middle-class family in San Marcos and shed light on the vocational education
movement that the home economics building represents.
I have been much encouraged by the positive attention that the City of San Marcos and
Hays County have given to historic preservation in the Dunbar Historic District. I urge
those charged with preserving our history to deny the request to demolish the house at
218 MLK and to support the preservation and restoration of the home economics
building.
Sincerely,

Elvin Holt
Past President of the Calaboose African American History Museum
Archivist, Calaboose Museum

MEMORANDUM
TO:

City of San Marcos, City Council

FROM:

Dr. Shetay Ashford-Hanserd
Founder & President, The P2P Movement dba ACCEYSS Network|
info@thep2pmovement.org | 512-667-7444
Assistant Professor, Department of Organization, Workforce, and Leadership Studies –
Texas State University | sashford@txstate.edu | 512.245.3027

DATE:

June 24, 2021

SUBJECT:

Resolutions in Support of the Preservation of the Dunbar Home Economics Building,
Naomi Cephas House, and Additional Historical Resources for Future Consideration

The purpose of this memorandum is to communicate my adamant support the preservation of the Dunbar
Home Economics Building and additional historical resources that should be considered of high
significance in the 2019 My Historic SMTX Historical Resources Survey. I also support the preservation
of the Naomi Cephas House if it aligns with the owner’s wishes. Today, I am submitting my comments
as a concerned resident, local nonprofit leader, and professor at Texas State University. However, I
acknowledge and respect the decisions of the current residents, congregants and property owners within
the Dunbar Historic District and historically recognized Dunbar neighborhood.
The historic Dunbar neighborhood was once marked as a “thriving community” shattered by segregation,
outmigration, business closures, demolished buildings, and the onslaught of gentrification [3,4].
Historical accounts of the Dunbar neighborhood have not shed light on the damaging effects of slavery,
tragedies, and contextual influences that have plagued the community. For over a century, Dunbar has
faced numerous barriers to preserving its history, culture, and overall economic prosperity. Therefore, I
fully support the efforts to preserve the Dunbar Home Economics Building and the Naomi Cephas House.
Additionally, I would like to use this opportunity to call to your attention additional historical resources
for future consideration.
As an assistant professor in the Department of Organization, Workforce, and Leadership Studies at Texas
State University, I have served as the principal investigator of the #ReclaimDunbar SMTX research
project in collaboration with Texas State faculty, Dunbar community leaders, congregants, and residents
to illuminate the lived experiences of current and former residents, and current and former congregants of
Dunbar churches in the historically African American Dunbar neighborhood. Since 2018, we have
actively been engaged in exploring the current and desired boundaries of the Dunbar Historic District, and
THE P2P MOVEMENT | ACCEYSS NETWORK
174 S. Guadalupe Street, Suite 105| San Marcos, Texas 78666-4616
phone: 512.667.7444 | WWW.THEP2PMOVEMENT.ORG
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the cultural assets that contribute to the lived experiences of these Dunbar natives. Based on our research
to date, I have compiled the following list of historic African American churches in the Dunbar
neighborhood that I propose should be considered of high significance: Jackson Chapel United Methodist
Church, Antioch Church of Our Lord Jesus Christ, Pentecostal Temple Church of God in Christ, and
Greater Bethel Baptist Church. However, I recognize that my assertions may not align with the intentions
of these historically African American congregations, and current residents, and/or property owners
within the Dunbar Historic District and other parts of the Dunbar neighborhood.
Thank you in advance for accepting my comments and for your future consideration of the additionally
referenced historical resources. Unfortunately, I am unable to attend tonight’s meeting in person. Please
let me know if you need any further information.
Additional Historical Resources for Future Consideration
• 524 Centre Street (R154920) - Jackson Chapel United Methodist Church (UMC)
Years in existence/Year erected: 55 years/1964
Jackson Chapel UMC’s church should be added as a high resource due to its historical and cultural
significance to the historic Dunbar neighborhood. The UMC was founded in 1784, but African
American members were prominent beginning in 1968 [2].
•

401 Centre Street – Antioch Church of Our Lord Jesus Christ (COOLJC)
Years in existence/Year erected: Unknown
More in-depth research is needed to investigate the history of this historical and cultural resource
related to the historically African American Dunbar neighborhood. Antioch COOLJC is affiliated
with the Church of our Lord Jesus Christ Christian denomination, which was founded in 1919 as a
historically African American denomination [1].

•

625 Centre Street (R24658) - Pentecostal Temple Church of God in Christ (COGIC)
Years in existence/Year erected: 50+
Pentecostal Temple COGIC’s building should be added as a high resource due to its historical and
cultural significance to the historic Dunbar neighborhood. The international COGIC is one of the
oldest historically African American Christian denominations in the United States, which was
founded in the early twentieth century [2]. The current pastor has occupied the building for at least 46
years. Prior to the tenure of the current pastor, the father of Ora Thompson served as pastor in the
same building for at least four years.

•

726 Centre Street (R21964) - Greater Bethel Baptist Church
Contact: Pastor Derrick Benn
THE P2P MOVEMENT | ACCEYSS NETWORK
174 S. Guadalupe Street, Suite 105| San Marcos, Texas 78666-4616
phone: 512.667.7444 | WWW.THEP2PMOVEMENT.ORG

2

Years in existence/Year rebuilt: 54 years/1965
Greater Bethel’s building should be added as a medium-high resource due to its historical and cultural
significance. The current building was rebuilt in 1965, which supersedes the requirement for
historical significance. Additionally, Greater Bethel was established with one of three historically
African American Baptist denominations, which warrants its cultural significance [2].

References:
1. Church of Our Lord Jesus Christ (n.d.). The history of the Church of Our Lord Jesus Christ is a grand
and glorious one.
2. Faith Communities Today (n.d.). Historically African American denominations. Retrieved from
http://faithcommunitiestoday.org/historically-african-american-denominations
3. Dunbar Heritage Association. 2018. n.d. Unpublished Document. January
4. Ashford-Hanserd, S., Sarmiento, E., Myles, C. C., Rayburn, S. W., Roundtree, A. K., Hayton, M.-P.,
Ybarra, E., et al. (2020). African American Experiences in the Historic Dunbar Neighborhood in San
Marcos, Texas: A Case Study of Counter-Life Stories. Social Sciences, 9(10), 177. MDPI AG.
Retrieved from http://dx.doi.org/10.3390/socsci9100177

THE P2P MOVEMENT | ACCEYSS NETWORK
174 S. Guadalupe Street, Suite 105| San Marcos, Texas 78666-4616
phone: 512.667.7444 | WWW.THEP2PMOVEMENT.ORG
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Wayne Kraemer
733 Belvin Street
San Marcos, TX 78666
I am wondering why the city is refusing to release some correspondence requested on the
Dunbar Home Economics Building because of attorney-client privilege? What is so confidential
that has to be kept from the public? The city frequently requests opinions and directives from
the city attorney in open forums, so why is this different?
I am also wondering why the city said there were no documents related to the Naomi Cephas
Wade Home (218 MLK) when another request was made through open records? There has
been a demolition order on this property for three years, and there has been a robust
discussion about the house, so I am really wondering why nothing turned up for that open
records request? This home needs to be preserved. It is a historically significant property in a
historical district that is being slowly decimated, which leads me to my last bit of
contemplation.
I am wondering when the city will do something pro-actively to save historic resources in San
Marcos? Sadly, I can name more historic structures that have been lost in San Marcos, than
those that have been preserved. It is unfortunate that citizens have to continually fight for
buildings that are threatened. I challenge the Historic Preservation Officer for the city to come
up with a list of 10 initiatives for preserving historical properties in the city and bring that to the
HPC and City Council.
Finally, I want to take this opportunity during citizens’ comments to wish everyone a happy
Fourth of July. This holiday does not celebrate a military victory that gave us independence, no
shots were fired and no lives lost, but rather, it celebrates the power of a rhetorical
document—the Declaration of Independence—to demonstrate the will, aspirations, and
fortitude of the American colonists. In that same spirit, I think you will find a very passionate
band of San Marcos citizens, who are willing to fight for the preservation of the cultural and
historical treasures of the city we love.
God bless San Marcos, and God bless America.

Brake, Alison
From:
Sent:
Subject:
Attachments:

Brake, Alison
Thursday, July 1, 2021 8:19 AM
FW: [EXTERNAL] Fwd: Resolutions for Two Buildings in Dunbar
Resolution Cephas House .pdf; Resolution for Dunbar Home Ec.pdf

Good morning Commissioners,
Please see the email below and the attached resolutions from the Hays County Historical Commission. The comments in
Mrs. Johnson’s email will be read into record at tonight’s meeting.
Thank you,
Alison Brake, CNU-A
Historic Preservation Officer | Planning & Development Services
630 E Hopkins, San Marcos, TX 78666
512.393.8232

From: Ryan Patrick Perkins <ryanpatrickperkins@gmail.com>
Sent: Wednesday, June 30, 2021 8:29 PM
To: Bob Holder <mesa.verde@yahoo.com>; Brake, Alison <ABrake@sanmarcostx.gov>; Mattingly, Shannon
<SMattingly@sanmarcostx.gov>; Pantalion, Joe <JPantalion@sanmarcostx.gov>
Cc: Aguirre, Sam <SAguirre@sanmarcostx.gov>; Derrick, Melissa <MDerrick@sanmarcostx.gov>; Hughson, Jane
<JHughson@sanmarcostx.gov>; Kate Johnson <katejhalifax@aol.com>
Subject: [EXTERNAL] Fwd: Resolutions for Two Buildings in Dunbar
Alison,
Please see attached correspondence. Will you please forward to all of the HPC commissioners, and include Mrs
Johnson’s comments as well as the Hays County Historic Commission’s two resolutions as part of the public record and
comments for the July 1, 2021 meeting.
Thank you,
Ryan Patrick Perkins
---------- Forwarded message --------From: Kate Johnson <katejhalifax@aol.com>
Date: Wed, Jun 30, 2021 at 7:29 PM
Subject: Resolutions for Two Buildings in Dunbar
To: ryanpatrickperkins@gmail.com <ryanpatrickperkins@gmail.com>

Commissioner Perkins:
As you are aware, the Hays County Historical Commission passed two resolutions at our monthly
meeting on June 24. The Dunbar Historic District, along with the historic buildings throughout the
1

Dunbar Neighborhood, represent the best surviving examples of African American architecture in
Hays County. The preservation of Dunbar and its historic resources are critical to documenting the
history of African Americans in Hays County.
The members of the Hays County Historical Commission are committed to help preserve this
important part of our county's history. Please let us know if there is anything we can do to help.
I have attached the two resolutions and would appreciate it if the San Marcos Historic Preservation
Commission could concur with our actions or support similar resolutions for both of these properties.
Please do not hesitate to contact me if you have any questions.
Kate Johnson, chair
Hays County Historical Commission
-Inline image

CAUTION: This email is from an EXTERNAL source. Links or attachments may be dangerous.
Click the Phish Alert button above if you think this email is malicious .
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Brake, Alison
From:
Sent:
To:
Subject:

Mattingly, Shannon
Thursday, July 1, 2021 12:01 PM
Brake, Alison
Fwd: [EXTERNAL] Comments for upcoming HPC meeting re the Naomi Cephas House
and Dunbar

Shannon Mattingly
Director of Planning and Development
City of San Marcos
(512) 393-8230
From: Robin Blackburn <robin.blackburn@gmail.com>
Sent: Thursday, July 1, 2021 12:00:12 PM
To: Planning Info <PlanningInfo@sanmarcostx.gov>
Subject: [EXTERNAL] Comments for upcoming HPC meeting re the Naomi Cephas House and Dunbar
I am writing to voice my support for the Hays County Historic Commisson's resolutions supporting the restoration of the
Dunbar School home economics building in Dunbar Park and the preservation of the Naomi Cephas House. I am a thirdgeneration resident of San Marcos, and own property across the street from Dunbar Park and down the street from the
Naomi Cephas house. The preservation and restoration of these resources is crucial to the preservation of Black history,
Black culture, and the entire Dunbar community. The Dunbar Historic District has eroded so much over time, displacing
people whose families had lived there for generations and literally covering up cultural treasures. This neighborhood
deserves restoration and preservation.
Robin Blackburn
800 W Martin Luther King Dr., San Marcos, TX

