City of San Marcos
Regular Meeting
Historic Preservation Commission
December 2, 2021, 5:45 PM
City Council Chambers
630 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.
MINUTES
1. Consider approval, by motion, of the November 4, 2021 regular meeting minutes.
PUBLIC HEARINGS
Written comments or requests to join in a public hearing must be sent to
hpcommission@sanmarcostx.gov the day prior to the meeting and no later than 12:00 p.m.
(noon) on the day of the hearing. A call-in number to join by phone or link will be provided
for participation on a mobile device, laptop or desktop computer. Comments shall have a
time limit of three minutes each. Any threatening, defamatory or other similar comments
prohibited by Chapter 2 of the San Marcos City Code will not be read. Any additional
information regarding this virtual meeting may be found at the following link:

https://sanmarcostx.gov/2861/Historic-Preservation-Commission-VideosA. Please indicate if
you would like to speak in person.
2. HPC-21-18 (515 Scott Street) Hold a public hearing and consider a request for a
Certificate of Appropriateness by Irving Seligman to allow the construction of a new
detached garage at the rear of the property and the paving of a driveway off Scott Street
to access the new garage.
3. HPC-21-19 (923 West Hopkins Street) Hold a public hearing and consider a request for
a Certificate of Appropriateness by Anita Collins and Antonio Palacios to allow the
installation of concrete pavers for use as a driveway and the construction of a new wood
frame carport.
4. HPC-21-20 (923 Burleson Street) Hold a public hearing and consider a request for a
Certificate of Appropriateness by Pekka Rintala to allow various exterior alterations, which
include but are not limited to, replacement of the garage doors with windows, removal of
the front gable awning adjacent to the garage, and replacement of the existing
composition shingle roof with a standing seam metal roof.
5. HPC-21-21 (620 Rogers Street) Hold a public hearing and consider a request for a
Certificate of Appropriateness by Rebecca Carpenter to allow various exterior alterations,
which include but are not limited to, replacement of the detached garage doors with
functioning doors and installation of new windows along the side façade of the detached
garage.
6. HPC-21-22 (130 North Endicott Street) Hold a public hearing and consider a request
for a Certificate of Appropriateness by Tom and Daris Hale to allow the installation of a
six-foot tall wooden cap and rail privacy fence around the property and the replacement
of the wood post and metal mailbox with a brick enclosed mailbox.
7. 140 South Guadalupe Street Demolition Review (Permit #2021-38575) Hold a public
hearing and consider the 90-day demolition delay period and discuss alternatives to
demolition and methods for potential preservation of historic character of the property.
DISCUSSION ITEMS
8. Discussion regarding a potential Recommendation Resolution regarding updating the
criteria for designation of local historic districts and local historic landmarks in Section
2.5.4.5 of the San Marcos Development Code and provide feedback to staff.
9. Discussion regarding preservation priority rankings and provide feedback to staff.
10. Discussion regarding local tax incentives for historic age properties and provide feedback
to staff.

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

630 East Hopkins
San Marcos, TX 78666

CITY OF SAN MARCOS
Meeting Minutes
Historic Preservation Commission
Thursday, November 4, 2021

5:45 PM

Hybrid Meeting

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

Call To Order
With a quorum present the regular meeting of the San Marcos Historic Preservation
Commission was called to order at 5:49 p.m. on Thursday, November 4, 2021.

II.

Roll Call
Present 5 – Commissioner Perkins, Commissioner Holder, Commissioner
Arlinghaus, Commissioner Little, and Commissioner Baker
Absent 2 – Commissioner Paniagua and Commissioner Rogers

III.

30 Minute Citizen Comment Period:
No one spoke.

MINUTES
1. Consider approval, by motion, of the October 14, 2021 regular meeting minutes.
A motion was made by Commissioner Arlinghaus, seconded by Commissioner Holder to
approve the minutes as presented. The motion carried by the following vote:
For:
Against:

5 – Commissioner Perkins, Commissioner Holder, Commissioner
Arlinghaus, Commissioner Little, and Commissioner Baker
0

PRESENTATION
2. Receive a presentation from Izabella Nuckels and the students from the
Materials Conservation Lab at the University of Texas’ School of Architecture
regarding the findings of a materials sample taken from the Dunbar School
Home Economics Building in September.
Izabella Nuckels, Lecturer, School of Architecture, The University of Texas at Austin and
Dulce Davis, Graduate Student, in the Materials Conservation Lab Methods course,
presented to the Commission. They explained the findings of their combination of on-site
investigation, historic paint analysis in the University of Texas at Austin School of
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Regular

Architecture’s (UTSOA) Architectural Conservation Lab, and research relating to the
building.
The Commission asked that the report be circulated to the full Commission as well as City
Council once received.

PUBLIC HEARINGS
3. HPC-21-16 (621 West San Antonio Street) Hold a public hearing and consider a request
for a Certificate of Appropriateness by Ron Balderach, on behalf of Stephen and Alicia
Dasso, to allow the replacement of the existing composition shingle roof with a
standing seam metal roof.
Alison Brake gave a presentation outlining the request. She concluded the request to allow
the replacement of the existing composition shingle roof with a standing seam metal roof is
consistent with the San Marcos Development Code [Sections 4.5.2.1(I)(1)(g), and
4.5.2.1(I)(1)(h)], the Secretary of the Interior Standards [Standard Numbers 1, 2, 3, 5, and
9], and the Historic District Design Guidelines [Sections C.3.3.6 and C.3.4.2]. She concluded
the request is neutral against the Secretary of the Interior Standards [Standard Numbers 4
and 6].
Ron Balderach, applicant, stated that he was available for questions.
Aedin Meagher, 119 Blanco Street, stated that she was in favor of the request.
There were no further questions and Chair Perkins closed the public hearing.
A motion was proposed by Commissioner Arlinghaus, seconded by Commissioner
Holder, to approve the replacement of the existing composition shingle roof with a
standing seam metal roof as the request met the criteria of the San Marcos
Development Code and is consistent with the Historic District Design Guidelines and
Secretary of the Interior’s Standards.
The motion carried by the following vote:
For:
Against:

5 – Commissioner Perkins, Commissioner Holder, Commissioner
Arlinghaus, Commissioner Rogers and Commissioner Little
1 – Commissioner Baker

DISCUSSION ITEMS
4. Discussion regarding the narrative of the Merriman Cabin, a locally designated
landmark, and provide feedback.
Commissioner Perkins stated that new information, through historic research, has come to
light regarding the history of the Merriman Cabin (designated as local historic landmark in
2004). Staff requested the information that the Commission had been sent on the building be
shared to help draft a more holistic narrative of the building. The Commission requested an
item be placed on the January 2022 agenda to discuss a potential Recommendation
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Resolution to Council to encourage their support for the update. While it’s not legally
necessary, the Commission would like to use that process to document the change.
5. Updates on the following:
a. Dunbar Home Economics Building
b. Texas Historical Commission Certified Local Government Grant Application
a. The Commission discussed the need to hire a preservation professional to
restore the building.
b. Staff explained that the grant application had been submitted to the THC.
Commissioner Perkins asked if an addendum to the application could be
added but staff explained that the application deadline had passed.
Commissioner Perkins requested the grant application be circulated to the full
Commission.
FUTURE AGENDA ITEMS
Commissioner Perkins requested that the following items be added to a future agenda:
1. Discussion regarding the recommendations from the Local Landmarks Committee to update
the landmark and district designation criteria.
2. Discussion regarding preservation priority rankings.
3. Standing update item from the Committees.
Commission Baker requested that the following item be added to a future agenda:
4. Discussion on the importance of retention of historic windows.
QUESTION AND ANSWER SESSION WITH PRESS AND PUBLIC
No one spoke.
THERE BEING NO FURTHER BUSINESS CHAIR PERKINS DECLARED THE MEETING
ADJOURNED AT 6:45 P.M.

______________________________
Ryan Patrick Perkins, Chair

ATTEST:
_________________________

__

Alison Brake, Historic Preservation Officer
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Certificate of Appropriateness
HPC-21-18 (515 Scott Street)
Summary
Request:
Applicant:

New detached garage and new paved driveway off Scott Street
Irving Seligman, III
Property Owner:
Same
515 Scott Street
San Marcos, TX 78666

Notification
Personal Mailing:
Response:

November 19, 2021
Posted Notice:
None as of the date of this report

November 19, 2021

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

515 Scott Street. (See: Aerial Map)
At the corner of Scott and Rogers Streets
Burleson Street District
Contributing Structure
Yes
Ca. 1910
My Historic SMTX
Medium
Resources Survey:
Not Listed
Recorded Texas Historic No
Landmark:
One-story, 1,428 square foot single-family residential home

My Historic SMTX Historic Resources Survey Summary
Low
X Medium

High

Medium: Medium priority properties are those that could be contributing to an eligible National Register of Historic
Places (NRHP) or local historic district. These resources may also have significant associations but are generally more
common examples of types or styles or have experienced some alterations.
The database states the property is a side gabled National Folk style residence with original wood siding, original
wood windows, hipped roof rear ell or addition of historic age that has been enclosed. The database states that the
property was evaluated with a medium priority in the 1997 historic resources survey and the home retains integrity
today. (See: Historic Resources Survey Inventory Table)
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Certificate of Appropriateness
HPC-21-18 (515 Scott Street)
Current Request
The applicant received approval to construct a new detached garage at the rear of the property, facing Scott
Street, in July 2019. The Commission approved the request with the following conditions:
1. Utilize board and batten style siding to match the style of the existing historic age shed on the
property;
2. Install square columns on the front of the garage that match the columns approved for the small
side porch; and
3. Install a metal roof.
Section 2.5.5.6 states that approval of a Certificate of Appropriateness expires one year from the date that it
is approved if work has not begun or two years from the date it is approved if the work is not completed. An
extension, not to exceed one year from the date required for commencement and two years from the date
required for completion, can be granted by the Commission. The approval for the construction of the new
detached garage expired on July 11, 2021.
To access the new garage, which will be located approximately 80 feet from the front property line, the
applicant has proposed to construct a new paved driveway leading from Scott Street.
Please refer to attached documents for the garage plan which includes a site plan and renderings of the new
garage.
My Historic SMTX Photograph
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Certificate of Appropriateness
HPC-21-18 (515 Scott Street)
Staff Evaluation
No Affect
N/A
No
See Analysis Below

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

3

Certificate of Appropriateness
HPC-21-18 (515 Scott Street)
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral
X

X

X

X

X

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
The new garage will not be taller than the main structure.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
The new garage as proposed is compatible with the main structure’s
width to height ratio.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
The windows on the garage doors are smaller than the windows
located on the main structure. However, they are compatible with
the windows on the garage doors located at 501 Scott Street next
door.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
The windows on the garage are compatible with the windows on the
garage doors located at 501 Scott Street next door.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.
The new garage will be located at the rear of the property and leave
an ample amount of open space on the parcel.
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Certificate of Appropriateness
HPC-21-18 (515 Scott Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
X
related.
The front of the new garage will be oriented towards Scott Street
which will retain the rhythm on the street
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
materials used in the other buildings to which it is visually related.
The proposed new building will include board and batten siding,
X
square columns on the front porch of the garage, and a standing
seam metal roof which correlate with the conditions of the approval
set by the Commission in 2017.

X

N/A

X

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

The home adjacent to the subject property at 501 Scott Street also
has a concrete driveway which leads off Scott Street.
h. Roof shapes. The roof shape of a building shall be visually
compatible with the other buildings to which it is visually related.
The new garage will be constructed with a gable roof to mirror the
main structure’s roof.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
enclosure along a street, to ensure visual compatibility of the building
to the other buildings to which it is visually related.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
balconies shall be visually compatible with the other buildings to
which it is visually related.
The new garage will be situated at the rear of the property, behind
the front wall of the home, which the Guidelines note as preferable.
The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
Historic District Guidelines located in Appendix C of the San Marcos
Design Manual, and the current Standards for Historic Preservation
Projects issued by the United States Secretary of the Interior.
See attached Sections C.1.2.4, C.3.2.5(C) and C.3.2.5(E)(3), Historic
District Design Guidelines, Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-21-18 (515 Scott Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
The property will remain a single-family residence.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
X
be avoided.
The new garage will be situated at the rear of the property,
behind the front wall of the home therefore retaining the spatial
relationship of the property.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
X
development, such as adding conjectural features or elements
from other historic properties, will not be undertaken.
The garage is not a conjectural feature.
4. Changes to a property that have acquired historic significance in
N/A
their own right will be retained and preserved.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
X
property will be preserved.
The request is for a new building and new driveway.
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
N/A
the old in design, color, texture and, where possible, materials.
Replacement of missing features will be substantiated by
documentary and physical evidence.
7. Chemical or physical treatments, if appropriate, will be undertaken
N/A
using the gentlest means possible. Treatments that cause damage
to historic materials will not be used.
8. Archeological resources will be protected and preserved in place. If
such resources must be disturbed, mitigation measures will be
undertaken.
N/A
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Certificate of Appropriateness
HPC-21-18 (515 Scott Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
materials, features, size, scale and proportion, and massing to
X
protect the integrity of the property and its environment.
The new garage will be utilizing design features such as the
board and batten siding from the historic age outbuilding on the
site and the metal roof but will be constructed using modern
materials which should allow it to be differentiated from the old.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
X
environment would be unimpaired.
The garage and driveway could be removed without impairing
the essential form and integrity of the property.
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APPENDIX

Historic District Guidelines

Section C.1.2.3 Residential Buildings
A. Porches are frequently the most modified portion of a house.
Returning a porch to its original design, when possible,
will make a positive visual impact to the house and the
neighborhood.
B.

If a porch has been lowered, consider raising it to its original
level.

C.

If the original columns have been replaced with another
material and design, consider replacing the columns with
columns which are compatible with the original design and
material.

6.

Utilize floor heights common to adjacent buildings.
Maintain the horizontal continuity of the elevations in
commercial buildings.

7.

Roof forms and roof lines or cornices should be consistent
in shape and detail.

8.

Maintain the solid-to-void pattern established in the
window openings and follow the proportions established
in these openings.

9.

Materials used in the construction of new buildings should
reflect the period in which they are built but should respect
the established scale of adjacent buildings.

D. If porches have been closed to provide additional space in the
house, look for other locations for this space when remodeling.

10. Construct garages and carports to the rear of the property,
behind the face of the house.

E.

If porches have been removed, consider reconstructing them.

11. Orient garage doors away from the street when possible.

F.

Synthetic siding which has been applied over the original siding
changes the character of the house. Consider removing the
synthetic siding and restoring the original detail of the house.

12. Consider the density of a neighborhood when constructing
new buildings on vacant or subdivided lots.
13. Maintain the orientation of building entrances on a street.

G. When windows have been removed and placed with windows
of a different material and proportion, consider replacing them
with windows to match the original.

14. Construct additions to existing buildings that do not
overpower the original building.
15. Seek guidance and assistance early in a project. Look at
options that will enhance the historic district and satisfy
your needs.

Section C.1.2.4 New Construction in Historic Districts
1.

2.
3.

4.

5.

As opportunities arise, new construction will take place
in historic districts and this is to be encouraged in
order to maintain a viable living community. However,
new construction should follow the characteristics and
guidelines outlined in this document.
Respect and maintain the overall height of buildings in the
immediate vicinity.
Maintain the building relationship to the street. Set the new
building back a distance equal to that of the surrounding
structures and orient the new building in the same way.
Maintain the established rhythm of the structural piers
in the surrounding buildings, consider a similar rhythm,
structural bay or width.
Respect the overall proportion and form. Maintain the
width to height relationship.

16. Avoid creating a false history when constructing new
buildings. New buildings are new buildings and should not
be confused with historic structures.

Section C.1.2.5 Priority Planning - Renovation Guidelines
A. Evaluate the existing structure to establish the most important
work to be completed.
B.

What may be the most visible to the eye may not be the most
important to the life of the building. For example, a new coat of
paint for the front of the building will not do much to extend the
life of the building if the roof is leaking badly.

C.

Identify the “character defining” features of the building and
relate their importance to the character of the street as well as
the building itself.

San Marcos Design Manual
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Historic District Guidelines

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

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

F.

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

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

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

C:20
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Front yard fence does not obscure the house (730 Belvin St)
C.

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

APPENDIX

Historic District Guidelines

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

The following guidelines are recommended:
1.

2.

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

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

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

4.

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

5.

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

6.

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

Section C.3.2.6 Modern Conveniences and Amenities

Strong pedestrian approach (220 N Johnson Ave)

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

San Marcos Design Manual
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CERTIFICATE OF APPROPRIATENESS
APPLICATION FORM
Updated: October, 2019

CONTACT INFORMATION
Applicant’s Name

Irving Seligman III

Company

Property Owner

Irving Seligman III

Company

Applicant’s Mailing
Address

515 Scott St,San Marcos, TX 78666
Address

Owner’s Mailing

Applicant’s Phone #

5125954245

Owner’s Phone #

5125954245

Applicant’s Email

irvingseligman@mac.com

Owner’s Email

irvingseligman@mac.com

515 Scott St,San Marcos, TX 78666

PROPERTY INFORMATION
515 Scott St, San Marcos, TX 78666
Address of Proposed Work: ________________________________________________________________
Burleson Street
Historic District: __________________________________

Tax ID #: R____________________________

1
Scott’s
Legal Description: Lot Lot
___________
Block ___________ Subdivision John
___________________________
Historical Designation(s) of Property, if applicable: □ National □ Registered Texas Historic Landmark

DESCRIPTION OF PROPOSED WORK
Please use this space to summarize the proposed work (Please be specific. Use additional pages if necessary.)

Build detached 3 car garage at SW corner of lot with paved driveway to Scott St.

AUTHORIZATION
I certify that the information on this application is complete and accurate. I understand the fees and the process
for this application. I understand my responsibility, as the applicant, to be present at meetings regarding this
request.
Filing Fee $0

Technology Fee $13

TOTAL COST $13

Submittal of this digital Application shall constitute as acknowledgement and authorization to process
this request.

APPLY ONLINE – WWW.MYGOVERNMENTONLINE.ORG/
Planning & Development Services • 630 East Hopkins • San Marcos, Texas 78666 • 512-393-8230

Page | 1
1

A REEMENT TO THE PLACEMENT OF NOTIFICATION SI NS
AND AC NOWLED EMENT OF NOTIFICATION RE UIREMENTS

The City of San Marcos Development Code re uires public notification in the form of notification signs on the sub ect
property, published notice, and or personal notice based on the type of application presented to the Planning
Commission and or City Council
Notification Signs: if re uired by code, staff shall place notification signs on each street ad acent to the sub ect
property and must be placed in a visible, unobstructed location near the property line t is unlawful for a person
to alter any notification sign, or to remove it while the re uest is pending However, any removal or alteration
that is beyond the control of the applicant shall not constitute a failure to meet notification re uirements It shall
be the responsibility of the applicant to periodically check sign locations to verify that the signs remain
in place had have not been vandalized or removed. The applicant shall immediately notify the
responsible official of any missing or defective signs. It is unlawful for a person to alter any notification
sign, or to remove it while the case is pending; however, any removal or alteration that is beyond the
control of the applicant shall not constitute a failure to meet notification requirements.
Published Notice: if re uired by code, staff shall publish a notice in a newspaper of general circulation in
accordance with City Codes and the Texas ocal overnment Code If, for any reason, more than one notice
is required to be published it may be at the expense of the applicant. The renotification fee shall be $91
plus a $13 technology fee.
Personal Notice: if re uired by code, staff shall mail personal notice in accordance with City Codes and the
Texas ocal overnment Code If, for any reason, more than one notice is required to be mailed it may be
at the expense of the applicant. The renotification fee shall be $91 plus a $13 technology fee.

I have read the above statements and agree to the required public notification, as required, based on the attached
application. The City’s Planning and Development Services Department staff has my permission to place signs, as
required, on the property and I will notify City staff if the sign(s) is/are damaged, moved or removed. I understand the
process of notification and public hearing and hereby submit the attached application for review by the City.

