City of San Marcos
Special Meeting
Historic Preservation Commission
September 29, 2021, 1:00 PM
Meeting Room A, San Marcos Public Library
625 East Hopkins Street
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
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.

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.
DISCUSSION ITEMS
1. Discussion regarding updating the Historic District Design Guidelines in Appendix C of
the San Marcos Design Manual to address Accessory Dwelling Units and other such
accessory structures and provide feedback.
2. Discussion and consideration of recommendations from the Local Landmarks committee
and provide feedback.
3. Discussion and consideration of recommendations from the My Historic SMTX committee
and provide feedback.

ACTION ITEM:
4. Consider potential projects for the Texas Historical Commission’s Certified Local
Government Program FY22 grant cycle Letter of Intent.
IV. 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.
V. 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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PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

June 9, 2021

RE:

DESIGN GUIDELINES FOR ACCESSORY DWELLING UNITS AND OTHER SUCH
ACCESSORY STRUCTURES

Background
The Commission has held discussions regarding accessory buildings in the historic
districts, specifically Accessory Dwelling Units (ADUs). The San Marcos Development
Code allows for ADUs as a limited use within single-family zoning districts subject to the
standards within Section 5.1.3.1(c)(2). All accessory dwelling units must meet these
standards. Accessory structures, such as sheds, are also allowed in single-family zoning
districts and are required to follow the requirements in Section 5.1.3.1 of the Development
Code. These sections have been included as backup to this memo.
The Historic District Design Guidelines, Appendix C of the San Marcos Design Manual,
are silent on recommendations for ADUs as well as accessory structures. Originally
drafted in 1997, ADUs were not generally a topic of discussion at that time. To review
Certificate of Appropriateness requests for both ADUs, new accessory structures, and
exterior alterations to accessory structures, staff utilizes the Construction and Repair
Standards found in Section 4.5.2.1(I)(1) of the San Marcos Development Code along with
the Secretary of the Interior’s Standards for the Treatment of Historic Properties, mostly
under the treatment of Rehabilitation.
In February 2021, the Commission approved Recommendation Resolution 2021-01RR
recommending that specific guidelines for ADUs and other such accessory structures be
added to Appendix C. The resolution was brought before City Council at their April 6,
2021 meeting at which the City Council provided consensus to move forward with the
recommendation.
At the May 6th regular meeting, the Commission discussed the proposed timeline on the
development of historic design guidelines specific to ADUs and accessory structures. It
was determined that a workshop should be held to review standards and guidelines from
other municipalities and discuss what would be appropriate for San Marcos.
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Using the listservs for both the Texas Historical Commission Certified Local Government
Program and the National Alliance of Preservation Commissions, staff has compiled
information from other municipalities on how accessory buildings within their historic
districts are regulated. Staff found that most historic guidelines and standards centered
around the topic of compatibility of the structure with its surroundings. They highlight that
new construction should be compatible in terms of massing, form, scale and proportions.
These design elements, along with location and material, are essential to maintaining the
character of the property or a historic district.
Regarding ADUs, staff found specific regulations for the use were found outside of the
historic design guidelines and standards within zoning regulations of development codes.
Many of the communities who responded made staff aware that they are facing the same
issue and are looking at updating their current historic guidelines to better serve staff and
Commissions in making decisions. Specific use regulations for ADUs are found in zoning
regulations, similar to the City of San Marcos’s
The communities that responded to staff’s inquiry were Austin. Texas, Houston, Texas,
Mansfield, Texas, and Grand Rapids, Michigan. Additionally, staff received information
from the Director of the Capital Zoning District Commission in Little Rock, Arkansas. This
Commission was formed in the mid-1970s to protect the unique character of the
neighborhoods around the State Capitol and Governor’s Mansion. Staff has researched
the information has summarized each, separating the summary by the main topics
covered. Austin and Grand Rapids are in the process of updating their historic design
guidelines and the Capital Zoning District Commission’s guidelines cover secondary
structures twice – once in the Secretary of the Interior’s Standards for Rehabilitation and
then again under New Construction Standards. Houston has five sets of design guidelines
that govern their historic districts. Outbuildings, both existing and new, are covered in a
single chapter within the City of Mansfield’s design guidelines. All have been included as
backup to this memo. All of the communities researched include a statement in some
form that when possible, preserving and repairing historic garages and accessory
structures is preferred.

Location
Generally, accessory structures in historic districts, such as sheds, carriage houses,
detached garages, are located at the rear of the property behind the main structure. The
standards and guidelines from each community require the location to be behind and/or
subordinate to the primary structure.
Austin, Texas: The standard for accessory buildings is to locate them in a way that
follows the historic location and setback patterns of similar buildings on the block or in the
district. The recommendation is to minimize the appearance of a new accessory building
from the primary street. Orientation of buildings like detached garages is also mentioned
with the standard being to match the predominant garage orientation found on the block’s
contributing properties and to not use front-loaded garages on blocks where rear or alleyloaded garages historically were present.
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Houston, Texas: All five sets of guidelines state that new garages, carports, and
accessory structures that are attached or detached can be considered compatible
changes as long as they are located in the rear half of the lot. The Houston Heights Design
Guidelines allows for accessory structures in the rear yard, however, there are other
measurable standards, such as maximum lot coverage and maximum floor area ratio,
that are required to be met in order to approve a new structure.
Mansfield, Texas: For new garages, typical locations were at the rear of the site with a
driveway leading to the garage. If a corner lot, garages typically faced the side street and
located closer to the street.
Grand Rapids, Michigan: New garages and carriage houses are required to be located
in the far back of the rear yard and be fully detached from all existing structures. In the
instance of a corner lot, a garage or carriage house will receive consideration for
placement well behind street facing façades when all other guidelines and standards are
met. When siting a new garage or carriage house, the guidelines state to retain historic
relationships between the primary building, open space, and landscape features.
Capital Zoning District Commission (Little Rock, Arkansas): Locating a garage such
that its visual impacts will be minimized is encouraged. A new secondary structure should
be in character with those seen traditionally and should be subordinate in scale to the
primary structure. Locating a garage in the front yard is discouraged.

Scale and Massing
Together, scale and massing determine a building’s visual impact. The standards and
guidelines from each community all agreed that they are among the most important
character-defining features of historic buildings and for new infill construction.
Austin, Texas: The standard for accessory buildings is to design them to be visually
subordinate to the primary building in height, massing, and form, as viewed from the
street. The recommendation for new construction is to not exceed the height of the tallest
contributing building on the block
Houston, Texas: The measurable standards, such as maximum lot coverage and
maximum floor area ratio, within the Houston Heights Design Guidelines regulate the size
of new accessory buildings. Within the other four sets of guidelines second-story additions
for garage apartments may be constructed but should maintain the features and footprint
of the existing garage. However, garages attached to the side of the house or appear to
be attached are not allowed.
Mansfield, Texas: Each type of outbuilding should have its’ own identity but should ‘read’
as secondary structures and not overwhelm or compete with the main structure in size or
form.
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Grand Rapids, Michigan: Garages and carriage houses are required to not overpower
or detract from the primary building, adjacent primary structures, or environment. Massing
(combination of square footage, width, depth and height) and scale will be compatible
with the historic character of contributing accessory buildings in the immediate historic
district while remaining historic district subservient to the primary structure on the site.
Capital Zoning District Commission (Little Rock, Arkansas): In general, garages
should be unobtrusive and not compete visually with the house. A detached garage is
preferred as it will help reduce the perceived mass of the overall development.

Design and Material
In order to retain a historic structure’s historical and architectural integrity, all of the
guidelines include guidelines and standards on how design and material can help retain
these design elements.
Austin, Texas: New accessory buildings should take design cues from the principle
building on the property, as well as nearby accessory buildings. The New buildings do not
need to mimic the architectural styles of the landmark or district, but they should not be
so dissimilar as to distract from or diminish the historic character.
Houston, Texas: Garages should be constructed in a style and with materials that
complement the house or shall be architecturally compatible with the principle building.
In the Houston Heights Design Guidelines qualitative guidelines are included for new
garages and carports which regulate compatibility with design and material.
Mansfield, Texas: Materials used in the construction of new outbuildings should be
typical of common building materials, or typical of structures of this type, age and location:
wood siding (either novelty, tongue and groove, shiplap or equivalent), stone or brick. The
exterior materials of new outbuilding should reflect the use and function of the building,
and not that of the primary building when the use is non-historic. For example, a new
garage behind a residence should complement the house and may use similar or the
same materials (at least partially).
Grand Rapids, Michigan: New garages and carriage houses are required to be visually
compatible with the primary building on the lot, as well as the adjacent environment and
neighborhood/district. Exterior materials are required to be visually compatible with
historic contributing materials found on the primary building in finishes, features,
dimensions, and design. Exterior wall materials should be consistent with historic
materials appropriate to the main structure and neighborhood, such as, wood, stucco and
masonry. Hardiplank may also be considered in new construction.
Capital Zoning District Commission (Little Rock, Arkansas): If there is an existing
secondary structure, the preservation of it is encouraged. If the existing structure is
beyond repair, then replacing it in-kind is encouraged. When constructing a new
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secondary structure, it should be similar in character to those seen traditionally and be
compatible with the primary building. They allow for basic rectangular forms, with hip,
gable or shed roofs as well as contemporary interpretations of traditional secondary
structures when they are compatible with the historic context.

Workshop Goal
The goal of the workshop is to gather input from the Commission on what would be
appropriate for San Marcos, using the information provided as a roadmap to guide
discussion. Please read through the information attached and make note of items you
wish to discuss further. If there has been other research conducted, please be bring it to
share with the Commission and staff.

630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8147 ● FACSIMILE 512.754.7745
SANMARCOSTX.GOV

CHAPTER

6

Use Regulations

Section 5.1.2.5Plant Nursery
A. Defined. A facility where horticultural and agricultural products
produced on the premises are sold.
B.

within the same structure as is the primary living space, or
may be contained in a separate structure.
Figure 5.1 Accessory Dwelling Units

Use Standards. Where a plant nursery is allowed as a limited
use the following standards shall apply:
1.

Sales shall be limited to agricultural products produced on
the premises, hand-held garden tools, bags of fertilizer,
mulch, and similar items normally associated with nursery
or gardening operations; and

2.

Sales offices shall be limited to 200 square feet of gross
floor area per acre of land area, but in no case can the
sales office exceed 1,000 square feet of gross floor area.

Division 3: ACCESSORY AND TEMPORARY STRUCTURES AND USES
Section 5.1.3.1Accessory Buildings/ Structures
A. Defined. A structure enclosing or covering usable space where
the use of such structure is incidental and subordinate to one
or more principal buildings. Accessory structures include but
are not limited to the following:

B.

C.

2.

Use Standards
a.

An accessory dwelling unit is considered an
independent unit for the purposes of occupancy
restrictions.

b.

1.

Kiosk

2.

Food Truck

Where a new accessory dwelling unit is allowed as a
limited use it is subject to the following standards:

3.

Shed

1.

4.

Accessory Dwelling Unit

The owner of the lot or parcel of land must
maintain his or her primary residence on the lot;

Use Standards
1.

Setback, minimum parking, parking location, and height
requirements for all accessory structures are established
and set forth in Chapter 4 district descriptions and building
type standards and Chapter 7 minimum parking.

2.

No accessory structure may be located closer than 10 feet
to any other building or structure on the same lot.

Accessory Dwelling Units
1.

Defined. A secondary living space which shares
ownership and utility connections, and which is on-site
with a primary living space and that may be contained

Amended: September 1, 2020 San Marcos Development Code

5:9
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CHAPTER

5

7

Use Regulations

2.

No more than one accessory dwelling unit may
exist on a lot or parcel of land; and

3.

The habitable area of the accessory dwelling
unit must not exceed the lesser of 1000 square
feet or one-half the number of square feet of
habitable area of the principal dwelling on the lot
or parcel of land.

B.

Outdoor Storage
1.

Defined. The keeping, displaying or storing, outside
a building, of any goods, materials, merchandise or
equipment on a lot or tract for more than 24 hours.

2.

Use Standards.
a.

All outdoor storage shall be located at least 15 feet
from the public right-of-way;

b.

All outdoor storage shall not be more than 12 feet in
height; and

c.

All outdoor storage adjacent to any district other than
HI or HC shall be subject to a transitional protective
yard C or D in compliance with Section 7.2.2.3.

Section 5.1.3.2Accessory Uses
A. Defined. A use that is customarily incidental, appropriate and
subordinate to the principal use of land or building(s) and that
is located upon the same lot therewith. Accessory uses are
allowed, subject to compliance with all applicable standards
and requirements of this development code. Accessory uses
include but are not limited to the following:
1.

Outdoor Storage.

2.

Outdoor Display.

3.

Drive-Thru.

4.

Temporary Uses.

5.

Home Occupations.

6.

An accessory use not specifically listed is prohibited
unless the Responsible Official determines the accessory
use:
a.

Is clearly incidental to and customarily found in
connection with an allowed principal use;

b.

Is subordinate to and serving an allowed principal
use;

c.

Is subordinate in area, extent and purpose to the
principal use served;

d.

e.

5:10

Contributes to the comfort, convenience or needs of
occupants, business or industry in the principal use
served; and

3.

Where outdoor storage is limited the following standards
apply:
a.

C.

Outdoor Display
1.

2.

Defined. Outside temporary display of finished goods that
are specifically intended for retail sale. Outdoor display
as part of a properly permitted use does not apply to the
outdoor sale, lease or rental of the following:
a.

Motor vehicles.

b.

Heavy equipment or other accessory structures.

c.

Plants as part of a nursery.

Use Standards. Where outdoor display is a limited use the
following standards apply:
a.

Outdoor display must be removed and placed inside
a fully-enclosed building at the end of each business
day; and

b.

Outdoor display may not impair the ability of
pedestrians to use the sidewalk or parking areas.

Is located on the same lot as the principal use served.

San Marcos Development Code Amended: September 1, 2020

All outdoor storage shall be fully screened from view
from the public right-of-way, public parking areas
and abutting properties by a wall constructed in
accordance with Section 7.2.6.1 or by the parking
lot screening requirements as set forth in Section
7.1.4.4.
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Historic
Design
Standards
City of Austin
Adopted _________
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Residential
New
Construction
Location 59

Exterior walls 65

Orientation 61

Windows and doors 65

Scale, massing, and height 61

Porches 67

Proportions 63

Chimneys 67

Design and style 63

Attached garages and carports 67

Roofs 65

When the standards apply to residential new construction
Three types of historic properties are regulated through the City of Austin historic review process.