CAUTION: This email is from an EXTERNAL source. Links or attachments may be dangerous.
Click the Phish Alert button above if you think this email is malicious .
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Brake, Alison
From:
Sent:
To:
Subject:

Hernandez, Amanda
Wednesday, June 30, 2021 10:43 PM
Brake, Alison
Fwd: [EXTERNAL] Citizen Comment on Cephas House and Dunbar Home Economics
Building

Get Outlook for Android
From: Jillian Bliss <jbliss@braungresham.com>
Sent: Wednesday, June 30, 2021 9:22:42 PM
To: Planning Info <PlanningInfo@sanmarcostx.gov>
Subject: [EXTERNAL] Citizen Comment on Cephas House and Dunbar Home Economics Building
While this comment comes from my law firm email, I am filing on my own personal behalf.
See my public comment on resolutions both below:
My name is Jillian Bliss and I am an attorney specializing in issues of historic preservation and environmental
conservation. I attended two years of my undergraduate studies at Texas State University-San Marcos, where I had the
privilege of writing for the University Star newspaper as senior news reporter covering local government issues, and it
was in this role I had the opportunity to explore the history establishing this special city. In covering these issues, I
visited the Dunbar district during African American History Month in 2011 to cover an event at the Dunbar Home
Economics Building and to explore the stories of the Calaboose Museum to share them with the students of Texas State.
Experiences like this significantly impacted not only my undergraduate journalism education, but my ultimate career
goals following graduation from law school. I learned more about myself, San Marcos, and what it meant to advocate for
something you believe in from the stories of those shared in the Calaboose Museum and other community history I
learned while reporting in San Marcos than I did attending any classes at Texas State, and these stories very clearly
impacted my goals and interests following graduation, as I’ve focused my legal practice on issues integral to the stories I
wrote. I covered the demolition and removal of the former Aquarena Springs theme park attractions, and while my
heart is happy to see the environment flourishing the way this land was originally intended, a piece of my heart will
forever be saddened visitors to San Marcos and new Texas State students will never be able to visit the site to learn
directly from the cultural impact of these theme park attractions. Visitors and new Bobcats still have the opportunity,
however, to learn from the Cephas House and the Dunbar Home Economics Building, and absorb the special impact
these sites not only had on the area’s African American community, but San Marcos as a whole. I support preservation
of the Naomi Cephas House and the African American Home Economics Building in San Marcos so that all may continue
to learn from these sites, in hopes their role in the community influences the paths and dreams of other newcomers the
way they did mine.
Thank you,
Jillian

1

Jillian G. Bliss
Attorney & Counselor
Braun & Gresham, Attorneys at Law
PO Box 1148 – Dripping Springs, TX 78620
(512) 894-5426 phone (512) 894-3405 fax
http://www.braungresham.com
BRAUN & GRESHAM, PLLC E-MAIL NOTICE - This transmission may be: (1) subject to the Attorney-Client Privilege, (2) an attorney work product, or (3) strictly confidential.
If you are not the intended recipient of this message, you may not disclose, print, copy or disseminate this information. If you have received this in error, please reply and
notify the sender (only) and delete the message. Unauthorized interception of this e-mail is a violation of federal criminal law.
This communication does not reflect an intention by the sender or the sender's client or principal to conduct a transaction or make any agreement or enter an attorney-client
relationship by electronic means. Nothing contained in this message or in any attachment shall satisfy the requirements for a writing, and nothing contained herein shall
constitute a contract or electronic signature under the Electronic Signatures in Global and National Commerce Act, any version of the Uniform Electronic Transactions Act or
any other statute governing electronic transactions.
The use of the Internet or email for communication with this firm or any individual member of this firm does not establish an attorney-client relationship. Before we represent
any client, the client and the attorney will sign a written retainer agreement. If you do not have a signed, written retainer agreement with us, we are not representing you and
will not be taking any action on your behalf. Confidential or time-sensitive information should not be sent through email.

CAUTION: This email is from an EXTERNAL source. Links or attachments may be dangerous.
Click the Phish Alert button above if you think this email is malicious .
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August5,2021 
Ms.AlisonBrake,HistoricPreservationOfficer,CityofSanMarcos 
viae-mailabrake@sanmarcostx.gov 
Re:

HPC-18-07:218W.MLKStreet 

DearMs.Brake: 
Preservation Texas opposestheissuanceofaCertificateofAppropriatenessforthedemolitionofthe
houseat218W.MLKinthelocally-designatedDunbarHistoricDistrict.Thehousehasbeenidentified
aspotentiallycontributingtoaNationalRegisterofHistoricPlaceshistoricdistrictandisconsidereda
highpriorityresourceforpreservation. 
ThecontinuederosionoftheintegrityoftheDunbarHistoricDistrictthroughthedemolitionofmodest,
vernacular architecture built by and for African-Americans in San Marcos will make it increasingly
difficult to secure the valuable and much-needed state and federal tax incentives that a potential
NationalRegisterdistrictwouldbringtothispartoftheCity.  
In support of the District, we are working toward the rehabilitation of the Old First Baptist Church
across the street from this modest house. The visual and historical relationshipbetweenthesetwo
buildings,aswellasadjacenthistoricresources,formsthecoreoftheDunbarHistoricDistrict.Itisthe
verypurposeoftheCity'shistoricpreservationprogramtoprotectandenhancethesehistoricareas.  
The poor condition of the building is a reflection of the lack of protection afforded to thebuilding
during its vacancy and reinforces the need for the City of San Marcos to enforce its demolition by
neglect ordinance throughout the city's historic districts. Fortunately, there are many hundreds of
examples of historic resources in far worse condition than this rare surviving vernacular house that
havebeensuccessfullyrehabilitatedacrossTexasthatshouldofferinspirationandhopeforitsfuture. 
Sincerely, 

EvanR.Thompson 
ExecutiveDirector 
cc:



RyanPerkins,Chair,SanMarcosHistoricPreservationCommission 
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Certificate of Appropriateness
HPC-21-12 (737 West San Antonio Street)
Summary
Request:

Applicant:

Removal of the ceiling, soffit, and fascia of the front porch to expose the original
rafters.
Replacement of the wooden beam of the front porch.
Replacement of the corrugated metal roof with a standing seam metal roof.
Removal of the iron railings and iron vertical support of the front porch.
Mike Wills
Property Owner:
Adam King
Mike Wills Architect
737 West San Antonio
801 Columbia Avenue
Street
San Marcos, TX 78666
San Marcos, TX 78666

Notification
Personal Mailing:
Response:

August 20, 2021
Posted Notice
None as of the date of this report.

August 20, 2021

Property Description
Address:
Location:
Historic District:
Date Constructed:
National Register of
Historic Places:
Building Description:

737 West San Antonio Street (See: Aerial Map)
North of Endicott Street, South of Jackman Street
San Antonio Street
Contributing Structure
Yes
District
ca. 1920
My Historic SMTX
Medium
Resources Survey:
Not Listed
Recorded Texas Historic No
Landmark:
One-story, single-family residential with cross-gabled roof, wood siding, original
wood cladding and original wood windows. The home has stone skirting and stone piers
at porch and chimney as well as a shed roof carport addition; additions are of historic
age per the historic resources survey database.

My Historic SMTX Historic Resources Survey Summary
X Medium
Medium: Medium priority properties are those that could be contributing to an eligible National Register of Historic
Places (NRHP) or local historic district. These resources may also have significant associations but are generally more
common examples of types or styles or have experienced some alterations.
The database states the property is appears to be a ca. 1920 or earlier bungalow or National Folk-style residence with
Craftsman-style porch added at later date. The 1922 Sanborn shows wrap-around porch the 1930 and 1944 Sanborn
maps show no porch.

(See Attached, Historic Resources Survey Inventory Form/Table)

1

Certificate of Appropriateness
HPC-21-12 (737 West San Antonio Street)
Current Request
Please refer to attached documents for a scope of work and renderings showing the exposed rafters on the
subject property. The applicant has also included an exhibit illustrating other homes in the vicinity with
exposed rafters.
My Historic SMTX Photograph

Staff Evaluation
No Affect
N/A
No
See Analysis Below

Criteria for Approval (Sec.2.5.5.4)
Consideration of the effect of the activity on historical, architectural, or cultural
character of the Historic District or Historic Landmark
Approval of the request would not affect the activity noted above.
For Historic Districts, compliance with the Historic District regulations
The request is not for a Historic District.
Whether the property owner would suffer extreme hardship, not including loss
of profit, unless the certificate of appropriateness is issued
The property owner will not suffer an extreme hardship.
The construction and repair standard and guidelines cited in Section 4.5.2.1

2

Certificate of Appropriateness
HPC-21-12 (737 West San Antonio Street)
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral
X

X

N/A

X

X

X

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
The request will not affect the height of the building.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
The width of the front porch will not change.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
The request does not apply to windows.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
The removal of the iron railing and iron vertical support changes the
appearance of the front porch slightly and creates more of a void on
the front of the home. However, this is visually compatible as the
property adjacent to the subject property at 743 West San Antonio
Street which has an open front porch.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.
The request will not affect the open area between it and adjoining
buildings.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
related.
The front porch projection will not change.
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Certificate of Appropriateness
HPC-21-12 (737 West San Antonio Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
materials used in the other buildings to which it is visually related.
The rest of the home has composition shingles. However, standing
seam metal roofing material is common in the city’s Historic Districts.
The roof of the front porch is a shed roof and is flat. The property
X
owners have stated that there is significant water damage to the
porch’s roof due to the existing corrugated metal roof. Standing
seam metal roofs are generally more durable and less prone to leaks,
rust, and uplift from high winds.

X

N/A

X

See Attached Historic District
Guidelines (if necessary)
See Secretary of the Interior
Standards Analysis Below

Additionally, there are homes of similar style, such as 515 Scott
Street and 620 Rogers Street, which include exposed rafter tails
details on the front porches.
h. Roof shapes. The roof shape of a building shall be visually
compatible with the other buildings to which it is visually related.
The shed roof type on the front porch will not change.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
enclosure along a street, to ensure visual compatibility of the building
to the other buildings to which it is visually related.
The request does not apply to the wall of continuity.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
balconies shall be visually compatible with the other buildings to
which it is visually related.
The scale of the building will not be affected.
The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
Historic District Guidelines located in Appendix C of the San Marcos
Design Manual, and the current Standards for Historic Preservation
Projects issued by the United States Secretary of the Interior.
See attached Sections C.3.3.2, C.3.4.2, and C.3.4.5, Historic District
Design Guidelines, Appendix C, San Marcos Design Manual

4

Certificate of Appropriateness
HPC-21-12 (737 West San Antonio Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
spaces and spatial relationships.
X
Removal of the porch’s ceiling, soffit, and fascia will expose
original details of the porch, the rafter tails, restoring distinctive
features of the home.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
X
be avoided.
Removal of the iron railings and vertical support on the front
porch removes an addition that is not compatible with the style
of the home.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
development, such as adding conjectural features or elements
X
from other historic properties, will not be undertaken.
The applicant is proposing to expose original details of the home
that have been covered up by a previous addition to the home –
the ceiling, soffit, and fascia.
4. Changes to a property that have acquired historic significance in
their own right will be retained and preserved.
X
There is no information in the My Historic SMTX database
regarding the porch details, such as the railings. The applicant is
proposing to renovate an existing distinctive feature of the home.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
property will be preserved.
Exposure of the rafter tails restores the distinctive features of the
home that have been covered.
X

5

Certificate of Appropriateness
HPC-21-12 (737 West San Antonio Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
the old in design, color, texture and, where possible, materials.
Replacement of missing features will be substantiated by
X
documentary and physical evidence.
Replacing the sagging beam across the front porch will help to
reinforce the stability of the front porch. The applicant is
proposing to replace the beam with a wood beam of similar
profile to match the existing.
7. Chemical or physical treatments, if appropriate, will be undertaken
using the gentlest means possible. Treatments that cause damage
to historic materials will not be used.
X
The request does not pertain to chemical treatments. Removal of
the ceiling, soffit, and fascia should be undertaken in a manner
that will not damage historic materials of the porch.
8. Archeological resources will be protected and preserved in place. If
such resources must be disturbed, mitigation measures will be
N/A
undertaken.
The request does not pertain to archeological resources.
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
X
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
The applicant is proposing to expose original details of the home
that have been covered by a previous addition to the home: the
ceiling, soffit, and fascia.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
N/A
environment would be unimpaired.
The request does not pertain to new additions or new
construction. The applicant is renovating an existing front porch.
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APPENDIX

Historic District Guidelines

Section C.3.3.2 Porches
A. Historically, the most dominant feature of a historic home
is the front porch, which was used as an extension of the
living space, contributing to the character of the street and
the life of the neighborhood. The details of most porches in
the San Antonio and Belvin Street Historic Districts are intact.
The original character defining features and elements of their
individual styles are still evident. Because most of the homes
are constructed with pier and beam foundations, the porch
floors are elevated above ground level. The newer slab-ongrade foundations have a porch at a much lower level.
B.