Signature:
Print Name:

Date:

10-31-21

Irving Seligman III

Form pdated

ctober, 2019

Planning & Development Services • 630 East Hopkins • San Marcos, Texas 78666 • 512-393-8230
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Certificate of Appropriateness
HPC-21-19 (923 West Hopkins Street)
Summary
Request:
Applicant:

New wood framed carport and concrete pavers for use as a driveway
Anita Collins & Antonio
Property Owner:
Same
Palacios
923 West Hopkins Street
San Marcos, TX 78666

Notification
Personal Mailing:
Response:

November 19, 2021
Posted Notice:
None as of the date of this report

November 19, 2021

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

923 West Hopkins Street (See: Aerial Map)
Corner of North Mitchell Avenue and West Hopkins Street
Hopkins Street District
Contributing Structure
Yes
Ca. 1950
My Historic SMTX
Medium
Resources Survey:
Not Listed
Recorded Texas Historic No
Landmark:
One story, 1,417 square foot, single family residential home

My Historic SMTX Historic Resources Survey Summary
Low
X Medium

High

Medium: Medium priority properties are those that could be contributing to an eligible National Register of Historic
Places (NRHP) or local historic district. These resources may also have significant associations but are generally more
common examples of types or styles or have experienced some alterations.
The database states the property is a minimal traditional residence with wood siding, original multi-light wood
windows, and small fanlight in porch gable. The database also notes the small front deck and rear porch additions
along with a detached historic age garage with a side addition. The property was evaluated with a medium priority as
it is an intact example of type/style. (See: Historic Resources Survey Inventory Table)

1

Certificate of Appropriateness
HPC-21-19 (923 West Hopkins Street)
Current Request
A new wood framed carport is proposed to be attached to the existing historic age detached garage that is
located at the end of the driveway along West Hopkins Street. It is proposed to extend approximately 38feet towards the front of the property and appears to line up with the front wall of home. A corrugated
metal roof is proposed to match the roofing material of the existing garage. The applicants have included an
example of the type of carport they are proposing which is attached to the home at 126 South Mitchell
Avenue. This property, while located outside of any of the local historic districts, is also a similar style of
home, minimal traditional constructed around the mid-1940s.
Additionally, the property owners would like to install concrete pavers to use as driveway material as the
existing driveway is mostly dirt. They have proposed three examples of the types of pavers they wish to
install but have not stated which is their preferred option.
Please refer to attached documents for a description of the proposed work, a site plan showing the location
of the new carport, the existing driveway, examples of the concrete pavers the applicant would like to
utilize, and a photo of the type of wood framed carport proposed.
My Historic SMTX Photograph

2

Certificate of Appropriateness
HPC-21-19 (923 West Hopkins Street)
Staff Evaluation
No Affect
N/A
No
See Analysis Below

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

3

Certificate of Appropriateness
HPC-21-19 (923 West Hopkins Street)
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral

X

X

N/A

N/A

X

X

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
The carport will not be taller than the existing historic age detached
garage nor the main home.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
The new carport is proposed to be the same width as the existing
historic age detached garage.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.
The spacing between the subject property and the other buildings
will remain as it exists.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
related.
No other carports are located along Hopkins Street, which may
disrupt the rhythm. However, the site plan shows that the carport
will not extend past the front wall of the home. Off-street parking is
recommended to be located to the side or behind the main structure,
ideally from an alley or side street. The off-street parking for this
home is consistent with this.
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Certificate of Appropriateness
HPC-21-19 (923 West Hopkins Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
materials used in the other buildings to which it is visually related.
X
The new carport is proposed to be constructed using wood framing
and corrugated metal for roofing material. Additionally, many
homes in the Hopkins Street District have concrete driveways which
the proposed concrete pavers will be compatible with.
h. Roof shapes. The roof shape of a building shall be visually
compatible with the other buildings to which it is visually related.
X
The carport example provided by the applicant shows it to have a
gable roof which is compatible with the gable roof of the home.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
N/A
enclosure along a street, to ensure visual compatibility of the building
to the other buildings to which it is visually related.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
X
balconies shall be visually compatible with the other buildings to
which it is visually related.
The carport is proportional in size to the main structure.
The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
See Attached Historic District
Historic District Guidelines located in Appendix C of the San Marcos
Guidelines (if necessary)
Design Manual, and the current Standards for Historic Preservation
See Secretary of the Interior
Projects issued by the United States Secretary of the Interior.
Standards Analysis Below
See attached Sections C.1.2.4, C.3.2.5(C) and C.3.2.5(E)(3), Historic
District Design Guidelines, Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-21-19 (923 West Hopkins Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
The property will remain a single-family residence.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
X
be avoided.
The location of the new carport slightly obscures the historic age
garage, but the garage is proposed to be retained.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
X
development, such as adding conjectural features or elements
from other historic properties, will not be undertaken.
The carport is not a conjectural feature.
4. Changes to a property that have acquired historic significance in
N/A
their own right will be retained and preserved.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
X
property will be preserved.
The location of the new carport slightly obscures the historic age
garage, but the garage is proposed to be retained.
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
N/A
the old in design, color, texture and, where possible, materials.
Replacement of missing features will be substantiated by
documentary and physical evidence.
7. Chemical or physical treatments, if appropriate, will be undertaken
N/A
using the gentlest means possible. Treatments that cause damage
to historic materials will not be used.
8. Archeological resources will be protected and preserved in place. If
such resources must be disturbed, mitigation measures will be
undertaken.
N/A
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Certificate of Appropriateness
HPC-21-19 (923 West Hopkins Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
X
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
The location of the new carport slightly obscures the historic age
garage, but the garage is proposed to be retained.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
X
environment would be unimpaired.
Carports can be temporary features. The new carport should be
installed in a manner that is easy to remove in the future.
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APPENDIX

Historic District Guidelines

Section C.1.2.3 Residential Buildings
A. Porches are frequently the most modified portion of a house.
Returning a porch to its original design, when possible,
will make a positive visual impact to the house and the
neighborhood.
B.

If a porch has been lowered, consider raising it to its original
level.

C.

If the original columns have been replaced with another
material and design, consider replacing the columns with
columns which are compatible with the original design and
material.

6.

Utilize floor heights common to adjacent buildings.
Maintain the horizontal continuity of the elevations in
commercial buildings.

7.

Roof forms and roof lines or cornices should be consistent
in shape and detail.

8.

Maintain the solid-to-void pattern established in the
window openings and follow the proportions established
in these openings.

9.

Materials used in the construction of new buildings should
reflect the period in which they are built but should respect
the established scale of adjacent buildings.

D. If porches have been closed to provide additional space in the
house, look for other locations for this space when remodeling.

10. Construct garages and carports to the rear of the property,
behind the face of the house.

E.

If porches have been removed, consider reconstructing them.

11. Orient garage doors away from the street when possible.

F.

Synthetic siding which has been applied over the original siding
changes the character of the house. Consider removing the
synthetic siding and restoring the original detail of the house.

12. Consider the density of a neighborhood when constructing
new buildings on vacant or subdivided lots.
13. Maintain the orientation of building entrances on a street.

G. When windows have been removed and placed with windows
of a different material and proportion, consider replacing them
with windows to match the original.

14. Construct additions to existing buildings that do not
overpower the original building.
15. Seek guidance and assistance early in a project. Look at
options that will enhance the historic district and satisfy
your needs.

Section C.1.2.4 New Construction in Historic Districts
1.

2.

3.

4.

5.

As opportunities arise, new construction will take place
in historic districts and this is to be encouraged in
order to maintain a viable living community. However,
new construction should follow the characteristics and
guidelines outlined in this document.
Respect and maintain the overall height of buildings in the
immediate vicinity.
Maintain the building relationship to the street. Set the new
building back a distance equal to that of the surrounding
structures and orient the new building in the same way.
Maintain the established rhythm of the structural piers
in the surrounding buildings, consider a similar rhythm,
structural bay or width.
Respect the overall proportion and form. Maintain the
width to height relationship.

16. Avoid creating a false history when constructing new
buildings. New buildings are new buildings and should not
be confused with historic structures.

Section C.1.2.5 Priority Planning - Renovation Guidelines
A. Evaluate the existing structure to establish the most important
work to be completed.
B.

What may be the most visible to the eye may not be the most
important to the life of the building. For example, a new coat of
paint for the front of the building will not do much to extend the
life of the building if the roof is leaking badly.

C.

Identify the “character defining” features of the building and
relate their importance to the character of the street as well as
the building itself.

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

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

F.

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

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

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

C:20
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Front yard fence does not obscure the house (730 Belvin St)
C.

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

APPENDIX

Historic District Guidelines

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

The following guidelines are recommended:
1.

2.

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

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

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

4.

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

5.

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

6.

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

Section C.3.2.6 Modern Conveniences and Amenities

Strong pedestrian approach (220 N Johnson Ave)

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

San Marcos Design Manual
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Summary
Request:

Applicant:

Removal of an entry door and gabled awning to be replaced with windows.
Removal of garage doors to be replaced with new windows.
Installation of new fiber-cement siding where it is needed (i.e. where the old
front entry door is replaced and where the garage doors will be replaced).
Replacement of the composition shingled roof to be replaced with a standing
seam metal roof.
Pekka Rintala
Property Owner:
Same
735 Oscar Smith Street
San Marcos, TX 78666

Notification
Personal Mailing:
Response:

November 19, 2021
Posted Notice:
None as of the date of this report

November 19, 2021

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

923 Burleson Street (See: Aerial Map)
North of the intersection of Mitchell Avenue
Burleson Street District
Contributing Structure
No
Ca. 1945
My Historic SMTX
Low
Resources Survey:
Not Listed
Recorded Texas Historic No
Landmark:
One story, 672 square foot, single-family residential hone

My Historic SMTX Historic Resources Survey Summary
X Low
Medium

High

Low: Low priority properties are those that clearly lacked integrity, were significantly altered or deteriorated, or
lacked overall architectural or historical significance. In addition, those resources not of historic age or vacant parcels
were also evaluated as low priority and non-contributing.
The database states the property is a minimal traditional style residence asbestos siding and original wood windows,
as well as board and batten siding at gable end. There is a shed roof garage addition and second entrance with a
stoop on the front façade. The database states that the home lacks integrity or known significance. (See: Historic

Resources Survey Inventory Table)

1

Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Current Request
The property has sat vacant for several years and was recently purchased by the applicant. The applicant is looking

to renovate the home by converting the attached garage into living space, which will include installation of
new windows, and replacing one of the front entry doors with a new window while also removing the
gabled awning above the door. The applicant states that their intent is to repair the existing awning located
over the other entry door as well as repair the existing porch column. This will become the main entry to the
home. Repairing both the awning and porch column is considered ordinary repair and maintenance under
Section 2.5.5.1(C)(3).
Please refer to attached documents for a rendering that shows the proposed changes. The applicant has
explained that the rendering shows the roof line of the garage addition changing but that there is no intent
on changing it; the software used to create the rendering would not allow the applicant to slant the shed
roof.
My Historic SMTX Photograph

Staff Evaluation
No Affect
N/A
Neutral
See Analysis Below

Criteria for Approval (Sec.2.5.5.4)
Consideration of the effect of the activity on historical, architectural, or cultural
character of the Historic District or Historic Landmark
Approval of the request would not affect the activity noted above.
For Historic Districts, compliance with the Historic District regulations
Whether the property owner would suffer extreme hardship, not including loss
of profit, unless the certificate of appropriateness is issued
The property owner could suffer an extreme hardship
The construction and repair standard and guidelines cited in Section 4.5.2.1
2

Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
ENTRY DOOR & GABLED AWNING REMOVAL & REPLACEMENT
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral
X

X

X

X

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
The home’s height will not change.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
The home will not be widened with the removal of the second entry
door
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
The applicant is proposing to use the existing window as a template
for the new window that will be installed. Its dimension is proposed
to match the existing one.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
A void will take the place of a solid but with the conversion of the
garage addition to a living space, which includes the addition of two
windows, the solids to voids ratio is evened out.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.

N/A
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
related.
With the removal of this entry, the rhythm is slightly disrupted.
X
However, this entry is more than likely an addition to the home at
some point in its history. The likely original entry, located to the left
of this one, is proposed to remain and the applicant is proposing to
restore this entry by repairing the awning and porch column that
currently exists there.
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
materials used in the other buildings to which it is visually related.
The applicant has chosen to install a window that mirrors the
existing windows on the front façade. Additionally, where asbestos
X
siding will be removed, the applicant will install a fiber-cement siding
WeatherSide™, which matches the profile and size of the existing
asbestos shingle siding. Addition of an awning that is compatible
with the existing awning located over the existing window could be
included however, care in choosing the type must be given to avoid
creating a false sense of history.
h. Roof shapes. The roof shape of a building shall be visually
compatible with the other buildings to which it is visually related.
X
While the roof line of this entry will be changing with the removal of
the gabled awning, the roof line of the main home is not proposed to
change.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
N/A
enclosure along a street, to ensure visual compatibility of the building
to the other buildings to which it is visually related.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
balconies shall be visually compatible with the other buildings to
X
which it is visually related.
The scale of the building will not be changing.
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)

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

The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
Historic District Guidelines located in Appendix C of the San Marcos
Design Manual, and the current Standards for Historic Preservation
Projects issued by the United States Secretary of the Interior.
See attached Section C.3.3.4, Historic District Design Guidelines,
Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
The property will remain a single-family residence.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
be avoided.
X
This entry is likely an addition to the home at some point in its
history. The likely original entry, located to the left of this one, is
proposed to remain and the applicant is proposing to restore this
entry by repairing the awning and porch column that currently
exists there.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
development, such as adding conjectural features or elements
X
from other historic properties, will not be undertaken.
Care must be taken to avoid creating a false sense of history
when adding an awning over the new window.
4. Changes to a property that have acquired historic significance in
their own right will be retained and preserved.
The likely original entry, located to the left of this one, is
X
proposed to remain and the applicant is proposing to restore this
entry by repairing the awning and porch column that currently
exists there.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
property will be preserved.
This entry is likely an addition to the home at some point in its
history. The likely original entry, located to the left of this one, is
proposed to remain and the applicant is proposing to restore this
entry by repairing the awning and porch column that currently
X
exists there.
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
the old in design, color, texture and, where possible, materials.
Replacement of missing features will be substantiated by
X
documentary and physical evidence.
The second entry will be removed in its entirety. However, where
asbestos siding will be removed, the applicant will install a fibercement siding, WeatherSide™, which matches the profile and size
of the existing asbestos shingle siding.
7. Chemical or physical treatments, if appropriate, will be undertaken
N/A
using the gentlest means possible. Treatments that cause damage
to historic materials will not be used.
8. Archeological resources will be protected and preserved in place. If
N/A
such resources must be disturbed, mitigation measures will be
undertaken.
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
X
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
The work will be able to be differentiated and the applicant has
chosen materials that are compatible with the existing.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
X
environment would be unimpaired.
The gabled front awning and door could be restored, using
photographic evidence from My Historic SMTX, at some point in
the future should a property owner wish.
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
REMOVAL & REPLACEMENT OF GARAGE DOORS
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral
X

X

X

X

N/A

N/A

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
The height of the home will not change.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
The home will not be widened with the conversion of the garage to a
living space.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
The applicant is proposing to use the existing windows as templates
for the new windows that will be installed where the garage doors
are currently. Additionally, the rendering shows proportional spacing
between the windows.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
With the addition of the two new windows there will be more voids
present.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
related.

8

Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
materials used in the other buildings to which it is visually related.
X
The applicant has chosen to install windows that mirror the existing
windows on the front façade. Additionally, where asbestos siding
will be removed, the applicant will install a fiber-cement siding
WeatherSide™, which matches the profile and size of the existing
asbestos shingle siding.
h. Roof shapes. The roof shape of a building shall be visually
compatible with the other buildings to which it is visually related.
While the rendering shows the roof line of the garage addition
X
changing, the applicant has stated there is no intent to change it.
The software used to create the rendering would not allow the
applicant to slant the shed roof.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
N/A
enclosure along a street, to ensure visual compatibility of the building
to the other buildings to which it is visually related.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
X
balconies shall be visually compatible with the other buildings to
which it is visually related.
The scale of the home will not change.
The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
See Attached Historic District
Historic District Guidelines located in Appendix C of the San Marcos
Guidelines (if necessary)
Design Manual, and the current Standards for Historic Preservation
See Secretary of the Interior
Projects issued by the United States Secretary of the Interior.
Standards Analysis Below
See attached Section C.1.2.4, Historic District Design Guidelines,
Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
The property will remain a single-family residence.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
be avoided.
X
The garage itself, while likely a historic age addition, is not a
distinctive feature of the home. The roof line of this portion of the
house will not be changing, which is more of a character defining
feature than the garage.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
development, such as adding conjectural features or elements
X
from other historic properties, will not be undertaken.
Converting the garage to a living space does not add conjectural
features.
4. Changes to a property that have acquired historic significance in
X
their own right will be retained and preserved.
The garage is likely of historic age.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
property will be preserved.
The garage itself, while likely of historic age, is not a distinctive
feature of the home. The roof line of this portion of the house will
not be changing, which is more of a character defining feature
than the garage; the applicant has stated their intent on
retaining the roof line of this addition.
X
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
the old in design, color, texture and, where possible, materials.
Replacement of missing features will be substantiated by
X
documentary and physical evidence.
The home has sat vacant for many years which has led to the
deterioration of the garage doors. Where asbestos siding will be
removed, the applicant will install a fiber-cement siding
WeatherSide™, which matches the profile and size of the existing
asbestos shingle siding.
7. Chemical or physical treatments, if appropriate, will be undertaken
N/A
using the gentlest means possible. Treatments that cause damage
to historic materials will not be used.
8. Archeological resources will be protected and preserved in place. If
N/A
such resources must be disturbed, mitigation measures will be
undertaken.
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
X
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
The work will be able to be differentiated and the applicant has
chosen materials that are compatible with the existing.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
environment would be unimpaired.
X
Removal of the garage addition in its entirety would impair the
essential form of the property. Converting it to a living space
could potentially reintroduce historic integrity, which the home
lacks.
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
SIDING
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral
N/A
N/A

N/A

N/A

N/A

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
related.

N/A
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
materials used in the other buildings to which it is visually related.
The home has asbestos siding which will have to be removed to
install the new windows where the front door is being replaced and
the conversion of the garage to a living space. The asbestos siding is
of historic age; however, it will not be allowed to be replaced. The
applicant has chosen a fiber-cement siding, referred by its trade
X
name WeatherSide™, to use to repair these gaps. This siding is an
alternative material that mirrors the look of asbestos siding and is
available in a variety of sizes and colors. The applicant proposes to
match the new WeatherSide™ siding to the existing and only add it
to where the asbestos siding will have to be removed. This will give a
cohesive look to the home.

N/A

N/A

N/A

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

The board and batten siding found above the garage addition, as
well as the wood siding found above the asbestos siding, should be
retained and repaired where feasible.
h. Roof shapes. The roof shape of a building shall be visually
compatible with the other buildings to which it is visually related.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
enclosure along a street, to ensure visual compatibility of the building
to the other buildings to which it is visually related.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
balconies shall be visually compatible with the other buildings to
which it is visually related.
The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
Historic District Guidelines located in Appendix C of the San Marcos
Design Manual, and the current Standards for Historic Preservation
Projects issued by the United States Secretary of the Interior.
See attached Section C.3.4.6, Historic District Design Guidelines,
Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
The property will remain a single-family residence.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
be avoided.
X
The applicant is proposing only to remove the asbestos siding
where needed and replace it with an alternative material that
matches the size, style, and profile of the existing asbestos
shingle siding.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
development, such as adding conjectural features or elements
X
from other historic properties, will not be undertaken.
The applicant has chosen an alternative material that matches
the size, style, and profile of the existing asbestos shingle siding.
4. Changes to a property that have acquired historic significance in
their own right will be retained and preserved.
X
The applicant is proposing to remove the asbestos siding where
needed.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
property will be preserved.
X
The applicant is proposing to remove the asbestos siding where
needed and replace it with an alternative material that matches
the size, style, and profile of the existing asbestos shingle siding.
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
the old in design, color, texture and, where possible, materials.
X
Replacement of missing features will be substantiated by
documentary and physical evidence.
The applicant has chosen an alternative material that matches
the size, style, and profile of the existing asbestos shingle siding.
7. Chemical or physical treatments, if appropriate, will be undertaken
N/A
using the gentlest means possible. Treatments that cause damage
to historic materials will not be used.
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
8. Archeological resources will be protected and preserved in place. If
N/A
such resources must be disturbed, mitigation measures will be
undertaken.
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
X
Historic material will be removed but the applicant has chosen an
alternative material to install that will mirror the size, style, and
profile of the existing asbestos shingle siding.

N/A

The board and batten siding found above the garage addition, as
well as the wood siding found above the asbestos siding, should
be retained and repaired where feasible.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
environment would be unimpaired.
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
ROOF
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral
N/A
N/A

N/A

N/A

N/A

N/A

X

X

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
related.
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
materials used in the other buildings to which it is visually related.
There are other homes in the Burleson Street Historic District with
metal roofs; 925 Burleson Street, which is close to the subject
property, has a standing seam metal roof, as does 902 Burleson
Street.
h. Roof shapes. The roof shape of a building shall be visually
compatible with the other buildings to which it is visually related.
The roof shapes, including the shed roof, will be retained.
16

Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
N/A
enclosure along a street, to ensure visual compatibility of the building
to the other buildings to which it is visually related.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
N/A
balconies shall be visually compatible with the other buildings to
which it is visually related.
The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
See Attached Historic District
Historic District Guidelines located in Appendix C of the San Marcos
Guidelines (if necessary)
Design Manual, and the current Standards for Historic Preservation
See Secretary of the Interior
Projects issued by the United States Secretary of the Interior.
Standards Analysis Below
See attached Sections C.3.3.6 and C.3.4.2, Historic District Design
Guidelines, Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
The home will still be utilized as a single-family residence.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
X
be avoided.
The composition shingles are not distinctive materials to this
property.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
X
development, such as adding conjectural features or elements
from other historic properties, will not be undertaken.
A new metal roof would not be a conjectural feature.
4. Changes to a property that have acquired historic significance in
their own right will be retained and preserved.
X
The composition shingles are not distinctive materials to this
property.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
X
property will be preserved.
The composition shingles are not distinctive materials to this
property.
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
the old in design, color, texture and, where possible, materials.
X
Replacement of missing features will be substantiated by
documentary and physical evidence.
There is no indication that the composition shingle roofing
material is original to the home.
7. Chemical or physical treatments, if appropriate, will be undertaken
N/A
using the gentlest means possible. Treatments that cause damage
to historic materials will not be used.
8. Archeological resources will be protected and preserved in place. If
such resources must be disturbed, mitigation measures will be
N/A
undertaken.
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Certificate of Appropriateness
HPC-21-20 (923 Burleson Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
materials, features, size, scale and proportion, and massing to
X
protect the integrity of the property and its environment.
There is no indication that the composition shingle roofing
material is original to the home. Changing the roofing material
will not destroy historic materials, features, and spatial
relationships and is compatible with the historic materials,
features, size, scale and proportion, and massing
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
N/A
essential form and integrity of the historic property and its
environment would be unimpaired.
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APPENDIX

Historic District Guidelines

Section C.1.2.3 Residential Buildings
A. Porches are frequently the most modified portion of a house.
Returning a porch to its original design, when possible,
will make a positive visual impact to the house and the
neighborhood.
B.