Do they need to follow these design standards?
Historic landmarks
Contributing properties

Historic districts
National Register
districts

Noncontributing properties

~

Recommended, not required
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The scale and massing of a new building are essential to maintaining a property or historic district’s
distinctive character—more so than architectural style or decorative details. However, well-designed
stylistic and decorative elements and compatible building materials can help new construction to blend
into the character of the street. In historic districts, carefully study both the property and the block when
designing a new infill building, and consider street setbacks, parking patterns, porch locations, building
heights and materials, roof forms, and windows.
In residential neighborhoods, garage apartments, granny flats, or accessory dwelling units (ADUs) can
create smaller, more affordable rental units and provide workforce housing close to jobs. Detached
garages and accessory buildings add utility to a property while maintaining the development patterns
of a historic district.
The standards apply to all sides of a new building, but there is more flexibility for walls that are not
visible from the street, particularly in historic districts. In historic districts, the standards do not apply to
new buildings located at the rear or side of the property if the buildings are not visible from the front or
side street (regardless of vegetation, though these buildings must still go through historic review.

Facing image: Joshua West, Sr., contractor, date unknown

RESIDENTIAL NEW CONSTRUCTION

11.

Location

Locate new buildings so that they do not visually overpower existing historic buildings or compromise the historic
character of the district.

1.3 Locate accessory buildings in a way that follows
the historic location and setback patterns of
similar buildings on the block or in the district.
Garage apartments, detached garages, and other
accessory buildings are typically located at the
rear of the lot, behind and to the side of the front
building.

Standards
1.1 Set back a new primary building from the street in
line with nearby historic buildings. An appropriate
setback may be calculated with the following:
a.

The setback of one adjacent contributing
historic building; or

b. The median of contributing historic buildings
on the same block. This method must be used
if contributing buildings on the block have a
variety of setbacks.

Recommendation
•

1.2 Locate a new building to maintain the rhythm of
contributing buildings on the street.

59

Minimize the appearance of a new accessory
building from the primary street.
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12

Above: Maintaining a consistent setback helps
new construction to fit into the streetscape.

Above: Setbacks can be relatively small in
older neighborhoods or larger in mid-century
neighborhoods.

Below: Smaller multi-family buildings like these proposed
duplexes can be designed with a location, scale, and
massing that help them fit into the neighborhood.
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RESIDENTIAL NEW CONSTRUCTION

22.

Orientation

Standards

2.3 For detached garages, match the predominant
garage orientation found on the block’s
contributing properties. Do not use front-loaded
garages on blocks where rear or alley-loaded
garages historically were present.

2.1 Orient a new building to be consistent with the
predominant orientation of contributing buildings
on the same block.
2.2 Orient a new building towards the primary street.

33.

Scale, Massing, and Height
3.5 When constructing a duplex or multi-family
building, divide the building into modules that
reflect typical widths of historic single-family
dwellings on adjacent properties or the same
block.

Standards
3.1 Design the height of new buildings to respond to
nearby contributing buildings and the dimensions
of the lot.
3.2 Design the massing of new buildings to reflect the
character of nearby contributing buildings. Simple
massing is typically appropriate.

3.6 Design accessory buildings to be visually
subordinate to the primary building in height,
massing, and form, as viewed from the street.

3.3 Use step-downs in building height, wall-plane
offsets, and other variations in building massing
to provide a visual transition when the height
of new construction exceeds that of adjacent
contributing buildings by more than one-half
story.

Recommendation
•

3.4 Align foundation and floor-to-floor heights with
adjacent contributing buildings.
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Do not exceed the height of the tallest
contributing building on the block.
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14

Design new buildings to be oriented like nearby
historic buildings.

Massing and height of new buildings should be
similar to nearby historic buildings.

New accessory buildings should take design cues
from the principal building on the property, as well
as nearby accessory buildings.

62

RESIDENTIAL NEW CONSTRUCTION

44.
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Proportions

A building’s proportions speak to its overall orientation and appearance. For example, if most contributing buildings
are long and low, with strong horizontal elements, reflect those horizontal proportions in new construction. There is
more flexibility with the proportions of rear buildings, since they are set back from the street.

Standards
4.1 Design the proportions of new buildings to be
compatible with those of contributing buildings
on the same block.
4.2 If the proportions of contributing buildings on
a block vary, the design of a new building may
select from those options.

55.

Design and Style

To preserve the character of a historic landmark or historic district, a new building should take its design cues
from nearby historic buildings and be visually distinguishable as new construction. New buildings do not need to
mimic the architectural styles of the landmark or district, but they should not be so dissimilar as to distract from or
diminish the historic character.

Standards

5.4 If designing a building in a modern style, use
corresponding modern architectural details.

5.1 Design new buildings to be compatible with
the character of the primary building, historic
district, and/or historic landmark in terms of scale,
massing, proportions, patterns, materials, and
architectural features.

5.5 Do not combine character-defining features from
different architectural styles unless similar eclectic
buildings were historically present in the historic
district or on the historic landmark property.
5.6 Prefabricated outbuildings that are not in keeping
with the historic character of the district are not
allowed if they are visible from the street that the
property faces.

5.2 Design new buildings to be differentiated from
historic buildings. Do not use a replica style to
create a false sense of history.
5.3 No particular architectural style is required.
Designs in both traditional and modern styles
can successfully achieve compatibility and
differentiation with historic buildings.
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Horizontal
Square
Horizontal

Vertical
Above: The proportions of a new building should
be similar to that of nearby contributing buildings.

New designs in historic districts can be
traditional or contemporary.

64

RESIDENTIAL NEW CONSTRUCTION

66.

Roofs

Standards

a.

6.1 Design simple roof forms that reflect the character
of the roofs on contributing buildings.

Metal roofs in a historic district may be
appropriate, depending on the type of metal
proposed.

b. If metal roofs historically were present in the
district, construct new metal roofs with similar
finish and details.

6.2 Any roof details such as dormers, eave detailing,
and bargeboards must correspond to the form
and architectural style of the new building.

Recommendation

6.3 Select roof materials that match or are compatible
with the roofs on contributing buildings,
particularly buildings with a similar form and
architectural style to the new building.

77.
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•

Where possible and practicable, locate solar
panels on a rear-facing roof slope so that they are
not visible from the street.

Exterior Walls

Standards

7.4 Make the use, pattern, and arrangement of
secondary materials compatible with the
character of the district.

7.1 Use exterior wall materials that are compatible
with the character of the historic district in scale,
type, material, size, finish, and texture.

7.5 Avoid windowless walls visible from a street,
unless such walls are a character-defining feature
of the historic district.

7.2 For rear buildings, use siding that is compatible
with the primary building.
7.3 Do not use vinyl or aluminum siding.

88.

Windows and Doors

Standards

8.4 Locate front doors of new primary buildings
so that they are visible from the street, unless
another entrance location is a character-defining
feature of the historic district.

8.1 Design street-facing facades to have similar
window and door opening patterns as nearby
contributing buildings.

8.5 Match the style, proportions, and materials of the
front door to the building’s style and design.

8.2 Select windows that are compatible with
nearby contributing buildings in terms of size,
configuration, and profile.
8.3 For rear buildings, match the style, proportions,
and materials of the windows to the primary
building’s style and design.
65
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Simple roof forms fit in with historic buildings and
help make new buildings good neighbors.

Look to nearby historic buildings for design cues: how window and door openings are
arranged, as well as the proportions of the openings.

66

RESIDENTIAL NEW CONSTRUCTION

99.
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Porches

Standards

9.3 Front porches are not required on rear buildings.
If designing a porch on a rear building, it must be
compatible with the building’s style, proportions,
and materials.

9.1 Include a porch in the design of new primary
buildings if the majority of contributing buildings
on the same block have porches.
9.2 Design new porches that reflect and continue the
size, proportions, placement, depth, and rhythm
of porches on contributing buildings within the
district.

10. Chimneys
10
Standards
10.1 Do not construct a box chimney.

11. Attached Garages and Carports
11
Standards
11.1 In historic districts, construct a new attached
garage at the front only if it matches the
predominant garage location and orientation
found on the block’s contributing properties
and is appropriate to the building’s form and
style.
11.2 Set attached garages and carports back from
the front wall of the building to minimize their
visual prominence.

67
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City of Houston, Texas
Germantown Historic District
DESIGN GUIDELINES

30 |

Design Guidelines

Garages and Accessory Structures
In the Germantown Historic District, garages
(where present) are located in the rear half of lots,
accessed via driveways next to the house.
Sheds and other accessory structures are usually
located along rear and/or side property lines, in
order to maximize available back yard space.

Compatible Changes
When possible, preserve and repair historic garages
and accessory structures.
New garages, carports, and accessory structures may
be attached or detached, as long as they are located
at the rear half of the lot.
If possible, a carport should not be visible from the
public right-of-way.
Garages should be constructed in a style and with
materials that complement the house.
Second-story additions for garage apartments may
be constructed but should maintain the features and
footprint of the existing garage.

Incompatible Changes
Garages and carports may not be located in the
front half of the property.
Garages that are significantly different from the
house in style and construction are not allowed.

21
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GERMANTOWN HISTORIC DISTRICT

New Construction
New construction should be appropriately sized
to be compatible with the existing neighborhood.
New construction may incorporate traditional
materials and features found on historic homes
in the neighborhood, but it should clearly be of
its own time. Infill construction on vacant lots is
encouraged.

Compatible Changes
New construction should be in scale with
Contributing buildings in this historic district.

Photo courtesy of the Indianapolis Historic Preservation Commission

New construction should be easily identified as
being from its own period of construction, but it
should not be so different from the other buildings
in the district that it detracts from them or visually
competes with them. Compatibility is more
important than differentiation.
New construction may incorporate architectural
features that have been described as Compatible
with the historic district in these Guidelines. New
construction does not need to look “historic.”
New construction may be made distinct from
historic buildings through the use of different
materials and construction methods. Multi-family
housing should be similar in size and scale to
historic examples.

Photo courtesy of the Indianapolis Historic Preservation Commission

Incompatible Changes
New construction that is incompatible with the
neighborhood is not allowed.
New construction that is over- or under-scaled
in comparison to typical width and/or height of
Contributing houses in the district is not allowed.
Design elements with proportions that are not
typical of Contributing houses are not allowed.

Incompatible infill (size, style) between historic houses
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Garages and Accessory Structures
In the High First Ward Historic District, garages
(where present) are located in the rear half of lots,
accessed via driveways next to the house.
Sheds and other accessory structures are usually
located along rear and/or side property lines, in
order to maximize available back yard space.

Compatible Changes
When possible, preserve and repair historic garages
and accessory structures.
New garages, carports, and accessory structures may
be attached or detached, as long as they are located
at the rear half of the lot.
If possible, a carport should not be visible from the
public right-of-way.
Garages should be constructed in a style and with
materials that complement the house.
Second-story additions for garage apartments may
be constructed but should maintain the features and
footprint of the existing garage.

Incompatible Changes
Garages and carports may not be located in the
front half of the property.
Garages that are significantly different from the
house in style and construction are not allowed.
Front-loading garages are not allowed.

24
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New construction should be appropriately sized
to be compatible with the existing neighborhood.
New construction may incorporate traditional
materials and features found on historic homes
in the neighborhood, but it should clearly be of
its own time. Infill construction on vacant lots is
encouraged.

Compatible Changes
New consruction should be no more than two
stories tall.

Photo courtesy of the Indianapolis Historic Preservation Commission

New construction should be in scale with
Contributing buildings in this historic district. (See
Streetscapes sections earlier in this chapter and the
index of appropriate building sizes on page 13.)
Multi-family housing should be similar in size and
scale to historic examples.
New construction should be easily identified as
being from its own period of construction, but it
should not be so different from the other buildings
in the district that it detracts from them or visually
competes with them. Compatibility is more
important than differentiation.

Photo courtesy of the Indianapolis Historic Preservation Commission

New construction may incorporate architectural
features that have been described as Compatible
with the historic district in these Guidelines. New
construction does not need to look “historic.”
New construction may be made distinct from
historic buildings through the use of different
materials and construction methods. Appropriate
materials include wood siding, cementitious
fiberboard siding (e.g., Hardieplank), metal siding,
and brick veneer. All siding should be sized similar
to traditional materials found in the district.

Photo courtesy of Arkansas Capitol Zoning District Commission
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Mass, Form, and Scale

Massing, or architectural form, is the overall shape and volume
of a building. The proportion of solid surfaces (walls, roof) to voids
(windows, doors, porches) also affects the perception of form and
volume. A building’s size and shape have as much effect on its
overall appearance as do stylistic details and decorative accents.
In architectural terms, size and shape are more precisely described
by the terms mass, form, and scale. These three characteristics are
among the most important character-defining features of a historic
building. (For more information about mass, form, and scale, see
Section 2.)
Most contributing houses in the Houston Heights Historic Districts are
relatively small, with simple rectangular shapes. Subordinate building
elements are mostly rectangular and, generally, project from the
main house in the form of front porches and small additions. Where
additions increase both the size and complexity of contributing
buildings, they are located far enough from the street to be visually
subordinate to the traditional forms of the original houses.

For Additions

5.5 Preserve the original walls of the building.
Walls enclose and make visible the forms that make up a building.
In architecture terms, a wall may be a single plane (that is, a flat
continuous surface) or it may be articulated, with areas that are set
in or project out.
5.6

Preserve the original corners of the building, wherever those
occur.

5.7

Preserve the shape of the roof.

5.8

Preserve any historic porches.

5.9

Maintain the historic heights, widths, and proportions of
building elements and architectural details (including doors
and windows).

For Additions and New Construction

5.10 Avoid complex building forms or roof shapes, such as those
typically found on 21st century houses.
5.11 Use traditional proportions of solid walls to voids (windows,
doors, and porches).

Section 5: Measurable Standards

5-7
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MEASURABLE STANDARDS

The following pages contain the quantitative (numerical) standards
for the Houston Heights Historic Districts. These standards are to
be used for all context areas, unless the applicant can provide
adequate documentation that contributing buildings in the
proposed project’s context area typically exceed these standards.
If an applicant wishes to propose alternative numbers in such a
situation, they must provide the following evidence:
• A list of all contributing buildings in the context area, by street
address
• For each building, the applicable measurement (to the
nearest inch)
• A statement explaining how the measurements were
collected; i.e., using a physical measuring tool or a digital
approach
• The proposed alternative numerical standard
The Planning staff in the Historic Preservation Office will verify the
data presented by the applicant and provide HAHC with the
applicant’s data and, if necessary, any corrections to that data.
HAHC will consider the data presented and determine whether
or not to use the applicant’s proposed numerical standards when
considering the application.
• HAHC may consider mean and/or median values, but is not
obligated to do so.
• The City’s Historic Preservation Ordinance defines typical as
“being within commonly occurring values in a group. Extreme
values within a group are not necessarily typical of that
group.” HAHC may choose to disregard outliers, such as a
single, especially large building in a context area.
To request approval to increase finished-floor height based on
increased risk of flooding, please provide documentation, such
as photographs showing previous flooding of your property, proof
of prior flooding into or close to existing structures, etc., as well as
current finished-floor height measurements of all structures on the
property.

5-8
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Maximum Lot Coverage

Lot coverage is a measure of the percentage of a lot’s surface that is covered by buildings, expressed
as a decimal (such as .44). Lot coverage is calculated by dividing the total area of included building
footprints by the total area of the lot, where building footprints are measured at the outside of exterior
walls.
CALCULATING LOT COVERAGE

KEY
Lot area
House ground floor area

50 FT.

Street

Alley

Porch ground floor area
Detached accessory
building ground floor area
Detached garage ground
floor area
132 FT.