Porches may require a great deal of maintenance because of
their exposure to the weather but the removal or alteration of
a porch will have a significant impact on the character of the
house and neighborhood.

C.

Some of the porches have been altered over time with more
modem materials that require less maintenance. These
alterations have changed the character defining features of
the original design. Some of the common changes included
the removal of wood columns and installation of fabricated
metal porch supports; replacing wood steps with concrete or
brick steps; removal of wood porch floors and installation of
concrete or brick porch floors at a lower level than the original
porch.

3.

While the installation of concrete or brick steps does
eliminate some of the maintenance of wood steps, it
changes the character of the house. Concrete steps are
normally not anchored to the original porch structure.
Concrete steps pull away from the porch, sink or rotate
unless the entire porch has been changed to concrete.

4.

A porch floor that has been lowered changes the step
location to the front door, which can be awkward without a
landing at the door. It also requires a change in the support
of any columns the porch design may have had.

5.

If concrete or brick has been installed it must be removed
prior to rebuilding a wood porch. New wood would
deteriorate at a rapid rate because of the moisture
condensation on the concrete and brick mass.

6.

If a porch has been drastically altered, or if there is no
clear idea of what the original details were, look to a
similar house for ideas regarding porch design.

D. Another common alteration is the enclosure of porches to
create additional living space, bathrooms and entrances.
E.

F.

Wood steps, porch floors, column bases and railings are
usually the first things to deteriorate on historic porches
because of their exterior exposure.

A dominant front porch becomes an outdoor living room (714
W San Antonio St)

The following guidelines are recommended:
1.

Keeping a porch and its corresponding features and details
in good repair is far less costly than allowing deterioration
to continue resulting in the major repair or replacement
of large portions of the porch, details and structure
underneath.

2.

Retain original material and make repairs that match the
original design of the porch floors, columns, railings,
brackets, steps and other character defining details.
Porch is elevated (810 W San Antonio St)

San Marcos Design Manual

C:25
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APPENDIX

C

Historic District Guidelines

remove some stains. Consult a knowledgeable contractor
or the Texas Historical Commission for more information.
6.

Avoid installing brick or block where these materials were
not originally used.

7.

Avoid installing brick on the walls of a house that originally
had wood siding. To install brick over wood siding
changes the character of the house and can destroy the
wood beneath.

Brick with stone accents (727 W Hopkins Street)

Brick used in sidewalk (716 Belvin St)

Rough faced concrete block (1024 W San Antonio St)

C:32

San Marcos Design Manual

Section C.3.4.2 Metal
A. The primary use of metal on historic residential homes in San
Marcos was as a roofing or roof related decoration such as
cresting and weathervanes. Standing seam metal roofing,
which is found on many houses in South Texas, is evident in
the historic areas of San Marcos. This type of metal roof was
well adapted to odd shapes or projections. Historically, metal
roofs were made by folding metal sheets together creating a
vertical “seam”. The pans were formed from Galvanized steel
sheets in a sheet metal shop and could be designed to fit roofs
such as turrets. The roofer turned the seams over and the
seams were then soldered to form a watertight barrier.
B.

Pressed metal shingles were manufactured and installed as
a roofing material in the late 1800s, and are seen on several
residential buildings. These materials were also formed from
galvanized steel and were premanufactured in St. Louis,
Kansas City, and other large industrial areas. Pressed metal has
been installed as a skirting material on some houses, but was
probably not an original material.

C.

Corrugated metal roofs were also commonly used in Texas.
As in standing seam roofs their limitation was due to the fact
that lengths were limited to 8 feet which caused numerous end
laps, and on larger houses increased chances of roof leaks.
Corrugated roofing is found on houses, garages, barns, and
other outbuildings. Newer sheet metal profiles such as “V”
crimp and pre-finished metal standing seam have been added
to older houses as repairs are made.

D. Ornamental iron, although used during the period on
commercial structures, was not commonly used for residential
construction. Cast iron is not evident in the San Marcos
Historic Districts.
E.

Metal windows were used in residential applications in the
1930s, and are evident on a few houses in the historic districts.

F.

The following guidelines are recommended:
1.

Replace deteriorated metal with new primed or prefinished metal of the same or compatible material. Pressed
metal shingles are still manufactured and can be replaced
in localized areas as needed.

2.

Re-install decorative roof details, such as cresting, when
replacing the primary roofing material.

APPENDIX

C
C.

Historic District Guidelines

inherent property in stucco due to the shrinkage of the plaster.
Small cracks can be concealed by applying an elastomeric
paint which has the ability to stretch and return to its shape.
Large cracks can be repaired and deteriorated or missing
stucco can be replaced with stucco that matches the texture
and composition of the original material.

styles include box columns, brackets and simple porch railings.
Wood was the most common material used for porch flooring
and is prone to decay because of the exposure to weather
conditions. Flooring was usually a high quality wood that was
painted on all sides and edges prior to installation to prolong
the life of the wood.

Stucco is a material to be used as the initial exterior wall
surface of a building. It is not intended to be installed over
another wall surface material. Installing stucco over a wood
siding will cause the wood beneath to deteriorate and will
change the overall appearance of the house by eliminating the
original detail and shadows of the boards.

D. Wood is the primary skirting material on historic houses.
Because houses were built above ground on posts and beams,
a skirt was constructed from the floor level down to the
ground. This skirting usually reflects the same siding profile
as the house, was a wider horizontal board, or was a wood
lattice, which allowed for ventilation. This wood lattice was
commonly installed as a horizontal/vertical grid, rather than the
wood lattice which is available today. Solid skirt materials must
be vented to allow air to pass under the house and eliminate
moisture from the foundation.

D. The following guidelines are recommended:
1.

Retain and maintain original stucco.

2.

Avoid installing stucco over another material.

Section C.3.4.5 Wood
A. Wood was the primary building material in residential
construction in San Marcos. It was readily available, did not
require the skills of as many craftsmen, and was used for
structural elements as well as skin.
B.

C.

C:34

The majority of houses built during this period on Belvin
Street and San Antonio Street are covered with horizontal
wood siding. Wood with a tapered profile is in clapboard or
lap siding while a milled profile has a more decorative shape.
Board and batten, which is a vertical siding, is commonly
used on outbuildings such as garages, barns and sheds, and
occasionally on small houses. Another common use of wood
is decorative wood shingles used as a siding, which was
relatively easy to use as a decorative feature on gable ends,
turrets, or dormers. Patterns included fish scale, diamond,
square cut, and rounded. Wood shingle roofs, although
common, are not presently found on the historic houses in the
two areas. This may be the result of previous replacement due
to deterioration.
Wood details are found on all houses from all styles and
periods of construction. Victorian and Classical styles include
ornate turned columns, spindles, box columns, columns of
classical order, brackets, bargeboards, cut and turned frieze
details, elaborate doors and door surrounds. Less ornate
details of the Craftsman, Folk Victorian and Colonial Revival

San Marcos Design Manual

E.

The following guidelines are recommended:
1.

Retain and repair wood siding and details.

2.

Replace missing or badly deteriorated wood features with
wood of the same dimension and profile.

3.

Refrain from installing synthetic materials over existing
wood materials because they frequently cause the historic
material to rot.

4.

Refrain from replacing a deteriorated wood feature with
another material.

5.

Explore the use of epoxy wood repair materials in lieu
of replacing an entire wood member. This has proven
effective on rotted column bases, window sills and sash,
etc.

6.

Replace rotted wood that is in contact with the ground with
a chemically treated wood to prolong the life of the feature.
This can be done on skirting and steps. Treated wood can
be used to rebuild lattice skirting by cutting strips from
standard treated 2x4 material. All treated wood should be
thoroughly dried prior to installation.

Section C.3.4.6 Synthetic Materials
A. With the advent of plastics and modern methods of forming
materials, which were not available until after World War
II, home owners have been influenced by the promise of

CERTIFICATE OF APPROPRIATENESS
APPLICATION FORM
Updated: September, 2020

CONTACT INFORMATION
Applicant's Name

Property Owner

Company

Company

Applicant's Mailing
Acdress

Owner's Mailing
Address

Applicant's Phone #

Owner's Phone #

Applicant's Email

Owner's Email

PROPERTY *NFORMATION
Address of Proposed Work:
Historic District:

Tax ID

&

Legal Description: Lot

Block

R

Subdivision

Historical Designation(s) of Property, if applicable:
National Register-of-Historic Places

Recorded Texas Historic Landmark

DESCRIPTION OF PROPOSED WORK
Plc ase use this space to summarize the proposed work (Please be specific Use additional pages If oecessary )

-to

V-e- poof

--0--te-

V $3

,

AUTHORIZATION
Applicants Ofthemagent are advised to attend the meeting to present Infornjat/onto the Hjstonc Pre ;ervatlon
Commttee and to answer any questions the Histonc Preservation Committee tnay have regarding t. e project
Failure to attend an HPC meeting may result In postponement or demal of the application
I certify that the Informationon this appitcationjs complete and accurate I understand the fees and he process
for thusapplication I undefstand try responsibility as the applicant to be J)'esent at meetings rega 'jina this
revuest

Fil ng Fee SO

Technology Fee $13

TOTALCOSTS13

Submittal ('f this digital Application shall constitute as acknowledgementand authorization t ) process
this request.