If a porch has been lowered, consider raising it to its original
level.

C.

If the original columns have been replaced with another
material and design, consider replacing the columns with
columns which are compatible with the original design and
material.

6.

Utilize floor heights common to adjacent buildings.
Maintain the horizontal continuity of the elevations in
commercial buildings.

7.

Roof forms and roof lines or cornices should be consistent
in shape and detail.

8.

Maintain the solid-to-void pattern established in the
window openings and follow the proportions established
in these openings.

9.

Materials used in the construction of new buildings should
reflect the period in which they are built but should respect
the established scale of adjacent buildings.

D. If porches have been closed to provide additional space in the
house, look for other locations for this space when remodeling.

10. Construct garages and carports to the rear of the property,
behind the face of the house.

E.

If porches have been removed, consider reconstructing them.

11. Orient garage doors away from the street when possible.

F.

Synthetic siding which has been applied over the original siding
changes the character of the house. Consider removing the
synthetic siding and restoring the original detail of the house.

12. Consider the density of a neighborhood when constructing
new buildings on vacant or subdivided lots.
13. Maintain the orientation of building entrances on a street.

G. When windows have been removed and placed with windows
of a different material and proportion, consider replacing them
with windows to match the original.

14. Construct additions to existing buildings that do not
overpower the original building.
15. Seek guidance and assistance early in a project. Look at
options that will enhance the historic district and satisfy
your needs.

Section C.1.2.4 New Construction in Historic Districts
1.

2.

3.

4.

5.

As opportunities arise, new construction will take place
in historic districts and this is to be encouraged in
order to maintain a viable living community. However,
new construction should follow the characteristics and
guidelines outlined in this document.
Respect and maintain the overall height of buildings in the
immediate vicinity.
Maintain the building relationship to the street. Set the new
building back a distance equal to that of the surrounding
structures and orient the new building in the same way.
Maintain the established rhythm of the structural piers
in the surrounding buildings, consider a similar rhythm,
structural bay or width.
Respect the overall proportion and form. Maintain the
width to height relationship.

16. Avoid creating a false history when constructing new
buildings. New buildings are new buildings and should not
be confused with historic structures.

Section C.1.2.5 Priority Planning - Renovation Guidelines
A. Evaluate the existing structure to establish the most important
work to be completed.
B.

What may be the most visible to the eye may not be the most
important to the life of the building. For example, a new coat of
paint for the front of the building will not do much to extend the
life of the building if the roof is leaking badly.

C.

Identify the “character defining” features of the building and
relate their importance to the character of the street as well as
the building itself.

San Marcos Design Manual
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Historic District Guidelines

Section C.3.3.4 Exterior Doors and Entrances
A. Both San Antonio and Belvin Street Historical Districts have
a wide range of entrances corresponding to the variety of
housing styles. Even the simplest of houses has a well defined
entry which faces the street. Homes constructed during the
late 1800s and early 1900s usually have front doors with glass
upper panels. Many have transom windows above the door and
windows, also side lights, to the side of the door. A few of the
older Victorian and Neoclassical houses have highly detailed
door surrounds, a pair of doors in one opening and a single
transom above.
B.

A single round-arched doorway with a heavy solid wood
door is commonly found on Tudor style houses while Italian
Renaissance has an arched doorway with an elaborate door
surround and entrance. Craftsman and Prairie style houses
typically have doors with a pattern of small glass panels in the
upper portion of the door. Bungalows often have two “front”
doors leading from the porch and Modem styles have a simple
single entry door.

C.

It is important to recognize that each time period and style of
house has a different type or style of entrance. If an entrance
has multiple components such as glass panel doors, transoms
and sidelights they should be retained but if an entrance simply
has a door, adding decorative features will confuse the style
and create a false sense of history.

6.

If a wood threshold is badly damaged, a new wood
threshold can be milled by a lumberyard.

The entry doors and transom are in scale with the ground entry
porch (227 N Mitchell Ave)

D. The following guidelines are recommendations:
1.

View the entrance as more than a door. Door frames, trim
and surrounds help define the character and style of the
house.

2.

Old doors can be repaired or, if badly damaged, can be
replaced with an old door of similar design. Doors can also
be copied and manufactured by a skilled wood worker.

3.

Readymade wood doors that are compatible in style and
design are available.

4.

For improved energy efficiency install weather stripping to
seal the edges of the door.

5.

Reduce air flow at the bottom of the door by installing a
door sweep to fit snugly against the threshold.

Single entry door surrounded by transoms and side lights (811
W Hopkins St)

San Marcos Design Manual
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Historic District Guidelines

Section C.3.3.5 Windows
A. Windows play an important role in the character definition
of the houses and the overall neighborhood. The proportion,
material and organization of windows in the wall help to
establish a construction date of the house. The detail of the
window is frequently a key characteristic in identifying an ar
chitectural style.
B.

The majority of windows in the Belvin Street and San Antonio
Street historic homes are the traditional wood, double hung,
rope and pulley system. Many of the houses have a simple
one over one configuration while others have multiple pieces of
glass in a single window sash.

C.

A few houses were constructed with steel casement windows,
which were a modern installation in the 1930s. These windows
are not known for their energy efficiency, but can be maintained
and made more efficient by installing a storm window on the
inside of the house.

7.

Replace original glass only when broken as the wavy
quality of the historic glass adds to the character of the
house. If glass is broken, attempt to replace with old wavy
glass.

Tall narrow openings and glass in the sash help to establish a
date of the house (716 Belvin St)

D. The following guidelines are recommended:

C:28

1.

Original windows should be retained as they are a strong
character defining feature on a house.

2.

It is not necessary to replace an entire window if only
a portion is in need of repair. Consider replacing the
deteriorated portion only. A single sash can be made to
replace a deteriorated one.

3.

Proper window fit, weather stripping, new glazing
compound at the glass, and sealant around window
frames can improve the energy efficiency of wood
windows substantially, while retaining its historical
character.

4.

If windows are missing or if frames are deteriorated
beyond repair, replace them with a window of the basic
dimension and profile as the original.

5.

Imitation dividers or “snap-in” muntins that do not truly
divide and hold pieces of glass should be avoided.

6.

Most aluminum windows are not considered an option and
have not been proven to be more energy efficient then a
well maintained wood window.

San Marcos Design Manual

Example of different window configurations (832 Belvin St)

Window screens with detail appear on Craftsman and Prairie
style houses (620 Rogers St)

APPENDIX

Historic District Guidelines

Section C.3.3.6 Roof Form and Details
A. Roof forms and materials are an important feature in defining
the character of the house and neighborhood. House styles
and periods of construction influence the form of the roof. The
simple gable roof form is found on Folk Victorian, Craftsman
and contemporary styles such as Ranch. More complicated
roof structures include a combination of hip, gable, dormers,
turrets, towers and are found on Victorian style houses.
B.

The shape and slope of a roof has a significant impact on how
the building addresses the street. A gable roof which faces the
street has a stronger presence and is more inviting than a gable
roof that runs parallel to the street. In the case of the latter, the
roof is sloping away from the viewer. The amount of slope, also
known as the roof pitch, reflects the style of the house. Steep
pitches are found on Victorian and Tudor styles, while lower
pitched roofs are found on Ranch and Craftsman style houses.

C.

Roofs are the one part of a house, which may need to be
replaced rather than repaired. Roof repairs are often temporary
and a new roof will be necessary at some point in the future. A
roof leak may actually be a “flashing” leak around a chimney or
vent pipe. Flashing is usually a metal material intended to seal
the joint where the roof might have openings, such as vents,
or connections to another part of the roof such as a dormer.
For historical accuracy, replace the deteriorated roofing with a
material that matches the original in composition and profile.
A non-original roof that does not leak is better than an original
roof that does. However, select an alternative that closely
resembles the type of roof that might have been on another
house constructed during a similar time period. In San Marcos
it is not uncommon for one house to have multiple roofing
materials. As roofing materials have deteriorated, they have
been replaced with alternative materials. A house may have a
standing seam roof on one portion and composition shingle on
another.

but they help to provide visual continuity to the neighborhood
and scale to the roof.
E.

A variety of roofing materials have been installed in San
Marcos. Composition shingle is the most common, economical
roofing material. There are a variety of metal roofing materials
installed, including historic standing seam metal to prefurnished corrugated metal sheets. Clay tile is a character
and style defining material with only one example in the Belvin
Street Historical District. Several houses are covered with
asbestos shingles or tiles which are no longer manufactured.
These shingles have a distinctive dimension and profile and
should be retained if possible. If replacement is necessary,
there are composition shingles and concrete tile which closely
replicate the asbestos material in pattern and profile. Another
consideration might be to reinstall unbroken shingles to the roof
which faces the street and install a composition roof of similar
color to the less visible portions of the house. While asbestos
shingles do not pose an environmental or health threat while
used as a roof material, their disposal will be subject to special
consideration. Check with local authorities for proper disposal
sites.

F.

The following guidelines are recommended:
1.

Maintenance of the roof and flashing is important. In the
event replacement is necessary, select a roofing material
that is compatible to the design of the house.

2.

Maintain the original details of a house and avoid adding
details that did not exist originally.

3.

If attic space is converted to living space, retain the
original roof pitch when adding dormers and roof additions
to avoid a “pop-up” appearance.

4.

Maintain the flashing where the roof meets the wall.

D. Roof details vary from style to architectural style. Truly ornate
details, such as consoles and dentils appear at the roof line
of some Neoclassical and Victorian examples while very few
roof detail appears on modest Victorian and Tudor styles. The
one feature which appears on houses of all historic styles is
the dormer. Dormers appear in different sizes, shapes and
materials. Some have windows while others have attic vents

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

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

7.

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

Brick with stone accents (727 W Hopkins Street)

Brick used in sidewalk (716 Belvin St)

Rough faced concrete block (1024 W San Antonio St)
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Section C.3.4.2 Metal
A. The primary use of metal on historic residential homes in San
Marcos was as a roofing or roof related decoration such as
cresting and weathervanes. Standing seam metal roofing,
which is found on many houses in South Texas, is evident in
the historic areas of San Marcos. This type of metal roof was
well adapted to odd shapes or projections. Historically, metal
roofs were made by folding metal sheets together creating a
vertical “seam”. The pans were formed from Galvanized steel
sheets in a sheet metal shop and could be designed to fit roofs
such as turrets. The roofer turned the seams over and the
seams were then soldered to form a watertight barrier.
B.

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

C.

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

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

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

F.

The following guidelines are recommended:
1.

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

2.

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

APPENDIX
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3.

Avoid installing an inappropriately scaled metal roofing
material on a house that did not have a metal roof
originally. Many of the current metal roofs have an
industrial appearance and should be avoided.

4.

Fabricated metal should not replace other materials such
as wood columns.

5.

Metal windows should not replace wood windows.

6.

Avoid installing decorative metal iron work over windows
that did not include them in the original design.

7.

Avoid installing a pressed metal skirt where one did not
previously exist.

1.

Replace deteriorated stone with stone that matches the
original in color and texture.

2.

If a wall has deteriorated or is missing mortar it should
be replaced with mortar of the same composition as the
original in composition and color. Portland cement, or
masons mortar is too hard and will cause the stone to
deteriorate and crumble.

3.

It is not recommended that stone be added to the
foundation or face of a house because this changes the
original integrity of the house.

4.

Retain stone walls and drainage beds.

5.

Use stone as a site design material such as walks, walls
and planter beds.

One of many standing seam metal roofs in San Marcos (221
Johnson Ave)

Section C.3.4.3 Stone
A. Stone is used most commonly in the two historic residential
districts of San Marcos as a material for foundations and
retaining walls. The stone was cut from locally quarried
limestone block and was used in conjunction with a soft, lime
mortar because of its natural softness. Field stone or rubble
stone (stone not cut into a rectangular shape) was used in the
construction of walls or curbs in front of houses. This stone,
even though a harder consistency, was held together with a
lime mortar. Similar stone was also used in the drainage beds
of the water runoff systems in the area. Stone was not used as
a veneer material or skin of the houses in the Belvin Street or
San Antonio Street Historical Districts. However, several newer
houses in the San Antonio Street Historical District are clad in
various types and patterns of stone. In these two districts, only
one historic home still in existence, had been constructed with
stone as the primary exterior material.
B.

The following guidelines are recommended:

Historic application with stone exterior (809 Belvin St)

Section C.3.4.4 Stucco
A. Stucco, also called cement plaster, is a hardened cementitious
paste which is applied over a wire mesh or lath. It creates an
exterior wall surface which can be made smooth or can have a
sculpted texture. Stucco has no dimension or shape of its own
but can be used to form many shapes.
B.

The historic districts of San Marcos have only a few stucco
houses. This would have been a building material of the
1920’s and 1930’s and appears on Tudor style houses and as
detail treatment on a few other examples. Small cracks are an
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inherent property in stucco due to the shrinkage of the plaster.
Small cracks can be concealed by applying an elastomeric
paint which has the ability to stretch and return to its shape.
Large cracks can be repaired and deteriorated or missing
stucco can be replaced with stucco that matches the texture
and composition of the original material.

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

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

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

D. The following guidelines are recommended:
1.

Retain and maintain original stucco.

2.

Avoid installing stucco over another material.

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

C.

C:34

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

San Marcos Design Manual

E.

The following guidelines are recommended:
1.

Retain and repair wood siding and details.

2.

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

3.

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

4.

Refrain from replacing a deteriorated wood feature with
another material.

5.

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

6.

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

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

APPENDIX
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never having to paint or perform routine maintenance. In the
late 1930’s asbestos shingles were the first modern nonmaintenance products which have been followed by aluminum
siding, and vinyl siding for the main skin of a house. There are
several houses in the historic districts which have asbestos
shingle siding.
B.

C.

Asbestos shingles which were installed over existing siding
have not been detrimental to the siding underneath because
it breathes, whereas aluminum and vinyl are so air-tight they
cause the siding underneath to trap moisture and rot. The
installation of a foam insulation before the vinyl causes even
greater damage because all moisture is sealed into the siding
envelope. Asbestos siding is only hazardous if it is removed,
and then special disposal precautions must be observed.

6.

Such details as corner boards, window and door
surrounds, gable vents and rafter ends are often changed
or eliminated when the installation of synthetic materials
occurs.

7.

Avoid installing stucco over existing materials for it too
changes the original design and can cause deterioration
beneath.

8.

Avoid the use of synthetic stucco materials because they
cause rapid deterioration of the wood beneath.

9.

Avoid installing “wood grained” materials. Wood used in
historic houses was smoothly sanded with no obvious
grain.

Houses within a historic district which may have a synthetic
material applied to them may retain the synthetic material
without penalty. However, they would not qualify individually for
State or Federal Historic designation.

D. Stucco is not a synthetic material, except in the most recent
advent of so-called stucco which is man made as an insulating
and finish system. Stucco does not appear to be a commonly
used material in San Marcos, although there are a few
examples.
E.

The following are guidelines are recommended:
1.

Retain and repair the original building material of a house.

2.

Replace only that material which is beyond repair.

3.

Replace deteriorated material with compatible new
material.

4.

Avoid installing any synthetic building material on top
of existing wood. Many of these materials can trap
moisture in the wall which will cause the wood beneath
to deteriorate. It can also trap moisture in the insulation
which reduces the effectiveness of the insulation.

5.

Avoid installing synthetic siding on top of existing siding
as a means of “modernizing” the house or attempting to
make the house more energy efficient. This changes the
character of the original design and frequently destroys
the character defining features of the house and neigh
borhood.

Asbestos shingles were used in the 1930s and 1940s as siding
(1107 W San Antonio St)
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Certificate of Appropriateness
HPC-21-21 (620 Rogers Street)
Summary
Request:
Applicant:

Replacement of existing doors on the detached garage with functioning doors.
New windows along the side façade of the detached garage.
Rebecca Carpenter
Property Owner:
Same
620 Rogers Street
San Marcos, TX 78666

Notification
Personal Mailing:
Response:

November 19, 2021
Posted Notice:
None as of the date of this report

November 19, 2021

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

620 Rogers Street (See: Aerial Map)
Corner of Rogers and Serur Streets
Lindsey-Rogers District
Contributing Structure
Yes
Ca. 1925
My Historic SMTX
High
Resources Survey:
Not Listed
Recorded Texas Historic No
Landmark:
One-story, 1,516 square foot, single-family residential home

My Historic SMTX Historic Resources Survey Summary
Low
Medium

X High

High: High priority properties are those resources which have retained integrity, are significant or rare examples of a
particular type or style, and/or have significant associations with the community. Typically, high priority properties are
recommended as National Register of Historic Places (NRHP) or local landmark eligible either individually or as part of
a potential historic district based on the results of research and survey efforts.
The database states the property is a Craftsman bungalow with original wood windows and screens, original wood
siding, and rear shed-roof addition of historic age. It notes the battered porch supports on brick piers with brick porch
steps, along with the low concrete perimeter wall with brick piers at front sidewalk. The detached garage in rear yard
is noted but there is no mention of construction date. The database states that this is one of most
intact/architecturally significant streets within the Lindsey-Rogers historic district. Also noted, the property was
evaluated with a low priority in the 1997 Heritage Neighborhood survey but recommended as high priority in My
Historic SMTX for high integrity/architectural significance. (See: Historic Resources Survey Inventory Form)
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Certificate of Appropriateness
HPC-21-21 (620 Rogers Street)
Current Request
The application shows four proposed projects but following discussions with staff, the applicant pared the
request down to two. The applicant is proposing to replace the non-functioning garage doors on the
detached garage with functioning wood and glass garage doors. Two similar styles have been proposed and
the applicant has stated that due to delays in obtaining construction material, they would like to choose the
one that is most readily available following approval. Additionally, the applicant would like to bring more
natural light into the structure and is proposing to install three new wood windows to the side façade that
faces Rogers Street. They have proposed three different locations to place these new windows, either to the
far left, in the center, or on the far right of the building; no preference on location from the applicant.
Please refer to attached documents for a scope of work for each project as well as photographs and
renderings.
My Historic SMTX Photograph
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Certificate of Appropriateness
HPC-21-21 (620 Rogers Street)

Staff Evaluation
No Affect
N/A
No
See Analysis Below

Criteria for Approval (Sec.2.5.5.4)
Consideration of the effect of the activity on historical, architectural, or cultural
character of the Historic District or Historic Landmark
Approval of the request would not affect the activity noted above.
For Historic Districts, compliance with the Historic District regulations
Whether the property owner would suffer extreme hardship, not including loss
of profit, unless the certificate of appropriateness is issued
The property owner will not suffer an extreme hardship.
The construction and repair standard and guidelines cited in Section 4.5.2.1
Each item in the request has been individually reviewed.
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Certificate of Appropriateness
HPC-21-21 (620 Rogers Street)
REMOVAL & REPLACEMENT OF GARAGE DOORS
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral
X

X

X

X

X

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
The height of the detached garage will remain as existing.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
The applicant has chosen garage doors that are the same dimensions
as the existing ones, and they will be installed as single car doors
rather than double wide doors which is recommended by the Historic
District Design Guidelines.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
There are not many detached garages in the general vicinity of the
subject property. However, the windows proposed on the new
garage doors are similar to the ones at 501 Scott Street.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
There are not many detached garages in the general vicinity of the
subject property. However, the windows proposed on the new
garage doors are similar to the ones at 501 Scott Street.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.
The building’s location will remain the same as only the doors will be
replaced.
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HPC-21-21 (620 Rogers Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
N/A
visually compatible to the other buildings to which it is visually
related.
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
materials used in the other buildings to which it is visually related.
X
The applicant has chosen two styles of garage doors that are
compatible with the home and are similar to the garage doors at 501
Scott Street. In addition, the applicant is proposing to paint the new
doors to mirror the colors of the doors on the home.
h. Roof shapes. The roof shape of a building shall be visually
X
compatible with the other buildings to which it is visually related.
The roof shape of the garage is not being changed.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
enclosure along a street, to ensure visual compatibility of the building
X
to the other buildings to which it is visually related.
The wall of continuity remains intact as the garage location is not
changing.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
balconies shall be visually compatible with the other buildings to
X
which it is visually related.
The scale of the garage remains the same; only the garage doors are
being replaced.
The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
See Attached Historic District
Historic District Guidelines located in Appendix C of the San Marcos
Guidelines (if necessary)
Design Manual, and the current Standards for Historic Preservation
See Secretary of the Interior
Projects issued by the United States Secretary of the Interior.
Standards Analysis Below
See attached Section C.3.2.6, Historic District Design Guidelines,
Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-21-21 (620 Rogers Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
The property will remain a single-family residence.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
X
be avoided.
The existing garage will remain in its current location. Only the
doors will be replaced.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
X
development, such as adding conjectural features or elements
from other historic properties, will not be undertaken.
The new garage doors are not conjectural features.
4. Changes to a property that have acquired historic significance in
their own right will be retained and preserved.
There is no indication of the date of construction of the detached
X
garage. However, it may be of historic age. Replacing nonfunctioning garage doors with those that work allows the
applicant to utilize the space while retaining the site’s historic
significance.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
property will be preserved.
X
The existing garage doors are not character-defining features of
the home or site. Replacing non-functioning garage doors with
those that work allows the applicant to utilize the space while
retaining the site’s historic significance.
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
the old in design, color, texture and, where possible, materials.
Replacement of missing features will be substantiated by
X
documentary and physical evidence.
Replacing non-functioning garage doors with those that work
allows the applicant to utilize the space while retaining the site’s
historic significance. The proposed garage doors are compatible
with the main home.
6

Certificate of Appropriateness
HPC-21-21 (620 Rogers Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
7. Chemical or physical treatments, if appropriate, will be undertaken
N/A
using the gentlest means possible. Treatments that cause damage
to historic materials will not be used.
8. Archeological resources will be protected and preserved in place. If
N/A
such resources must be disturbed, mitigation measures will be
undertaken.
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
X
differentiated from the old and will be compatible with the historic
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
The new garage doors are compatible with the main structure.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
X
environment would be unimpaired.
The garage doors can be removed without impairing the historic
integrity of the property.
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Certificate of Appropriateness
HPC-21-21 (620 Rogers Street)
NEW WINDOWS ON GARAGE
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral
X

N/A

X

X

X

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
The height of the detached garage will remain as existing.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
The new windows are proposed to be of similar dimensions as the
existing windows on the side façades of the home.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
The windows will be installed on a secondary façade of the accessory
building.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.
The building’s location will remain the same which will not disrupt
the rhythm.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
related.