LOT SIZE

MAXIMUM LOT COVERAGE

To calculate the maximum square footage (sf)
allowed for your lot, multiply the area of the lot
by the percentage shown in the table.

<4000

.44 (44%)

4000-4999

.44 (44%)

5000-5999

.42 (42%)

6000-6999

.40 (40%)

6,600 sf lot x 0.40 = 2,640 sf max. coverage

7000-7999

.38 (38%)

4,560 sf lot x 0.44 = 2,006 sf max. coverage

8000+

.38 (38%)

Include these in lot coverage calculations:
• Primary structures (such as houses or other
main buildings)
• Attached garages and storage space
• Detached garages (area over 528 square
feet)*
• Sunrooms or enclosed porches with walls
and windows

For example:

9,000 sf lot x 0.38 = 3,420 sf max. coverage

Exclude these from lot coverage calculations:
• Detached garages (up to 528 square feet)*
• Roof overhangs
• Open or screened-in porches; uncovered
decks or patios
• Detached accessory structures other than
garages or garage apartments
• Carports
• Pavement and driveways
• One-story garages attached to one-story
structures (up to 264 square feet)

* When calculating lot coverage, you may exclude that portion of the footprint of a detached garage
which measures 528 square feet or less. For example, if the footprint area of a detached garage is
316 square feet, you may exclude the entire 316 square feet from the lot coverage calculation. If the
footprint area of the detached garage measures 600 square feet, you may exclude 528 square feet,
leaving 82 square feet to be included.

Section 5: Measurable Standards
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Front Setbacks (for New Construction)

A setback is the distance from the property line to the front wall, porch, or other exterior feature of a
building. The amount of setback at the front of a residential building determines the size of the front yard
and affects how the building relates to the street. As a practice, when introducing a two-story house on
a predominantly one-story home blockface, HAHC recommends that the two-story house be set back
1–3 feet from the prevailing setback line. If deed restrictions or minimum building line requirements also
apply to a property, the most restrictive standard shall be used.
Historic Preservation Office staff may already have this data for your block; please check with them first.
FRONT SETBACK RANGE

Project
Site

Street

Street

= Non-Contributing Structure
= Contributing Structure

KEY MEASUREMENT
RANGE

APPLICATION

= Building Setback Range

Locate the front of the primary building within
the range of front setbacks for contributing
buildings within the context area.

When all contributing buildings in the context area have approximately the same front setback, make
new construction consistent with that.

= Building Setback Range

= Contributing Structure

Rear Setbacks

= Non-Contributing Structure

When front setbacks vary for contributing buildings within the context area, place new consruction
within the range of front setbacks, as shown above. If front setbacks are varied within the context area,
matching the immediately adjacent properties will yield the most compatible result.

The City of Houston requires a minimum setback of three feet from the rear property line for all
properties, except under the following circumstances:
• A front-facing garage which is located with its rear wall at the alley may have a zero-foot setback.
• An alley-loading garage generally must be located to establish a minimum of 20 feet of
clearance from an opposing alley-loading garage door, the rear wall of a front-facing garage, or
a fence; a 24‑foot clearance is preferred.

5-10
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Side Setbacks (for Additions and New Construction)

New structures and additions must be located at a minimum distance from the front and side property
lines. Those distances, also known as setbacks, are measured from the property line to the closest wall,
porch, or exterior feature.
The City of Houston requires a minimum three-foot side setback for all properties, unless an easement
or other agreement allows a smaller distance. On a corner lot, the building must be at least 10 feet
from a “local” street on street-facing sides. A larger setback may be required for other types of streets
or may be different in case of maintenance easements or if you have a neighbor’s written consent.
For example, Heights Boulevard is considered a major thoroughfare and requires a minimum 25-foot
setback on street-facing sides.
Within the Houston Heights Historic Districts, the side setback is increased to a minimum of five feet on
each side and a cumulative total of 10 feet for one-story houses and 15 feet for two-story houses. This
standard was established to reinforce traditional development patterns, and in response to numerous
complaints from property owners about their neighbors building tall walls at the three-foot property
line, resulting in a loss of privacy and sunlight. In combination with eave height limits, these side setback
requirements are intended to move the building mass toward the center of the lot and away from the
property lines.
Please note the following important points:
• If the existing house is less than five feet from the property line:
• A one-story addition can match the side setback of the existing house or a three-foot side
setback, whichever is greater.
• A two-story addition must have a minimum five-foot setback.
• For the purpose of determining maximum allowable eave height, the side setback for the entire
building is measured at the portion of the building that is closest to the property line.
• Buildings on corner lots should be consistent with the front setbacks of existing contributing
buidlings on both front and side streets.
• Minimum building lines on some blocks may also apply, if present.
• One-story garages with the front wall set no more than 33 feet from the back of the lot may have
a 3-foot setback; two-story garages with front wall set no more than 33 feet from the back of the
lot may have a 5-foot setback
SIDE
SIDESETBACKS
SETBACKS
5 FT.

10 FT.

KEY MEASUREMENT
3 FT.

Minimum distance between side wall and
the property line for lots less than 35 feet
wide

5 FT.

Minimum distance between the side wall
and the property line

REMAINING

Difference between minimum side setback
of 5 feet and minimum cumulative side
setback

Project
Site

6 FT.

Minimum cumulative side setback for lots
less than 35 feet wide

10 FT.

Minimum cumulative side setback for a
one-story house

15 FT.

Minimum cumulative side setback for a
two-story house

Street

Note: This diagram shows just
one example of a side setback
configuration.
Section 5: Measurable Standards
= Side Setback Range

APPLICATION
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Maximum Floor Area Ratio

Floor Area Ratio (FAR) is the ratio of eligible building area to lot size. FAR is calculated by dividing the
total square footage of conditioned and unconditioned space in eligible buildings by the square
footage of the lot, with the result expressed as a two-digit decimal (such as 0.44). FAR applies to both
new infill construction and additions to existing buildings (contributing and noncontributing).
Include these in FAR calculations:

Exclude these from FAR calculations:

• Primary structures (such as houses or other
main buildings)

• Detached garages (area up to 528 square
feet)*

• Sunrooms or enclosed porches with walls
and windows

• Detached garage apartments (area up to
528 square feet)**

• Attached garages and storage space

• One-story garages attached to one-story
structures (up to 264 square feet)

• Detached garages (area over 528 square
feet)*
• Detached garage apartments (area over
400 square feet)**
• Attics with dormers in new additions, new
construction, and noncontributing houses

• All attics, with or without dormers,
provided that the roof pitch on the
second-story is within one degree of
typical pitches in the context area
• Roof overhangs
• Open or screened-in porches; uncovered
decks or patios
• Detached accessory structures, other than
garages and garage apartments
• Carports
• Pavement and driveways

* When calculating FAR, you may exclude that portion of a detached garage which measures 528
square feet or less. For example, if the area of detached garage is 316 square feet, you may exclude
the entire 316 square feet from the FAR calculation. If the area of the detached garage measures 600
square feet, you may exclude 528 square feet, leaving 72 square feet to be included.
** Additionally, you may exclude that portion of a detached garage apartment which measures 528
square feet or less.

5-12
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CALCULATING FLOOR AREA RATIO
Lot Area

Street

Alley

1st Floor Area
2nd Floor Area

1. To calculate the maximum
square footage allowed for
your lot, multiply the area of
the lot by the FAR number
shown in the table (left).
For example:
6,600 sf lot X 0.44 = 2,904 sf
2. Measure the square footage
of existing buildings.

LOT SIZE

MAXIMUM FAR

For example:

<4000

.48

4000-4999

.48

5000-5999

.46

1st Floor Area = 1,307 sf
2nd Floor Area = 1,280 sf
Detached Garage = 480 sf

6000-6999

.44

7000-7999

.42

8000+

.40

3. Subtract the exemption for
a detached garage or garage
apartment, if applicable:
For example:
Detached Garage = (528 sf)
4. Calculate the total building
area for the property.
For example:
1st Floor Area = 1,307 sf
+ 2nd Floor Area = 1,280 sf
+ Detached Garage = 600 sf
– Garage Exemption = (528 sf)
Total Building Area = 2,659 sf
5. Compare maximum allowed
square footage vs. net square
footage of existing buildings.
For example:
Max. square footage = 2,904 sf
Existing building area = 2,659 sf
Existing building area is lower
than maximum square footage
by 248 sf, so an additional 248 sf
could be added to this property.
Note: All attic space is not
included in FAR.

Section 5: Measurable Standards
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Detached Garage Ridge Height

Ridge height is the distance from grade to the top of point of the roof (the “ridge”). These
measurements apply to both one‑story and two-story detached garages/garage apartments. For new
attached garages, use the measurable standards for additions and new construction found elsewhere
in this section.
GARAGE 1-STORY RIDGE HEIGHT

GARAGE 2-STORY RIDGE HEIGHT

KEY MEASUREMENT APPLICATION

KEY MEASUREMENT APPLICATION

16 FT.

5-20

Maximum 1-story garage
ridge height

26 FT.

Maximum 2-story garage
ridge height (for garage
apartment)

Section 5: Measurable Standards
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.
This carport is inappropriate
because it is attached to the house
and is too close to the front of the
lot.

6.14 Design a garage addition or carport to minimize its visual
impact, as seen from the street.
Historically, garages were usually detached and located at the rear
of the property; attached garages only became popular after the
end of the Houston Heights historic districts’ period of significance.
• Locate an addition with a front-facing garage in the rear third
of the lot.
• An addition on a corner lot may have a garage which faces
the side street.
• Use a hyphen to visually separate the garage from the existing
building, or otherwise design an attached garage so that it
appears to be detached, as seen from the street.
• An addition to an existing house which is not located on a
corner lot can incorporate a side-facing garage door.
• Although a carport is not considered an addition, this
information is provided here for easy reference. A carport must
be located at the rear 50% of the lot and cannot be attached
to a house or attached garage; it may be attached to a
detached garage.

6-10
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I. Introduction and General Information
A. Purpose and Goals
Old Sixth Ward represents the greatest concentration of historic
homes in the City of Houston. Its proximity to downtown, along
with the increasing interest in redeveloping inner city areas, has
resulted in a surge of development activity around and within the
District. These design guidelines have been developed and adopted
by the City of Houston in order to promote the following goals and
objectives:
•

To preserve the existing building stock and general
neighborhood character of Old Sixth Ward.

•

To allow for the orderly and compatible alteration of existing
historic properties in the District in a manner that protects
and enhances the building or structure.

•

To provide for new infill development and additions that are
compatible with the surrounding historic structures and
preserve the existing neighborhood character.

The expressed purpose of these design guidelines is to describe and
define, both in narrative and illustrative form, the type of
construction, alteration, and restoration that is considered appropriate
for the District. Careful attention to the intent and content of these
guidelines, with appropriate consultation and review by city staff and
the HAHC, will assist in the granting of a Certificate of
Appropriateness, and more importantly, in the preservation and
enhancement of the Old Sixth Ward.

Old Sixth Ward Protected Historic District Design Guidelines

Old Sixth Ward owes its character to several factors:
•

A traditional grid of streets that defines a series of regular,
rectangular blocks: This approach actually yields a great
deal of variety and interest, since the grid allows for a
variety of lot sizes and orientations. Also, uses are mixed,
with commercial establishments and churches interspersed
among the residential uses.

•

A building stock that, to this day, represents a historical
period reflective of Houston’s formative years: Many of
the buildings standing today were built between 1870 and
1900. While there is great variety in typology and detail,
these historic structures are generally based on a vernacular
tradition of wood frame construction using local techniques
and materials that developed in response to the climate,
land conditions, and culture of the region.

•

Homes and commercial establishments that promote an
active relationship to the street: Stores and other
commercial buildings were generally located on corner lots,
where they could maximize their street exposure, and are
typically located directly on the street right-of-way line.
Homes were typically set back only a minimal distance,
generally in the range of 10 feet or less. Front porches and
front doors facing the street are a nearly universal feature.
The rear portion of the lot was devoted to yard but often
had smaller outbuildings or accessory buildings located
near the rear lot line.

1
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4. Special Elements:
a. Front porches are highly recommended for all residential
structures. Porches should extend a recommended
minimum of 50% of the overall width of the structure,
and should be at least 6 feet deep.
b. Raised foundations. The historic homes in the District
were generally built on raised pier and beam
foundations, in the typical manner of the time. The
finished floor height is usually at least two (2) feet above
grade. While the use of pier and beam foundation is not
required for new construction, slab on grade must be
elevated and detailed to resemble a raised foundation.

5. Accessory Buildings:
Figure V-7. A combination foundation with a porch on pier and
beam and the main structure on slab.

Old Sixth Ward Protected Historic District Design Guidelines

a.

Buildings that are subordinate to the principal building
on the site shall not be placed on the primary street
frontage. Accessory buildings shall be located on the
rear half of the lot.

b.

Accessory buildings shall be architecturally compatible
with the principal building.
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	sTARKWEATHER Historic District

Garages and Accessory Structures
In the Starkweather Historic District, garages
(where present) are located in the rear half of lots,
accessed via driveways next to the house.
Detached garages are typical for homes of this age.
Sheds and other accessory structures are usually
located along rear and/or side property lines, in
order to maximize available back yard space.

Compatible Changes
When possible, preserve and repair historic garages
and accessory structures.

Detached garage, located at rear of house

New garages, carports, and accessory structures may
be attached or detached, as long as they are located
at the rear half of the lot and appear to be detached.
If possible, a carport should not be visible from the
public right-of-way.
Garages should be constructed in a style and with
materials that complement the house.
Second-story additions for garage apartments may
be constructed but should maintain the features and
footprint of the existing garage.

Incompatible Changes
Garages and carports may not be located in the
front half of the property.
Garages that are attached to the side of the house or
appear to be attached are not allowed.
Garages that are significantly different from the
house in style and construction are not allowed.

Attached garage, attached to side of house in front half of property

29
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New Construction
The Starkweather Historic District contained two
vacant lots in 2014, when it was designated. Infill
construction on vacant lots is encouraged.

Compatible Changes
New construction should be appropriately sized to
be compatible with the existing neighborhood, in
terms of height and width (see pages 12–14).
New construction may incorporate architectural
features that have been described as Compatible
with the historic district in these Guidelines. New
construction does not need to look “historic.”

Compatible new house built in 1996

Traditional materials and features incorporated into
new construction should be appropriately scaled for
the size of the house.
New construction should not be so different
from the other buildings in the district that it
detracts from them or visually competes with
them. Compatibility is more important than
differentiation.
New construction may be made distinct from
historic buildings through the use of different
materials and construction methods.

Incompatible Changes
New construction that is incompatible with the
neighborhood is not allowed.
New construction that is over- or under-scaled
in comparison to typical width and/or height of
Contributing houses in the district is not allowed.
Design elements with proportions that are not
typical of Contributing houses are not allowed.