APPLY ONLINE - WWW.MYGOVERNMENTONLINE.ORG/
Plannjng & Development Servtces • 630 East Hopkins • San Marcos, Texas 78666 • 512-393• 3230

Page |

AGREEMENT TO THE PLACEMENT OF NOTIFICATION SIGNS
AND ACKNOWLEDGEMENT OF NOTIFICATION REQUIREMENTS

The Cty of San M Ircos Development Code requtres public notificaton 'n the form of notificationstgns on the subject
property, pubhshetj notice. and / or personal notice based on the type of application presented to the Planning
Commsston and / City Council
NotificattorSigns if required by code staff shall place notificationSigns on each street adjacent to the subject
property ar d must be placed tn a vtslble unobstructed location near the property line It 's unlawful or a person
to alter am notificationSign. or to remove It while the request pending However. any removal •jr alteraton
that IS beyt nd the control of the applicant shall not constitute a failure to meet notification requtrern€ nts It shall

be the res oonsibility of the applicant to periodically check sign locations to verify that the signs remain
in place had have not been vandalized or removed. The applicant shall immediately notify the
responsible official of any missing or defective signs. It is unlawfulfor a person to alter any notification
sign, or tc remove it while the case is pending; however, any removal or alteration that is beyond the
control of the applicant shall not constitute a failure to meet notification requirements.
Published Notice If required by code. staff shall publish a notice In a newspaper of general circulation In
accordanc••WithCity Codes and the Texas Local GovernmentCode If, for any reason, more than one notice
is required to be published it may be at the expense of the applicant. The renotification fee shall be $91
plus a $13 technology fee.
Personal Notice f required by code, staff shall mail personal notice tn accordance WithCity Codes and the
Texas Loc. 'l Government Code If, for any reason, more than one notice is required to be mailed it may be

at the exponse of the applicant. Therenotification fee shall be $91 plus a $13 technology fee

I have read the at ove statements and agree to the requiredpublic notification.as required based on the attacted
application The C y S Planning and DevelopmentServices Departmentstaff has my permsston to place signs, as

reqwred on the pr perty and I WII/notifyCitystaff If the sign(s) is/are damaged moved or removed I understand 'he

process of not ficat on and pub/fC heanng and hereby submt the attached application for revtew by the City

Signature.

Date.

Pnnt Name.

Form Updated Oct' ber 2019

Plannjng & t eveloprnent Servjces •630 East Hopkins • San Marcos- Tokens

•

PROPERTY OWNER AUTHORIZATION

(owner name) on behalf of
(company, if applicable) acknowledue that l/we
am/are the rightful owner of the property located at

(address).

I hereby authorize

(agent name) on behal of
(agent company) to file this application for
(application type), and, if necessary to work with

the Responsible Official / Department on my behalf throughout the process.

Signature of Owner.

Date

Printed Name, Title

Signature of Agent.

Printed Name, Title

Date

V//0MB&

Form Updated October. 2019

Planning & DevelopmentServices • 630 East Hopkins • San Marcos, Texas 78666 •
512-393-8230
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Certificate of Appropriateness
HPC-21-13 (513 Moore Street)
Summary
Request:
Applicant:

New four-foot-tall wooden picket fence along the front and side property line
Alex Tapp
Property Owner:
Alex Tapp
1600 Magpie Cove
1600 Magpie Cove
Austin, TX 78746
Austin, TX 78746

Notification
Personal Mailing:
Response:

August 20, 2021
Posted Notice
None as of the date of this report.

August 20, 2021

Property Description
Address:
Location:
Historic District:
Date Constructed:
National Register of
Historic Places:
Building Description:

513 Moore Street (See: Aerial Map)
At the intersection with Rogers Street
Lindsey-Rogers District
Contributing Structure
Yes
ca. 1925
My Historic SMTX
Medium
Resources Survey:
Not Listed
Recorded Texas Historic No
Landmark:
One-story, Craftsman-style single-family residential home

My Historic SMTX Historic Resources Survey Summary
X Medium
Medium: Medium priority properties are those that could be contributing to an eligible National Register of Historic
Places (NRHP) or local historic district. These resources may also have significant associations but are generally more
common examples of types or styles or have experienced some alterations.
The database states the property includes the original wood siding and wood windows, a small, shed roof rear porch
addition, and a replacement front door.

(See Attached, Historic Resources Survey Inventory Form/Table)
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Certificate of Appropriateness
HPC-21-13 (513 Moore Street)
Current Request
On August 12, 2021 Permit Center staff received a phone call from a resident explaining that a fence was
being installed. The next day, the Chief Building Official inspected and issued a Stop Work Order. The
application for the Certificate of Appropriateness was quickly submitted after.
Please refer to attached documents for photographs from the fence contractor which show the location of
the fence. The photo below shows a row of shrubs that has been removed and this is where the fence has
been located. The applicant has stated that if the fence is approved it will be painted white. A fence permit
application has also been submitted for review and will be required to be approved and issued for the
installation to be completed.
My Historic SMTX Photograph

Staff Evaluation
No Affect
N/A
No
See Analysis Below

Criteria for Approval (Sec.2.5.5.4)
Consideration of the effect of the activity on historical, architectural, or cultural
character of the Historic District or Historic Landmark
Approval of the request would not affect the activity noted above.
For Historic Districts, compliance with the Historic District regulations
The request is not for a Historic District.
Whether the property owner would suffer extreme hardship, not including loss
of profit, unless the certificate of appropriateness is issued
The property owner will not suffer an extreme hardship
The construction and repair standard and guidelines cited in Section 4.5.2.1
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Certificate of Appropriateness
HPC-21-13 (513 Moore Street)
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral
X

N/A

N/A

N/A

X

X

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
The request will not affect the height of the building.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
The width and height of the building will be unaffected by the
request.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
The request does not apply to the windows.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
The request does not apply to the relationship of solids – the exterior
material of a building – to voids – the gaps in the material in a
building, usually windows and doors.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.
The request will not affect the open area between it and adjoining
buildings. There is an existing chain-link fence located between the
subject property and 509 Moore Street.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
related.
While the entrance and porch projection is not changing, there are
no other fences located in the front yad along this block of Moore
Street. Having a fence in this location disrupts the rhythm slightly.
3

Certificate of Appropriateness
HPC-21-13 (513 Moore Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
X
materials used in the other buildings to which it is visually related.
While wooden picket fences are quite common in the historic
districts, there are no other front yard fences located along this block
of Moore Street.
h. Roof shapes. The roof shape of a building shall be visually
N/A
compatible with the other buildings to which it is visually related.
The request does not apply to the roof.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
enclosure along a street, to ensure visual compatibility of the building
to the other buildings to which it is visually related.
X
The wall of continuity is slightly disrupted as there are no other front
yard fences along this block of Moore Street. However, the existing
rock wall that does exist along this block of Moore Street will not be
affected as the fence is setback from it by a couple of feet; see
attached photos.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
X
balconies shall be visually compatible with the other buildings to
which it is visually related.
The scale of the building will not be affected.
The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
See Attached Historic District
Historic District Guidelines located in Appendix C of the San Marcos
Guidelines (if necessary)
Design Manual, and the current Standards for Historic Preservation
See Secretary of the Interior
Projects issued by the United States Secretary of the Interior.
Standards Analysis Below
See attached Section(s) C.3.2.4(F), C.3.2.5, and C.3.4.5 Historic
District Design Guidelines, Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-21-13 (513 Moore Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
spaces and spatial relationships.
X
The property will remain a single-family home. The fence in the
front yard changes the spatial relationship slightly but distinctive
materials and features of the home will still be visible.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
X
be avoided.
The fence in the front yard changes the spatial relationship
slightly as there are no other similar fences along this block of
Moore Street.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
development, such as adding conjectural features or elements
X
from other historic properties, will not be undertaken.
Fences allow property owners to utilize yard space and typically,
four-foot-tall fences located in the front yard allow for this space
to be used without becoming wall-like.
4. Changes to a property that have acquired historic significance in
N/A
their own right will be retained and preserved.
The request is for a new fence.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
X
property will be preserved.
The height and opaqueness of the fence will allow for the
distinctive features of the home to still be seen.
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
N/A
the old in design, color, texture and, where possible, materials.
Replacement of missing features will be substantiated by
documentary and physical evidence.
The request is for a new fence.
7. Chemical or physical treatments, if appropriate, will be undertaken
using the gentlest means possible. Treatments that cause damage
N/A
to historic materials will not be used.
The request is for a new fence.
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Certificate of Appropriateness
HPC-21-13 (513 Moore Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
8. Archeological resources will be protected and preserved in place. If
such resources must be disturbed, mitigation measures will be
N/A
undertaken.
The request is for a new fence.
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
X
The new fence is proposed to be four feet tall and 50% open to
meet Section 7.2.6.2(G)(1) of the San Marcos Development Code.
This height and opaqueness will allow for the home to still be
seen. However, along this block of Moore Street, no other fences
along the front of the building exist. The existing rock wall that
does exist along this block of Moore Street will not be affected as
the fence is setback from it by a couple of feet.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
X
environment would be unimpaired.
The fence can be removed from the site in the future in a manner
that will not impair the essential form and integrity of the
property.
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Historic District Guidelines

inherent properties and dimensions of construction materials
like brick and wood boards help in understanding the home’s
size, scale and proportion. Because stucco has no dimension,
it is difficult to measure its relationship to the scale of a
building. Tudor houses, for example are constructed mainly of
brick and stone and because of the size and texture of these
materials, the houses express mass with a rustic appearance.

Section C.3.2.5 Site Development and Orientation
A. The organization pattern established in each Historic District
guides the development and proposed alteration of each site.
Historic neighborhoods were designed to be pedestrian friendly
since walking was a major mode of transportation. Houses
face the street with a logical, visible entrance and a sidewalk
that leads from the street to this entrance. Sidewalks from the
street to the front door help establish rhythm.
B.

F.

There is an established distance from the street to the
house, which is called a setback. This setback reinforces the
importance of the entrance and orientation of the building.
Building beyond this setback would change the visual
continuity established.

Walls of Continuity. The front of each building, its walls, its
porch alignment and even fences help define a “wall” that
establishes a visual pattern along the streetscape. Each
neighborhood has visual continuity, starting at the street which
is basically a straight line of uniform width. A curb runs along
the street defining the green space of the parkway followed by
the sidewalk. Each of these elements work to organize a
neighborhood. These organizational elements along with
orientation and placement of houses on the lot establish the
visual continuity of a neighborhood.
Concrete ribbons leading to garage behind the house (921 W
San Antonio St)

G. Due to the difference in lot size between the Belvin Street and
San Antonio Street Districts, the visual continuity and rhythm
are different. Each neighborhood has its own established
organization which should be respected.
H. As changes are proposed to a site or house, review the lines of
continuity and rhythm established in the neighborhood. Look at
the scale, form and proportions of proposed changes. Will the
proposed project retain and enhance the characteristics or will
it create change?

C:20

San Marcos Design Manual

Front yard fence does not obscure the house (730 Belvin St)
C.

Driveway approaches in the front yard lead to garages and
secondary outbuildings, which are located behind the main
house. Contemporary style houses have incorporated their
garage or carports into their house plan, but typically they do
not project beyond the established front wall of the house.
While the construction of new garages and carports is

APPENDIX

Historic District Guidelines

sometimes necessary, their placement and approach should
respect the original “front line” of the house. This would place
them behind the existing setback. Locating them to the rear of
the property is preferable.
D. Front yards are defined by sidewalks, yard curbs, short walls,
boundary walls made of stone, brick, concrete or concrete
block. These walls are low in profile and do not obscure
the house. Front yard fences are not common in these
neighborhoods, but there is evidence of historic fences in the
Belvin Street Historic District.
E.

The following guidelines are recommended:
1.

2.

Retain the orientation of the house to the street. To change
the entrance from the front would alter the pedestrian
approach and rhythm.
Removing or relocating the sidewalk from the street would
break the rhythm of the neighborhood. Broken sidewalks
should be replaced but the location should remain. The
material should match the original or should be compatible
with the house and the surrounding neighborhood.
Materials such as stone, concrete or brick pavers, and
decomposed granite are appropriate replacement materials
and are not as harsh as large expanses of concrete.

Retain orientation of house to street (921 W San Antonio St)
3.

Driveway locations should not be altered if it affects the
rhythm of the street. Materials that might be used for a
driveway are gravel, pea gravel with a brick or metal edge
band, pavers, concrete strips or “ribbons” and asphalt.
Front yard circular drives are not appropriate to the
neighborhood because they encroach on the setback and
break the rhythm on the street.

4.

The style of the house and the surroundings should be
considered when thinking of any type of front yard fence.
For example, an ornate Victorian fence would look out of
place in front of a Craftsman style house.

5.