N/A
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Certificate of Appropriateness
HPC-21-21 (620 Rogers Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
X
materials used in the other buildings to which it is visually related.
The new windows are proposed to be the same style and material as
the existing windows on the side façades of the home.
h. Roof shapes. The roof shape of a building shall be visually
X
compatible with the other buildings to which it is visually related.
The roof shape of the garage is not being changed.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
enclosure along a street, to ensure visual compatibility of the building
X
to the other buildings to which it is visually related.
The wall of continuity remains intact as the garage location is not
changing.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
X
balconies shall be visually compatible with the other buildings to
which it is visually related.
The scale of the garage will not change.
The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
See Attached Historic District
Historic District Guidelines located in Appendix C of the San Marcos
Guidelines (if necessary)
Design Manual, and the current Standards for Historic Preservation
See Secretary of the Interior
Projects issued by the United States Secretary of the Interior.
Standards Analysis Below
See attached Sections C.3.3.5 and C.3.4.5, Historic District Design
Guidelines, Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-21-21 (620 Rogers Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
The property will remain a single-family residence.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
be avoided.
X
The installation of the new windows will remove material that is
possibly of historic age, the siding; no construction date for the
garage could be found. However, the applicant is working
towards being able to reuse and retain the structure, therefore
preserving the spatial relationship of the building on the site.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
development, such as adding conjectural features or elements
X
from other historic properties, will not be undertaken.
Installing new windows should not create a false sense of
historical development.
4. Changes to a property that have acquired historic significance in
their own right will be retained and preserved.
The installation of the new windows will remove material that is
X
possibly of historic age. However, the applicant is working
towards being able to reuse and retain the structure, thus
retaining historic fabric in the Lindsey-Rogers District.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
X
property will be preserved.
The installation of the new windows will remove material that is
possibly of historic age, the siding.
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
the old in design, color, texture and, where possible, materials.
N/A
Replacement of missing features will be substantiated by
documentary and physical evidence.
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Certificate of Appropriateness
HPC-21-21 (620 Rogers Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
7. Chemical or physical treatments, if appropriate, will be undertaken
using the gentlest means possible. Treatments that cause damage
X
to historic materials will not be used.
Installation of the new windows should be done in a manner that
retains the historic siding as much as feasible.
8. Archeological resources will be protected and preserved in place. If
N/A
such resources must be disturbed, mitigation measures will be
undertaken.
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
X
The installation of the new windows will remove material that is
possibly of historic age, the siding; no construction date for the
garage could be found. However, the applicant is working
towards being able to reuse and retain the structure and the
windows proposed are compatible with those on the main
structure.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
X
environment would be unimpaired.
If the new windows are removed, the siding used to repair the
façade should match the existing siding in materials and profile.
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TEXAS HISTORICAL COMMISSION

Historic Resources Survey Form

Project #: 00046
County: Hays

Local Id: R40370
City: SAN MARCOS

Address No: 620

Street Name: ROGERS ST

Block: 2

SECTION 1

Basic Inventory Information
Current Name:
Historic Name:
Name: SAILORS MISTY WILHELM

Owner Information
Address:

City: SAN MARCOS

620 ROGERS ST

Geographic Location

Latitude:

Legal Description (Lot\Block):

State: TX

Longitude:

29.883048

Zip: 78666
Parcel Id

-97.951439

J C ROGERS, BLOCK 6, Lot PT OF 4, ACRES 0.23

Addition/Subdivision:
Property Type:

Year:
Listed NR Distrct Name: Lindsey-Rogers Local Historic District

Building

Current Designations:
NHL

NR

Phase 2

NR District

RTHL

OTHM

HTC

Architect:

SAL

Local

Other

Is property contributing?

Builder

Contruction Date:

Source

ca. 1925

Recorded By: Elizabeth Porterfield/Hicks & Company

Field survey

Date Recorded: 2/1/2019

Function
Current: Domestic
Historic:

Domestic

SECTION 2
Architectural Description
Ca. 1925 Craftsman bungalow with original wood windows and screens, original wood siding, and rear shed-roof addition of historic
age, battered porch supports on brick piers with brick porch steps; low concrete perimeter wall with brick piers at front sidewalk;
detached garage in rear yard; on one of most intact/architecturally significant streets within historic district; identified as low priority
in 1997 Heritage Neighborhood survey, but recommended as high priority today for high integrity/architectural significance
Additions, modifcations

Explain:

Relocated

Explain:

Rear shed-roof addition of historic age

252

TEXAS HISTORICAL COMMISSION

Historic Resources Survey Form

Project #: 00046

Local Id: R40370

County: Hays

City: SAN MARCOS

Address No: 620

Street Name: ROGERS ST

Block: 2

Stylistic Influence
Craftsman

Structural Details
Roof Form

Plan

Cross-Gabled

Bungalow

Roof Materials

Chimneys

Metal

Brick

Wall Materials

Porches/Canopies

Wood Siding

FORM

Windows

SUPPORT

Wood, Double hung, Decorative Screenwork

Inset
Tapered box supports, Wood posts (turned)

MATERIAL

Doors (Primary Entrance)

Landscape Features

Double, With sidelights

Low concrete perimeter wall with brick piers at front sidewalk

ANCILLARY BUILDINGS:
Garage: Detached garage

SECTION 3

Barn:

Shed:

Other:

Historical Information

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

A

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

B

Associated with the lives of persons significant in our past

C

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

D

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

Areas of Significance:
Significant/intact example of Craftsman bungalow and early 20th cent. neighborhood development
Periods of Significance:
ca. 1925-1975
Levels of Significance:

National

State

Local

Integrity:

Design

Materials

Workmanship

Location

Setting

Feeling

Association

Integrity Notes:
Individually Eligible? Undetermined

Within Potential NR District?: Yes

Is Property Contributing?:

Potential NR District Name: Lindsey-Rogers Historic District
Priority High

Explain: Contributing to local historic district

Other Information
Is prior documentation available for this resource?
Documentation Details:
1997 San Marcos Heritage Neighborhood Survey

Yes

Type

HABS

Survey

Other
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『iage doors on garage
Functioning carriage house doors wi‖ replace existing garage doors on Serur side ofthe house,
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HPC-21-21 New Window Locations – Garage

Proposed to Match This Window

APPENDIX

Historic District Guidelines

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

The following guidelines are recommended:
1.

2.

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

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

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

4.

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

5.

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

6.

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

Section C.3.2.6 Modern Conveniences and Amenities

Strong pedestrian approach (220 N Johnson Ave)

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

San Marcos Design Manual
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C

Historic District Guidelines

The installation of a “no-step entrance” or ramp can maintain
or prolong ones independence and mobility.
B.

C.

Adapting a historic home for modem use, while maintaining
the homes original character, requires thoughtful planning.
Weigh the safety and comfort concerns with that of historical
accuracy, economic feasibility and long term impact. Ask
yourself “How can this improvement or necessity be installed
or removed without causing irreparable damage to the historic
character of the house or neighborhood”.
The following includes some of the commonly installed
amenities and additions to historic properties:
1.

2.

Air conditioning and electrical equipment should be
installed in such a way that it will not damage important
architectural features. Study possible locations for the
equipment and install it where it is least visible from the
street or can be screened with planting material.

3.

Antennas and satellite dishes are considered a removable
fixture but with some thought can be sited away from
public view.

4.

Chimneys are an important architectural feature and
the removal or alteration of existing chimneys alters the
historical integrity of the house.

5.
6.

C:22

Carefully consider access ramps for temporary or long
term disability, and the location and impact of the ramp
on the house and neighborhood. The removal of a small
section of railing on the side of a porch may be more
convenient and less intrusive than to the front of the
house. If the porch is not elevated, consider replacing the
sidewalk with an incline to eliminate steps at the porch or
door.

Decks and patios can be compatible with historic houses if
thought is given to location, proportion and materials.
Dormers are important to the composition of the roof
and should not be eliminated. Scale and form should be
retained. New dormers may allow for additional use of
the attic, but should be designed to match the style of the
original house.

San Marcos Design Manual

7.

Flags and banners are considered a removable amenity
but care should be used when mounting to not damage the
historic materials of the house.

8.

Light fixtures located on the building exterior, porches,
pathways and paved areas should be appropriate in
design, scale and character of the house. There are many
available adaptations of fixtures in various architectural
styles. A Victorian light fixture is appropriate with a Victo
rian house but not appropriate with a Ranch or Craftsman
style house.

9.

Mailboxes and mail slots should be simple and as
unobtrusive as possible. Mailboxes can be obtained in
styles compatible with the time period of the house.

10. Shutters may be installed if they are in keeping with the
style of the house and the period of construction. Shutters
should be correctly proportioned to the width and height of
the window and should be installed with hinges rather than
nailed to the wall.
11. Skylights can add light to interior spaces and may make
attic spaces more useable. If flat in profile and positioned
away from public view skylights can be installed in older
houses. Bubble dome skylights are not appropriate.
12. Storm/screen doors and windows can be installed without
hiding the historic door and surrounding features. Metal
framed doors and window screens are acceptable if
selected with a white factory finished or painted the color
of the door and window trim. Wood storm/screen doors
and windows designed for the style of the house can be
purchased at most lumber yards.
13. Orient garages away from the primary view and install
single car doors instead of double wide doors.
D. As you formulate your ideas to modify and improve your home,
questions will arise. There are many sources available for
advice and assistance including a neighbor who has completed
a similar project, the Texas Historical Commission, City
Staff and the National Trust for Historic Preservation. Helpful
resources can be found on the City’s website.
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Section C.3.3.5 Windows
A. Windows play an important role in the character definition
of the houses and the overall neighborhood. The proportion,
material and organization of windows in the wall help to
establish a construction date of the house. The detail of the
window is frequently a key characteristic in identifying an ar
chitectural style.
B.

The majority of windows in the Belvin Street and San Antonio
Street historic homes are the traditional wood, double hung,
rope and pulley system. Many of the houses have a simple
one over one configuration while others have multiple pieces of
glass in a single window sash.

C.

A few houses were constructed with steel casement windows,
which were a modern installation in the 1930s. These windows
are not known for their energy efficiency, but can be maintained
and made more efficient by installing a storm window on the
inside of the house.

7.

Replace original glass only when broken as the wavy
quality of the historic glass adds to the character of the
house. If glass is broken, attempt to replace with old wavy
glass.

Tall narrow openings and glass in the sash help to establish a
date of the house (716 Belvin St)

D. The following guidelines are recommended:

C:28

1.

Original windows should be retained as they are a strong
character defining feature on a house.

2.

It is not necessary to replace an entire window if only
a portion is in need of repair. Consider replacing the
deteriorated portion only. A single sash can be made to
replace a deteriorated one.

3.

Proper window fit, weather stripping, new glazing
compound at the glass, and sealant around window
frames can improve the energy efficiency of wood
windows substantially, while retaining its historical
character.

4.

If windows are missing or if frames are deteriorated
beyond repair, replace them with a window of the basic
dimension and profile as the original.

5.

Imitation dividers or “snap-in” muntins that do not truly
divide and hold pieces of glass should be avoided.

6.

Most aluminum windows are not considered an option and
have not been proven to be more energy efficient then a
well maintained wood window.

San Marcos Design Manual

Example of different window configurations (832 Belvin St)

Window screens with detail appear on Craftsman and Prairie
style houses (620 Rogers St)
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inherent property in stucco due to the shrinkage of the plaster.
Small cracks can be concealed by applying an elastomeric
paint which has the ability to stretch and return to its shape.
Large cracks can be repaired and deteriorated or missing
stucco can be replaced with stucco that matches the texture
and composition of the original material.

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

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

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

D. The following guidelines are recommended:
1.

Retain and maintain original stucco.

2.

Avoid installing stucco over another material.

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

C.

C:34

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

San Marcos Design Manual

E.

The following guidelines are recommended:
1.

Retain and repair wood siding and details.

2.

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

3.

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

4.

Refrain from replacing a deteriorated wood feature with
another material.

5.

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

6.

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

Section C.3.4.6 Synthetic Materials
A. With the advent of plastics and modern methods of forming
materials, which were not available until after World War
II, home owners have been influenced by the promise of
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ì.〔 ′
「 ■ ll,I、 r

〔。

(、

カ

oJ

Pだ

PROPERTY OWNER AUTHORIZAT10N

々 か

ナ

owner name)On behar of
セ

(COmpany,if applicable)acknOWiedge thati/we

am′are the rightfu1 0wner ofthe pЮ petty located at

あ2'

Ro

密

SA″

η

t hereby authorize

(address)

(agent name)on behatf of
(agent Company)tO lle this application for

pplicadon type),and,r necessary,to work with
the RespOnsible Omcial′ Depattment on『 1ly behalfthroughOutthe process

Signature of owner

Z

Printed Name,Titie:

%

Signature of Agent:

Date

〃

Printed Name,Tiue:

く

Ft)rilR̲lρ :Jと 】
t゛ (1 0ct(,Ⅲ

il∩ 「
・ ,IIf!(】

「

S〔

￨モ 1了 ￨う

t:1 2019

↑:'f■ 1,い

￨｀ it i,I(1=￨・ '13:Iユ lit

ii(,I:卜 ,III■ ・ ふ ド・!r、 4,‐ ↑tポ

:tX〔 1ふ

,´

へ Iゼ ̲争 〔

ミ
Iぅ ち

'13ン

̀・

:お

〔
Ⅲ

え

R34668
118 Blanco St

R2
Bl 12 738
an 3 2
co
St
R2
Bl 11 738
a
4
10 R nco 9
7 B 45
S
9
t
l

an 23
co
St

12 R2
2 S 73
co 73
tt S
R2
t
7
Sc 116 376
ott
St

R4
1
Sc 12 724
ott 7
St

12 R4
1 S 17
co 21
tt S
t

R30447
100 Jackman St

100

R
W 60
ML 7 375
K 32
Dr

R1
W 5
ML 8 987
K 01 0
Dr

_
^

0

200

Lu
ck
St

R
W 21
ML 7 971
K 43
Dr

M
LK
D
r

S
En
di
co
tt
St

W

W

R
Ar 1 261
ms 0 48
tea 9
dS
t

0

R34666
545 Harvey St

H
ar
ve
y
St

13 R
3 B 27
lan 378
co
St
R2
Bl 13 738
an 1 0
co
St

20 R3
6 S 52
co 13
tt S
t

2 S 52
co 15
tt S
t

20 R3
8 S 52
co 14
tt S
t

is
St
Le
w
R3
Le 82 5846
wi 7
sS
t

R3
Tr 10 584
av 8 7
is
St

R3
Tr 12 586
av 3 1
is
St

R6
En N 027
dic 110 8
ott
St

S
St
52 ad
1
6 te
R2 rms
W R
A
7
81 26
11
2 M 15
LK 4
Dr

76
03 30 r
R6 W 7 K D
ML

R
Mi N 358
tch 12 56
ell 0
Av
e

20 R3
4 S 52
co 10
20 R3 tt St

B
el
vi
n
St

21 R 3
4 S 52
co 1 9
tt S
t

Ho
pk
in
s
St

W

R21068
802
Belvin St

R35874
833 Belvin St

03 n
46 Sa t
R2 627 nio S
W Anto

48 n
73 Sa St
R2 711 nio
W nto
A

47 n
73 Sa St
R2 719 nio
W nto
A

R
W 70
ML 7 852
K 26
Dr

74
03 34 r
R6 W 7 K D
ML 373
0 6
3
r
R6 7 D
W
K
72
ML
03 38 r
R6 W 7 K D
ML

Document Path: \\san_marcos\files\DeptShares\Planning & Dev\Planning\_HPC\_Staff Reports\2021\HPC-21-22 130 N Endicott (Fence)\GIS\HPC-21-22 NotificationMap.mxd

81 n
73 Sa St
R2 628 nio
W nto
A

Par
cel

´

St
50 cott
1
i
6
R2 End
8
1
1

t
5 tS
04 ot
23 dic
r
R1 8 En 151 K D
L
12 R26 0 M 53
S
80 261 808 r
R W KD
ML

400'Buf
f
er

50
73 1 St
R2 S 11 ott
dic
En

W

Subj
ectPr
op er
t
y

56
St
61
R2 118tead
s
m
Ar

Ja
ck
m
an
St
R
W 7
An 70 101
ton 5 S 7
io an
St

W R2
An 72 734
ton 5 S 4
io an
W R2
St
An 72 735
ton 7 S 1
W R2
io an
St
An 73 734
ton 7 S 3
io an
St

55 r
61 K D
R2 ML
W

Sit
eLocat
ion

Cit
yLimit

W R6
An 74 027
ton 0 S 9
io an
R
St
W 6
An 74 027
2
ton S 7
io an
St
St
io
n
o
nt
A
n
Sa

A
rm
st
ea
d
St

W R2
An 62 737
ton 0 S 7
io an
St

42 n
73 Sa St
R2 743 nio
W nto
A

59 n
61 Sa St
R2 831 nio
W nto
A

W R2
An 82 615
ton 7 S 8
io an
St

B
R3
l
an
Ha 55 466
co
r
St ve 1 7
yS
t

83 n
73 Sa St
R2 626 nio
W nto
A

67 n
86 Sa St
R2 802 nio
W nto
A
68 n
86 Sa St
R2 810 nio
W nto
A

70 n
86 Sa St
R2 816 nio
W nto
A

W R3
An 83 584
ton 2 S 8
io an
St

W R
A n 90 27 32
t on 7 S 4
io a n
St

Sc
ot
tS
t

W R2
An 72 738
ton 2 S 8
io an
St
W R2
An 72 738
ton 6 S 9
io an
St

25 n
73 Sa St
R2 903 nio
W nto
A

53 n
58 Sa St
R3 914 nio
W nto
A
54
58 7 t
R3 90 is S
w
Le

W R3
An 90 585
ton 8 S 1
io an
St

12 R2
6 S 73
co 71
tt S
t

W R2
An 80 614
ton 1 S 5
io an
R
St
W 2
An 80 614
9
ton S 6
W R2
io an
An 81 614
St
ton 1 S 7
io an
St

45 n
58 Sa St
R3 26 nio
8
W nto
A

R35865
W 915
Hopkins St

72
73 29 St
R2 W 6 ins
pk
Ho

66
73 35 St
R2 7 ins
W
pk
Ho

49
58 6 t
R3 11 is S
av
Tr

50 n
58 Sa St
R3 904 nio
W nto
A

3
39
48 8 t
R1 90 is S
w
Le
55
5 8 0 6 ve
R3 N 1 ell A
tch
i
M

19
17 05 St
R4 7 ins
W
pk
Ho

65
73 16 St
R2 7 ins
W
pk
Ho
63 t
86 3 S
R2 80
W
64
86 11 St
R2 8 ins
W
pk
Ho

65
86 19 St
R2 W 8 ins
pk
Ho

63
58 09 St
R3 W 9 ins
pk
Ho

52
58 5 St
3
R 11 is
av
Tr

66
86 23 t St
2
R N 1 ot
dic
En

69
86 5 St
2
R 82 is
w
Le

R2
Ho W 738
pk 62 7
ins 3
St

2 0 St
17 ott
R4 S c 7 2 2 tt S t
9
11 R41 Sco
7
11

68
73 30 St
R2 N 1 ott
dic
En

R34669
W 545
Hopkins St

pk 03
ins

R2 St
Ho W 034
pk 611 0
ins
St

74
73 17 St
R2 W 6 ins
pk
Ho

17 St
17 ott
R4 Sc
5
21

56
10 34 St
R2 7 ins
W
pk
Ho

60
10 02 St
R2 8 ins
W
pk
Ho
59
58 27 St
R3 8 ins
W
pk
Ho

60
58 35 St
R3 W 8 ins
pk
Ho
62
58 03 St
R3 9 ins
W
pk
Ho

58
58 2 St
3
R 12 is
av
Tr
Tr
av
is
St

R2
Ho W 737
pk 71 0
ins 5
St

R2
Ho W 736
pk 72 7
ins 7
St

61
10 10 St
R2 8 ins
W
pk
Ho

26
61 16 St
R2 W 8 ins
pk
Ho

68
58 34 St
R3 W 8 ins
pk
Ho

R3
Ho W 586
pk 82 9
ins 6
St

_
^

84
05 26 St
R7 W 7 ins
pk
Ho

58
10 6 t
R2 21 ott S
N
d ic
En

62
10 9 t
R2 80 in S
lv
Be
60
73 9 t
R2 81 in S
lv
Be

25
61 818 St
2
R W ins
pk
Ho

64
58 4 ve
R3 N 12 ell A
tch
Mi

64
73 5 t
R2 71 in S
lv
Be

55
10 7 t
R2 72 in S
lv
Be

57
10 3 t
R2 73 in S
lv
Be
63
10 1 t
R2 80 in S
lv
Be

N
En
di
co
tt
St

16 St
52 ott
R3 Sc
0
21

18 St
52 ott
R3 Sc
2
21

R4
Ho W 171
pk 70 8
ins 4
St

63
73 9 t
R2 71 in S
lv
Be

65
10 0 St
2
R 73 in
lv
Be

20
52 25 St
R3 W 6 ison
tch
Hu
17
52 6 t
R3 21 tt S
o
Sc

56
05 6 t
R7 71 in S
lv
Be

16 St
17 cott
4
R S
5
22

R
Ho W 2737
pk 601 9
R2 ins
Ho W 737 St
6 5

R
Ho W 3 52
pk 6 0 11
i ns 8
St

R3
Ho W 521
pk 61 2
ins 2
St

R
W 60
ML 7 283
K 35
Dr

HPC2122
400'Not
if
icat
ionBuf
f
er
Fence— 130Nor
t
hEndicot
tSt
r
eet
R41715
702
Belvin St

11 R4
5 S 17
co 23
tt S
W R4
t
An 71 172
ton 4 S 5
io an
St

R2
Bu 7 736
rle 19 1
so
nS
64
0
t
t
1 1 S
2
R 72 son
e
rl
Bu

08
06 0 t
R7 S 21 ott S
dic
En

2

4
Miles

400
Feet

This product is for informational purposes and may not have
been prepared for or be suitable for legal, engineering, or
surveying purposes. It does not represent an on-the-ground
survey and represents only the approximate relative location of
property boundaries.