Incompatible infill (size, style) between historic houses

42

Chapter 3.13 - Outbuildings
INTRODUCTION
Outbuildings in Mansfield include a wide
variety of building types, reflecting the towns’
unique history and heritage as a rural, farming
community.
Types of outbuilding include
sheds, outhouses, garages and small barns as
well as smaller metal work or storage sheds.
EXISTING OUTBUILDINGS
Traditionally these structures were important
elements of a house in rural community. As
these smaller structures tell us how an entire lot
was historically organized and used, their
preservation is encouraged.
Historically, materials used at exterior facades
of outbuilding were often different than those of
the main building. The primary materials used
were wood siding – both horizontal and board
and batten – with metal or wood shingle roofs.
These structures had simple gable or hip roofs.
Design Guidelines for existing Outbuildings:
• Existing outbuilding should be retained in
their historic condition, and protected
against deterioration and neglect.
• Repairs to existing Outbuildings should be
made with historic materials such as stone,
brick, wood and other materials as deemed
appropriate.

For garages, typical locations on the site are at
the rear of the site, with a driveway leading to
the garage. When located at a corner lot,
garages typically faced the side street and
were quite close to this street.
For other types of outbuildings such as sheds
and barns, these were located for utility on the
site, and should be located in the rear portion of
a residential lot.
Design Guidelines for New Outbuildings
(except garages):
• New outbuilding should be compatible in
size, scale, proportion, spacing, texture,
setbacks, height, materials, color and detail
to adjacent or nearby buildings and
streetscapes.
•

Each type of outbuilding should have its’
own identity. However, they should ‘read’
as secondary structures and not overwhelm
or compete with the main structure in size or
form

•

Barns, sheds and other utilitarian buildings
should reflect their use with roof forms and
exterior materials which represent this
unique building form. For example, a new
barn structure should reflect its’ use as a
barn and not attempt to reflect the materials
or function of the house.

Garage and workshed
NEW OUTBUILDINGS
New outbuilding should follow the setback
patterns of other outbuilding buildings in the
area.
MANSFIELD RESIDENTIAL DESIGN GUIDELINES
Mansfield, Texas

Unique form of a barn

•

The exterior materials of new outbuilding
should reflect the use and function of the
OUTBUILDNGS / 1
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building, and not that of the primary
building when the use is non-historic. For
example, a new garage behind a residence
should complement the house, and may use
similar or the same materials (at least
partially).
•

•

Materials used in the construction of new
outbuildings should be typical of common
building materials, or typical of structures
of this type, age and location: wood siding
(either novelty, tongue and groove, shiplap
or equivalent), stone or brick.

New garage has a simple form

•

Board and batten may be appropriate for use
on outbuilding buildings.
Exterior
insulation finish systems, concrete block,
wood shingles, fake brick or stone or gravel
aggregate materials should not be used.

At garages, the use two single garage doors
rather than one larger, double door is
recommended. Two smaller doors will
maintain the scale and rhythm of older
structures, making a two-car garage seem
smaller and more compatible with the house.

Garage with two single
garage doors

Storage shed with board and batten
siding

Ramps
or
other
accessibility-related
installations should be located on the rear or
side elevation of an outbuilding building and in
an unobtrusive location. If locating a ramp on
the primary façade of an outbuilding building is
required, it should be installed in a way that
does not damage the historic fabric and is as
unobtrusive as possible.
Design Guidelines for New Garages:
• A garage should typically have a lowpitched gable or hip roof, simple rectangular
form, and little or no ornamentation at the
doors or windows. When one-story in
height, the garage heights should be as low
so they are similar to heights of other nearby
garages.

MANSFIELD RESIDENTIAL DESIGN GUIDELINES
Mansfield, Texas

New 2-story garage relates to
scale of nearby residences.

•

Spacing and size of window and door
openings in a new outbuilding should be
similar to their historic counterparts nearby,
as should the proportion of window to wall
space, without duplicating them.

OUTBUILDNGS / 2
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Out Buildings

Out buildings are defined as enclosed structures such as,
garages, carriage houses and sheds.

Guidelines for New Construction

Recommended:
• Retaining and preserving buildings and their features
as well as features of the site that are important in defining its overall historic character.
•

Retaining the historic relationship between buildings,
landscape features and open spaces.

•

Repairing features in kind.

•

Replacing features in kind that are too deteriorated to
repair using physical evidence to guide the new work.

•

Design a new feature of a building or site when the
historic feature is completely missing, based on historical, pictorial and physical documentation or design a new feature that is compatible with the historic
character of the building and site.

•

Utilizing exterior materials such as metal, vinyl and
OSB.

•

Utilizing vinyl or cladded windows or metal service
doors and overhead doors.

A shed should be located in the rear yard towards the
back property line. Corner lots will require additional
scrutiny to determine the least obtrusive location.

Sheds

•

•

Exterior wall materials should be consistent with historic materials appropriate to the main structure and
neighborhood, such as, wood, stucco and masonry.
A cement board clapboard siding product known as
Hardi-Plank may also be considered in new construction.

•

Basic roof design is gable but exception may be made
when replicating the main structure. Roofing material may range from asphalt shingles to a more natural
product such as slate, tile and wood shakes.

•

All windows and doors are to be made of wood, style
and design will be reviewed on a case by case basis.

Shed

The term shed refers to an out building with enclosed walls
and roof with an area no greater then 100 square feet and
a wall height no greater then 8 feet. When the guidelines
pertaining to outbuildings are met they may be staff approved.
Pre-made Rubber Maid exterior storage closets do not require review.
Existing out buildings will follow guidelines set forth for
main structures in their repair and maintenance.

Not Recommended:
• Introducing any new building, streetscape or landscape feature that is out of scale or otherwise inappropriate to the setting’s historic character.
•

Removing an entire wood feature that is unrepairable
and not replacing it; or replacing it with a new feature
that does not convey the same visual appearance.

•

Introducing new construction onto the building site
which is visually incompatible in terms of size, scale,
design, materials and texture or which destroys historic relationships on the site.

•

Locating a shed in the front or side yard or adjacent to
the main structure.

Local Guidelines
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New Construction

The introduction of a compatible but contemporary new
construction project can add depth and contribute interest to the district if the new design and location reflect an
understanding of and compatibility with the character of
the district.
The success of new construction within a historic district relies on understanding the distinctive architectural
character of the district. The first elements that should be
considered are height, form, massing, proportion, size,
scale and roof shape. For example, if the street facades of
most nearby buildings are vertical in proportion, taller
than they are wide, then maintaining the vertical orientation of the building façade will result in a more compatible
design.
A similar study of materials, building features, and details typical of existing buildings along the streetscape or
block will provide a vocabulary to draw on in designing
compatible buildings. Particular attention should be given
to spacing, placement, scale, orientation, and size of window and door opening as well as the design of the doors
and windows themselves. In addition, the selection of appropriate exterior materials and finishes depends on an understanding of compatibility of materials and finishes in
composition, scale, module, pattern, texture and sheen.

•

Utility connections shall be placed to minimize visibility from the street.

•

Design the spacing, placement, scale, orientation,
proportion, and size of window and door openings in
new construction to be compatible with surrounding
historic buildings.

•

Utilize windows and doors in new buildings that are
compatible in material, subdivision, proportion, pattern and detail with the windows and doors of surrounding historic building that contribute to their
character.

for site guidelines see Environment and Site
Recommended:
• Retaining site features that are important to the overall historic character.

•

Select materials and finishes that are compatible with
historic materials and finishes found in surrounding
historic buildings that contribute to their historic
character.

•

Retaining the historic relationship between buildings,
landscape features and open space.

•

Design new buildings so that they are compatible with
but discernable from adjacent historic buildings.

•

A new feature may be designed that is compatible with
the historic character of the site, district and neighborhood.

•

New construction siting should be reviewed based on
existing district setbacks, orientation, spacing and distance between adjacent buildings.

Guidelines

•

Design new construction so that the overall character
of the site, site topography, character-defining site features, and district vistas and views are retained.

•

Conform to design guidelines involving the site and
environment.

•

Design new buildings to be compatible with surrounding building that contribute to the overall character of the historic district in terms of height, form,
size, scale, massing, proportions and roof shape. Giving special attention to the proportions of the front
façade.

Local Guidelines

Not Recommended:
• Introducing any new building that is out of scale or
otherwise inappropriate to the setting’s historic character.
•

Introducing a new feature that is visually incompatible
with the site or that destroys site patterns or vistas.

•

Introducing new construction onto a site which is visually incompatible in terms of size, scale, design, materials, color and texture or which destroys relationships on the site.

•

Introducing any new building that is out of scale or
otherwise inappropriate to the setting’s historic character
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RULES AND
MASTER PLAN

Capitol Zoning District Commission
Little Rock, Arkansas

Adopted September 24, 1998
Amended March 25, 1999
Amended July 29, 1999
Amended December 2, 1999
Amended March 30, 2000
Amended December 7, 2000
Amended November 13, 2012
Amended May 30, 2013
Amended November 7, 2016
Amended May 17, 2018
Amended November 15, 2018
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Place an addition at the rear of a building or set it
back from the front to minimize the visual impact on
the historic structure and to allow the original
proportions and character to remain prominent.

When constructing a rooftop addition, keep
the mass and scale subordinate to the scale of
the historic building. In this case, a dormer is
added to the side, preserving the character of
the front of the building.

Set a rooftop addition back from the front of the building. A "pop-top" addition such as that in the sketch in the
center overwhelms the historic house and obscures it original character.

SECTION 4-209 SECONDARY STRUCTURES
Policy: Historic secondary structures should be preserved. This may include maintaining the structure in its
present condition, rehabilitating it or executing an adaptive use so that the secondary structure supports a new
function.
Background
Secondary structures include garages, carriage houses and sheds. Traditionally these structures were important
elements of a residential site. Because secondary structures help interpret how an entire lot was used
historically, their preservation is strongly encouraged. Studies of secondary structures indicate that the garage
has been a natural evolution from the barn and carriage house, structures which were built to shelter
transportation. When the automobile arrived, it often was stored in the carriage house. Later, however, as the
automobile became prevalent, the garage took on a building form of its own. The garage was detached from the
house and located a distance from it, usually along an alley, if one existed. Originally, garage doors were similar
to those seen customarily on barns— double doors that slide horizontally. The use of double doors eventually
gave way to a vertically rolling garage door, which was the prototype for the electric garage door.
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Primary Materials
Many of the materials that have been used traditionally in secondary structures are those employed in the
construction of primary buildings. Materials are addressed in the preceding chapters. In preserving or
rehabilitating secondary structures, it is important that the character-defining materials be preserved.

DESIGN STANDARDS FOR SECONDARY STRUCTURES
Preserving Secondary Structures
R9.1 The preservation of an existing secondary structure is encouraged.
• When treating a historic secondary building, respect its character-defining features such as primary materials,
roof materials, roof form, historic windows, historic doors and architectural details.
• Avoid moving a historic secondary structure from its original location.
• If the secondary structure does not date from the period of significance, then its preservation is optional.
R9.2 If an existing secondary structure is beyond repair, then replacing it in-kind is encouraged.
R9.3 A new secondary structure should be in character with those seen traditionally.
• The building should be subordinate in scale to the primary structure.
• It should be located to the side or rear of the primary structure.
• See also the standards for new construction and for site design.

Secondary structures should
be located to the side or rear
of the primary structure.

Secondary structures include garages,
carriage houses or sheds. Traditionally,
these structures were important elements
of a residential site.

SECTION 4-301 INTERPRETATION OF TERMS RELATED TO COMPLIANCE
These definitions apply to terms related to compliance with the Standards in this article.
Appropriate - In some cases, a stated action or design choice is defined as being “appropriate” in the text. In
such cases, by choosing the approach referred to as “appropriate,” the reader will be in compliance with the
standard. However, in other cases, there may be an approach that is not expressly mentioned in the text that also
may be deemed “appropriate” by the CZDC.
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Windows
M25. Windows should appear similar in character to those of historic buildings in the area.
• Windows on primary facades should be similar in size and shape to those seen traditionally.
M26. Windows with vertical emphasis are encouraged on primary facades.
• A general rule is that the height of the window should be twice the dimension of the width in most residential
contexts.
M27. Frame windows in materials that appear similar in scale, proportion and character to those used
traditionally in the neighborhood.
• Double-hung windows with traditional depth and trim are preferred.
• However, other materials may be considered if the appearance is similar to that of the historically significant
wood window in dimension, profile and finish.
• Windows should be trimmed in wood. This trim must have a dimension similar to that used historically.
• See also the General Standards for Windows for more information.
M28. Windows should be simple in shape.
• Odd window shapes such as octagons, circles, diamonds, etc., are discouraged.
• On some styles, octagonal and diamond-shaped windows were used as accents in the gable end of a front
facade. If appropriate to the building style, ornamental windows may be used sparingly.

Windows should be simple in shape.

M29. Dormers should be in scale with those used traditionally in the area.
• Dormers should be subordinate to the roof itself, and lower than the ridge line.
New Secondary Structures
M30. A secondary structure should be compatible with the primary building.
• While the roof line does not have to match the house, it is best that it not vary significantly.

This new secondary structure is a contemporary interpretation of the traditional building and is compatible with the historic context.
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M31. A secondary structure should be similar in character to those seen traditionally.
• Basic rectangular forms, with hip, gable or shed roofs, are appropriate.
• Contemporary interpretations of traditional secondary structures should be permitted when they are
compatible with the historic context.
M32. In general, garages should be unobtrusive and not compete visually with the house.
• A detached garage is preferred. This will help reduce the perceived mass of the overall development.
• When the garage must be attached, the percentage of building front allocated to it should be minimized.
M33. Locating a garage such that its visual impacts will be minimized is encouraged.
• Provide access to parking from an alley.
• Locating a garage in the front yard is discouraged.
• If a garage must be accessed from the street, set it back at least ten feet behind the primary building facade.

Locate a secondary structure to the rear of the lot.

SECTION 8-202 TRADITIONAL DEVELOPMENT CHARACTERISTICS IN ZONE "O"
Building in Zone "O" should reinforce the traditional storefront commercial character of the area. These design
standards focus on those elements of the historic context that reflect this early character.
Traditionally, this portion of Main Street was animated with commercial activity. Storefronts provided views to
goods and services inside ground floor shops, and the sidewalk was active with pedestrians. While variety
existed in building designs, a general sense of continuity prevailed, and interesting details established a human
scale that invited pedestrian activity. This encouraged walking to shops on Main Street from nearby
neighborhoods, a goal that exists for today.
New buildings should respect Main Street's established character, but need not literally imitate historic building
styles. Instead, contemporary interpretations of historic commercial building types are encouraged.
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PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

September 9, 2021

RE:

AGENDA ITEM 2: DISCUSSION & CONSIDERATION OF RECOMMENDATIONS FROM
THE LOCAL LANDMARKS COMMITTEE

The Local Landmarks Committee was formed in April to pursue the local landmarking
initiative for new designations as recommended in My Historic SMTX. Additionally, the
subcommittee was tasked to review City-owned historic landmarks to help identify
preservation needs of these existing landmarks. Commissioners Perkins, Holder and
Lunkenheimer made up the committee.
On September 2, 2021, Commissioner Perkins submitted the attached recommendations
from the committee.