Review the reason for wanting to install a front yard
fence. Did one exist historically? Houses constructed in
the 1880s had front yard fences to keep livestock from
roaming into the yard. Houses built in the 1920s had no
fences in the front yard, which reflected a “progressive”
movement when fencing laws reduced the chance for
roaming livestock.

6.

Can the fence be installed at or behind the setback line?

Section C.3.2.6 Modern Conveniences and Amenities

Strong pedestrian approach (220 N Johnson Ave)

A. Historic homes offer charm and character not always found in
current residential construction. As families grow and residents
grow older, needs change. Air conditioning is a welcome relief
from the heat and humidity in San Marcos. Additional rooms
and bathrooms may be necessary as children get older. Steps
may become impossible to maneuver with age or a disability.

San Marcos Design Manual

C:21

C

APPENDIX

C
C.

Historic District Guidelines

inherent property in stucco due to the shrinkage of the plaster.
Small cracks can be concealed by applying an elastomeric
paint which has the ability to stretch and return to its shape.
Large cracks can be repaired and deteriorated or missing
stucco can be replaced with stucco that matches the texture
and composition of the original material.

styles include box columns, brackets and simple porch railings.
Wood was the most common material used for porch flooring
and is prone to decay because of the exposure to weather
conditions. Flooring was usually a high quality wood that was
painted on all sides and edges prior to installation to prolong
the life of the wood.

Stucco is a material to be used as the initial exterior wall
surface of a building. It is not intended to be installed over
another wall surface material. Installing stucco over a wood
siding will cause the wood beneath to deteriorate and will
change the overall appearance of the house by eliminating the
original detail and shadows of the boards.

D. Wood is the primary skirting material on historic houses.
Because houses were built above ground on posts and beams,
a skirt was constructed from the floor level down to the
ground. This skirting usually reflects the same siding profile
as the house, was a wider horizontal board, or was a wood
lattice, which allowed for ventilation. This wood lattice was
commonly installed as a horizontal/vertical grid, rather than the
wood lattice which is available today. Solid skirt materials must
be vented to allow air to pass under the house and eliminate
moisture from the foundation.

D. The following guidelines are recommended:
1.

Retain and maintain original stucco.

2.

Avoid installing stucco over another material.

Section C.3.4.5 Wood
A. Wood was the primary building material in residential
construction in San Marcos. It was readily available, did not
require the skills of as many craftsmen, and was used for
structural elements as well as skin.
B.

C.

C:34

The majority of houses built during this period on Belvin
Street and San Antonio Street are covered with horizontal
wood siding. Wood with a tapered profile is in clapboard or
lap siding while a milled profile has a more decorative shape.
Board and batten, which is a vertical siding, is commonly
used on outbuildings such as garages, barns and sheds, and
occasionally on small houses. Another common use of wood
is decorative wood shingles used as a siding, which was
relatively easy to use as a decorative feature on gable ends,
turrets, or dormers. Patterns included fish scale, diamond,
square cut, and rounded. Wood shingle roofs, although
common, are not presently found on the historic houses in the
two areas. This may be the result of previous replacement due
to deterioration.
Wood details are found on all houses from all styles and
periods of construction. Victorian and Classical styles include
ornate turned columns, spindles, box columns, columns of
classical order, brackets, bargeboards, cut and turned frieze
details, elaborate doors and door surrounds. Less ornate
details of the Craftsman, Folk Victorian and Colonial Revival

San Marcos Design Manual

E.

The following guidelines are recommended:
1.

Retain and repair wood siding and details.

2.

Replace missing or badly deteriorated wood features with
wood of the same dimension and profile.

3.

Refrain from installing synthetic materials over existing
wood materials because they frequently cause the historic
material to rot.

4.

Refrain from replacing a deteriorated wood feature with
another material.

5.

Explore the use of epoxy wood repair materials in lieu
of replacing an entire wood member. This has proven
effective on rotted column bases, window sills and sash,
etc.

6.

Replace rotted wood that is in contact with the ground with
a chemically treated wood to prolong the life of the feature.
This can be done on skirting and steps. Treated wood can
be used to rebuild lattice skirting by cutting strips from
standard treated 2x4 material. All treated wood should be
thoroughly dried prior to installation.

Section C.3.4.6 Synthetic Materials
A. With the advent of plastics and modern methods of forming
materials, which were not available until after World War
II, home owners have been influenced by the promise of

PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

August 23, 2021

RE:

AGENDA ITEM 9: UPDATE – NATIONAL PARK SERVICE’S UNDERREPRESENTED
COMMUNITY GRANT

The National Park Service’s Underrepresented Community Grant Program is working to
diversifying nominations submitted to the National Register of Historic Places. These
grants are funded by the Historic Preservation Fund and administered by the National
Park Service. Grants are awarded through a competitive process and do not require nonFederal match. Certified Local Governments (CLG) are eligible to apply; San Marcos has
been a CLG since 1990.
The grant program supports the survey, inventory, and designation of historic properties
that are associated with communities currently underrepresented in the National Register
of Historic Places and among National Historic Landmarks. All funded projects must result
in the submission of a new nomination to the National Register of Historic Places or
National Historic Landmark OR an amendment to an existing NRHP nomination to include
underrepresented communities. Staff applied for the grant in March of this year.
Staff is happy to announce that the City was one of the 17 communities chosen as
recipients for this grant: one of two Texas communities. The funding will be used to hire
a consultant to complete the nomination of 3 buildings, all City-owned properties, to the
National Register of Historic Places: the Dunbar School Home Economics Building, the
Calaboose & the Ulysses Cephas House.

630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8147 ● FACSIMILE 512.754.7745
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PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

August 23, 2021

RE:

AGENDA ITEM 10: THE DUNBAR SCHOOL HOME ECONOMICS BUILDING

The Executive Director of Preservation Texas, Evan Thompson, introduced staff to a
lecturer in the School of Architecture at The University of Texas at Austin, Izabella
Nuckels. She teaches a materials conservation course in the Historic Preservation
graduate program. Ms. Nuckels works with the firm Post Oak Preservation Solutions and
is working with Preservation Texas on the completion of a preservation plan for the Old
First Baptist Church in San Marcos, funded by a grant from the National Trust for Historic
Preservation.
Each semester, she will select one or two buildings for students to undertake a material
analysis project. This typically involves collecting small samples of historic materials, like
paint or mortar, in order to analyze and document the historic materials. Staff met with
Ms. Nuckels and is currently in the process of finalizing a date in late September or early
October for a site visit at the Dunbar School Home Economics Building.
The materials analysis, conducted in the UT Austin Architectural Conservation Lab, will
be done pro bono and would be able to identify the original paint color and provide
additional documentation of the materials used in construction. Ms. Nuckels’s class has
had the opportunity to partner with many different organizations for these projects in the
past, including Preservation Austin and the Texas Parks and Wildlife Department. Once
a date is finalized, staff will inform the Commission.
Following the analysis, a report will be presented to the Commission by the class.
Currently, the presentation is tentatively set for the November regular meeting.
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PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer and Planner

DATE:

August 17, 2020

RE:

AGENDA ITEM 11: CITY’S DEMOLITION BY NEGLECT ORDINANCE

At the August Commission meeting, Commissioner Perkins requested that this item be
placed on a future agenda for discussion.
Information from a Preservation Law Educational Materials article published by the
National Trust for Historic Preservation defines “Demolition by Neglect” as the term used
to describe a situation in which a property owner intentionally allows a historic property to
suffer severe deterioration, potentially beyond the point of repair. The article explains that
more often, neglect is a strategy used by an owner who wants to develop the property but
sometimes it occurs when an owner essentially abandons the property. As the article
states, more commonly, demolition by neglect cases end up with local government
issuing citations to repair the building, and the owner ignoring the citations. Demolition by
neglect cases often end up in court. The information from the National Trust for Historic
Preservation has been attached as background to this memo.
Many of the tools mentioned in the article from the National Trust are codified within the
San Marcos Development Code. Article 5, Division 2 is where regulations for Historic
District Overlays can be found. The purpose of the historic district overlay is “to promote
the educational, cultural, and economic welfare of the public and of the City by preserving,
conserving and protecting historic structures, streets, and neighborhoods that serve as
visible reminders of the history and cultural heritage of the City, the State, and the United
States.” Furthermore, its purpose is “to strengthen the economy of the City by stabilizing
and improving property values in historic areas and to encourage new buildings and
developments that shall be compatible with the existing historic buildings and squares.”
Section 4.5.2.1(N) of Article 5 refers to the minimum maintenance standards for historic
properties. This Section has been attached as background to this memo.
Section 4.5.2.1(N) of the San Marcos Development Code refers to Demolition by Neglect
as the gradual deterioration of a property when routine or minimum maintenance is not
performed. It is important to note that demolition by neglect can only can be applied to
properties that have been designated as local historic landmarks or properties that are
located within existing local historic districts. Currently the code states that no more than
630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8147 ● FACSIMILE 512.754.7745
SANMARCOSTX.GOV

one property per quarter will be under consideration due to the time-consuming nature of
pursuing enforcement under the demolition by neglect section; a quarter is (January –
March, April – June, July – September, and October – December). Please note, at the
July 6, 2021 City Council meeting, City Council directed staff to amend the Development
Code and remove this portion of the Demolition by Neglect regulations.
The procedure for citing a property for demolition by neglect under the City’s ordinance,
is as follows. The procedure requires partnership between the Planning and Development
Services Department, the Code Compliance Department, and the Legal Department:
1. A referral is made in writing to the Responsible Official following a visual inspection
of the area.
2. Following a preliminary determination by the Responsible Official, the property
owner is notified by mail of the various defects of the building and informed of any
incentive program available for repair. Please note, at the July 6, 2021 City Council
meeting, City Council directed staff to amend the Development Code to require
Certified mail be sent to the property owner.
a. The property owner has 30 days to respond to the preliminary determination
by submitting a stabilization proposal to the Responsible Official
i. This proposal will be presented to the Commission at the next
available meeting.
ii. The Commission may approve the proposal and a Certificate of
Appropriateness is issued.
1. The approval must detail the work necessary to correct the
Demolition by Neglect conditions as well as the time period to
begin and complete the work.
a. Once work begins on the approved proposal, an
update on the status of the property shall be sent to the
Commission every 30 days.
3. If the property owner receives the letter but fails to respond, a second notice is
sent.
4. If, after two (2) attempts, the property owner fails to respond, the matter comes
before the Historic Preservation Commission for a citation hearing.
a. A third notice is sent via certified mail informing the property owner of the
hearing and the property is posted with a notice of violation.
5. At the public hearing the owner is invited to address the Commission’s concerns
and to show cause why a citation should not be issued.
a. The Commission may take action to approve any proposed work, defer the
matter to give the owner more time to either correct the defects or make a
proposal for stabilization, or issue a citation to the owner for failure to correct
the Demolition by Neglect conditions.
6. If the owner is cited for the condition of Demolition by Neglect of the property, a
stabilization proposal to the Responsible Official shall be submitted within 14 days
of the decision.
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a. At the discretion of the Commission, the owner may have up to 1 year to
correct the defects.
i. Every 30 days once work begins, an update on the status of the
property shall be sent to the Commission.
7. If the property owner does not respond with a stabilization proposal, the matter is
turned over to the City Attorney’s office for action in Municipal Court.
The demolition by neglect regulations are attached to help facilitate discussion along
with an educational paper provided by the National Trust for Historic Preservation that
helps explain demolition by neglect.
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CHAPTER

Zoning Regulations

h.

which is necessary to correct the Demolition by
Neglect conditions, as well as a time period to begin
and complete the work. The Responsible Official shall
update the Historic Preservation Commission on the
status of the property every thirty (30) days once
work begins on the property.

Deterioration of any exterior feature so as to create
or permit the creation of any hazardous or unsafe
conditions to life, health, or other property.

N. Demolition by Neglect
1.

2.

3.