Map Date: 11/18/2021

HPC-21-22
Aerial View
Fence — 130 North Endicott
Un
N

am
ed

Al
le
y

t

W

Ho

pk

in
s

St

Sc
ot
tS

En

di
co
tt
S

t

W

Le
w
is
S

t

N

SE
nd
ico
t

Sa

tS

n

io
on
t
An

St

^

t

0

^

Site Location
Subject Property
Parcel
City Limit

Document Path: J:\Planning & Dev\Planning\_HPC\_Staff Reports\2021\HPC-21-22 130 N Endicott (Fence)\GIS\HPC-21-22 Aerial Map Update.mxd

´

0

65

130

2

4

Miles

260
Feet

This product is for informational purposes and may not have
been prepared for or be suitable for legal, engineering, or
surveying purposes. It does not represent an on-the-ground
survey and represents only the approximate relative location of
property boundaries. Imagery from 2017.

Map Date: 11/17/2021

Certificate of Appropriateness
HPC-21-22 (130 North Endicott Street)
Summary
Request:
Applicant:

New six-foot tall wooden cap and rail privacy fence.
Replacement of wood post mailbox with a brick mailbox.
Tom and Daris Hale
Property Owner:
Same
130 North Endicott
Street
San Marcos, TX 78666

Notification
Personal Mailing:
Response:

November 19, 2021
Posted Notice:
None as of the date of this report.

November 19, 2021

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

130 North Endicott Street (See: Aerial Map)
South of the intersection with West Hopkins Street
Hopkins Street District
Contributing Structure
Yes
c. 1955
My Historic SMTX
Medium
Resources Survey:
Not Listed
Recorded Texas Historic No
Landmark:
One-story, 2,687 square-foot, brick single-family residential home

My Historic SMTX Historic Resources Survey Summary
Low
X Medium

High

Medium: Medium priority properties are those that could be contributing to an eligible National Register of Historic
Places (NRHP) or local historic district. These resources may also have significant associations but are generally more
common examples of types or styles or have experienced some alterations.
The database states the property is an L-shaped ranch style house with brick cladding and multi-light wood windows.
It notes the two-car garage is an addition or enclosure of former carport and the side elevation of garage has siding.
The database states that the property was identified with a Medium priority in the 1997 Heritage Neighborhood
Survey. The database states that the property is outside period of significance of the Hopkins Street District but
remains a fair example of type/style. (See: Historic Resources Survey Inventory Table)
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Certificate of Appropriateness
HPC-21-22 (130 North Endicott Street)
Current Request
Please refer to attached documents for the site plan, a rendering of the proposed fence, an example of the
proposed mailbox, and an example of a cap and rail fence, also called a cap and trim fence. They’re similar
to a traditional wood privacy fence, but they also include a top “cap” piece that covers the pickets, which
provides a more finished look.
My Historic SMTX Photograph

Staff Evaluation
No Affect
N/A
No
See Analysis Below

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

2

Certificate of Appropriateness
HPC-21-22 (130 North Endicott Street)
FENCE
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral
N/A

N/A

N/A

N/A

X

X

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
The request is for a new fence.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
The width and height of the building will remain unaffected by the
request.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
The request does not apply to the windows.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
The request does not apply to the relationship of solids – the exterior
material of a building – to voids – the gaps in the material in a
building, usually windows and doors.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.
The new fence will enclose the open side yard, allowing the property
owners a way to utilize the space.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
related.
The fence will be setback at the front plane of the residence, as
recommended by the Historic District Design Guidelines.
3

Certificate of Appropriateness
HPC-21-22 (130 North Endicott Street)

X

N/A

X

N/A

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

g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
materials used in the other buildings to which it is visually related.
Type the response in italics
h. Roof shapes. The roof shape of a building shall be visually
compatible with the other buildings to which it is visually related.
The request does not apply to the roof.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
enclosure along a street, to ensure visual compatibility of the building
to the other buildings to which it is visually related.
The wall of continuity will not be disrupted as the fence will be
setback at the front plane of the residence, as recommended by the
Historic District Design Guidelines.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
balconies shall be visually compatible with the other buildings to
which it is visually related.
The scale of the building will remain unaffected.
The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
Historic District Guidelines located in Appendix C of the San Marcos
Design Manual, and the current Standards for Historic Preservation
Projects issued by the United States Secretary of the Interior.
See attached Section(s) C.3.2.4(F), C.3.2.5, and C.3.4.5 Historic
District Design Guidelines, Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-21-22 (130 North Endicott Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
The property will remain a single-family home.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
be avoided.
X
The fence will not change the spatial relationship of the property.
By locating the fence behind the front setback, it will be located
approximately 30 feet from the front property line, distinctive
materials are allowed to be viewed while allowing the side yard
to be utilized by the property owner.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
development, such as adding conjectural features or elements
X
from other historic properties, will not be undertaken.
Fences allow property owners to utilize yard space and there are
wooden privacy fences within the Hopkins Street Historic District.
4. Changes to a property that have acquired historic significance in
N/A
their own right will be retained and preserved.
The request is for a new fence.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
property will be preserved.
X
By locating the fence behind the front setback, distinctive
materials are allowed to be viewed while allowing the side yard
to be utilized by the property owner.
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
N/A
the old in design, color, texture and, where possible, materials.
Replacement of missing features will be substantiated by
documentary and physical evidence.
The request is for a new fence.
7. Chemical or physical treatments, if appropriate, will be undertaken
using the gentlest means possible. Treatments that cause damage
N/A
to historic materials will not be used.
The request is for a new fence.
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N/A

X

X

8. Archeological resources will be protected and preserved in place. If
such resources must be disturbed, mitigation measures will be
undertaken.
The request is for a new fence.
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
The new fence will be set back approximately 30 feet from the
front property line.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
environment would be unimpaired.
The fence could be removed from the site in the future in a
manner that will not impair the essential form and integrity of
the property.
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HPC-21-22 (130 North Endicott Street)
MAILBOX
Construction and Repair Standards (Sec.4.5.2.1(I))

Staff Evaluation
Consistent Inconsistent Neutral
N/A

N/A

N/A

N/A

X

N/A

New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
The request is for the replacement of an existing mailbox.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
compatible to the other buildings to which it is visually related.
The width and height of the building will remain unaffected by the
request.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
the other buildings to which it is visually related.
The request does not apply to the windows.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
with the other buildings to which it is visually related.
The request does not apply to the relationship of solids – the exterior
material of a building – to voids – the gaps in the material in a
building, usually windows and doors.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
related.
The new mailbox is proposed to be located in the same location as
the existing one which does not impair the rhythm. The proposed
brick mailbox enclosure is bulkier than the wooden post style that
currently exists.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
related.
The entrance and porch projection remain unaffected by the request.
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Certificate of Appropriateness
HPC-21-22 (130 North Endicott Street)

X

N/A

X

N/A

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

g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
materials used in the other buildings to which it is visually related.
Brick is the proposed material for the enclosure of the mailbox as
indicated by the example provided by the applicant. The actual
mailbox will be metal which is the same as the existing mailbox.
Most mailboxes in the Hopkins are located on the buildings and are
metal.
h. Roof shapes. The roof shape of a building shall be visually
compatible with the other buildings to which it is visually related.
The request does not apply to the roof.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
enclosure along a street, to ensure visual compatibility of the building
to the other buildings to which it is visually related.
The new mailbox is proposed to be located in the same location as
the existing one.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
balconies shall be visually compatible with the other buildings to
which it is visually related.
The scale of the building will remain unaffected.
The Historic Preservation Commission may use as general guidelines,
in addition to the specific guidelines contained in this section, the
Historic District Guidelines located in Appendix C of the San Marcos
Design Manual, and the current Standards for Historic Preservation
Projects issued by the United States Secretary of the Interior.
While there are no specific guidelines on mailboxes, see attached
Section C.1.2.4 Historic District Design Guidelines, Appendix C, San
Marcos Design Manual for general guidelines for new construction.
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Certificate of Appropriateness
HPC-21-22 (130 North Endicott Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
The property will remain a single-family home.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
X
spaces and spatial relationships that characterize a property will
be avoided.
The existing mailbox is not a distinctive feature of the property.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
development, such as adding conjectural features or elements
X
from other historic properties, will not be undertaken.
The brick mailbox proposed is a modern style. Most mailboxes in
the Hopkins are located on the buildings and are metal.
4. Changes to a property that have acquired historic significance in
X
their own right will be retained and preserved.
The existing mailbox is not of historic age.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
X
property will be preserved.
The existing mailbox is not a distinctive feature of the property.
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
the old in design, color, texture and, where possible, materials.
Replacement of missing features will be substantiated by
X
documentary and physical evidence.
Brick is the proposed material for the enclosure of the mailbox as
indicated by the example provided by the applicant. The actual
mailbox will be metal which is the same as the existing mailbox.
Most mailboxes in the Hopkins are located on the buildings and
are metal.
7. Chemical or physical treatments, if appropriate, will be undertaken
using the gentlest means possible. Treatments that cause damage
to historic materials will not be used.
N/A
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Certificate of Appropriateness
HPC-21-22 (130 North Endicott Street)
N/A

X

X

8. Archeological resources will be protected and preserved in place. If
such resources must be disturbed, mitigation measures will be
undertaken.
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
The mailbox is not proposed for relocation, which retains the
spatial relationship to the property. The brick mailbox proposed
is a modern style. Most mailboxes in the Hopkins are located on
the buildings and are metal.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
environment would be unimpaired.
The mailbox could be removed from the site in the future in a
manner that will not impair the essential form and integrity of
the property.
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CERTIFICATE OF APPROPRIATENESS
APPLICATION FORM
Updated: September, 2020

CONTACT INFORMATION
Applicant’s Name

Tom and Daris Hale

Property Owner

Company

Company

Applicant’s Mailing
Address

Owner’s Mailing
Address

130 N. Endicott, San Marcos

Tom and Daris Hale

130 N. Endicott, San Marcos

Applicant’s Phone #

5126952200

Owner’s Phone #

5126952200

Applicant’s Email

whaleherd@gmail.com

Owner’s Email

whaleherd@gmail.com

PROPERTY INFORMATION
( Privacy Fence)
130 N. Endicott, San Marcos
Address of Proposed Work: ________________________________________________________________
Hopkins
Historic District: __________________________________

Tax ID #: R____________________________
27268

130
Hopkins Street (Heritage)
Legal Description: Lot ___________
Block ___________ Subdivision ___________________________
Historical Designation(s) of Property, if applicable:

□ National Register of Historic Places □ Recorded Texas Historic Landmark

DESCRIPTION OF PROPOSED WORK
Please use this space to summarize the proposed work (Please be specific. Use additional pages if necessary.)

We would like to erect a privacy fence to enclose the back yard for kids, pets, and privacy. Since the
property has two houses on one side of the lot, our yard actually exists adjacent to the houses and visible
from the right of way. This is the area we would like to enclose with a nice cap and rail privacy fence.
We would also like to replace the old rickety post mailbox with a brick mailbox that matches the house.
AUTHORIZATION
Applicants or their agent are advised to attend the meeting to present information to the Historic Preservation
Committee and to answer any questions the Historic Preservation Committee may have regarding the project.
Failure to attend an HPC meeting may result in postponement or denial of the application.
I certify that the information on this application is complete and accurate. I understand the fees and the process
for this application. I understand my responsibility, as the applicant, to be present at meetings regarding this
request.
Filing Fee $0

Technology Fee $13

TOTAL COST $13

Submittal of this digital Application shall constitute as acknowledgement and authorization to process
this request.

APPLY ONLINE – WWW.MYGOVERNMENTONLINE.ORG/
Planning & Development Services • 630 East Hopkins • San Marcos, Texas 78666 • 512-393-8230

Page | 1

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

The City of San Marcos Development Code requires public notification in the form of notification signs on the subject
property, published notice, and / or personal notice based on the type of application presented to the Planning
Commission and / or City Council.


Notification Signs: if required by code, staff shall place notification signs on each street adjacent to the subject
property and must be placed in a visible, unobstructed location near the property line. It is unlawful for a person
to alter any notification sign, or to remove it while the request is pending. However, any removal or alteration
that is beyond the control of the applicant shall not constitute a failure to meet notification requirements. It shall
be the responsibility of the applicant to periodically check sign locations to verify that the signs remain
in place had have not been vandalized or removed. The applicant shall immediately notify the
responsible official of any missing or defective signs. It is unlawful for a person to alter any notification
sign, or to remove it while the case is pending; however, any removal or alteration that is beyond the
control of the applicant shall not constitute a failure to meet notification requirements.



Published Notice: if required by code, staff shall publish a notice in a newspaper of general circulation in
accordance with City Codes and the Texas Local Government Code. If, for any reason, more than one notice
is required to be published it may be at the expense of the applicant. The renotification fee shall be $91
plus a $13 technology fee.



Personal Notice: if required by code, staff shall mail personal notice in accordance with City Codes and the
Texas Local Government Code. If, for any reason, more than one notice is required to be mailed it may be
at the expense of the applicant. The renotification fee shall be $91 plus a $13 technology fee.

I have read the above statements and agree to the required public notification, as required, based on the attached
application. The City’s Planning and Development Services Department staff has my permission to place signs, as
required, on the property and I will notify City staff if the sign(s) is/are damaged, moved or removed. I understand the
process of notification and public hearing and hereby submit the attached application for review by the City.

Signature: __________________________________

Nov 3, 2021

Date: _____________________________

Daris Hale, Tom Hale

Print Name: _________________________________

Form Updated October, 2019

Planning & Development Services • 630 East Hopkins • San Marcos, Texas 78666 • 512-393-8230

PROPERTY OWNER AUTHORIZATION

Tom Hale, Daris Hale
I, ____________________________________(owner
name) on behalf of
N/A
_____________________________________
(company, if applicable) acknowledge that I/we
am/are the rightful owner of the property located at
130 N. Endicott, San Marcos
____________________________________________________
(address).

Self File
I hereby authorize ________________________________
(agent name) on behalf of
N/A
____________________________________(agent
company) to file this application for
N/A
_____________________________________
(application type), and, if necessary, to work with

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

Signature of Owner: __________________________________

Nov 3, 2021
Date: ____________

Tom Hale
Printed Name, Title: ______________________________________________

Signature of Agent: __________________________________________

Date: ____________

Printed Name, Title: ______________________________________________

Form Updated October, 2019

Planning & Development Services • 630 East Hopkins • San Marcos, Texas 78666 • 512-393-8230
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Demolition Review for Historic Age Resources
Permit 2021-38575 (140 South Guadalupe Street)
Summary
Request:
Applicant:

Demolition of the building located on the property.
City of San Marcos
Property Owner:
630 East Hopkins Street
San Marcos, TX 78666j

Same

Notification
Personal Mailing:
Response:

November 19, 2021
Posted Notice:
None as of the date of this report

November 19, 2021

Property Description
Address:
Location:
Historic District:
Date Constructed:

National Register of
Historic Places:
Building Description:

140 South Guadalupe Street (See: Aerial Map)
South of East San Antonio Street
N/A
Contributing Structure
No
Ca. 1941 (oldest section); My Historic SMTX
Medium
1951-1952 (newer
Resources Survey:
section)
Not Listed
Recorded Texas Historic No
Landmark:
One-story commercial building; most recently a Comet Cleaners

My Historic SMTX Historic Resources Survey Summary
Low
X Medium

High

Medium priority properties are those that could be contributing to an eligible National Register of Historic Places
(NRHP) or local historic district. These resources may also have significant associations but are generally more
common examples of types or styles or have experienced some alterations.
The database states the property is circa 1965 commercial building with metal Mansard roof, stucco cladding, and
original fixed aluminum windows. The database states that the property was evaluated with a Medium preservation
priority ranking due to the metal Quonset hut addition at rear of building.

(See Attached 1912 Sanborn Map, Historic Resources Survey Inventory Form/Table)
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Demolition Review for Historic Age Resources
Permit 2021-38575 (140 South Guadalupe Street)
Current Request
A demolition permit was submitted for review on November 2, 2021. The building was evaluated with a
Medium preservation priority in My Historic SMTX and is subject to the demolition review for historic age
resources (Section 2.7.4.1(B)(1) San Marcos Development Code). As such the demolition permit shall not be
issued until at least 90 days after the date of the filing of the completed application, which is January 31,
2022.
The City of San Marcos is the property owner and is proposing to demolish the building located on the
property with the intent to redevelop the parcel. The building on the property is vacant and is composed of
three connected sections covering a total area 7,081 square feet. These sections form an overall “L” shape,
the most recent building constructed between 1951 and 1952 (Horizon Environmental Architectural
Assessment).
As part of the project, the City requested that a building assessment as well as an architectural assessment
be completed. An asbestos report is required as part of the demolition permit application. The purpose of
the architectural assessment was to (1) determine if there are any historically significant resources present
within the Area of Potential Effect (APE), defined as those listed or considered eligible for listing on the
National Register of Historic Places (NRHP) and (2) if the project has the potential to pose any adverse direct
effects to historic properties within the APE, defined as the boundary of the legal parcel. As noted in the
report, field investigations resulted in the identification of one historic-age (45 years or older) aboveground
resource within the APE, the subject building. This resource is a building composed of three sections, with
the oldest dating from circa (ca.) 1941 and the newest commercial section dating from 1951 to 1952. Due to
a lack of integrity to convey historical significance, the building is recommended as not eligible for listing on
the NRHP
Please refer to attached documents for the building assessment, the architectural assessment, and the
asbestos report of the buildings. The architectural assessment was prepared by Horizon Environmental
Services, Inc. for Halff Associates, Inc., the consultant group that was hired by the City to undertake to help
with the redevelopment of the parcel.
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Demolition Review for Historic Age Resources
Permit 2021-38575 (140 South Guadalupe Street)
Photos of Proposed Buildings to be Demolished
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Demolition Review for Historic Age Resources
Permit 2021-38575 (140 South Guadalupe Street)

Criteria for Approval (Sec.2.5.4.5)
In making a determination or recommendation regarding the
establishment or expansion of a Historic District or Landmark the
following factors should be considered:
Staff Evaluation
Consistent Inconsistent Neutral
A. Historical, architectural and cultural significance of the site(s);
The following information was pulled from the architectural
assessment:

X

The 1922 Sanborn Map indicates that a two-story frame building was
located on the site facing South Guadalupe Street. Aerial imagery
from 1940 does not show any buildings on the parcel during this
period, and the 1951 aerial indicates both the back and central
building sections were extant by this time. The site was utilized in the
mid-1940s through the mid-1970s as a car dealership, Younger
Motors, first owned by L. H. Younger and then by the Younger family.
From 1990-2019 the site operated as a Comet Laundry and Cleaners,
a dry-cleaning facility. The rear concrete block section (or rear ell)
was likely constructed during the 1942 to 1946 time period as the
first building for the Younger Motors business. The Quonset Hut-type
central piece was then added to this concrete block section, likely
relocated to the property between 1946 and 1950. It is undetermined
if the Quonset Hut-type building was moved to the property as part
of the decommissioning of surplus military buildings or if it was
constructed on-site for industrial or commercial purposes. It has not
been confirmed that it was moved from a military base or from
military surplus stock; however, because the concrete block building
was likely constructed for L.H. Younger’s motor sales business in the
1940s, it is plausible that Younger took advantage of the opportunity
to move a surplus building to the property to serve his expanding
business instead of expanding the existing building. The assessment
states that documentation is inconclusive as to where the building
originated or if it was built on the property after World War II,
stating it is speculation that the Quonset Hut-type section was a
relocated building. Gary Air Force Base (Camp Gary) is the closest
base from which the building may have originated, possibly when
the base was inactive in 1949 and prior to its reactivation in 1951 for
helicopter pilot training.
4