630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8147 ● FACSIMILE 512.754.7745
SANMARCOSTX.GOV
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HPC Landmarks Committee Recommendations
During the March regular meeting, the Commission discussed how a subcommittee on
landmarks could help the Commission pursue the local landmarking initiative for new
designations recommended in My Historic SMTX. Additionally, it was discussed that the
subcommittee could be tasked to review City-owned historic landmarks to help identify
preservation needs of these existing landmarks. The subcommittee could then bring
recommendations to the Commission for discussion and potential action.
The Historic Preservation Commission bylaws allow the formation of ad hoc committees as
necessary. Each committee shall consist of at least three members approved by the
Commission. A staﬀ member shall be assigned to each committee. A committee may
designate a chair, but is not required to do so. Quorum requirements do not apply to
committees. 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.
San Marcos Development Code, Chapter 4, Article 5, Division 2, Section 4.5.2.1 Historic
Districts, G. Investigations and Reports: “The Historic Preservation Commission may make
studies of matters relating to the protection, enhancement, perpetuation or use of local Historic
Landmarks and Historic Districts and to the restoration of landmarks as the Commission may,
from time to time, deem necessary or appropriate for the eﬀectuation of the purposes of this
district, and may submit reports and recommendations as to these matters to the City Council
and other agencies of the City. In making these studies, the Commission may hold public
hearings as it may deem necessary or appropriate.”

Recommendations to improve local landmarking initiatives for new
designations as recommended in section IX.A.2. in the My Historic
SMTX Historic Resources Survey
Update: Section 2.5.4.2 Historic Preservation Commission Action
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Before considering a request for the establishment of a Historic District or Landmark, the
Historic Preservation Commission shall carry out the following activities:
A. The Historic Preservation Commission shall cause a report to be prepared for the
commission’s final review and approval that:
1. Identifies the historic significance of the exteriors of buildings, structures, features, sites,
objects and surroundings in the area of the proposed district or landmark;
2. Reflects the current characteristics of the area of the proposed new Historic District or
Landmark.
2. Reflects the historic characteristics of the area of the proposed new Historic District or
Landmark
Update Section 2.5.4.5 - Criteria for Approval
In making a determination or recommendation regarding the establishment or expansion of a
Historic District or Landmark the following factors should be considered:
A. Historical, architectural and cultural significance of the site(s);
The Historical, Architectural, or Cultural Significance according to the criteria applied to
evaluation. (see below).
B. Suitability for preservation or restoration;
The ability to convey diverse historical and cultural significance of San Marcos.
C. Educational value; and
Retains a suﬃcient level of historic integrity to convey its significance, Integrity is the ability of a
property to convey its significance. A property must not only be shown to be significant under
the criteria, but it also must have integrity. Historic properties either retain integrity (this is,
convey their significance) or they do not. To retain historic integrity a property will always
possess several, and usually most, of the aspects. The retention of specific aspects of integrity
is paramount for a property to convey its significance. Determining which of these aspects are
most important to a particular property requires knowing why, where, and when the property is
significant.
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Seven Aspects of Integrity:
Location
Design
Setting
Materials
Workmanship
Feeling
Association.
D. Satisfaction of criteria established for inclusion of the site(s) and/or district in the National
Register of Historic Places.
When applicable, the ability to convey the significance of a historic and/or cultural landscape or
streetscape. (Note: Requiring a Cultural Landscape as part of a landmark nomination could
impact the ability to designate resources that have lost their own over time. Ex: The Merriman
Cabin - a local Landmark - was relocated to Veramendi Park)
Process for Considering Designation of Historic Districts and Landmarks:
Historic districts and landmarks shall be evaluated for designation using the factors listed in
Section 2.5.4.5 and shall meet at least three (3) of the Criteria for Evaluation. Historic districts
shall consist of at least two (2) or more structures within a legally defined boundary that meet at
least three (3) of the Criteria for Evaluation. Additionally, all designated landmarks and districts
shall demonstrate clear delineation of the legal boundaries of such designated resources.
Criteria For Evaluation:
1. Its value as a visible or archeological reminder of the cultural heritage of the community, or
national event;
2. Its location as a site of a significant local, county, state, or national event;
3. Its identification with a person or persons who significantly contributed to the development
of the community, county, state, or nation;
4. Its identification as the work of a master builder, designer, architect, or landscape architect
whose individual work has influenced the development of the community, county, state, or
nation;
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5. Its embodiment of distinguishing characteristics of an architectural style valuable for the
study of a period, type, method of construction, or use of indigenous materials;
6. Its historical, architectural or cultural character as a particularly fine or unique example of a
utilitarian structure, including, but not limited to, bridges, dams, gas stations, transportation
shelters, or other commercial structures;
7. Its unique location or singular physical characteristics that make it an established or familiar
visual feature;
8. Its historical, architectural, or cultural integrity of location, design, materials, and
workmanship;
9. Its character as a geographically definable area possessing a significant concentration,
linkage, or continuity of historically, architecturally or culturally significant sites, buildings,
objects or structures united by past events or aesthetically by plan or physical development;
10. Its character as an established and geographically definable neighborhood, united by
culture, architectural style or physical plan and development;
11. It is distinctive in character, interest or value; strongly exemplifies the cultural, economic,
social, ethnic or historical heritage of San Marcos, Texas or the United States;
12. It is an important example of a particular architectural type or specimen;
13. It bears an important and significant relationship to other distinctive structures, sites, or
areas, either as an important collection of properties or architectural style or craftsmanship with
few intrusions, or by contributing to the overall character of the area according to the plan
based on architectural, historic or cultural motif;
14. It possesses significant archeological value that has produced or is likely to produce data
aﬀecting theories of historic or prehistoric interest;
15. It represents a resource, whether natural or man-made, which greatly contributes to the
character or image of a defined neighborhood or community area; or
16. It is designated as a Recorded Texas Historic Landmark or State Archeological Landmark,
or is included on the National Register of Historic Places.
Properties eligible for designation include those listed below:
****1. Buildings or places which have come to represent a part of San Marcos’ cultural heritage
for at least twenty-five (25) years;
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2. Architectural curiosities, one-of-a-kind buildings and notable examples of architectural styles
and periods or methods of construction, particularly local or regional types and buildings by
internationally known architects or master builders and important works by minor ones;
3. Properties that are part of a cluster which provide a specific representation of an architectural
or historic era or event;
4. Parks, plazas, bridges, streets, walkways, dams, vistas and objects that have special cultural,
historic or architectural significance, including studios of artists, writers or musicians during
years of significant activity;
5. Institutions that provide evidence of the cultural history of San Marcos (churches, private
universities, art centers, theaters and entertainment halls) as well as stores, businesses and
other properties that provide a physical record of the experience of particular ethnic groups;
6. Markets and commercial structures or blocks which are important to the cultural life of San
Marcos and groups of buildings, structures and/or sites representative of, or associated with
particular social, ethnic or economic groups during a particular period;
7. Archaeological sites of cultural importance to local people or social or ethnic groups, such as
locations of important events in their history, historic or prehistoric cemeteries, battlefields or
shrines;
8. Buildings that physically and spatially comprise a specific historical or architectural
environment or clusters of historically, architecturally, or culturally related buildings that
represent the standards and tastes of a specific segment of a community or neighborhood;
9. Unrelated structures that represent a historical or cultural progression or various styles and
functions, or cohesive townscapes or streetscapes that possess an identity of place;
10. Objects such as fountains, clocks, markers, sculpture, et al. which are important to the
historical and cultural life of the city and related to a specific location; or
11. Walkways, setbacks, open grass or landscaped areas along the San Marcos River, including
special vistas associated throughout city development patterns in and near plazas, parks and
riverbanks.
Updates to Definitions:
110. Historic District: an Overlay District intended to preserve and protect Historic Structures,
Thoroughfares, and neighborhoods that serve as visible reminders of the history and cultural
heritage of the City, the State and the United States.
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A district possesses a significant concentration, linkage, or continuity of sites, buildings,
structures, or objects united historically or aesthetically by plan or physical development.
111. Historic Landmark: a site having historical, architectural,
or cultural significance which is suitable for preservation or Restoration, has educational value
and satisfies the criteria established for inclusion in the National Register of Historic Places, as
determined in accordance with Chapter 2, Article 5, Division 4.
Any individual site, building, structure, object, cultural landscape, historic landscape, or historic
resource which has historic, architectural, or cultural significance.
112. Historic Structure Resource: any Structure that is:
a. Listed individually in the National Register of Historical Places or preliminarily determined by
the Secretary of the Interior as meeting the requirements for individual listing on the National
Register; and/or
b. Certified or preliminarily determined by the Secretary of the Interior as contributing to the
historical significance of a registered Historic District or a district preliminarily determined by
the secretary to qualify as a registered Historic District; and/or
c. Individually listed on a local or state inventory of historic places.
Any individual site, building, structure, object, cultural landscape, or historic landscape which is
potentially eligible for local, state, or National Register of Historic Places designation.
Add to Definitions:
A Cultural Landscape is defined as "a geographic area, including both cultural and natural
resources associated with a historic event, activity, or person or exhibiting other cultural or
aesthetic values." There are four general types of cultural landscapes, not mutually exclusive:
historic sites, historic designed landscapes, historic vernacular landscapes, and ethnographic
landscapes. These are defined below.
Historic landscapes include residential gardens and community parks, scenic highways, rural
communities, institutional grounds, cemeteries, battlefields and zoological gardens. They are
composed of a number of character-defining features which, individually or collectively
contribute to the landscape's physical appearance as they have evolved over time. In addition
to vegetation and topography, cultural landscapes may include water features, such as ponds,
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streams, and fountains; circulation features, such as roads, paths, steps, and walls; buildings;
and furnishings, including fences, benches, lights and sculptural objects.
Integrity is the ability of a property to convey its significance. To be designated historic, a
property must not only be shown to be significant under established criteria, but it also must
have integrity. The evaluation of integrity is sometimes a subjective judgment, but it must
always be grounded in an understanding of a property's physical features and how they relate
to its significance. Historic properties either retain integrity (this is, convey their significance) or
they do not.
Location is the place where the historic property was constructed or the place where the
historic event occurred. The relationship between the property and its location is often
important to understanding why the property was created or why something happened. The
actual location of an historic property, complemented by its setting, is particularly important in
recapturing the sense of historic events and persons. Except in rare cases, the relationship
between a property and its historic associations is destroyed if the property is moved.
Setting is the physical environment of a historic property. Whereas location refers to the
specific place where a property was built or an event occurred, setting refers to the character of
the place in which the property played its historical role. It involves how, not just where, the
property is situated and its relationship to surrounding features and open space. Setting often
reflects the basic physical conditions under which a property was built and the functions it was
intended to serve.
Design is the combination of elements that create the form, plan, space, structure, and style of
a property. It results from conscious decisions made during the original conception and
planning of a property (or its significant alteration) and applies to activities as diverse as
community planning, engineering, architecture, and landscape architecture. Design includes
such elements as organization of space, proportion, scale, technology, ornamentation, and
materials.
Materials are the physical elements that were combined or deposited during a particular period
of time and in a particular pattern or configuration to form a historic property. The choice and
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combination of materials reveal the preferences of those who created the property and indicate
the availability of particular types of materials and technologies. Indigenous materials are often
the focus of regional building traditions and thereby help define an area's sense of time and
place. A property must retain the key exterior materials dating from the period of its historic
significance. If the property has been rehabilitated, the historic materials and significant features
must have been preserved.
Workmanship is the physical evidence of the crafts of a particular culture or people during any
given period in history or prehistory. It is the evidence of artisans' labor and skill in constructing
or altering a building, structure, object, or site. Workmanship can apply to the property as a
whole or to its individual components. It can be expressed in vernacular methods of
construction and plain finishes or in highly sophisticated configurations and ornamental
detailing. It can be based on common traditions or innovative period techniques. Workmanship
is important because it can furnish evidence of the technology of a craft, illustrate the aesthetic
principles of a historic or prehistoric period, and reveal individual, local, regional, or national
applications of technological practices and aesthetic principles.
Feeling is a property's expression of the aesthetic or historic sense of a particular period of
time. It results from the presence of physical features that, taken together, convey the property's
historic character. For example, a rural historic district retaining original design, materials,
workmanship, and setting will relate the feeling of agricultural life in the 19th century. A
grouping of prehistoric petroglyphs, unmarred by graﬃti and intrusions and located on its
original isolated bluﬀ, can evoke a sense of tribal spiritual life.
Association is the direct link between an important historic event or person and a historic
property. A property retains association if it is the place where the event or activity occurred and
is suﬃciently intact to convey that relationship to an observer. Like feeling, association requires
the presence of physical features that convey a property's historic character. For example, a
Revolutionary War battlefield whose natural and manmade elements have remained intact since
the 18th century will retain its quality of association with the battle. Because feeling and
association depend on individual perceptions, their retention alone is never suﬃcient to support
eligibility of a property.
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Recommendations for Individual (Thematic) Local Landmark and
National Register of Historic Places initiatives as recommended in
section IX.A.3. of the My Historic SMTX Historic Resources Survey
• Civil Rights Sites (Examples: Dunbar National Register District, Former Lamar School
building(s), Former Southside School/Centro Cultural Hispano de San Marcos, et al.)

• Sites of cultural importance to local people or social or ethnic groups within Victory Gardens,
East Guadalupe Street, Dunbar and other areas. (Examples: Dunbar National Register
District, Both Cephas houses, Cuauhtemoc Hall, et al.)

• Resources associated with the military c. 1940-1950
• Public Housing
• Mid-Century Resources, per section IX.A.3. My SMTX Historic Resources Survey (Examples:
The former Frost Bank drive through facilities, Calvary Chapel of the Springs, Christ Chapel,
et al.)

• Works by known architects and/or master builders as well as important works by minor ones
(Examples: Roy Thomas, Atlee Bernard Ayres, Felipe Almerina “Phillip” Armenta, et al.)

Recommendations to improve the long-term care, maintenance, and
management of city-owned historic resources and landmarks
Part of the purpose of the HPC Landmarks Committee was to review the status of City-owned
Local Landmarks and identify caretaking roles and responsibilities, preservation needs of
existing Local Landmarks, the funding mechanism(s) for long-term care maintenance; and
create recommendations. On May 28, 2021 the Committee ask staff from Planning &
Development Services to provide answers to the following questions:

Information sought from City Staff:

• Who is responsible for maintenance/inspection
9
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•
•
•
•
•

Provide information on maintenance activities for each Landmark going back 10 years
The process for recommending and approving any work on those buildings?
Does completed work meet appropriate standards according to the National Standards?
How much (if any) money is budgeted for each building and from what funding source?
Are the landmarks leased? To whom? How much? How long? Provide copies of leases.