Demolition by Neglect refers to the gradual deterioration
of a property when routine or minimum maintenance is
not performed. The Responsible Official and the Historic
Preservation Commission shall work together in an effort
to reduce Demolition by Neglect involving Landmarks
or properties located within Districts within the city. A
Demolition by Neglect citation as determined by the HPC
may be issued against the owner of the property for failure
to comply with the minimum maintenance standards
by permitting the subject property to exhibit serious
disrepair or significant deterioration as outlined in Section
4.4.7.1(M)(a).
Due to the time consuming nature of pursuing enforcement
under this section, no more than one property will be
under consideration during each of the following quarters
(January- March, April-June, July-September, and
October- December).

c.

If the property owner receives the letter regarding
the preliminary determination, but fails to respond, a
second notice shall be sent in the same manner as
described above.

d.

If the property owner fails to receive and/or respond
to the letter regarding the preliminary determination
after two (2) attempts, the matter returns to the
Historic Preservation Commission for a citation
hearing. The Responsible Official shall send a third
notice via certified mail informing the owner of the
hearing, the property is posted with a notice of
the violation in accordance with the provisions of
this Article, and a public hearing on the citation is
scheduled.

e.

At the public hearing the owner is invited to address
the Historic Preservation Commission’s concerns
and to show cause why a citation should not be
issued. The Historic Preservation Commission may
take action to approve any proposed work, defer the
matter to give the owner more time either to correct
the deficiencies or make a proposal for stabilization,
or issue a citation to the owner of the property
for failure to correct the Demolition by Neglect
conditions.

f.

If the owner is cited for the condition of Demolition
by Neglect of the property, a stabilization proposal
to the Responsible Official shall be submitted within
fourteen (14) days of the decision. The property
owner shall have, at the discretion of the Historic
Preservation Commission, up to one (1) year to
correct the defects. The Responsible Official shall
update the Historic Preservation Commission on the
status of the property every thirty (30) days once
work begins on the property.

The procedure for citing a property for Demolition by
Neglect shall follow Section.
a.

Initial identification is made by visual inspection of the
area by the Responsible Official or an HPC member
or by referral from someone in the area. All referrals
shall be made in writing and shall be submitted to the
Responsible Official.

b.

Once the initial identification is made, followed by a
preliminary determination by the Responsible Official,
the property owner shall be notified by US mail of
the defects of the building and informed of various
incentive programs that may be available for repair.
The property owner shall have thirty (30) days in
which to respond to the preliminary determination
by submitting a stabilization proposal to Responsible
Official. The stabilization proposal will be presented to
the HPC at the next available meeting. If the Historic
Preservation Commission approves the proposal,
a Certificate of Appropriateness (if necessary) may
be issued. The approval will detail the specific work
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g.

following frontage types. Where there is a conflict between the
base dimensional standards and the frontage requirements, the
frontage requirements control.

If the property owner does respond with a
stabilization proposal, the matter is turned over to the
City Attorney’s office for action in Municipal Court.

Division 3: CORRIDOR OVERLAYS
Section 4.5.3.1Purpose
Corridor overlays are established in order to ensure a consistent
pattern of development, scenic gateways, and efficient access
management along major transportation corridors.

Section 4.5.3.2District Establishment
Corridor overlay districts shall be established as an overlay district
by ordinance and processed in accordance with Section 2.5.2.1.

B.

C.

Purpose. The highway overlay district is established for the
purpose of protecting the public investment in and lengthening
the time during which major access corridors and specified
principal arterials can continue to serve their functions without
expansion or relocation by expediting the free flow of traffic
and reducing the hazards arising from unnecessary points of
ingress and egress and cluttered roadside development.
Driveways. The following driveway standards are applicable
within all highway overlay districts.
1.

If on-site parking areas can be accessed from a multiway streetscape type in Section 3.8.1.9, a cross access
agreement, an improved alley, or secondary street, access
from the adjacent tract, alley or secondary street is
required and new curb cuts are not allowed.

2.

Driveways must be spaced three hundred (300) feet apart
centerline to centerline.

3.

Nothing in this section shall prevent all site access to any
property.

D. Allowed Frontage Types. Development within a highway
corridor overlay district must be consistent with one of the
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Parkway frontage

2.

Green frontage

3.

Multi-Way frontage

Section 4.5.3.4Conservation Corridor Overlay District
A. Intent. The conservation corridor overlay district is intended
to preserve the sensitive environmental region and natural and
scenic beauty along designated conservation corridors.
B.

Purpose. The conservation corridor overlay district is
established for the purpose of advancing mobility options and
providing looped connections around the City while managing
development in these areas.

C.

Driveways.

Section 4.5.3.3Highway Overlay District
A. Intent. The highway overlay district is intended to maintain the
attractiveness of these corridors and arterials enhancing the
economic value of the community by encouraging tourism and
trade.

1.

1.

No new driveways are permitted within a conservation
corridor overlay district.

2.

Nothing in this section shall prevent all site access to any
property.

D. Allowed Frontage Types. Development within a conservation
corridor overlay district must be consistent with one of the
following frontage types. Where there is a conflict between the
base dimensional standards and the frontage requirements, the
frontage requirements control.
1.

Conservation frontage

Preservation Law Educational Materials . . .
DEMOLITION BY NEGLECT
“Demolition by Neglect” is the term used to describe a situation in which a property owner
intentionally allows a historic property to suffer severe deterioration, potentially beyond the
point of repair. Property owners may use this kind of long-term neglect to circumvent historic
preservation regulations.

Contexts in Which Demolition by Neglect Arises
Sometimes demolition by neglect occurs when an owner essentially abandons a historic property.
More often, neglect is an affirmative strategy used by an owner who wants to develop the
property. The context in which the issue is raised depends on what action the city decides to take,
if any.
At one end of the spectrum, some local governments have taken affirmative enforcement actions
against the owners of such properties, ultimately going to court if necessary. At the other end of
the spectrum, occasionally the owner of a neglected or deteriorating property will file a lawsuit
against the local government, challenging the historic designation or some other feature of the
preservation ordinance. The problem with both of these extremes is that courts are very
unpredictable.
More commonly, demolition by neglect controversies end up somewhere in the middle of this
spectrum, with the local government issuing citations to repair the building, and the owner
ignoring the citations. The skirmishes involved in this process often result in a statement that
leaves all sides frustrated.

Demolition by Neglect and Economic Hardship
Property owners using demolition by neglect as a tactic to work around preservation laws will
often argue that the prohibitive cost of repairs and deferred maintenance creates an economic
hardship.
Ideally historic preservation ordinances need a safeguard provision to protect against this kind of
argument, creating a loophole. Generally, the owner’s own neglect should not be allowed to
create an economic hardship. However, it is often difficult to sort out the extent to which an
economic hardship is attributable to an owner’s actions, or to things beyond the owner’s control
(i.e., circumstances that would have existed in any event). In looking at economic hardship and
demolition by neglect, it is important for commissions to look beyond simply the relationship
between the cost of repairs and the purchase price or the “as is” value.

Tools for Controlling Demolition by Neglect
The most important tool for controlling demolition by neglect is a carefully drafted provision in
the local preservation ordinance requiring affirmative maintenance and ensuring that the local
commission is equipped with adequate remedies and enforcement authority. Even if a
community already has some type of affirmative maintenance provision, it may want to review
your ordinance and amend it in order to increase its effectiveness.
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The first step is to look at the state’s enabling legislation to determine the specific legal authority
for affirmative maintenance provisions. Affirmative maintenance provisions have repeatedly
been upheld and enforced by the courts. The leading case is Maher v. City of New Orleans, 516 F.2d
1051 (5th Cir. 1975), cert. denied, 426 U.S. 905 (1976), in which a federal appeals court upheld an
affirmative maintenance provision for the French Quarter in New Orleans, ruling that the
provision was constitutional as long as it did not have an unduly burdensome effect on the
individual property owner. In Harris v. Parker, Chancery No. 3070 (Cir. Ct. Isle of Wight County,
Va. Apr. 15, 1985), a case from Smithfield, Virginia, the court actually ordered repairs to be
carried out in compliance with the affirmative maintenance requirements in the ordinance. And
in Buttnick v. City of Seattle, 719 P.2d 93, 95 (Wash. 1986), the court ruled that requiring an owner
to replace a defective parapet on a historic building did not result in unreasonable economic
hardship. The D.C. Court of Appeals in District of Columbia Preservation League v. Department of
Consumer and Regulatory Affairs, 646 A.2d 984 (D.C. App. 1994), reversed the District of
Columbia’s approval of the demolition of a historic landmark in dilapidated condition caused by
the owner’s own actions, because the demolition permit was unauthorized under the District’s
preservation act.
With the help of its city attorneys, the New York Landmarks Commission has successfully
obtained judgments against owners of historic buildings in particularly egregious condition. In
2004, a New York City trial judge ordered the owners of the landmarked “Skidmore House” in
Manhattan to make all repairs ordered by the Landmarks Commission and to keep the building
in “good repair.” See City of New York v. 10-12 Cooper Square, Inc., 793 N.Y.S.2d 688 (N.Y. Cty.
2004). On May 21, 2009, a Manhattan judge ordered the owner of the vacant Windermere
Apartment Complex to maintain and repair the complex’s three buildings and to pay $1.1 million
in civil penalties.
When drafting an affirmative maintenance provision, it is important to mandate coordination
between the preservation commission and the building code enforcement office, to ensure that
the commission is consulted before code citations and enforcement orders are issued. Be specific
in defining what repairs will be required, and what remedies will be available under what
circumstances. Also make sure that the economic hardship provision is drafted so that it prevents
owners from arguing that their own neglect has caused an economic hardship.
One important remedy to include in the ordinance is the authority for the local government to
make the repairs directly and then charge back the owner by placing a lien on the property. In
some jurisdictions, such as New York City, civil penalties up to the fair market value of the
property may be levied against violators.

Incentive Programs and Other Forms of Assistance
Another important tool for controlling demolition by neglect and increasing the effectiveness of
affirmative maintenance programs is the use of incentives. Tax incentives, low cost loans, and
grants are always encouraged as a way to help owners fund necessary maintenance. Maintenance
expenses can also be defrayed through the use of volunteer maintenance crews.

Enforcement
One reason why demolition by neglect is such a frustrating issue for preservationists and historic
preservation commissions is that it often involves a branch of local government over which
preservationists have little influence or control—the code inspection and enforcement office.
Most preservation groups have good relationships with their preservation commissions, but
probably no relationship at all with the building inspection office.
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There is often a conflict between these two governmental functions. Even under the best of
circumstances, these two offices rarely coordinate their actions. At worst, an outright turf battle
may erupt, in which the code enforcement office orders a building demolished as a safety hazard
without consulting the preservation commission.
It is therefore very important for local preservation groups to get to know code enforcement
officials. A good working relationship with these officials can be critical to helping to ensure that
deferred maintenance problems are identified and corrected before they reach the point of
demolition by neglect.

Selected Examples of Demolition by Neglect Provisions
Cited below are:
• examples of provisions in state historic preservation enabling laws authorizing localities to
prevent the destruction of historic buildings by "demolition by neglect;”
• sample local ordinance provisions dealing with demolition by neglect through maintenance
requirements; and
• examples of the use of eminent domain to prevent demolition by neglect.