Demolition Review for Historic Age Resources
Permit 2021-38575 (140 South Guadalupe Street)
Staff Evaluation
Criteria for Approval (Sec.2.5.4.5)
Consistent Inconsistent Neutral
B. Suitability of preservation or restoration;
The building assessment, conducted by Halff Associates, Inc., states
that the front portion of the building that faces South Guadalupe
Street is in fair structural condition but that the Quonset Hut and the
concrete block addition at the rear are in poor condition. There are
indications that it has been vandalized and most of the building’s
wiring and mechanical equipment has been removed.
X

X

Halff Associates, Inc. provided two options regarding costs in terms
of renovation of the site. Option One, approximately $710,000, calls
for the rear concrete block addition and the Quonset Hut to be
demolished due to the severe structural issues found and the front
building to be renovated. The renovation would require extensive
remodeling to bring the building to Code standards. Option Two,
approximately $130,000, recommends demolition of all existing
sections, concrete slabs, and pavement.
C. Educational value; and
The building’s history as a car dealership and then as a dry-cleaning
operation holds value as it provides insight into the evolution of
commercial trade in San Marcos. The architectural assessment shows
that the building is associated with the commercial development of
the original city grid primarily during the post-World War II period in
San Marcos and that the rise of automobile culture and automobile
tourism is an intrinsic component of the city’s history and character.
The use of a Quonset Hut-type building, originally designed and
manufactured for military purposes, for a functional space during the
post-World War II period was a common practice. The popularity of
the building type remains today, as demonstrated by the continued
manufacture of this building type. The assessment shows that the
building on the subject property is not linked to a specific military
base or institution, and, as such, it is not directly associated with a
specific historical event other than the broad theme of World War II
building design and manufacturing, prefabricated buildings, or postWorld War II commercial and industrial development.
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Demolition Review for Historic Age Resources
Permit 2021-38575 (140 South Guadalupe Street)
Staff Evaluation
Criteria for Approval (Sec.2.5.4.5)
Consistent Inconsistent Neutral
D. Satisfaction of criteria established for inclusion of the site(s) and/or
district in the National Register of Historic Places.
The architectural assessment concludes that overall, due to the
condition, the numerous modifications, lack of association with a
X
particular event or person of significance, and the lack of characterdefining architectural features, the building lacks integrity of feeling,
association, workmanship, design, and materials to convey historical
significance. Therefore, overall, the building is considered not
eligible for listing on the NRHP.
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FOR THE

City of San Marcos, Texas
Architectural Assessment
OF

140 S Guadalupe Street

Project Assessment Team
Halff Associates, Inc.
1201 North Bowser Road
Richardson, TX 75081
July 23, 2021

ARCHITECTURAL ASSESSMENT REPORT
140 S Guadalupe
San Marcos, TX

July 23, 2021

Page 1

EXECUTIVE SUMMARY
The City of San Marcos asked Halff Associates to provide an assessment of a property owned by
the City of San Marcos. The property is located in an older commercial area of San Marcos at
140 S. Guadalupe Street. Halff Associates was asked to visit the site and document the existing
building conditions. Halff architect, Alan LaFon, AIA visited the site July 1, 2021 and was able to
meet with representatives from the City’s Building Development, staff liaison to the Historic
Preservation Commission, Planning and the City Engineer. Mr. LaFon also met with City
management to learn more about plans for this area and possible scenarios for the highest and
best use of the property. Halff Associates has also been engaged by the City to provide a Capitol
Area Metropolitan Planning Organization, (CAMPO) study that will provide recommendations and
design guidelines for this area. The comprehensive study will be presented to the City to assist
and facilitate the future development of this area. This assessment factors in some of the CAMPO
study recommendations.
The property is currently owned by the City of San Marcos. The existing building on the property
is vacant and is comprised of three connected buildings totaling 7,081 SF. The site is 13,193 SF
in area (.30 acres). Based on the Hays County Central Appraisal District information, the 2020
market value of the property is listed as $365,390. Adjacent vacant properties indicate a much
higher market value for this area. The current property improvements are in poor condition and
there are multiple barriers to repurposing this property for any occupancy other than unsecured
storage of non-flammable material or equipment.
A search of the property taxes paid indicates that the most current use for the facility was for a
food services company equipment storage and as a drycleaning company. The parcel to the
North is owned by the City and is currently unoccupied paved area with no structures. The parcel
to the South, is also owned by the City of San Marcos and is currently unoccupied. The existing
property shows indications that it has been vandalized and most of the building’s wiring and
mechanical equipment has been removed.
Based on the architectural assessment in conjunction with the CAMPO plan recommendations,
we feel that it is in the City’s best interest to demolish the existing structure(s) and to market the
property along with the adjacent lots as a highly desirable location for mixed use development.
New mixed-use development provides an opportunity to activate the area and serve as a catalyst
for additional economic activity in the immediate area. Successful development of the site may
result in the eradication of a somewhat blighted area in an underutilized but desirous location.
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GENERAL OBSERVATIONS
The current structure at 140 S Guadalupe consists of three distinct building types that were
constructed over an extended period. There are three distinct building additions.

Front Building Area
The portion of the building facing Guadalupe Street is in fair structural condition. This portion of
the building was probably used as the main entry for retail customers when the building was used
as a dry cleaner. The building has been vacant for several years. The City has expended some
effort to clear the building and lots of debris and to secure the building from unauthorized use.
The exterior of this front portion of the building is a stucco material that has some stress cracking
where windows and doorways were added. The roof over this area appears to be watertight as
there are no indications of water damage in the interior ceiling.
In our opinion, there is little or no historic value to the structure. While this portion of the building
may be salvageable, the amount of work to repurpose this building is somewhat cost prohibitive.
The result would be a small retail property that the City could lease out for office or retail use.
This front portion of the facility currently has no water or sanitary sewer. The only plumbing in the
facility is in the center section (Quonset Hut) of the property. There are no indications of any
workable air conditioning equipment. It appears that most, if not all, wiring and equipment parts
have been removed by vandals.
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To repurpose this portion of this 1,600 SF building would require the addition of new electrical
panels, wiring, HVAC equipment, insulation, and interior finishes. The current patched roofing has
exceeded its useful age and would need to be replaced. The building would not meet current
building standards for energy efficiency without extensive rework of the building exterior and roof
areas.

Center Building Addition (Quonset Hut)
The central part of the facility is a 2,400 SF Quonset Hut Addition. The Quonset Hut, as a
building type, was first used in by the British in World War I and used extensively by the Allied
Forces in World War II. The Quonset Hut offered a quick and efficient building type that was
easily shipped and assembled without the use of heavy equipment. Post World War II use of
the Quonset hut continues to this day to quickly assemble a shelter or a facility for storage. The
Unique character of the Quonset Hut has some historic building importance and is seen
frequently in agricultural and shop type uses across the country and in the older areas of
commercial areas in towns across Texas. It was reported the San Marcos Historic Building
Survey listed this portion of the building as having moderate historic value.
The Quonset Hut addition at 140 S Guadalupe is in poor condition. It is not insulated and there
is no HVAC equipment to heat or cool the interior spaces. Much of the sheet metal siding has
detached from the structural supports and daylight can be seen between the sheets. The
structural supports seem to be in good shape. The concrete slab shows large cracks and some
deterioration in the concrete. This is most likely due to moisture intrusion in this uninsulated
space. There is water and sewer to a small toilet room in this part of the building. The toilet
room is non-ADA compliant and would need to be replaced if this building is repurposed. As
with the rest of this facility, the wiring and HVAC equipment has been removed. Water damage
is apparent at the connection of the Quonset Hut and to the front area of the building.
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There has been some evidence of chemical residue in the area that may be a result of waste
from the dry-cleaning business that was located here. The City has installed several monitoring
wells to test the ground water for any potential contamination.

Rear Building Addition

Quonset Hut section

At the rear of the parcel is another building addition. This 3,081 SF building is constructed of
concrete masonry units (CMU) with steel bar joists supporting the roofing. Structurally, this
building is in very poor shape and remediation of the dangers of wall collapse should be taken
seriously. Large cracks in the exterior walls are wide enough that daylight shows through them.
ARCHITECTURAL ASSESSMENT REPORT
140 S Guadalupe
San Marcos, TX

July 23, 2021

Page 5

Parts of the wall are leaning 3-4” out of plumb. Temporary shoring of these walls should be
considered as a priority by the City. The roof is leaking and large holes in the roof show that the
roof decking is rotted. It is unsafe to access the roof without taking protective measures. The
structural failure of the CMU walls is most likely due to uneven settlement of the foundations,
moisture damage and tree roots growing under parts of the structure. The interior slab has large
cracks and spalling.
As there is little or no historical significance of this part of the facility, it is recommended that this
portion of the building be demolished. Prior to that, protective measures should be taken to
prevent collapse as a precaution prior to decisions to repair or demolish the structure.

CMU Wall leans outward 3-4” at the top allowing daylight between the roof structure and
the wall
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Interior view of rear building area. Note severe cracking at mortar joints
and at the lintels above the door openings.

Daylight showing through large cracks in the CMU wall.
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Note roof condition and gap created by leaning wall

Interior view of rear building and condition of the roof deck.
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HISTORICAL BUILDING COMMISSION / DEMOLITION PERMIT
The City of San Marcos has many buildings of historical importance. As San Marcos grows,
and redevelops, the City has enacted strong incentives to preserve and protect legacy buildings.
Prior to issuance of a demolition permit, any proposed building demolition permit must be
reviewed by the Historic Preservation Commission. Typically, this process is part of the
permitting process and could take as long as three months to complete. Based on conversation
with the HPC liaison, the permit process may take as long as three months. If demolition is
contemplated, a demolition package completed by an Architect or Engineer would need to be
completed and bids received for the construction.
As noted earlier in this Building Assessment, the opinion of our architectural team is that this
facility has little or no redeeming historical value. The Quonset Hut structure represents an era
when it was important to develop enclosed space in a quick and efficient manner during the
mid-twentieth century. These pre-engineered buildings are still fabricated and available for new
construction.

BUILDING STRUCTURAL CONDITION
Foundation, Superstructure & Floors:
The building structural system is comprised of a concrete slab on grade. It is assumed that spread
footings support the load bearing walls on the perimeter of the building. Roof structures vary
based on building locations and include sheet metal at the Quonset Hut area and bar joists at the
rear addition. The concrete slab has large cracks throughout the building and show signs of vapor
barrier failure allowing moisture to migrate to the interior flooring. Large cracks in the CMU walls
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indicate that the rear building foundation has settled unevenly due to thermal changes and uneven
settlement. The rear portion of this facility shows a major structural failure and multiple locations
and will need to be either demolished or shored up.
Roof Structure:
The roof structure in the rear area building is supported by steel bar joists. The roof appears to
be a built-up roof of multiple layers over wood decking. There are several holes in the roof
structure and the wood decking has deteriorated. The Quonset Hut middle section has galvanized
sheet metal supported by steel arches. The sheet metal is rusting in some parts and has detached
partially from the structural members. The current roofing in the rear areas of the facility are
leaking and are not watertight. There is no insulation on either of the two rear areas. The front
building appears to be watertight and no sign of water damage was observed.
Halff’s Observations of the Structure:
• Only the front building area roofing is repairable. The rear two areas would need to be
completely replaced if those areas are to remain.
• There are numerous cracks and spalls at the exterior walls most likely attributed to thermal
induced movement, intrusion of tree roots and uneven settlement. No control joints or
expansion joints were observed in any of the wall surfaces.
• In numerous locations, the CMU building walls show severe damage and are leaning
outward in some locations. Repair of these areas is not practical, and demolition of these
areas is recommended. Safety measures to prevent accidental collapse should be
considered.
• The concrete slab has large cracks and the concrete surfaces show deterioration. All
flooring material that may have been installed has been removed.
• A gap between the top of the perimeter wall and the roof is evident in the rear portion of the
building.
BUILDING SYSTEMS CONDITION
Exterior Envelope:
Most of this facility building envelope is not insulated. Only the front building area appears to be
insulated but will not meet current energy code requirements for continuous insulation. The
Quonset Hut area envelope has no insulation and the corrugated metal envelope is detached in
some places and corroded. Steel windows in this area would need to be replaced. The front area
of this building appears to have been remodeled and has aluminum windows that may be
salvageable.
Hazards and Hazardous Materials:
Water monitoring wells were observed on the site. There were no apparent asbestos or hazardous
materials observed. the City has participated in the TCEQ Voluntary Cleanup Program (VCP) to
determine the presence of contaminates from the drycleaning fluids used at the site. The City is
actively working with TCEQ to determine if environmental hazard mitigation measures will need
to be undertaken.
BUILDING SUPPORT SYSTEMS
The Mechanical HVAC Equipment has been vandalized and useful parts removed. Most electrical
wiring and any salvageable equipment have been stripped from the building. To repurpose part
or all the current facility there would need to be a complete replacement of mechanical, electrical,
and plumbing systems.
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SITE FEATURES
Location on Site:
This facility location is in an underutilized commercial area. Neighboring properties appear to be
small business operations. Much of the area is vacant lots with pavement. The location of this
area, and the ability to combine parcels to support larger building renewal projects is a good
possible scenario to bring this part of the City into a useful and thriving areas. Halff Associates is
in the final stages of a development strategy plan for this area and visualizes that this area of
town is ripe for investment and development of new retail and residential facilities. This parcel
and the adjoining parcels currently owned by the City may be an attractive investment opportunity
for a private developer. A look at adjacent property values indicates that the current market value
of the property is much higher that the assessed market value.
ORDER OF MAGNITUDE COST OF RENOVATION
Several options are available to the City for development of this and adjoining sites.
Option One: Due to the structural issues found in the existing facility, the rear CMU section and
the Quonset Hut sections should be demolished. The remaining structure at the front may be
renovated but that will require extensive remodeling to bring the building up to code standards.
Foundations and a new rear wall would be required to enclose the building. Replacement and
construction of all building systems (Mech., Elect. and Plumbing) would need to be completed.
Renovation of front building and construction of rear wall. 1,600 SF
Demolition of existing rear buildings:
Site work, Pavement and Parking replacement:
Architectural and Engineering Professional Services:
Total Investment to maintain front area only:
Environmental Mitigation: (TBD)

$440,000
$ 40,000
$ 75,000
$155,000
$710,000

Option Two: Demolish all existing buildings, concrete slabs and pavement.
Demolition of entire facility and pavement: **
Hazardous Material Survey

$ 80,000
$ 50,000
$130,000

These costs are high level estimates based on similar project experience.
** Option 2 does not include professional A/E services if required to permit and bid this project.
Halff Associates appreciates this opportunity to work with the City and to assist in the revival of
this area of the City. We look forward to discussing our findings with you as you explore options
that will best support the goals of the Community.
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MANAGEMENT SUMMARY

Horizon Environmental Services, Inc. (Horizon) was contracted by Halff Associates, Inc.
(Halff) to provide an architectural assessment of the property located at 140 South Guadalupe
Street in San Marcos, Hays County, Texas. The city of San Marcos (the city) is proposing to
demolish the existing building and redevelop the parcel. The property is currently owned by the
city of San Marcos. The existing building on the property is vacant and is composed of three
connected buildings covering a total area 7,081.0 square feet. The parcel covers a total area of
13,193.0 square feet (0.3 acre). The Area of Potential Effect (APE) is considered to include all
areas within the parcel boundaries.
The project is being sponsored by the city of San Marcos. As the city represents a political
subdivision of the state of Texas, the project would fall under the jurisdiction of the Antiquities
Code of Texas. As the proposed project represents a publicly sponsored undertaking, the project
sponsor is required to provide the Texas Historical Commission (THC), which serves as the State
Historic Preservation Office (SHPO) for the state of Texas, with an opportunity to review and
comment on the project’s potential to adversely affect historic properties listed on or considered
eligible for listing on the National Register of Historic Places (NRHP). This report includes an
evaluation of the building and assessment of effects as outlined in Section 106 of the National
Historic Preservation Act (NHPA). The evaluation and assessment of effects presented in this
report utilizes methods established in the NHPA. At this time, no other federal or state jurisdiction
has been identified for the project.
The purpose of the investigations was to determine (1) if historically significant resources,
defined as those listed or considered eligible for listing on the NRHP within the APE, are present,
and (2) if the project has the potential to pose any adverse direct effects to historic properties
within the APE. The field investigations resulted in the identification of one historic-age (45 years
or older) aboveground resource within the APE. This resource is a building composed of three
sections, with the oldest dating from circa (ca.) 1941 and the newest commercial section dating
from 1951 to 1952. Due to a lack of integrity to convey historical significance, the building is
recommended as not eligible for listing on the NRHP. Therefore, the proposed project would
have no effects on this resource.
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1.0 INTRODUCTION

Horizon Environmental Services, Inc. (Horizon) was contracted by Halff Associates, Inc.
(Halff) to provide an architectural assessment of the property located at 140 South Guadalupe
Street in San Marcos, Hays County, Texas (Figure 1-1). The city of San Marcos (the city) is
proposing to demolish the existing building and redevelop the parcel. The property is currently
owned by the city of San Marcos. The existing building on the property is vacant and is composed
of three connected buildings covering a total area 7,081.0 square feet. The parcel covers a total
area of 13,193.0 square feet (0.3 acre). The Area of Potential Effect (APE) is considered to
include all areas within the parcel boundaries.
The project is being sponsored by the city of San Marcos. As the city represents a political
subdivision of the state of Texas, the project would fall under the jurisdiction of the Antiquities
Code of Texas. As the proposed project represents a publicly sponsored undertaking, the project
sponsor is required to provide the Texas Historical Commission (THC), which serves as the State
Historic Preservation Office (SHPO) for the state of Texas, with an opportunity to review and
comment on the project’s potential to adversely affect historic properties listed on or considered
eligible for listing on the National Register of Historic Places (NRHP). This report includes an
evaluation of the building and assessment of effects as outlined in Section 106 of the National
Historic Preservation Act (NHPA). The evaluation and assessment of effects presented in this
report utilizes methods established in the NHPA. At this time, no other federal or state jurisdiction
has been identified for the project.
This report presents an assessment of direct effects to aboveground historic-age
resources within the subject property’s boundaries based on the evaluation guidelines set forth in
Section 106 of the NHPA. The purpose of the investigation was to determine (1) if historically
significant resources, defined as those listed or considered eligible for listing on the NRHP within
the APE, are present, and (2) if the project has the potential to pose any adverse direct effects to
historic properties within the APE.
Following this introductory chapter, Chapter 2.0 describes the project area and defines the
APE. Chapter 3.0 presents the results of background archival research and provides a historic
context for the project. Chapter 4.0 summarizes field methods, and Chapter 5.0 presents the
results of the investigations. Chapter 6.0 summarizes the results of the project, and Chapter 7.0
presents a list of references cited.
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Figure 1-1. Vicinity Map of Project Area
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2.0 DESCRIPTION OF PROJECT AREA

2.1

GENERAL DESCRIPTION

The project area is located within a dense urban setting in downtown San Marcos. The
project area is confined to the subject parcel within the legal parcel boundaries of Hays County
Central Appraisal District Property No. R41526, Block 12, Lot 2 (Hays County Central Appraisal
District 2021). The parcel to the north is owned by the city and is a currently unoccupied paved
area with no structures. The parcel to the south is also owned by the city and is currently
unoccupied. The subject property is currently owned by the city. The existing building on the
property is vacant and is composed of three connected buildings covering a total area of
7,081.0 square feet. The parcel covers a total area of 13,193.0 square feet (0.3 acre). The
existing property shows indications that it has been vandalized, and most of the building’s wiring
and mechanical equipment has been removed. A search of the property taxes paid indicates that
the most current use of the facility was for a food services company equipment storage and as a
dry-cleaning company (LaFon 2021). South Guadalupe Street is a commercial and industrial
corridor, both historically and currently. A former commercial building, composed of three
conjoined buildings, occupies the parcel and faces east toward South Guadalupe Street. The
southern boundary of the NRHP-listed Hays County Courthouse Historic District, composed of
the original town square surrounding the courthouse, is located approximately 400.0 feet
northeast of the subject parcel.

2.2

AREA OF POTENTIAL EFFECT

The APE is defined as the boundaries of the legal parcel (Hays County Parcel
No. R41526) (Figure 2-1).
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Figure 2-1. Map of the Subject Parcel and APE on Aerial Photograph

4

21299_hist_survey_report

Architectural Assessment:
140 South Guadalupe Street, Austin, Travis County, Texas

3.0 ARCHIVAL RESEARCH

3.1

PREVIOUSLY RECORDED RESOURCES

The THC’s Texas Historic Sites Atlas online database was reviewed for information
regarding previously recorded historic-age resources within the APE (THC 2021). In addition,
Horizon reviewed the Texas Department of Transportation’s (TxDOT) online Historic Resources
Aggregator (TxDOT 2021) and city of San Marcos’s Historic Resources Map to identify locally
documented historic resources (City of San Marcos 2021c).
No previously recorded historic-age or historically significant resources were identified
within the APE. No previously documented NRHP-listed or eligible resources, Official Texas
Historical Markers (OTHM), Recorded Texas Historic Landmarks (RTHL), or SALs were identified
within the APE. The building on the subject property is assigned a locally designated “medium”
eligibility probability for listing on the NRHP (City of San Marcos 2021c).