On July 22, 2021 the Committee received an email indicating that staff from the Planning &
Development Services met with staff from Parks & Recreation and General Services to discuss
the committee’s questions related to City owned landmarks. At that time Parks & General
Services was researching the details & contracts in order to fully respond, but staff wanted to
provide an update on information received to date.
•

The process for recommending/approving any work on those buildings? Who approves
work? In the past, I have been contacted to discuss proposed work to determine whether
or not a Certificate of Appropriateness would be required. For example, when the Cock
House needed a new roof, General Services reached out to me to discuss the proper
procedure. After discussions, it was found that the work would be considered ordinary
repair and maintenance as regulated by the Development Code and did not need a
COA. I have also discussed repairs to the landmarks out at the airport with airport staff in
similar fashion.

•

Does completed work meet appropriate standards? Should the work require a Certificate
of Appropriateness, it will be reviewed by staff and presented to the Commission at a
public meeting as would any other COA request. The requests are reviewed against the
Construction and Repair standards in the Development Code, the Secretary of the
Interior’s Standards for the Treatment of Historic Properties, and the Historic Design
Guidelines.

•

How much (if any) money is budgeted for each building? There is not a budget for each
building. Funding for repairs to any city owned properties, including landmarks, comes
from the City’s General Fund. At this time, there is not a set maintenance schedule for
each local landmark.

On August 3, 2021 staff emailed the committee the remaining answers from questions original
email dated 5/28/21.
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1.

Cock House

•

Who is responsible for maintenance/inspection (Parks & Rec, Facilities Services, etc.)?
General Services

•

Information compiled on maintenance activities for each Landmark over the past 10
years? While we do not have the staff capacity to pull all of that information we can
confirm that most recently the roof was replaced in December of 2019 and fixtures inside
the building have been replaced. Maintenance is conducted as needs arise. There isn’t
a set schedule but that it’s a goal of General Services to set an inspection schedule for
all city facilities.

•

Are the buildings leased? If so, to whom? How much? How long? A Terms and
Conditions Agreement between the City and the Heritage Association was adopted in
1992 and is attached.

2.

Merriman Cabin
•

Who is responsible for maintenance/inspection (Parks & Rec, Facilities Services,
etc.)? General Services

•

Information compiled on maintenance activities for each Landmark over the past
10 years? While we do not have the capacity to pull all of that information we can
confirm that most recently HVAV repairs have been done and the exterior walls
had rot and were filled with a type of caulk. There isn’t a set schedule but that it’s
a goal of General Services to set an inspection schedule for all city facilities.

•

Are the buildings leased? If so, to whom? How much? How long? A Terms and
Conditions Agreement was adopted in October 2003 and is attached. Building is
leased to the Heritage Association, indefinitely, $1.00 per year.

3.

Dunbar School Building
•

Who is responsible for maintenance/inspection (Parks & Rec, Facilities Services,
etc.)? General Services

•

Information compiled on maintenance activities for each Landmark over the past
10 years? There isn’t a set schedule but that it’s a goal of General Services to set
an inspection schedule for all city facilities.
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•

Are the buildings leased? If so, to whom? How much? How long? This building is
not currently leased.

4.

Dunbar Recreation Center (this building is NOT a local landmark but Facilities and
Parks sent the info so it’s included)
•

Who is responsible for maintenance/inspection (Parks & Rec, Facilities Services,
etc.)? General Services, but Parks oversees cleaning and setup/teardown for
events

•

Information compiled on maintenance activities for each Landmark over the past
10 years? While we do not have the staff capacity to pull all of that information
we can confirm that most recently the skylight was repaired following hail
damage, and the inside of the building has been painted. Maintenance is
conducted as needed since this is a highly used facility. There isn’t a set
schedule but that it’s a goal of General Services to set an inspection schedule for
all city facilities.

•

Are the buildings leased? If so, to whom? How much? How long? This building is
available for community rentals.

5.

Old Fish Hatchery
•

Who is responsible for maintenance/inspection (Parks & Rec, Facilities Services,
etc.)? General Services, but Parks oversees cleaning and setup/teardown for
events

•

Information compiled on maintenance activities for each Landmark over the past
10 years? While we do not have the staff capacity to pull all of that information
we can confirm that most recently the entire porch and hand rails were replaced.
Maintenance is conducted as needed. There isn’t a set schedule but that it’s a
goal of General Services to set an inspection schedule for all city facilities.

•

Are the buildings leased? If so, to whom? How much? How long? This building is
available for community rentals.

6.

Commemorative Air Force Hangar
•

Who is responsible for maintenance/inspection (Parks & Rec, Facilities Services,
etc.)? General Services.
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•

Information compiled on maintenance activities for each Landmark over the past
10 years? While we do not have the staff capacity to pull all of that information at
this time we can confirm that most recently roof repairs have been done. After
the freeze there was major repairs done to the fire suppression system.
Maintenance is conducted as needed. There isn’t a set schedule but that it’s a
goal of General Services to set an inspection schedule for all city facilities.

•

Are the buildings leased? If so, to whom? How much? How long? The Central
Texas Wing, Commemorative Air Force entered into a 21-year lease on April 1,
2015. It expires on March 31, 2036. The Lessee pays a fixed rental in the sum
of $1.00 per year.

7.

Graham Tower
•

Who is responsible for maintenance/inspection (Parks & Rec, Facilities Services,
etc.)? Texas Aviation Partners (TAP) has taken the responsibility on as
caretakers of the airport, but are not obligated to do so.

•

Information compiled on maintenance activities for each Landmark over the past
10 years? This tower serves as a back-up airport beacon in the event the primary
beacon fails. TAP is investigating grants to be used for improving the tower.

•

Are the buildings leased? If so, to whom? How much? How long? No, this is not
open to the public.

8.

Calaboose African American History Museum
•

Who is responsible for maintenance/inspection (Parks & Rec, Facilities Services,
etc.)? General Services

•

Information compiled on maintenance activities for each Landmark over the past
10 years? While we do not have the capacity to pull all of that information at this
time we can confirm that most recently the building has been treated for termites
and the siding has been replaced. New front and back doors have been
installed. A new alarm system has been installed and the building has been
painted. There isn’t a set schedule but that it’s a goal of General Services to set
an inspection schedule for all city facilities.

•

Are the buildings leased? If so, to whom? How much? How long? The Terms and
Conditions Agreement between the City and the Calaboose African American
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History Committee for the Calaboose Museum was adopted on September 8,
1997 and is attached. Staff is currently working with the Calaboose Board to
update this agreement and also include the Cephas House as an annex to the
Museum.

Committee Recommendations:

• Identify permanent funding source for the long-term care and maintenance of city-owned
historic resources and landmarks

• Developing a Historic Preservation Approach and Treatment Plan - Prior to undertaking work
on a city-owned historic resources and landmarks, a treatment plan or similar document
should be developed. The four primary treatments identified in The Secretary of the Interior's
Standards for the Treatment of Historic Properties, are:

• Preservation is defined as the act or process of applying measures necessary to sustain
the existing form, integrity, and materials of an historic property. Work, including preliminary
measures to protect and stabilize the property, generally focuses upon the ongoing
maintenance and repair of historic materials and features rather than extensive
replacement and new construction. New additions are not within the scope of this
treatment; however, the limited and sensitive upgrading of mechanical, electrical and
plumbing systems and other code-required work to make properties functional is
appropriate within a preservation project.

• Rehabilitation is defined as the act or process of making possible a compatible use for a
property through repair, alterations, and additions while preserving those portions or
features which convey its historical or cultural values.

• Restoration is defined as the act or process of accurately depicting the form, features, and
character of a property as it appeared at a particular period of time by means of the
removal of features from other periods in its history and reconstruction of missing features
from the restoration period. The limited and sensitive upgrading of mechanical, electrical
and plumbing systems and other code-required work to make properties functional is
appropriate within a restoration project.
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• Reconstruction is defined as the act or process of depicting, by means of new construction,
the form, features, and detailing of a non-surviving site, landscape, building, structure, or
object for the purpose of replicating its appearance at a specific period of time and in its
historic location.

• Developing a Preservation Maintenance Plan and Implementation Strategy
• Training of maintenance staff in preservation maintenance skills is essential. Preservation
maintenance practices differ from standard maintenance practices because of the focus on
perpetuating the historic character or use of city-owned historic resources and landmarks.
Through training programs and with the assistance of preservation maintenance specialists,
each property could develop maintenance specifications for the historic resource and
landmark.

• Recording Treatment Work and Future Research Recommendations - An ongoing step in the
preservation planning process records the treatment work as carried out. It may include a
series of as-built drawings, supporting photographic materials, specifications and a summary
assessment. Ideally, this information should be shared with interested state and national
organizations for further dissemination and evaluation. The need for further research or
additional activities should also be documented. This may include site-specific or contextual
historical research, archeological investigations, analysis, and material testing for future
applications. In consultation with a conservator or archivist-to maximize the benefit of project
work and to minimize the potential of data loss—all primary documents should be organized
and preserved as archival materials. This may include field notes, maps, drawings,
photographs, material samples, oral histories and other relevant information.

• Developing a Preservation Maintenance Guide - In the past, there was rarely adequate
record-keeping to fully understand the ways local landmarks were maintained. This created
gaps in our research findings. Today, we recognize that planning for ongoing maintenance
and onsite applications should be documented—both routinely and comprehensively. An
annual work program or calendar records the frequency of maintenance work on built or
natural landscape features. An overall maintenance program can assist in routine and cyclic
maintenance of the historic resource and landmark and can also guide long term treatment
projects. To help structure a comprehensive maintenance operation that is responsive to staff,
budget, and maintenance priorities, the National Park Service has developed two computerdriven programs for its own resources. A Maintenance Management Program (MM)is
designed to assist maintenance managers in their efforts to plan, organize, and direct the
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maintenance system. An Inventory and Condition Assessment Program (ICAP) is designed to
complement MM by providing a system for inventorying, assessing conditions, and for
providing corrective work recommendations for all site features.

• Implementation of the National Park Service Brief 31: Mothballing
• Inspection on an annual basis, with a full report provided to the HPC, City Council, and
leases. These reports shall include a detail list of routine maintenance work.

• One city department for long-term care and maintenance needs.
• Any and all proposed additions and alterations shall be overseen by the HPC through the
COA process.

• Imperative the city act as good stewards of their city-owned historic resources and
landmarks, and follow the NPS Bulletins and Standards.

• Create standardized minimum expectations for all leases, including casualty insurance on
each property; authorizations for alterations and major repairs, and; maintenance
responsibilities. The specific circumstances under which each organization functions should
be considered for the leases of historic buildings from the city.
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PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

September 9, 2021

RE:

AGENDA ITEM 3: DISCUSSION & CONSIDERATION OF RECOMMENDATIONS FROM
THE MY HISTORIC SMTX COMMITTEE

The My Historic SMTX Committee was formed in May to review recommendations in
historic resources survey and provide guidance to the rest of the Commission.
Commissioners Perkins, Holder and Paniagua made up the committee.
On September 2, 2021, Commissioner Perkins submitted the attached recommendations
from the committee. Also attached is the matrix created by staff that assisted the
committee and Section IX of the historic resources survey, My Historic SMTX.

630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8147 ● FACSIMILE 512.754.7745
SANMARCOSTX.GOV
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My SMTX Historic Survey Committee Recommendations
During the March regular meeting, the Historic Preservation Commission discussed creating a
committee to assist the Commission with prioritizing and initiating the recommendations made in the My
Historic SMTX Historic Resources Survey. Phase recommendations from the survey may be taken in any
order. During this process the committee’s priorities were not required to the limited to the scope of the
2019 survey. Furthermore, not all of the survey recommendations are the responsibility of the committee
and Commission to undertake. It was concluded that the committee would be tasked with reviewing the
My Historic SMTX Historic Resources Survey to help identify community preservation priorities for
consideration by the full commission and/or other city authorities. The committee will bring the following
recommendations to the full Commission for discussion and potential action.
The Historic Preservation Commission bylaws allow the formation of ad hoc committees as necessary.
Each committee shall consist of at least three members approved by the Commission. A staﬀ member
shall be assigned to each committee. A committee may designate a chair, but is not required to do so.
Quorum requirements do not apply to committees. 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.
San Marcos Development Code, Chapter 4, Article 5, Division 2, Section 4.5.2.1 Historic Districts, G.
Investigations and Reports: “The Historic Preservation Commission may make studies of matters relating
to the protection, enhancement, perpetuation or use of local Historic Landmarks and Historic Districts
and to the restoration of landmarks as the Commission may, from time to time, deem necessary or
appropriate for the eﬀectuation of the purposes of this district, and may submit reports and
recommendations as to these matters to the City Council and other agencies of the City. In making these
studies, the Commission may hold public hearings as it may deem necessary or appropriate.”

Committee Recommendations:
During discussions committee members suggested the city seek out and create partnership
opportunities with regional higher educational institutions, non-profits, and private foundations
for assistance with the city’s preservation needs and eﬀorts. A matrix was created to help
delineate responsibility for each survey recommendation (i.e. staﬀ︎/City Council, the
Commission︎, and external agencies such as grassroots organizations). It is recommended a
Recommendation Resolution be sent to the City Council, including said matrix with the
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recommendations from the My Historic SMTX Historic Resources Survey highlighting the
priorities the City Council may address that fall outside of the scope and powers prescribed in
the Historic Preservation Commissions bylaws.
Top Three Priority Recommendations:
1. Create National Register nominations using the National Park Service Underrepresented
Community grant award funds, and potential 2022 THC CLG funding along with other grant
opportunities. The focus of those nominations should be on Dunbar, Victory Gardens, and
the corridors in and out of downtown - South LBJ and Guadalupe Streets particularly, and
the industrial areas on both sides of the rail roads because these areas are prioritized for
National Register or local/thematic nominations within the 2019 Historic Resources Survey,
and because these neighborhoods and areas are the most threatened and at risk; and
because they would benefit from additional protection and federal tax rebates. (IX.A.3; and
IX.A.5.)
2. Design and develop incentives, such as tax credits or tax abatements, because it will
encourage local designations and to stimulate restoration and rehabilitation of historic-aged
resources across the community. (IX.B.1.)
3. Continuation of Survey Eﬀorts, beginning with properties in the community that are critically
endangered and/or have been prioritized for National Register or local/thematic
nominations within the 2019 Historic Resources Survey, because they are important to our
community’s diverse cultural heritage, living heritage, and cultural & historic landscapes,
and; because they are endangered and most at risk of demolition or demolition by neglect.
It is recommended the Commission apply for a National Trust of Historic Preservation
planning grant to do an intensive-level survey of the Lamar School, because it is clearly
endangered. Places meriting further research should be a project spearheaded by a thirdparty nonprofit, academic group. (IX.C.1; IX.C.2)
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RECOMMENDATIONS FOR FURTHER WORK

IX.