State Enabling Legislation
A number of states permit local governments to prevent the "demolition by neglect" of historic
properties. Below are some examples of provisions in state enabling laws for historic preservation
intended to address this problem:
North Carolina: "The governing board of any municipality may enact an ordinance to prevent
the demolition by neglect of any designated landmark or any building or structure within an
established historic district. Such ordinance shall provide appropriate safeguards to protect
property owners from undue economic hardship."
Rhode Island: "Avoiding demolition through owner neglect. a city or town may by ordinance
empower city councils or town councils in consultation with the historic district commission to
identify structures of historical or architectural value whose deteriorated physical condition
endangers the preservation of such structure or its appurtenances. The council shall publish
standards for maintenance of properties within historic districts. Upon the petition of the historic
district commission that a historic structure is so deteriorated that its preservation is endangered,
the council may establish a reasonable time not less than 30 days within which the owner must
begin repairs. If the owner has not begun repairs within the allowed time, the council shall hold a
hearing at which the owner may appear and state his or her reasons for not commencing repairs.
If the owner does not appear at the hearing or does not comply with the council's orders, the
council may cause the required repairs to be made at the expense of the city or town and cause a
lien to be placed against the property for repayment."
Alabama: "Demolition by neglect and the failure to maintain an historic property or a structure in
an historic district shall constitute a change for which a certificate of appropriateness is
necessary.”
Wisconsin: "[A] political subdivision may acquire by gift, purchase, or condemnation any
property right in historic property, whether the property is real or personal."
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Local Ordinance Provisions Concerning Demolition by Neglect
Many local ordinances include provisions for dealing with the problem of demolition by neglect.
Some noteworthy examples are described below:
San Francisco: Language in the San Francisco ordinance is quite explicit and detailed with
respect to the problem of demolition by neglect:
"Maintenance: The owner, lessee, or other person in actual charge of a Significant or Contributory
building shall comply with all applicable codes, laws and regulations governing the maintenance
of property. It is the intent of this section to preserve from deliberate or inadvertent neglect the
exterior features of buildings designated Significant or Contributory, and the interior portions
thereof when such maintenance is necessary to prevent deterioration and decay of the exterior.
All such buildings shall be preserved against such decay and deterioration and shall be free from
structural defects through prompt corrections of any of the following defects:
1. Facades which may fall and injure members of the public or property.
2. Deteriorated or inadequate foundation, defective or deteriorated flooring or floor supports,
deteriorated walls or other vertical structural supports.
3. Members of ceilings, roofs, ceiling and roof supports or other horizontal members which
sag, split or buckle due to defective material or deterioration.
4. Deteriorated or ineffective waterproofing of exterior walls, roofs, foundations or floors,
including broken windows or doors.
5. Defective or insufficient weather protection for exterior wall covering, including lack of
paint or weathering due to lack of paint or other protective covering.
6. Any fault or defect in the building which renders it not properly watertight or structurally
unsafe."
Culpeper, Virginia: A somewhat different approach has been taken by the town of Culpeper,
which states in its ordinance:
"Sec. 28-27.2. Demolition By Neglect. No officially designated historic landmark or contributing
structure within the historic district shall be allowed to deteriorate due to neglect by the owner
which would result in violation of the intent of this Section.
Demolition by neglect shall include any one or more of the following courses of inaction or action:
1. Deterioration of the exterior of the building to the extent that it creates or permits a
hazardous or unsafe condition.
2. Deterioration of exterior walls or other vertical supports, horizontal members, roofs,
chimneys, exterior wall elements such as siding, wooden walls, brick, plaster, or mortar to
the extent that it adversely affects the character of the historic district or could reasonably
lead to irreversible damage to the structure.
In the event the Culpeper County Building Official, or the agent officially recognized by the
Town of Culpeper as serving that capacity, determines a structure in a historic district is being
'demolished by neglect', he shall so notify the Chairperson of the Historic and Cultural
Conservation Board, stating the reasons therefor, and shall give the owner 30 days from the date
of the notice to commence work rectifying the specifics provided in the notice; or to initiate
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proceedings as provided for in Section 28-27. If appropriate action is taken in this time, the Town
may initiate appropriate legal action as provided therein."
Charlottesville, Virginia: The Charlottesville ordinance not only requires the maintenance of a
landmark property but also requires the maintenance of the land on which the landmark sits.
Note the following:
"Section 31-141. Maintenance and repair required.
Neither the owner of nor the person in charge of a structure or site in any of the categories set
forth in section 31-127.2 of this Code shall permit such structure, landmark or property to fall into
a state of disrepair which may result in the deterioration of any exterior appurtenance or
architectural feature so as to produce or tend to produce, in the judgment of the appropriate
board, a detrimental effect upon the character of the district as a whole or the life and character of
the landmark, structure or property in question, including but not limited to:
1. The deterioration of exterior walls or other vertical supports;
2. The deterioration of roofs or other horizontal members;
3. The deterioration of exterior chimneys;
4. The deterioration of crumbling of exterior plasters or mortar;
5. The ineffective waterproofing of exterior walls, roofs and foundations, including broken
windows or doors;
6. The peeling of paint, rotting, holes and other forms of decay;
7. The lack of maintenance of surrounding environment, e.g., fences, gates, sidewalks, street signs,
accessory structures and landscaping (emphasis added);
8. The deterioration of any feature so as to create or permit the creation of any hazardous or
unsafe condition or conditions.
The enforcing officer shall give notice by certified or registered mail of specific instances of
failure to maintain or repair. The owner or person in charge of such structure shall have sixty
days to remedy such violation; provided, that the appropriate board, upon request, may allow an
extension of up to sixty days to remedy such violations. Thereafter, each day during which there
exists any violation of this section shall constitute a separate violation and shall be punishable as
provided in articles XXVIII of this chapter."
Montgomery County, Maryland: Montgomery County requires a public hearing when charges
of demolition by neglect are raised. If a property owner has been requested to maintain his
property but refuses to do so, the ordinance allows the director of the county's Department of
Environmental Protection may arrange for necessary repairs and charge the expenses to the
owner.
"Sec. 24A-9. Demolition by Neglect.
... In the event the corrective action specified in the final notice is not instituted within the time
allotted, the Director may institute, perform and complete the necessary remedial work to
prevent deterioration by neglect and the expenses incurred by the Director for such work. Labor and
materials shall be a lien against the property, and draw interest at the highest legal rate, the amount to be
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amortized over a period of 10 years subject to a public sale if there is a default in payment.” (Emphasis
added.)
Portland, Maine: Portland permits its Department of Planning and Urban Development to order
property owners to make necessary repairs to deteriorating buildings within specified time
periods. The city also spells out in its ordinance procedures for appealing such orders.
"Section 14-690. Preservation of Protected Structures.
(a) Minimum Maintenance Requirement.
All landmarks, and all contributing structures located in an historic district, shall be preserved
against decay and deterioration by being kept free from the following structural defects by the
owner and any other person or persons who may have legal custody and control thereof.
(1) Deteriorated or inadequate foundation which jeopardizes its structural integrity;
(2) Defective or deteriorated floor supports or any structural members of insufficient size to
carry imposed loads with safety which jeopardize its structural integrity;
(3) Members of walls, partitions or other vertical supports that split, lean, list or buckle due to
defective material or deterioration which jeopardize its structural integrity;
(4) Structural members of ceilings and roofs, or other horizontal structural members which
sag, split or buckle due to defective materials or deterioration or are of insufficient size to
carry imposed loads with safety which Jeopardize its structural integrity;
(5) Fireplaces or chimneys which list, bulge or settle due to defective material or deterioration
or are of insufficient size or strength to carry imposed loads with safety which jeopardize
its structural integrity;
(6) Lack of weather protection which jeopardizes the structural integrity of the walls, roofs, or
foundation;
(b) The owner or such other person shall repair such building, object, or structure within a
specified period of receipt of a written order to correct defects or repairs to any structure as
provided by subsection (a) above, so that such structure shall be preserved and protected in
accordance with the purposes of this article.
(c) Any such order shall be in writing, shall state the actions to be taken with reasonable
particularity, and shall specify dates for compliance which may be extended by the Department
(of Urban Planning and Development) for reasonable periods to allow the owner to secure
financing, labor or materials. Any such order may be appealed to the Board of Appeals within 30
days. The Board shall reverse such an order only if it finds that the Department had no
substantial justification for requiring action to be taken, that the measures required for time
periods specified were not reasonable under all of the circumstances. The taking of an appeal to
the Board or to Court shall not operate to stay any order requiring structures to be secured or
requiring temporary support unless the Board or Court expressly stay such order. The City shall
seek preliminary and permanent relief in any court of competent jurisdiction to enforce any
order."
The Portland ordinance also deals firmly with people who violate these and other provisions. In
addition to having to pay fines for "each day on which there is failure to perform a required act,"
the ordinance applies a sort of "scorched earth" policy: If a person violates the ordinance either
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willfully or through gross negligence, he may not obtain a building permit for any alteration or
construction on the historic landmark site for five years. Moreover, for a period of 25 years, any
alteration or construction on the property is subject to special design standards imposed in the
ordinance, whether or not the property involved is historic.

Eminent Domain
Several cities authorize the use of eminent domain as a means of protecting historic buildings
from deterioration or neglect. Specific examples include:
San Antonio, Texas: San Antonio permits the city to "condemn the [historic] property and take it
by the power of eminent domain for rehabilitation or reuse by the city or other disposition with
appropriate preservation restrictions in order to promote the historic preservation purposes of
[the ordinance] to maintain the structure and protect it from demolition."
Richmond, Virginia: Chapter 10, Section 21, of the Code of Virginia states that the Department of
Conservation shall have the power to acquire, by purchase, gift or eminent domain, properties of
scenic and historical interest which in the judgement of the Director of the Department should be
acquired, preserved and maintained for the use and pleasure of the people of Virginia. (Emphasis
added)
Richmond, Va., recently obtained a charter change that allows the city to condemn and acquire
properties in historic districts suffering from demolition by neglect. The city is currently using
this authority to save a Greek Revival house in the Church Hill Historic District.
Baltimore, Maryland: Though not a recent example, the City of Baltimore exercised its eminent
domain authority to acquire the historic Betsy Ross House in order to preserve it. In Flaccomio v.
Mayor and Council of Baltimore, 71 A.2d 12 (Md. 1950), the Maryland Court of Appeals upheld the
city's use of this power.
Louisville, Kentucky: In the late 1970s, the City of Louisville condemned two Victorian
townhouses that Louisville the Louisville Women's Club planned to demolish for a parking lot.
The city then resold the properties, with preservation covenants attached, to a developer. The
Club took the city to court, but the court upheld the city's action.
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PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

August 12, 2021

RE:

AGENDA ITEM 12: FORMATION OF AND NOMINATION TO THE DEMOLITION REVIEW
PROCESS COMMITTEE

During the July regular meeting, the Commission discussed the requirements for
demolition review for historic age resources in Chapter 2, Article 7, Division 4 of the San
Marcos Development Code. During the discussion, formation of a committee to review
the requirements and process was discussed. This item was postponed at the August 5th
regular meeting in order to allow more Commissioners to be present for the discussion.
Article 9 of the approved Commission bylaws allows the formation of ad hoc committees
as necessary. Each committee must be established by an affirmative vote and shall
consist of at least three members approved by the Commission. There are no location
requirements set forth in the bylaws and the requirements of the Texas Open Meetings
Act do not apply to these ad hoc committees (i.e. no requirement to post meetings). The
bylaws do require that the ad hoc committees update the Commission at least quarterly
on their work. The bylaws have been attached to help facilitate discussion.
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PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

August 23, 2021

RE:

AGENDA ITEM 15: LOCAL LANDMARK PLAQUES UPDATE & DISCUSSION

Staff has received the proofs from the vendor, Hill Country Trophy, and wanted to bring
them before the Commission as both an update and discussion item; attached.
Staff is seeking direction for one of the plaques – the Calaboose African American History
Museum. The property is owned by the City. However, it is leased to the Calaboose
African American History Museum. Research has shown the building sits on the site of
the old Hays County Jail. While a “calaboose”, another word for prison or jail, was located
here, the building itself was not the jail built in 1873. It later served as the Negro USO
Club following World War II. In the attached proof, you can see that it is titled “Calaboose
African American History Museum”. Information from Preservation Texas, utilized in the
designation of the property as a local landmark, reads “San Marcos Calaboose/USO
Club”; attached. The Texas Historic Commission’s Official Marker located on site, reads
“The Calaboose”; see photo below.