3.2

HISTORIC CONTEXT

During a 1689 Spanish expedition led by Alfonso de León, the name "San Marcos" was
originally assigned to the river that flows through the current city. The name was later adopted
for the present-day city and county seat of Hays County. The area was the temporary location of
two of the San Xavier missions and the San Francisco Xavier presidio. Anglo-American
settlement of Hays County and San Marcos began in the 1840s, and San Marcos was designated
the county seat in 1848. In 1851, William Lindsey, Edward Burleson, and Eli Merriman purchased
a land grant and surveyed the territory using a grid-iron form centered around a courthouse square
(Figure 3-1). During the mid-19th century, commercial and residential areas expanded from the
courthouse square (Hicks & Company 2018).
San Marcos remained the largest and most important retail center in the county throughout
the 19th century. The automobile began to supplant the railroad as the primary means of
transportation, profoundly impacting San Marcos' subsequent physical development outside the
courthouse square and improving the financial viability of downtown. With the growing popularity
of auto-tourism routes throughout the US, San Marcos was able to capitalize on a new industry—
auto-tourism. San Marcos, like most of the US, faced severe economic hardships during the
Great Depression of the 1930s. In addition to changes in the predominantly agricultural economy
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Source: Texas GLO (2021b)

Figure 3-1. 1862 Hays County Map

of cotton farming, the Depression threatened other local resources. The US Fish Hatchery nearly
closed in the early 1930s. Educational institutions, including the Southwest Texas State Normal
College (Texas State University) and the San Marcos Baptist Academy, also faced potential
closure.
Several New Deal agricultural conservation programs under the Roosevelt
Administration were initiated to assist cotton farmers. Very little new commercial or residential
development occurred in San Marcos until after World War II. Although growth slowed during the
Great Depression, industries supporting the agricultural economy of Hays County were
established in San Marcos prior to the start of World War II.
In 1942, the San Marcos Army Air Field was established east of San Marcos near the
Caldwell County line. The mission of the airfield was navigator training, and the first class arrived
on February 13, 1943 (Hicks & Company 2018). The base was kept open after the war and
served as a training site for helicopter pilots. In 1947, the base’s name was changed from the
San Marcos Army Air Field to the San Marcos Air Force Base, though it was declared inactive by
1949. By 1951, helicopter pilot training resumed at the base, effectively reactivating military status
and operations, and the base became the largest training operation for Air Force helicopter pilots
in the US. In 1953, the base was renamed as the Gary Air Force Base and transferred to the US
Army, and it eventually became known as Camp Gary until its closure in 1963. At that time, more
than 750 buildings were located on Camp Gary (Ratisseau 2021). With the close of World War II
and the demobilization of the military’s operation combat units, many of the nation’s military
airfields were classified as surplus assets, temporarily placed into inactive/maintenance status,
6
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and readied for transfer of ownership to non-federal public agencies—in other words, a “state,
political subdivision of a state, or tax-supported organization," as mandated by the provisions of
the Surplus Property Act of 1944 (DeFreece et al. 2006; Newlan 2008).
The War Assets Administration was charged with overseeing airfield ownership transfers,
which included the conveyance of ownership of all federal lands and standing buildings to nonfederal public agencies, provided that the grantee could demonstrate that it had the funds
necessary for the continued upkeep and operation of the facility and that it actively promoted the
facility’s usefulness as an airport. The transfers also stipulated that, if necessary, the government
had the right to use the airport, especially in times of national emergency. In Texas, the grantee
or non-federal public agency was typically either a city or county government. The act also
provided for surplus military buildings to be moved from one former military installation to a new
location (Newlan 2008).
Following World War II, San Marcos and the rest of the nation experienced renewed
economic expansion. Automotive dealers and repair shops began populating commercial and
industrial areas surrounding the San Marcos courthouse square. In 1946, a large Ford automobile
dealership was constructed at the corner of East San Antonio and South Guadalupe streets. The
building, which contributes to a local historic district, was reconstructed in 1989 and is named the
Simon Ford Building after Delvin Simon, one of the early workers and, later, owners of the
franchise (DowntownTX.org 2021). After more than a decade of very limited development
throughout the Great Depression and World War II, much-needed commercial and residential
construction occurred during the post-war years in San Marcos. Veterans Association loans
enabled returning GIs to purchase houses, and new suburban neighborhoods developed to meet
housing needs. San Marcos’s economy transitioned during this time from primarily agricultural to
include more diverse industries. The city had historically served as a trade center for area farms
and ranches; after World War II, industries such as creameries, furniture manufacturing, meat
processing, and cotton seed oil milling were established. The construction of Interstate Highway
(IH) 35 in the 1960s further contributed to these changes. The Federal-Aid Highway Act of 1956
and the subsequent development of the federal interstate highway system from the 1950s through
the 1970s brought significant changes to San Marcos (Hicks & Company 2018).
Increased popularity of the automobile contributed to suburbanization and commercial
decentralization. Many downtown merchants during the 1950s, 1960s, and 1970s vacated their
buildings and moved to new stores in suburban settings more accessible to automobile drivers.
To counter this trend, some downtown merchants razed unwanted buildings and replaced them
with contemporary buildings. Other merchants modified their buildings to reflect post World War II
aesthetics (Maxton 1992). The area including the APE and the nearby surroundings continued
to evolve with commercial and light industrial buildings through the 1970s, again in the 1990s,
and yet again with a recent resurgence in development and building renovations.

3.3

SUBJECT PARCEL HISTORY

The parcel is currently owned by the city of San Marcos and is recorded as Tract 1, Lot 2,
Block 12 of property number R141526. The extant building on the parcel is composed of three

H534-21299

7

Chapter 3.0: Archival Research

sections: a rear concrete block ell, a central Quonset Hut-type building, and a commercial building
section facing South Guadalupe Street.
Early Sanborn Fire Insurance Maps indicate that a two-story frame dwelling facing South
Guadalupe Street was located on the parcel (Figure 3-2) (Texas GLO 2021a). Surrounding
properties show a church and small commercial and residential buildings along South Guadalupe
Street during the first quarter of the 20th century. Aerial imagery from 1940 does not show any
buildings on the parcel during this period, and the 1951 aerial indicates both the back and central
building sections were extant by this time (NETR 2021).
In 1941, Charles Rudorf sold the subject parcel to Lemuel H. Younger (Hays County Clerk
2021: Vol. 131, page 111). L.H. Younger operated the Younger Motor Sales Company at least
as far back as 1929, as indicated by the listing in the San Marcos Telephone Directory of October
1929. However, the automotive sales business was located on West Hopkins Street and not on
the subject parcel (City of San Marcos 2021a). The 1940 US census records confirm that L.H.
Younger was a proprietor of an automobile agency (Ancestry.com 2021).
The 1942 San Marcos Telephone Directory indicates that Younger Motors operated on
the subject parcel at this time, though the 1941 directory states the business was located on West
San Antonio Street (City of San Marcos 2021b). On June 13, 1952, an article in The San Marcos
Record entitled “Younger Motor Sales Open New, Modern Building to the Public Today” indicates

Source: Texas GLO (2021a)

Figure 3-2. Sanborn Fire Insurance Map of 1922
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that the business located at 140 South Guadalupe Street was “built with extreme uses of plate
glass windows and utilizing plaster covered concrete tile, the 40 foot by 40 foot structure is the
latest addition to San Marcos’s continually improving business district” (The San Marcos Record
1952). The business was owned by L.H. Younger, who, according to the article, “moved his Nash
Automotive franchise to the present location. The new structure brings the amount of floor space
occupied by the company to 4,000 square feet. Prior to construction of the new showroom, office
and parts building, the company was operating from a 40 foot by 60 foot steel Quonset type
building” (The San Marcos Record 1952). Figure 3-3 shows the front of the new building in 1952,
as printed in the newspaper alongside the article. The contractor for the new section (1952) is
listed as Rodgers Lorenz of San Marcos (City of San Marcos 2021c).
In 1954, L.H. and Ama Juanita Younger sold 2/12th of their interest in the subject parcel
to their children, Lynton L. Younger, Billy Ray Younger, and Jack Lee Younger (Hays County
Clerk 2021: Vol. 158, page 565). This deed also references interests and assets of Younger
Motors situated at 140 South Guadalupe Street. L.H. Younger died in October 1956. In that
same year, Jack Lee Younger sold his interest in the parcel to brothers Billy Ray (and wife
Lorraine) Younger and Lynton L. Younger (Hays County Clerk 2021: Vol. 169, page 314). Later
that year, Ama, Lynton, and Billy Ray Younger, doing business as Younger Motors, granted the
subject parcel via a deed of trust placing a lien on the property to W.T. Barber (Trustee) and C.J.
Neely (Holder) (Hays County Clerk: Vol. 85, page 465). The deed stipulated that the grantors
(the Younger family) would continue to occupy the property and maintain the buildings. In 1958,

Source: The San Marcos Record (1952)

Figure 3-3. Front of the 1952 Addition to Younger Motors
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Lynton, Billy Ray, and Ama Younger granted a deed of trust with a lien to Vernon Lemens, Trustee
for the parcel. In 1962, the Younger family remained indebted to Vernon Lemens with a lien
against the subject parcel. In 1965, the Younger family entered into an agreement with a
contractor (A.L. Haffelder) to construct a 39.0-by-79.0-foot concrete tile building with a build-up
roof on the subject parcel (Hays County Clerk 2021: Vol. 21, page 380). In 1966, the family paid
the lien on the subject property to W.T. Barber, a Trustee, and C.J. Neely of the State Bank and
Trust Company. In 1968, Lynton and Billy Ray Younger granted the subject parcel to the business
entity, Younger Motors, Inc. Ama Younger, widow of Lemuel, died in 1975 after appointing her
son Billy Ray as executor of her estate. In 1984, Delvin Simon was transferred a vendor’s lien for
the parcel from Lorraine Younger (widow of Billy Ray Younger), Lynton, and wife Audrey Younger
(Hays County Clerk 2021: Vol. 436, page 478). Lorraine was a beneficiary noted in a deed of
trust (Hays County Clerk 2021: Vol. 436, page 478).
Delvin J. “Red” Simon worked in the automotive industry in San Marcos from the 1940s
through the 1990s. He owned property at 150 South Guadalupe Street, where he ran a used car
dealership in conjunction with his Ford dealership at 100 East San Antonio Street. He was locally
renowned for his pioneering work in forming a consolidated Hays County Independent School
District (ISD) and is the namesake of Simon Middle School in San Marcos. Simon grew up on a
cotton and cattle farm, served stateside military service during World War II, entered the
automotive business in 1946, and eventually bought his own dealership (from Jack Hughes) in
1974. Simon served several terms on the local Kyle ISD board, and later on the consolidated
Hays County board (San Marcos Corridor News 2017).
The Younger family operated Younger Motors on the subject property from ca. 1945
through 1975 (possibly longer, though this was not verified) (City of San Marcos 2021c; San
Marcos City Directory 1953, 1975). Delvin Simon owned the property for four years. In 1988,
Delvin J. Simon sold the parcel to Donald Haggerton (Hays County Clerk 2021: Vol. 718,
page 548). Haggerton took over a lien between Lorraine Younger and Delvin Simon that was
issued in 1984 (Hays County Clerk 2021: Vol. 436, page 478). The San Marcos City Directory
of 1981 indicates that San Marcos Datsun (automotive sales) operated on the property (San
Marcos City Directory 1981). In 1990, Donald and Bettye Haggerton sold the parcel to Randy
and Patrice Greer (Hays County Clerk 2021: Vol. 46, page 448). In 1994, Charles and Lou Cole
transferred an adjacent parcel (Lot 3) via a warranty deed with a vendor’s lien to Randy and
Patrice Greer, who were doing business as Comet Laundry and Cleaners (Hays County Clerk
2021: Vol. 1121, page 481). The Comet Laundry and Cleaners were in operation starting in 1990
and ending in 2019 (Terracon 2020). An additional business at the address, named Albetta Living
Additions and Showroom (general contractors), is listed in the 2011 city directory (Terracon 2020).
In 2020, Randy and Patrice Greer transferred the property to the city of San Marcos (Hays County
Clerk 2021: Vol. 46, page 448).

3.4

QUONSET HUT BUILDING HISTORY

In 1941, the US Navy had a need for all-purpose, inexpensive buildings that could easily
be transported to provide unobstructed interior space for large equipment, barracks, and hangars.
The US Navy had instructed contractors to comply with only two conditions: (1) the new huts had
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to be arch-shaped for strength and deflection of shell fragments, and (2) able to be quickly and
simply assembled (Chiei and Decker 2005). The Quonset Hut building type met these
requirements, and mass numbers of these lightweight structures were manufactured and
assembled to serve military needs. The George Fuller Construction Company is credited with
being the first company to manufacture Quonset huts on behalf of the US Navy in 1941. The
exact inventor or designer is not known, but the design is based on the Nissen Hut design, a
British-designed, lightweight, prefabricated structure that originated during World War I. Originally
known as the Nissen Bow Hut, it was a prefabricated structure intended for use on the airfields of
France and was used for squadron offices, guardhouses, field stores, and hospitals. With a width
of only 16.0 feet, Nissen huts were not large enough to use as hangars and appear not to have
been used as barracks. During World War II, a larger version of the Nissen huts came to be
called Quonsets because of the large numbers of them used by the US Navy and Marine Corps
at posts like the Naval Air Station at Quonset Point, Rhode Island. The early Nissen huts
combined both wood and metal components. They are identified by their unique form and a
semicylindrical roof of galvanized corrugated sheet metal attached to timber purlins and supported
by steel ribs. Hook bolts with nuts and washers connected the purlins to the ribs. The semicircular
ends of the building were of board-and-batten construction, with a door at the center and two
windows with two-over-two lights each. Lumber was also used in the foundation and floor of the
building. The Quonsets of World War II were of metal construction throughout except for the
windows and flooring.
The US Navy’s Bureau of Yards and Docks contracted with the George Fuller Construction
Company to design a prefabricated portable building for use at advance bases. Under the LendLease Act of 1941, land was made available to contractors to produce war material. In 1942,
space was provided at Quonset Point for production operations. The building type is basically
composed of a structural system of semicircular steel ribs covered with corrugated sheet metal.
The ribs are supported on a low steel frame foundation with a plywood floor. Dimensions varied
from 20.0-by-48.0 feet to 40.0-by-100.0-feet, sometimes with interior spaces divided into two
levels or units connected to form massive interior spaces. Precut sheets of corrugated galvanized
iron were attached to segmental, arched steel ribs spaced 4.0 feet apart and stiffened by metal
purlins and wooden headers. The only nonmetal components were the wooden headers, sills,
and sash of the hinged windows that extended the length of the hut, the framing of the bulkheads
(ends of the huts), and the floor decking. Corrugated galvanized iron sheeting covered the outer
surface, while hardboard (Masonite) formed the inside surface. Because of the rapid expansion
of US Navy and Marine Corps training stations after 1942, Quonset huts were used in place of
tents for emergency construction. More than 170,000 Quonset huts were produced during the
war, leaving a large inventory of excess buildings after the war effort ended (Garner 1993).
After World War II, numerous surplus huts were sold to civilians or repurposed for other
government facilities. The shape and ease of transport of the buildings made them a versatile
and widely utilized building type. Because of their durability and adaptability, they continued to
be used in place of frame-constructed barracks and other temporary buildings and are still in use
today. Due to the resilient metal materials, functional use, and ease of transport, many of these
building types are found across urban and rural landscapes. The interest in mass-produced
buildings continued after the war, including the production of Quonset-type buildings and the use
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of light steel in construction. By 1941, companies other than original contractors, George Fuller
Construction Company and Stran Steel Corporation, began developing their own versions of the
Quonset hut. Some companies, like Butler and Cowin and Company, Inc., developed Quonsettype structures to sell to the US Army or anyone else who wanted to buy them.
The Stran Steel division of Great Lakes Steel Corporation continued to manufacture the
Quonset-type buildings for commercial, domestic, industrial, and agricultural use. An article in
Progressive Architecture magazine from 1947 highlights the incorporation of this building form
and materials to serve a multitude of functions and suggests that not all Quonset Hut building
forms that remain extant today are surplus military buildings (Lopez 1947).
The Quonset Hut section of the subject building was likely relocated to the property
between 1946 and 1950. It has not been confirmed that it was moved from a military base or
from military surplus stock; however, because the concrete block building was likely constructed
for L.H. Younger’s motor sales business in the 1940s, it is plausible that Younger took advantage
of the opportunity to move a surplus building to the property to serve his expanding business
instead of expanding the existing building. Documentation is inconclusive as to where the building
originated or if it was built on the property after World War II. It is therefore speculation that the
Quonset Hut-type section was a relocated building. Gary Air Force Base (Camp Gary) is the
closest base from which the building may have originated, possibly when the base was inactive
in 1949 and prior to its reactivation in 1951 for helicopter pilot training.
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4.0 PROJECT METHODOLOGY

4.1

SURVEY METHODS

Prior to initiating fieldwork, Horizon’s Secretary of the Interior (SOI) qualified architectural
historian conducted initial research of historical aerial photographs and US Geological Survey
(USGS) topographic maps, the THC’s Texas Historic Sites Atlas online database, and tax parcel
information from the Hays County Central Appraisal District to gather information on resources
present in the APE and the historical nature of the project area (Hays County Clerk 2021; NETR
2021; THC 2021). Archival research was also conducted online at the Texas General Land Office
(GLO), the National Park Service’s (NPS) online National Register Information System (NRIS),
Hays County Clerk Land Records, and the city of San Marcos website (City of San Marcos 2021;
Hays County Clerk 2021; NPS 2021; Texas GLO 2021a). Horizon also conducted research at
the San Marcos Public Library in the local research room. TxDOT’s Historic Resources
Aggregator database was also reviewed (TxDOT 2021).
As an initial indication of the construction dates of resources, Horizon consulted Sanborn
Fire Insurance Maps, aerial photographs, and USGS topographic maps (Texas GLO 2021a;
NETR 2021). Following the preparation of background information, the fieldwork effort entailed
walking the project area and documenting the building on the parcel. Documentation included
photographing of building and noting the estimated construction period, stylistic features, and
aspects of integrity as defined by the NPS.

4.2

CONCEPTUAL FRAMEWORK

The architectural investigations documented in this report were undertaken with three
primary management goals in mind:

•

Locate all historic-age resources that occur within the designated APE.

•

Evaluate the significance of these resources regarding their potential for inclusion in
the NRHP.

•

Formulate recommendations regarding the effects of the proposed undertaking on
these resources based on their NRHP evaluations.
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The principal research objective is to inventory historic-age resources (i.e., 50 years of
age or older) within the APE and to make preliminary determinations of whether or not the
resources meet one or more of the pre-defined eligibility criteria set forth in the state and/or federal
codes, as appropriate. Under the NHPA, historic-age resources are evaluated according to
criteria established to determine the historical significance and integrity of the resources that may
deem the resources eligible for inclusion in the NRHP.

4.3

ELIGIBILITY CRITERIA FOR INCLUSION IN THE NATIONAL REGISTER OF HISTORIC
PLACES

Determinations of eligibility for inclusion in the NRHP are based on the criteria presented
in 36 CFR §60.4(a-d). The four criteria of eligibility are applied following the identification of
relevant historical themes and related research questions:
The quality of significance in American history, architecture, archeology, and culture is
present in districts, sites, buildings, structures, and objects that possess integrity of
location, design, setting, materials, workmanship, feeling, and association, and:
A. [T]hat are associated with events that have made a significant contribution to the broad
patterns of our history; or,
B. [T]hat are associated with the lives of persons significant in our past; or,
C. [T]hat embody the distinctive characteristics of a type, period, or method of construction,
or that represent a significant and distinguishable entity whose components may lack
individual distinction; or,
D. [T]hat have yielded, or may be likely to yield, information important in prehistory or
history.

The first step in the evaluation process is to define the significance of the property by
identifying the particular aspect of history to be addressed and the reasons why information on
that topic is important. The second step is to define the kinds of evidence or the data requirements
that the property must exhibit to provide significant information. In addition to significance, eligible
historic properties must also retain integrity. Integrity is defined by the US Department of the
Interior as “the ability of a property to convey its significance.” To retain historical integrity, a
property must possess several, if not all, of the seven aspects of integrity:
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•

Location: The place where the historic property was constructed or the place where
the historic event took place. This refers to whether a property has been moved or
relocated since construction. A property is considered to have integrity of location if it
was moved before or during its period of significance.

•

Design: The composition of elements that constitute the form, plan, space, structure,
and style of a property.

•

Setting: The physical environment of a historic property that illustrates the character
of the place.
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•

Materials: 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. A
property must retain the key exterior materials dating from the period of its historic
significance.

•

Workmanship: The physical evidence of the crafts of a particular culture or people
during any given period in history or prehistory.

•

Feeling: A property’s expression of the aesthetic or historic sense of a particular period
of time.

•

Association: The direct link between an important historic event or person and a
historic property.