RECOMMENDATIONS FOR FURTHER WORK

San Marcos is rapidly growing, with evidence of new construction and development especially visible
downtown. The expansion and growth of Texas State University, multiple new high-rise student housing
projects, and commercial development are quickly changing the existing character of the city’s
commercial core. Infill residential development is also occurring within many of the city’s older
neighborhoods. Based upon a map provided by the City’s Planning and Development Services
Department, current development pressures within the reconnaissance survey area are centered around
the commercial core of downtown but extend in all directions including into the local Dunbar Historic
District; the northern portion of the East Guadalupe neighborhood near the railroad, S. Guadalupe Street,
and S.LBJ Drive; and west along the corridors of W. Hutchison, W. Hopkins, and W. San Antonio streets.

Figure 4. Development Pressure. City of San Marcos Planning & Development Services Department.
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The recommendations in this section of the report are prioritized in phases based on evaluated need as
established through consultation with City of San Marcos staff and for resources and areas perceived as
most threatened by new development or demolition pressures. In addition to providing recommendations
for potential historic designations, this section includes prioritized recommendations for reevaluation and
expansion of City demolition review policies, local designation criteria, and other guidelines to assist the
city in making informed decisions about historic resources and future planning initiatives.

IX.A.

First Phase Recommendations
IX.A.1. Demolition Review Period for Historic-age Resources

One of the recurring problems facing cities today is the loss of historic buildings through demolition. There
is currently no language in the San Marcos Development Code to allow for the review of demolition
applications for non-designated resources (i.e. those that are not existing local landmarks or within
existing local historic districts). Requests for demolition are only reviewed by City staff and the HPC if the
structure is a designated landmark or within a local historic district. There is also currently no established
waiting period to allow for further review and research during the demolition application process. Based
on other cities such as San Antonio and Austin that have codified this process, a similar demolition review
process and appropriate review period could be established. Implementation of the following actions is
recommended:
•

All submitted demolition applications to be reviewed by the HPO/Planning and Development
Services Department as part of the application process (regardless of age or significance of
building);

•

A 30–90-day review period to be provided for demolition applications of designated historic
resources and non-designated historic-age resources that are determined by the HPO/Planning
and Development Services Department as potentially significant or meriting further investigation
to allow for research, consultation with the property owner, and evaluation for potential local
landmark/district eligibility, if applicable;

•

As an alternative to the review of all submitted demolition applications, the City could create
“Demolition Review Period Overlay Districts” for those areas identified as containing a large
number of high and medium preservation priority resources or that have been recommended as
potential local historic districts or expansion of existing historic districts;

•

As an alternative to the proposed 30–90-day review period, a “high priority” review period could
be implemented for demolition permits submitted for designated historic resources, resources
within a “Demolition Review Period Overlay District,” and/or those that have been identified in
the current survey as high or medium preservation priority.
IX.A.2. Reevaluation of Criteria for Approval of Local Landmarks and Local Historic Districts

It is further recommended that the City of San Marcos consider the reevaluation and expansion of the
criteria for approval (designation criteria) for local landmark or historic district creation and/or expansion,
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as currently codified in the San Marcos Development Code (Chapter 2, Article 5, Division 4, Section
2.5.4.5). Existing criteria include consideration of four factors: A.) historical, architectural, and cultural
significance of the site(s); B.) suitability for preservation or restoration; C.) educational value; and D.)
satisfaction of criteria established for inclusion of the site(s) and/or district in the National Register of
Historic Places. Many other local municipalities in Texas, such as San Antonio, Dallas, and Fort Worth,
have a broader range of designation criteria that take into consideration and specifically address
characteristics such as ethnic heritage, folk or ethnic art, significant utilitarian structures, relationship to
other resources (buildings, areas, etc.), locations as a unique or familiar visual feature, local archeological
significance, and current designation as an RTHL, SAL, or NRHP-listed resource.
IX.A.3. Individual (Thematic) Local Landmark and NRHP Designation Initiatives
The City of San Marcos has seven designated local historic districts and a large number of individual
historic resources (both within and outside of the local historic districts) that are NRHP listed or designated
as RTHLS. However, the city has very few individually designated local landmarks. The majority of
resources recommended as high preservation priority within both phases of the survey (refer to Table 4)
have no previous NRHP or RTHL designation and are located outside of the existing local historic districts.
NRHP listing (i.e. designation), for both districts and individual resources, is a largely honorary designation
and does not impose any restrictions on property owners. NRHP listing does, however, provide a measure
of protection for NRHP-listed resources, as well as for resources that are determined eligible for NRHP
listing, from undertakings involving a federal agency, federal funding, or federal permitting. In these
instances, the lead agency must identify NRHP-listed or eligible resources, take into consideration the
effects of the undertaking on the resources, and attempt to avoid or minimize harm to these resources or
mitigate harm if they are to be adversely affected.
NRHP listing is a way to honor and commemorate the architectural, historical, and cultural significance of
an area or an individual resource and can be an effective tool to stimulate interest and pride in a
community. NRHP listing can also be a first step toward future local historic district or individual landmark
designation, which entails specific guidelines related to exterior alterations and protection from
demolition.
NRHP listing may also make resources eligible for potential state and federal tax credits for rehabilitation.
The Federal Historic Preservation Tax Incentive Program provides a 20 percent tax credit for the
substantial rehabilitation of historic income-producing or non-profit buildings. 175 One of the eligibility
requirements for the federal tax credit program is that a property must be either individually NRHP listed
or certified as a contributing resource to an NRHP-listed historic district. The Texas Historic Preservation
Tax Credit Program is a state tax credit for 25 percent of eligible rehabilitation costs for income-producing
or non-profit buildings. For the state tax credit, a building must be either currently designated (including
NRHP-listed, contributing to an NRHP-listed district, an RTHL, or SAL) or officially determined eligible for
listing in the NRHP and officially listed by the time the tax credit is taken. 176 Local historic districts can,
however, in some cases, be certified by the NPS as Certified Historic Districts and can receive the same
tax credits as NRHP-listed districts.
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Local landmark (and local district) designation offers the greatest protection from demolition or
inappropriate exterior alterations through a design review process. Prior to receiving building or
demolition permits, a Certificate of Appropriateness (COA) must be obtained from the City. The COA is
reviewed by City staff and then presented for review by the HPC at a public hearing. The HPC may approve,
deny, or include specific conditions in the COA, following the Secretary of the Interior’s Standards for the
Treatment of Historic Properties and the San Marcos Land Development Code and associated San Marcos
Design Manual.
It is therefore strongly recommended that the City work with property owners to undertake a local
landmark designation initiative to provide protection for significant individual historic resources. Public
involvement efforts such as community meetings and distribution of survey forms and copies of the
current survey report could be offered to stimulate interest and provide information about the landmark
designation process.
The previous section of this report identified those resources that have been recommended as high
preservation priority and potentially eligible for historic designation. Due to the number and variety of
resources identified, it is recommended that the City approach the local landmark initiative process
thematically as well as by priority of potential threat from demolition or development. The following
themes and priorities are recommended as potential local landmark designation initiatives:
•

High Priority Resources with Current NRHP, RTHL, or SAL Designations – Numerous high
preservation priority resources currently NRHP listed or designated as RTHLs or SALs are located
outside of the city’s existing local historic districts. These resources have already been identified
as significant for their architectural or historical associations and are recommended for individual
local landmark designation to ensure protection from hasty demolition and inappropriate
alterations.

•

Downtown and Commercial Corridors – This includes the high priority commercial and
institutional resources as well as some former residences now in commercial use within the
survey area boundaries of downtown and the commercial corridors of E. and W. San Antonio,
Hopkins, and Hutchison streets as well as Pat Garrison Street and University Drive. A number of
significant resources were identified along these corridors and are within the areas of highest
development pressure. In particular are several former residences, now primarily in commercial
and multi-family use, that are recommended as high preservation priority located between W.
Hopkins, W. Hutchison, N. Comanche, W. San Antonio, and North streets. In addition to buildings,
this thematic designation could also include historic signage, specifically the pole signs associated
with the resources at 176 S. LBJ Drive (OST Liquor) and the shopping center at 301 N. Edward Gary
Street (Nelson Center). The OST Liquor sign was recently removed but could be reinstalled or
repurposed at a future date.

•

Educational Resources – The Lamar School has been evaluated as high preservation priority as an
example of mid-twentieth-century school design and for its association with early desegregation.
The building is vacant, and the site is potentially threatened with demolition and/or
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redevelopment. An intensive-level survey is recommended to fully establish its role in the early
integration of public schools both locally and statewide. The Southside School, although currently
in use and not known to be threatened, is also recommended as a high priority resource for its
association with Mexican American education. In addition to these two resources, other school
buildings of historic age outside the current survey boundary area should be assessed for
architectural and historical significance. Together with the Lamar and Southside Schools, these
resources could be landmarked as a multi-cultural educational-themed designation.
•

Mid-century Modern Resources – Several individual mid-century resources were identified
during the reconnaissance survey (refer to Survey Inventory Table in Appendix C). One resource
in particular is currently undergoing alterations and partial demolition: the former Frost Bank
building at 231 N. Guadalupe Street. The former drive-thru facilities associated with this bank,
however, remain intact and are significant examples of the resource type. Other significant midcentury buildings include the current Calvary Chapel of the Springs (the former public library
designed by renowned Austin architect Arthur Fehr of the firm of Fehr and Granger) and Christ
Chapel near Texas State University. A small number of additional mid-century-modern residences
were also identified and could be included in a thematic landmark designation.

•

Victory Gardens and East Guadalupe Residential Resources – Several individual high preservation
priority resources were identified in the Victory Gardens and East Guadalupe neighborhoods.
Although both neighborhoods lack cohesiveness as potential historic districts, the individual high
priority resources are some of the most intact examples of remaining historic-age residential
construction. This includes some of the oldest remaining houses in the East Guadalupe
neighborhood and the most intact former military barracks relocated for housing after World War
II in Victory Gardens.

In addition to local landmark designation, it is recommended that the City work with property owners to
nominate the following three resources to the NRHP. Two of the resources are currently vacant and
potentially threatened by neglect. All three of the resources have significant historical and cultural
associations with the local community and could be eligible for state and federal tax credits for
rehabilitation if they are NRHP listed.




Old First Baptist Church (recently designated as a local historic landmark)
Former Lamar School – pending a recommended intensive-level survey
Former Southside School (Centro Cultural Hispano de San Marcos)

IX.A.4. Local Historic District Designations
Initiation of local historic district designation is recommended for the areas identified in Section VIII.B.
Potential Historic Districts and Expansions of Existing Districts. Priority should be given to the potential
expansion of the Downtown Historic District along N. and S. LBJ Drive, as development pressure and the
threat of demolition is greatest within downtown San Marcos. Likewise, for the potential residential
district expansions and new district creation, it is recommended that designation initiatives focus first on
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those areas closest to downtown and Texas State University that have the greatest potential threat from
new commercial and residential development. This includes the potential expansions of the LindseyRogers and San Antonio Street Historic Districts as well as the creation of the new Harvey Street Local
Historic District. It is recommended that the City work closely with property owners within these priority
areas to solicit interest and participation in the potential district designation process.
IX.A.5. National Register District Designations
Of the city’s seven local historic districts, only two are currently NRHP-listed districts: Hays County
Courthouse Historic District and Belvin Street Historic District. The NRHP-listed Belvin Street Historic
District, however, is much smaller than the locally designated Belvin Street district and only includes the
700–900 blocks. The five additional local historic districts of Dunbar, San Antonio Street, Hopkins Street
Burleson Street, and Lindsey-Rogers, as well as the remainder of the Belvin Street Local Historic District,
are recommended potentially NRHP eligible under Criteria A and C in the areas of architecture and
community development. These historic neighborhoods reflect the evolution of housing and residential
development in central San Marcos from the mid-nineteenth through the mid-twentieth centuries. The
architecture includes a wide variety of styles and building types from elaborate Victorian-era designs to
modest vernacular housing associated with the historically African American Dunbar neighborhood.
Potential NRHP district nominations should take into consideration the proposed expansions of the local
residential historic districts when determining potential district boundaries.
IX.A.6. Communication Process with Governmental Entities Disposing of Surplus Property
It is recommended that an early, proactive communication process be established between the City and
governmental entities disposing of surplus property, including Hays County, the San Marcos Consolidated
Independent School District, and other governmental, institutional, and educational organizations. This
process could allow the City to notify agencies about current historic designations, if applicable, and
potentially significant historic resources prior to public auction or bidding and could facilitate potential
preservation or rehabilitation alternatives to demolition.

IX.B.

Second Phase Recommendations
IX.B.1. Creation of Local Tax Credit and Incentives for Local Designation

The City of San Marcos does not currently offer a tax incentive for local historic landmark or district
designation. It is strongly recommended that the City develop financial incentives, such as tax credits or
tax abatements, to encourage local historic designation and to stimulate restoration and rehabilitation of
historic buildings. Austin and San Antonio both offer tax incentives for local historic designation, and the
City of San Marcos should look to those and other Texas cities for examples of tax incentive programs for
historic properties. Tax incentives can involve a tax reduction or freeze of portions of local property taxes
for new local landmarks and local historic districts for a specific period of time or for perpetuity. Some
communities also offer a similar tax incentive for substantial rehabilitation that is done in compliance with
local preservation ordinances and COA approval. Additional financial incentives for designated local
landmarks and local historic districts could include reduced or waived building and signage permit fees.
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A Heritage Grant Program, such as the one offered by the City of Austin in conjunction with the Austin
Convention and Visitors Bureau, could be established to provide funding for rehabilitation of designated
historic resources. The Austin Heritage Grant Program uses funds collected from the Hotel Occupancy
Tax for preservation, restoration, or rehabilitation of historic sites and properties for public or non-profit
organizations that support and attract tourism. Further information about Austin’s incentives and grants
for historic resources is available through the City of Austin Planning and Zoning Department
(http://www.austintexas.gov/page/incentives-and-grants). A grant program would be especially
beneficial for residential areas such as the East Guadalupe, Dunbar, and Victory Gardens neighborhoods
to encourage the retention of original housing stock and deter demolition.
IX.B.2.