Following the meeting, staff will work with the vendor to place the order for the plaques.
630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8147 ● FACSIMILE 512.754.7745
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Local Historic Landmark
Oak Heights Live Oak Tree

Local Historic Landmark

Local Historic Landmark

Charles S. Cock House

Merriman Cabin

c. 1867

c. 1846

Local Historic Landmark
Dunbar School Home
Economics Building
c. 1910

Local Historic Landmark

Local Historic Landmark

Old Fish Hatchery

Commemorative Air Force Hangar

c. 1894

c. 1973

Local Historic Landmark

Local Historic Landmark

Local Historic Landmark

Graham Tower

Old African American Baptist
Church

Calaboose African American
History Museum

c. 1942

c. 1908

c. 1912

History of the San Marcos Calaboose/USO Club to 1946
200 W. MLK Dr., San Marcos (Hays Co.), Tex.
Evan R. Thompson, J.D.1
January 7, 2021; Revised March 16, 2021
Note: This history has been revised (March 16, 2021) to reflect newly discovered information that (1)
the original 1873 Hays County Jail was constructed by the San Marcos firm of Northcraft and Donalson
and (2) that this original jail was demolished in August 1912.

The historic San Marcos Calaboose/USO Club, constructed after 1912, is located on a portion
of Lot 14 (Block 16) within the boundaries of the original Town of San Marcos. Hays County
purchased Lots 14 and 15 on August 26, 1873 for $287.50 "for the use and benefit of said Hays
County, to erect a jail upon…"2 Just a day earlier, on August 25, the County approved plans
for a jail3 after advertising throughout the summer through two rounds of bidding for "sealed
proposals to furnish material and build a Jail."4 The cost was not to exceed $5,000.5

Daily Democratic Statesman (Austin), 15 June 1873

Daily Democratic Statesman (Austin), 17 July 1873
1

I am grateful for the research insights and contributions of Lila Knight and J. Marie Bassett, two of Hays
County's most dedicated local historians.
2
John W. Herndon to Hays County, Hays County Deed Book, H:584.
3
Carl H. Deal, III, "Old jail is future home of Jack C. Hays Law Enforcement Museum," Celebrate San
Marcos 150!, 1 March 2001, p. 21B. This publication by The Daily Record & The Free Press (San
Marcos, Texas), is available online at sanmarcostx.gov.
4
"Sealed Proposals," Daily Democratic Statesman (Austin, Texas), 15 June 1873, p. 2.
5
"It is Ordered," Daily Democratic Statesman (Austin, Texas), 17 July 1873, p. 2.

Construction and Appearance of the 1873 Hays County Jail
While it is not known who designed or built the original jail, it is known that the jail was in
operation as early as June 11, 1874 when it was reported that fifteen of the seventeen men
imprisoned there escaped after they "captured the jailor, took away his arms and fastened
him up in one of the cells…"6 Thirteen of them were recaptured within a few hours; the
prisoners were both white and black.

Detail of the 1881 Bird's Eye View showing the two-story 1873 jail at the corner of Comal and Fredericksburg.

The original 1873 jail was a two-story structure constructed of stone. While no photograph is
known to exist, the building is depicted on the 1881 Bird's Eye View of San Marcos in Hays Co.
Texas. This rendering depicts two doors facing Comal (MLK) Street to the south on the ground
floor. On the second story, three windows on the south facade face Comal with two additional
windows on the west facade.7 That this original structure was built of stone is confirmed by
the highly detailed Sanborn fire insurance maps of San Marcos, which will be discussed later.
Construction of a New County Jail in 1884
By 1884, the condition of the jail was very poor and plans were made for its replacement. The
description published by the editor of the San Marcos Free Press on March 13, 1884 speaks for
itself:

6

Untitled article, Daily Democratic Statesman (Austin, Texas), 16 June 1874, p. 3. One of the fugitives
was recaptured and put back in jail on August 13, while the other remained at large for some additional
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In the construction of the old jail, we remember well it was said there was to be a
sort of windmill connected with it to circulate the air through the cells. The windmill
part, however, was at last overlooked. A thing better designed for a place of torture,
pure and simple, could scarcely have been conceived than it has been from the
beginning to the present time. Yet we hear it said that it is still to be used as a sort
of supplement to the new jail when completed. Against this in the name of the
humane people of the county, we utter our solemn protest. Rather let it be razed to
the ground as the French republicans of 1789 did the Bastile. We wonder the lightings
of heaven have so long spared the infernal thing.8
Hays County approved the issuance of bonds for a new jail on February 14, 1884.9 The new
jail, constructed on Lot 15 adjacent to the old 1873 jail, was also a two-story structure
constructed of stone. It was designed and built by the San Marcos firm of Northcraft &
Donalson and the county accepted the new jail and approved final payment in September
1884.10
San Marcos Had an Earlier Calaboose
It should be noted that while Hays County now owned two stone jails, San Marcos had a
separate, small, wooden municipal jail on the property, known as the calaboose. Evidence of
the existence of the earlier San Marcos calaboose can be found in reports of town council
minutes such as that of May 6, 1884 when the town council approved a payment of $8.60 to
William Giesen for "hardware and blankets for [the] calaboose."11 Or in the news that "Peter
Maxfield, better known as 'uncle Peter,' died on Monday evening. The use of strong drink was
his besetting sin, and it no doubt brought him to an untimely end, friendless, in the
calaboose."12
San Marcos Buys the Old 1873 County Jail For Use as a City Jail
Now that the old jail -- the "foul and damnable hole"13 -- was vacant and unused, on May 21,
1885 it was reported that "a proposition has been made to the [San Marcos] town council to
purchase the old jail and grounds attached, valued at $1200, on ten years time."14 On June 2,
1885, Hays County Judge Kone attended the San Marcos town council meeting:
[on] behalf of the County Commissioners court, submitted a proposition to sell the
city the old jail and grounds -- 60 varas by 55 feet. The town proposed to give the
county the town lot lying near the Presbyterian church, purchased several years since
8

Untitled article, San Marcos Free Press, 13 March 1884, p. 2.
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for the fire company and $500 and also give the county the wooden calaboose now on
the jail grounds, valued at about $125 for a cook house, for the jail property."15
The deal was done on 21 August 1885 when the city of San Marcos purchased the old jail site
from Hays County for $1,000.16 The following month, the newspaper reported that at the new
1884 county jail, which was housing both white and black prisoners: "a neat wire fence
encloses the jail and yard, and the old town calaboose has been moved near the jail for use
as a cook-house, the County Commissioners having made provision for these needed
improvements."17
Kyle Builds a Calaboose Using a Jail Cell from the 1873 County Jail
As an aside, at this same time, the Town of Kyle petitioned the county for support to
construct a calaboose of its own,18 making use of an old jail cell that the county had donated
the year before from the original 1873 jail.19 The Kyle Calaboose was completed in 1885,20
and the structure, after having served as Kyle's municipal jail until the 1920s and as a tourist
attraction at Aquarena Springs from 1961 to the mid 1990s, has been relocated behind the
1884 Hays County Jail where it awaits restoration.
The 1873 County Jail in Use as the San Marcos City Jail
Returning to the original 1873 Hays County jail, which had become the property of the town
of San Marcos, the newspaper reported on November 5, 1885 that it contained twelve
prisoners: "...three Mexicans, five negroes and four white men. Their offenses are chiefly
theft of stock."21
The city's jail was being referred to as a "calaboose" when, on August 21, 1886, it was
reported that "a Mexican and negro were put in the calaboose;"22 on February 2, 1887, when
city council met and approved a $3 payment to Thomas B. Lee for repairing the calaboose;23
and on May 31, 1891 when "City Marshal J. M. Turner … [chastised] the blacks severely and
locked them up in the calaboose."24
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Earliest Depiction of the 1873 County Jail/City Jail on the Fire Insurance Maps
The June 1896 Sanborn fire insurance map is the first map to depict both the 1873 and 1884
jails. Interestingly, and likely because of its poor condition, the second story of the old 1873
jail had been removed. Note how far back the 1873 jail is from Fredericksburg Street.

June 1896 Sanborn Fire Insurance Map, Sheet 1.

Depictions of the jail on later Sanborn maps in March 1902 and August 1906 are unchanged
from the 1896 map. It should be noted that buildings colored blue were stone; red buildings
were brick and yellow were constructed of wood. The 1873 jail, as it stood until at least
March 1912, was stone. The March 1912 Sanborn map also shows the structure with an X
through it, meaning that it was being used as stables. It featured a 16' wall height on the
north and south facades and a 14' tall opening on the east facade leading to a one story,
wood-frame extension on the east facade. Both the wood and stone sections of the structure
have a tin roof.

March 1912 Sanborn Fire Insurance Map, Sheet 1.

The last documented reference to the old 1873 jail being used by the city of San Marcos for
incarceration is in a census of prisoners compiled in 1910, noting that the "San Marcos City
Prison" had 10 inmates: 7 male, 3 female; 5 white foreign born, 5 colored."25
A New Brick Calaboose for San Marcos
The lack of digitized newspapers from 1912 to 1922, and lack of access to City Council
minutes for the period for the purposes of this report, make it unclear precisely when the
1873 jail was demolished. But by 1919, the site was again in use as a calaboose, as the
newspaper reported threats of the City Marshal to place boys in the calaboose who are being
a nusiance with slingshots.26 The 1922 Sanborn map makes it clear that a new one story
structure, constructed of brick, had been constructed on Lot 14 but closer to Fredericksburg
Street than the old jail had been.

January 1922 Sanborn Fire Insurance Map, Sheet 5.

The site location, material, and scale of the new San Marcos Calaboose on the 1922 Sanborn
map is consistent with the eastern half of the present-day Calaboose Museum. An
examination of the existing calaboose reveals a brick structure with machine-made brick built
on poured concrete foundation covered by a wood-framed hipped roof with open rafter tails,
all of which are consistent with a date of construction between 1912 and 1922. Newspaper
references also continue to indicate that this small jail was the city jail, and no contemporary
references have been located suggesting that the jail was used exclusively for
25
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African-Americans, although in practice, it is clear that the incarceration levels of
African-Americans and Mexicans were disproportionately higher than for those of other
ethnicities.
By 1932, the city calaboose was apparently not in use (or otherwise infrequently used) for at
"a combined meeting of the United Charities directors and representatives of the Chamber of
Commerce a resolution was passed asking the city officials to open the doors of the old city
calaboose so that transient men might sleep there as the depots where they were formerly
allowed to sleep have been closed to them."27
In 1943, the old city jail was renovated as a "Colored USO." In November of that year, it was
reported that "renovations have started on the old city jail building on Comal street and when
completed early in December."28 The first event held in the old calaboose, now in use as a
USO clubhouse for African-Americans, was a "gala Christmas Eve party for SMAAF [San Marcos
Army Air Forces] troops."29 The August 1944 Sanborn fire insurance map reflects the changes
to the building that were made during its 1943 renovation, which included the construction of
a one-story addition to the west which sits on what would have been the original foundations
of the 1873 jail.

August 1944 Sanborn Fire Insurance Map, Sheet 7.
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Seventy five years ago today, on January 7, 1946, City Council approved petition to sponsor a
"colored recreation program" to include operation of a "recreation center on Comal street in
the building which was used as the colored USO club during the war."30
It is fitting on this evening, then, that the historic San Marcos Calaboose, built on the site of
the original 1873 Hays County Jail, should be landmarked in recognition of this history.

San Marcos Calaboose/USO Club. The eastern (brick) portion was constructed between 1912 and 1922;
the western (wood frame) portion was constructed in 1943. The building sits on the site of the original
1873 Hays County jail, which was a two-story limestone building.

The Calaboose is constructed of machine-cut bricks on a poured concrete foundation,
typical of construction between 1912 and 1922.
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