Alternative Designation Options

Historic district designation is not always recommended and may not be applicable for areas that have
experienced loss of original historic buildings, significant alterations, and modern infill development.
Areas such as these, however, may be significant culturally and historically and may merit alternative
designation options. Examples from other Texas cities include Neighborhood Conservation Districts
(NCDs) and Cultural Heritage Districts. The East Guadalupe, Victory Gardens, and portions of the Dunbar
neighborhood outside of the local historic district boundary may benefit from this type of designation
option.
IX.B.2.a. Neighborhood Conservation Districts (Overlays)
Cities such as San Antonio have a number of Neighborhood Conservation Districts (NCDs). Similar to local
historic districts, NCDs are areas designated by zoning overlays that provide specific regulations to
preserve and revitalize communities. Regulations generally focus on requirements for new construction,
such as setbacks, overall massing, and building heights, and are often more inclusive than the design
guidelines or regulations within local historic districts. Regulations are usually created specifically for each
NCD, through community input and participation, to cater to the specific characteristics of the
neighborhood. Areas that may lack cohesiveness and may not be eligible for historic designation may
benefit from the creation of an NCD to ensure that new development is in keeping with the overall
character of the area. NCDs can encourage neighborhood pride of place and can help stabilize property
values against gentrification and incompatible development. 177 Neighborhood conservation district
designation should take into consideration the relevance to the local community, and residents and
property owners should be active participants in the process.
IX.B.2.b. Cultural Heritage Districts
Cultural heritage districts are designated by the Texas Commission on the Arts (TCA) to “harness the
power of cultural resources to stimulate economic development and community revitalization.” 178 These
districts, although largely honorary, can serve as economic development tools to attract businesses,
artists, and cultural arts to areas by highlighting the history, culture, and identity of a particular
community. 179 Specifically for commercial areas within the Dunbar and East Guadalupe neighborhoods
that are experiencing new development and loss of historic character, the designation of cultural districts
could foster community pride and encourage new development and rehabilitation of existing resources
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in keeping with community values and cultural heritage. If pursued, cultural district designation should
take into consideration the relevance to local residents and seek support, close involvement, and
partnerships from the local community. 180 Austin’s East End Cultural Heritage District is a successful
example that celebrates and promotes local art, music, heritage, historic sites, and business and
neighborhood development (http://www.eastendculturaldistrict.org/cms/)
IX.B.2.c. OTHMs and Interpretive Material
In addition to district or individual historic designation, commemorative markers such as OTHMs through
the THC may be an appropriate mechanism for celebrating and sharing the history and significance of local
communities and resources, especially those that have historically been underrepresented. Other
educational materials such as local interpretive signage utilizing historic photographs, maps, and other
images can help to convey the story of a community or particular site. Neighborhood banners or
decorative street signs can also identify a particular community and foster a sense of pride and civic
engagement. The City is encouraged to solicit input from neighborhood associations and local residents
and business owners within the Dunbar, East Guadalupe, and Victory Gardens neighborhoods. Citizen
stakeholder groups could be established to determine areas of greatest local interest and to fully
recognize and represent the history and culture of these neighborhoods. Interpretive materials should
also be created in Spanish within the East Guadalupe and Victory Gardens neighborhoods.

IX.C.

Third Phase Recommendations
IX.C.1. Resources Meriting Further Study

Numerous resources were evaluated in the reconnaissance survey area as medium priority but may have
significant historical associations to local communities, events, or people. The resources identified below
in Table 12 are recommended for further research and may be eligible for individual historic designation
based on historical significance. It is recommended that the City solicit assistance with this undertaking
from community members and volunteers who signed up to participate in the survey initiative during the
My Historic SMTX Historic Resources Survey public meetings.
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Table 12. Medium Preservation Priority Resources Meriting Further Study
Address

Resource Type/Description

Local ID
(CAD Property ID)

807 Alabama Street

Mana’s Restaurant

R47146

816 Alabama Street

Residence

R47137

412 Armstrong Street

Residence

R46441

400 Browne Terrace

Mid-century residence

R35989

1005 Burleson Street

Residence

R20618

1010 Burleson Street

Residence and Barn

R20634

312 Camacho Street

Warehouse

R46426

401 Centre Street

Antioch Church of our Lord
Jesus Christ

R24692

524 Centre Street

Jackson Chapel United
Methodist Church

R154920

625 Centre Street

Pentecostal Temple Church
of God in Christ

R24658

726 Centre Street

Greater Bethel Baptist
Church

R21964

518 (111A–B)
Eisenhower Street

La Victoria Grocery

R11853

303 Ellis Street

Residence

R27037

310 Ellis Street

Residence

R29648

714 Georgia Street

Residence

R42628

Recommendation
Local restaurant reportedly opened
in 1962 and under same ownership
since 1970s; determine significance
to local community
Determine if possible former
military barracks
Determine if possible former
military barracks
Determine if significant historical
association or noted architect
Unusual stonework; determine if
significant historical associations
Need access to further evaluate;
determine if significant historical
associations
Determine if significant historical
associations
Further determine significance of
congregation to community; part of
current #ReclaimDunbar SMTX,
Texas State University
Within Dunbar Local Historic
District; recommended for
potential future designation in 1996
survey determine significance of
congregation to community; part of
current #ReclaimDunbar SMTX,
Texas State University
Determine historical significance to
community; part of current
#ReclaimDunbar SMTX, Texas State
University
Determine historical significance to
local community; part of current
#ReclaimDunbar SMTX, Texas State
University
Determine significance to local
community
Determine historical significance of
reported former military mess hall
(barracks)
Further evaluate association with
military as former barracks
Determine if possible former
military barracks
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Table 12. Medium Preservation Priority Resources Meriting Further Study
Address

Resource Type/Description

Local ID
(CAD Property ID)

624 Hansen Street

Former Hill Store

R40357

400 Hines Street

Gonzales Store (former)

R46556/R46557

508B Hines Street

Building (vacant)

R46535/R46536

1123B Jones Street

Building

R46550

902 Kasch Street

Residence

R27394

702 Knox Street

La Nueva Jerusalem Church

R134667

537 Lindsey Street

Residence

R34713

118 Love Street

Building

R35401

823 Midway Street

Residence

R29705

320 N. Fredericksburg
Street

Bank Drive-Thru (and
former drive-thru)

R43609

211 Porter Street
(233 Callahan Alley)

Residence

R38163

715 Rogers Street

Residence (vacant)

R27354

401 Roosevelt Street

Residence

R46451

S. C.M. Allen Parkway
(in railroad right of
way along S. Edward
Gary Street near S. LBJ
Drive

Pavilion

R141268

118 ½ S. Edward Gary
Street

Industrial building near
railroad

R41505/
R131959

118 ½ S. Edward Gary
Street

Former store/commercial
building

R131959/
R141268

Recommendation
Current residence that neighbor
stated was former Hill Store;
determine historical association
and significance
Former Gonzales Store that opened
in 1930s by local family; in business
through ca. 1990s; determine
significance to local community
Determine if possible former
military barracks
Former mechanic/auto shop of
local Rodriguez and Villapandos
families; determine significance to
local community
Need access to further evaluate
Determine association and
significance to local community
Owner noted original portion of
house dates to ca. 1869; merits
further research for historical
association and significance
Determine if significant historical
associations and former use
(residential or other)
Determine history of property; per
owner, house was originally a
dogtrot with an open central
passage
Determine if significant historical
association
Determine if significant historical
associations; one of oldest extant
residences within the area
Determine if significant historical
associations
Determine if possible former
military barracks
Determine if historically associated
with development of railroad
Determine if significant historical
associations to railroad or local
industry (see R131959 below)
Determine if historical association
with commerce/railroad
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Table 12. Medium Preservation Priority Resources Meriting Further Study
Resource Type/Description

Local ID
(CAD Property ID)

Bridge

RBRIDGE1

Bridge

RBRIDGE2

338 S. Guadalupe
Street

Building

R26140

1300 S. IH 35

Commercial

R140983

1400 S. IH 35

Walter Smith Furniture
Company (former)

R47188

618 S. LBJ Drive

Residence

R35385

701 S. LBJ Drive

Chapultepec Homes

No CAD ID

415–421 S. Mitchell
Street

American GI Forum

R27328

408 Valley Street

Possible Folk Victorian-style
residence

R133202

715 Valley Street

Willie Mae Mitchell
Community Center

R60284

335 Veramendi Street

Residence

R143330

1117 W. Hopkins
Street

Residence

R35113

1231–1235 W. MLK
Drive

Porter Homes

No CAD ID

1239 W. MLK Drive

Residence

R11792

Address
S. Guadalupe Street at
Purgatory Creek
S. Guadalupe Street at
Willow Springs Creek

Recommendation
Determine if significant historical
associations
Determine if significant historical
associations
Small stucco building with tile
coping at roofline located behind
main building at San Marcos
Station; determine if significant
historical associations
Architecturally significant;
determine if significant associations
with community
Reportedly the site of a former
local furniture store where
residents could purchase on credit;
determine association and
significance to community
Determine extent of association
with former first Hispanic mayor of
San Marcos, per public comment
provided
Determine historical significance of
public housing in San Marcos
Further research on San Marcos
Chapter of American GI Forum
(third chapter in nation); further
evaluate association with Mexican
American community and
public/veteran housing
Large setback/landscaping limited
visibility but appears to be one of
oldest remaining homes in the area;
need access to further evaluate
Reportedly part of the former
Dunbar School; determine if
significant historical associations
Need access to further evaluate
(large setback, difficult to see)
Unusual stone cladding; determine
if significant historical associations
with builder
Determine historical significance of
public housing in San Marcos
Need access to further evaluate
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In addition to those resources noted above within the current reconnaissance survey area, a small number
of individual resources and neighborhoods outside the survey area were identified through public
comments and are recommended for evaluation and further research to determine historical significance
and potential NRHP and/or local landmark eligibility. These resources include the following:
•
•
•
•
•
•
•
•
•

Former Bismark filling station – 1521 Post Road
Two-story residence on Post Road (slightly southwest of Uhland Road intersection) –
believed to have been built by the railroad as a switch operator’s home
Spring Oak Farm (includes OTHM for Sink Springs) – Spring Road
Belger-Cahill Lime Kiln/Old Lime Kiln (NRHP listed and OTHM) – Lime Kiln Road
Burleson-Knispel House/Major Edward Burleson Home (NRHP listed) – Lime Kiln
Road
Former Aquarena Springs and Meadows Center complex
Dams and associated mill/irrigation features along San Marcos River
Rio Vista – WWII-era neighborhood with houses built for officer families and soldier
housing
Barrio Pescado – post WWII-era neighborhood of historically Hispanic heritage with
modest vernacular houses

IX.C.2. Continuation of Survey Efforts
The My SMTX Historic Resources Survey encompasses a large portion of central San Marcos, including
downtown and several adjacent neighborhoods and existing local historic districts. The survey area
includes the commercial core of the city and residential development spanning numerous decades from
the mid-nineteenth to the late-twentieth centuries. It is recommended that the current survey area be
reevaluated every 10 years to document the loss of resources, extent of alterations, and to include the
evaluation of previously un-inventoried resources outside the current historic-age cut-off date.
Within the windshield survey area, as a result of the information collected and the analysis performed on
the six neighborhoods, one neighborhood is rated as a high preservation priority and three are rated as
medium preservation priority. The four neighborhoods are recommended for further research and field
survey to fully evaluate their potential as local or NRHP-eligible historic districts (see Table 13 below).
Additional information and representative field photos are included in Appendix D Windshield Survey
Photos.
In addition to the areas identified for potential survey within the windshield survey area, it is
recommended that future survey initiatives include reconnaissance-level evaluation of all historic-age
resources located within the boundaries of Wonder World Drive, Craddock Avenue, RR 12, E. Hopkins
Street (west of C.M. Allen Parkway), and IH 35, as well as the residential neighborhoods on the opposite
side of IH 35 within the boundaries of Del Sol Drive and Broadway, Durango, Flores, Tampico, and Patricia
streets. This would likely be conducted as a phased survey initiative over a period of years.
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Table 13. Windshield Survey: Neighborhoods Evaluated for their Potential as Historic Districts
Thumbnail

Plat Name

Plat Date

Survey Recommendations

Park Addition

1907

Low Preservation Priority:
Reconnaissance-level survey
recommended for historic-age
resources within the Park Addition
between Chestnut Street and N. LBJ
Drive

G.A. McNaughton’s
First Addition

ca. 1908

Medium Preservation Priority:
Reconnaissance-level survey
recommended to evaluate
significance and physical integrity of
historic-age resources and the
neighborhood as a whole

College Courts

1948

Medium Preservation Priority:
Reconnaissance-level survey
recommended to evaluate
significance and physical integrity of
historic-age resources and the
neighborhood as a whole

Forest Hills/ College
Heights

1948

Medium Preservation Priority:
Reconnaissance-level survey
recommended to evaluate
significance and physical integrity of
historic-age resources and the
neighborhood as a whole

Spring Lake Hills

1954–1970

High Preservation Priority:
Reconnaissance-level survey
recommended to evaluate
significance and physical integrity of
historic-age resources and the
neighborhood as a whole

Windmill Addition

1973

Low Preservation Priority:
neighborhood represents a small
grouping of ca. 1970s duplex and
multi-family apartments located along
a single cul-de-sac street
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Recommendations from My Historic SMTX Matrix

First Phase
Staff

Commission

City Council

Community

Reevaluation of Criteria for Approval of Local
Landmarks & Local Historic Districts (IX.A.2)
Individual (Thematic) Local Landmark and NRHP
Designation Initiatives (IX.A.3)
Local Historic District Designations (IX.A.4)
National Register District Designations (IX.A.5)
(staff advises Recommendation Resolutions prior to
initiating process )
Communication Process with Governmental
Entities Disposing of Surplus Property (IX.A.6)

Second Phase
Creation of Local Tax Credit Incentives for Local
Designation (IX.B.1)
Designation of Neighborhood Conservation
Districts* (IX.B.2.a.)
Designation of Cultural Heritage Districts*
(IX.B.2.b.)
Offical Texas Historical Markers & Interpretive
Material (IX.B.2.c.)

Third Phase
Resources Meriting Further Study (IX.C.1)
Continuation of Survey Efforts (IX.C.2)
* requires Development Code Amendments (staff
advises Recommendation Resolutionsprior to initiating
process)

Administrative / Research

Deciding Body

Recommending Body

Recommendation Resolution

Input
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PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

September 9, 2021

RE:

AGENDA ITEM 4: 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. It was postponed at the September 2, 2021 meeting.
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.

630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8147 ● FACSIMILE 512.754.7745
SANMARCOSTX.GOV
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CERTIFIED LOCAL GOVERNMENT SUBGRANT
FISCAL YEAR 2022 GRANT LETTER OF INTENT
Deadline for submission is September 30, 2021
Please fill out this section completely and use only the space provided below.
CONTACT INFORMATION:
Organization Name
Contact Person
Address
City | State | Zip
Telephone | Fax
Email
PROPOSED PROJECT TYPE (check one that applies):
Archeological Project

Construction/Development Project*

Preservation Planning Project

Education & Outreach

National Register Nomination(s)

Preservation Travel/Training

Design Guidelines

Preservation Ordinance or By-laws

Survey/Inventory Project
Historic Preservation Plan or Element/Chapter of Comprehensive Plan
*Property must be listed on National Register

Please briefly describe your proposed project in the space below:

HPO or CLG Representative Certification:
SIGNATURE: ___________________________ TITLE: ______________________ DATE: ______________
Please submit completed CLG Letter of Intent to PO Box 12276, Austin, TX 78711 or email the letter to maria.mougridis
@thc.texas.gov. This CLG Letter of Intent does not replace a completed CLG Grant Application and does not guarantee
funding of the proposed project.