For an architectural resource to be eligible for inclusion in the NRHP, it must meet legal
standards of eligibility that are determined by three requirements: (1) properties must possess
significance, (2) the significance must satisfy at least one of the four criteria for eligibility listed
above and retain integrity, and (3) significance should be derived from an understanding of
historic context. As discussed here, historic context refers to the organization of information
concerning history according to various periods of development in various times and at various
places. Thus, the significance of a property can best be understood through knowledge of historic
development and the relationship of the resource to other, similar properties within a particular
period of development.
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5.0 RESULTS OF INVESTIGATIONS

Horizon identified one aboveground resource during the field investigation, the building on
the subject parcel at 140 South Guadalupe Street. This chapter provides details on the resource
and an evaluation of eligibility for inclusion in the NRHP. Figure 5-1 shows a modern aerial image
of the property.

5.1

RESOURCE DESCRIPTION

The parcel is not located within an NRHP-listed or local historic district; however, it is
approximately 400.0 feet southwest of an NRHP-listed historic district (the Hays County
Courthouse Historic District). The building was assigned a “medium” historic preservation priority
recommendation by the City of San Marcos Planning and Development Services (City of San
Marcos 2021c). The building on the property is a conglomeration of three distinct building forms

Source: Google Earth (2021)

Figure 5-1. View of the Parcel on Modern Aerial Imagery
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forming an overall “L” shape, with the most recent constructed building facing east toward South
Guadalupe Street (Figures 5-2 to 5-8). Overall, the connected buildings enclose 7,081.0 square
feet. The existing back (western ell extension) building and the central Quonset Hut-type building
(center) were likely constructed between 1940 and 1950. Aerial imagery from 1940 does not
show any buildings on the parcel. The 1951 aerial image indicates both the back and central
building sections were extant by this time (NETR 2021). The front section was constructed
between 1951 and 1952.
The rear concrete block section (or rear ell) was likely constructed during the 1942 to 1946
time period as the first building for the Younger Motors business. This 3,081.0-square-foot
building is constructed of concrete masonry units (CMU) with steel truss joists supporting the flat
roof. The roof is a built-up system supported on wood planking over the steel trusses. A concrete
slab on grade supports the building. The roofline is a stepped parapet graduating down to the
rear of the building section. A large garage-style door opening enclosed in metal sheeting is
found on the rear (western) side of the building. A single, solid-core entry door is adjacent to the
garage opening. A window opening is enclosed in plywood. Several modifications have been
made to the CMU structure, with infill blocks or modified openings. Additional plywood-enclosed
windows are found on the northern and southern sides of this building section. The eastern side
of the building is attached to the central, Quonset Hut section. A portion of the flat front of the
CMU section extends from the back of the curved sides of the Quonset Hut. This CMU building
was last utilized as part of the laundry business. Figures 5-2 through 5-8 below show the current
configuration of the overall building.

Figure 5-2. View of the Building (Facing Northwest
18
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Figure 5-3. View of the Building (Facing Southwest)

Figure 5-4. View of the Building (Facing Southeast)
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Figure 5-5. View of the Building (Facing South)

Figure 5-6. View of the Building (Facing Northwest)
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Figure 5-7. View of the Rear of the Building (Facing East)

Figure 5-8. View of the Building (Facing South)
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The central part of the facility is a 2,400.0-square-foot Quonset Hut-type building that was
added to the original CMU section. The building has a typical curvilinear shape with galvanized
corrugated sheet metal cladding supported by steel arches and framing. A concrete slab on grade
supports the building. Three equally spaced windows are found on both exposed long sides of
the building section, which is rectangular in footprint. The windows are steel-framed sashes. A
roof vent extends from the roofline. It is undetermined if the Quonset Hut-type building was moved
to the property as part of the decommissioning of surplus military buildings or if it was constructed
on-site for industrial or commercial purposes.
The front massing of the building is a one-story, one-part block commercial block three
bays wide and two bays wide. A mansard roof shelters the building section. The front façade
(facing South Guadalupe Street) is characterized by full-height fixed glazing supported in
aluminum frames with a double-glass door on the southern side. The mansard roof is clad in
corrugated metal and forms deep eaves over the front façade and side walls. The storefront
glazing extends along a portion of the side (northern and southern) walls. The building is clad in
stucco and supported on a concrete slab foundation. Based on historical documentation, it is
estimated the building was constructed in 1951 to 1952. The last use of the building was for a
dry-cleaning business, though originally it was the showroom and office space for Younger
Motors. This section was added onto the existing Quonset Hut-type building section.

5.2

RESOURCE NRHP EVALUATION

Composed of three distinctive sections, the building was constructed over three building
periods originally to house the Younger Motors business owned by L.H. Younger from 1941 until
the 1980s. The functional building was expanded over time, utilizing the efficient and
unobstructed interior space that the Quonset Hut building type offers. The front addition served
as a showroom for the family business. After a change of ownership, the building was repurposed
as a dry-cleaning business named Comet Cleaners that remained in operation for more than
15 years before being purchased by the city of San Marcos. The building is associated with the
commercial development of the original city grid primarily during the post-World War II period in
San Marcos. The rise of automobile culture and automobile tourism is an intrinsic component of
the city’s history and character. The use of a Quonset Hut-type building, originally designed and
manufactured for military purposes, for a functional space during the post-World War II period
was a common practice. The popularity of the building type remains today, as demonstrated by
the continued manufacture of this building type. The building on the subject property is not linked
to a specific military base or institution. As such, it is not directly associated with a specific
historical event other than the broad theme of World War II building design and manufacturing,
prefabricated buildings, or post-World War II commercial and industrial development. Therefore,
the property and building resource is considered not eligible for listing on the NRHP under
Criterion A.
Research was conducted at the San Marcos Public Library, and sources reviewed include
US census records, local newspaper archives, city directories, Hays County land records, and
online resources to gain an understanding of the people associated with the property. Delvin
Simon, a renowned figure in San Marcos and Hays County educational history, was the sole
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property owner. He owned the property for four years, though his direct involvement or
association with the historic-age building on the property is unknown. The Younger family has
been part of the San Marcos community since the early 20th century (possibly longer) and
contributed to the growth of the economy by opening a business since the 1920s. However, little
additional information is known about the family. Therefore, the property and historic-age
resource is considered not eligible for the NRHP under Criterion B.
The building on the property is a conglomerate of three different building types combined
at three different times as required by changing and growing business needs. The first CMU
section is a typical light-industrial or commercial building type of this time period. Construction
with CMUs is economical and time-efficient. The materials are durable and allow for easy
modifications over time. The parapet roofline is also characteristic of a commercial building from
this time period. This section of the building is in poor condition with multiple material and design
modifications. The original building façade is no longer evident. The Quonset Hut-type addition
is perhaps the most historically significant section of the building as it is a recognizable building
form and type associated with military buildings that were mass-produced during World War II
and utilized overseas with allied forces and stateside during the war effort. The Quonset Hut type
remained a popular functional building and is still in production today. However, this section of
the building has been substantially altered, with the original façade removed to accommodate the
newer front section. The original façade is no longer discernable, leaving the existing windows
and overall form as the remaining character-defining features.
The front section is a typical example of a one-part commercial block building designed to
showcase or display the automotive business in the interior. The building is consistent with other
1950s commercial buildings found along South Guadalupe Street and other corridors extending
from the courthouse center block of the original city grid. Overall, the building has undergone
substantial modifications, is not a pure example of one particular architectural style, and does not
represent the work of a master. With the Quonset Hut-type section, it retains some characteristics
of a type, period, and construction method. However, it does not rise to the level of remarkable
architectural value and is therefore considered not eligible for listing on the NRHP under
Criterion C.
Overall, due to the condition, the numerous modifications, lack of association with a
particular event or person of significance, and the lack of character-defining architectural features,
the building lacks integrity of feeling, association, workmanship, design, and materials to convey
historical significance. Therefore, overall, the building is considered not eligible for listing on the
NRHP.
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6.0 SUMMARY AND RECOMMENDATIONS

6.1

SUMMARY OF INVENTORY RESULTS

The field investigation and research efforts resulted in identification of the approximate
time periods of construction of the historic-age building on the property and the ownership of the
parcel over time. Though a portion of the building on the parcel is recognized as a Quonset Huttype building, it is encapsulated between two wings of different architectural styles and forms and
is therefore not a pure example of the Quonset Hut building type. Furthermore, this section is not
directly linked to a particular military base, and it has not been determined if it was in fact moved
from a military facility or constructed on-site. The building overall lacks integrity to convey
historical significance and is therefore considered not eligible for listing on the NRHP. As such,
the proposed demolition of the building would have no effect on historic resources.

6.2

MANAGEMENT RECOMMENDATIONS

It is Horizon’s recommendation that the demolition of the existing building would have no
effects on the building. However, future development of the site, including proposed construction,
should take into account the NRHP-listed Hays County Historic District, which is in close proximity
to the subject parcel. Indirect effects, or visual effects, should be considered in historically
significant areas. Should further work be proposed outside the scope of the current project that
may directly or indirectly involve additional property outside the subject parcel, additional
investigations may be required under the Antiquities Code of Texas. Should a federal permit,
license, or funding be involved with the project constituting a federal undertaking, the project
would be subject to regulations set forth by Section 106 of the NHPA of 1966, as amended.
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TCEQ Voluntary Cleanup Program:
• “Contaminants of Concern” found in soil & groundwater
• Chemicals associated with dry cleaning
– Tetrachloroethylene (PCE)
– Trichloroethylene (TCE)
– Vinyl Chloride (VC)

• TCEQ process to clear site for redevelopment & protect health &
environment
• Program underway by City & former property owner using funds withheld
from closing
• Recommendation to remove slab for soil access

Progress to date:
• TCEQ Program:
– Monitoring wells & testing (soil & groundwater)
– Drinking Water Survey
– Affected Property Assesment Report

• Structural building assessment
– Condition and potential proposed uses at 140 S. Guadalupe.

• Presentation to Historic Preservation Commission
• Work Session Update with City Council
• Completion of Historic Architectural Assesment
sanmarcostx.gov

DEMOLITION PERMIT
APPLICATION FORM
Permit # __________

Updated: October, 2019

CONTACT INFORMATION
TBD

Property Owner

City of San Marcos

Contractor’s Mailing
Address

Owner’s Mailing
Address

Laurie Moyer
630. E Hopkins, SM,Tx 78666

Contractor’s Phone

Owner’s Phone #

512-393-8132

Contractor’s Email

Owner’s Email

lmoyer@sanmarcostx.gov

License Number

Contract Value

Contractor’s Name

PROPERTY INFORMATION
140 S. Guadalupe

Subject Property Address: _________________________________________________________________

□ Yes
Has the structure been inspected for Hazardous Material X

□ No

Does the structure contain Hazardous Material □
X Yes □ No
(copy of Hazardous Material report must be attached for commercial demolition)

DESCRIPTION OF REQUEST

150,000

Dollar Valuation of the Structure to be Demolished $ _____________________ Value May Not be $0

90
All work will be completed within ______
days from the permit issue date (Permit voided after 30 days of issue)
AUTHORIZATION
I certify the truthfulness of all of the information in this application. I understand that if any of the information
provided is incorrect the permit may be revoked by the building official.
. **I UNDERSTAND AND WILL COMPLY WITH THE REQUIREMENT TO NOTIFY THE ENVIRONMENTAL
HEALTH DEPARTMENT PRIOR TO THE START OF DEMOLITION** Department Number 512-393-8441
Applicant’s Signature: _____________________________________________

10/26/21

Date: ________________

Laurie Moyer, P.E.

Printed Name: ____________________________________________________
FEES: Residential Demolition $31

All Other Demolition $317

** No Fee for buildings on the Unsafe Structure List
REQUIRED DOCUMENTATION: The Building Official may require the submittal of plans, specifications, or other
supplemental information

Planning & Development Services • 630 East Hopkins • San Marcos, Texas 78666 • 512-805-2630

PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

November 8, 2021

RE:

AGENDA ITEM 8: AMENDING SECTION 2.5.4.5 OF THE DEVELOPMENT CODE TO
UPDATE THE CRITERIA FOR DESIGNATION OF LOCAL HISTORIC DISTRICTS AND
LOCAL HISTORIC LANDMARKS

Discussion was held during a special meeting of the Commission on September 29, 2021,
regarding amending the San Marcos Development Code to update Section 2.5.4.5 of the
Development Code – the criteria for approval when designating local historic districts and
local historic landmarks; attached to facilitate discussion. The recommendation to update
the designation criteria was brought to the Commission from the Local Landmarks
Committee, which consisted of Commissioners Perkins and Holder and former
Commissioner Lunkenheimer. The committee also recommended changes to existing
definitions as well as inclusion of new definitions.
Text amendments to the Development Code first require initial authorization by City
Council. In keeping with the approved Commission bylaws, the next step in the process
would before the Commission to approve a Recommendation Resolution which would be
forwarded to City Council via the City Clerk and the City Manager.
Utilizing the information provided by the committee and looking at the designation criteria
of cities such as San Antonio and Denver and definitions from the National Park Service,
staff is working to draft a redlined version of the Code. Should the Commission provide
feedback to move forward with a Recommendation Resolution to City Council, an action
item would be placed on the January 2022 agenda which would include the redlined
document that would be presented to City Council with the Recommendation Resolution.

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

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

November 8, 2021

RE:

AGENDA ITEM 9: PRESERVATION PRIORITY RANKINGS

At the November 4, 2021 regular meeting Commissioner Perkins requested that this item
be placed on the agenda for discussion.
Per the Texas Historical Commission’s (THC) Historic Resources Survey Manual, “one
purpose of a historic resources survey is to help prioritize historic properties within the
local community, deciding which resources are the most important to preserve, either
because of their rarity or their especially important role in defining the character of local
history. Prioritizing must be done carefully and thoughtfully, however, as those
determinations ultimately will be guiding future preservation planning decisions. A
property considered significant by one person or group may not be by another, and entire
contexts and resource types are sometimes unintentionally neglected. So, it is important
to involve as much of the community as possible in determining priorities, and even then,
those priorities should be treated more as a working, evolving guide than a final ruling on
the importance of any property.” Properties are evaluated based on how much historic
significance and/or historic integrity they convey. The evaluations break down as follows:
•

High: A high priority property has demonstrated significance in the community or
is a rare example of its type. It also has a high degree of historic integrity and would
most often qualify individually for Nation Register (NR) designation.

•

Medium: A medium priority property is also historically significant but is slightly
less of a priority, perhaps because it is relatively common or has been altered.
Although it may not qualify for individual designation, it would likely be a
contributing resource if within the boundaries of a NR district.

•

Low: A low priority property either lacks a demonstrated historical significance,
has been substantially altered, or is too new to be considered a historic resource.
It would most likely not qualify for historical designation.

The section from the THC’s manual which covers how to evaluate historical information
has been included as background to help facilitate discussion among the Commission.
Also included is a section from My Historic SMTX which discusses the evaluation criteria.
630 EAST HOPKINS ● SAN MARCOS, TEXAS 78666 ● 512.393.8147 ● FACSIMILE 512.754.7745
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Historic resources surveys are not set in stone, but rather a snapshot of existing
conditions at certain points in time which is why it is a good idea to update surveys every
10 years or so. As information about the property changes over time, such as property
owner information or whether a home has undergone alterations, can be added to the
survey database. Additionally, priority rankings can also be updated. For example, if a
home that had been evaluated with a medium preservation priority ranking due to
inappropriate alterations underwent a renovation to remove the alterations or restore a
façade to a previous time in the home’s life, the priority ranking could potentially be
bumped up to a high preservation priority.
There is no formal process to update the priority rankings. If new information comes to
light regarding a property, that information is stored with the survey database. Because
My Historic SMTX was partially funded through a grant from the THC, staff will check with
Leslie Wolfenden, THC’s Historic Resources Survey Coordinator before making the
change. Staff requested that she be present at the meeting to be able to answer any
questions but at the time of the staff report, staff did not have confirmation regarding her
availability.
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SECTION 3: HISTORICAL INFORMATION
This section requires an understanding of the criteria used to evaluate properties for inclusion in the National
Register of Historic Places (NR) and some experience applying those criteria. Because properties must be evaluated
within their historical context, it is also important to have a good understanding of local history, as well as how
existing historic resources reflect that history. We recommend consulting with the THC and becoming familiar with
applicable NR publications.
This section is also intended to record the surveyor’s initial impression of a property’s historic integrity – whether or
not it retains enough of its important characteristics to convey its historical significance. Evaluating integrity in the
field can be a challenge, and it often takes an experienced eye to recognize non-historic alterations on sight alone.
Sanborn Maps can be helpful for identifying changes over time, and historical images are ideal for comparing past
and present conditions. When needed, the THC can evaluate collected information to help determine a property’s
integrity.
Associated Historical Context: Historic contexts are those patterns or trends in history by which a specific
occurrence, property, or site is understood and its meaning within history or prehistory is made clear. Select the
appropriate option(s) for the appropriate Associated Historical Context.
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Agriculture
Architecture
Arts
Commerce
Communication
Education
Exploration
Health
Immigration/Settlement
Law/Government
Military
Natural Resources
Planning/Development
Religion/Spirituality
Science/Technology
Social/Cultural
Transportation
Other

Applicable National Register (NR) Criteria: To help evaluate historic properties, NR separates the general
quality of historical significance into four specific criteria. A property may be significant under one or more criteria,
and all corresponding boxes should be checked on the survey form:
Criterion A: Associated with events that have made a significant contribution to the broad pattern of our
history;
Criterion B: Associated with the lives of persons significant in our past;
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Criterion C: Embodies the distinctive characteristics of a type, period, or method of construction; or
represents the work of a master; or possesses high artistic value; or represents a significant and
distinguishable entity whose components lack individual distinction (Architectural significance);
Criterion D: Has yielded, or is likely to yield, information important in prehistory or history.
See How to Apply the National Register Criteria for Evaluation, a National Register bulletin available from the THC or
NPS, for more detailed explanations of each criterion and their applicability to various properties.
Areas of Significance: Every historic property must be evaluated in relation to the historical context(s) to which it
contributed. The NR areas of significance are broad historical themes (i.e., Agriculture, Commerce) used to indicate
the general nature of the context(s) associated with the property. A list of NR areas of significance can be found
above under the Associated Historical Context list or in How to Complete the National Register Registration Form with
examples of commonly associated properties. Identify all that apply and record them in the blanks, separated by
semi-colons.
Period of Significance: A property’s period of significance is the time in which it achieved its historical
significance. It may be a single year, like the construction date of an architecturally significant property, or an
extended period of time, like the period that an important historical figure lived in a particular residence. Again, see
How to Complete the National Register Registration Form for more detailed discussion on identifying a property’s period of
significance.
Level of Significance: Each property that receives NR designation is assigned a level of significance. Check the
appropriate box to indicate the surveyed property’s level of significance, based on the descriptions below and the
more detailed explanations found in How to Apply the National Register Criteria for Evaluation.
National: A historic property is only recognized as nationally significant if the events or persons with which
it is associated, its architectural type or style, or its information potential have impacted the history of the
nation as a whole. Dallas’ Dealey Plaza, for instance, is nationally significant for its associations with the
assassination of John F. Kennedy, an event that clearly impacted the entire country. Relatively few historic
properties are considered nationally significant, and their nationwide influence must be well-supported.
State: A historic property is recognized as having statewide significance if the events or persons with which
it is associated, its architectural type or style, or its information potential have impacted the history of the
entire state. Properties recognized as having statewide significance are often the first, the largest, the only, or
the best example of their kind in the state.
Local: Locally significant properties are classified as such because their influence is tied primarily to local
history. The vast majority of properties with NR designation are listed at the local level of significance, and
this should be considered the “default” level of significance unless statewide or national significance can be
clearly justified.
Integrity: Although a property’s historic integrity is ultimately evaluated based on cumulative change, criteria
established by the National Register of Historic Places separate integrity into seven distinct categories that can be
evaluated independently: Check as many boxes as apply.
Location: Check this box if the property remains on its original site. If the resource was moved, it may still
retain integrity of location if it was moved during its period of significance to a similar setting.
Design: Check this box if the property’s form, plan, structure and style remain largely unaltered.
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Materials: Check this box if the property retains most of its historic materials (i.e., façade treatment,
windows, doors, etc.).
Workmanship: Check this box if the property retains physical evidence of the original craftsperson’s work
(i.e., metalwork, masonry, etc.).
Setting: Check this box if the property’s surroundings (i.e., site, neighborhood) remain relatively similar to
their historic state.
Feeling: Check this box if the property’s character still conveys a sense of its historic period.
Association: Check this box if the property continues to convey its connections to significant people or
events that helped define its history.
Fill in the Integrity Notes section with any relevant integrity information. Also see How to Apply the National Register
Criteria for Evaluation, a National Register bulletin available from the THC or the National Park Service.
Individually Eligible: A property that is eligible for listing in the National Register of Historic Places must meet
one of the NR Criteria mentioned above (A, B, C, D) by being associated with an important historic context and
retaining sufficient historic integrity of those features necessary to convey its significance. Select Yes, No or
Undetermined.
Within Potential NR District: Check the appropriate box to indicate whether the property lies within the
boundaries of a potential National Register Historic District (NR district). An NR district is an area with a
significant concentration of historic properties that are also united by common historical or architectural
associations. Survey maps are very helpful for identifying concentrated areas of historic resources, but their
historical and/or architectural connections to each other must also be considered. The THC can assist in
determining the potential for an NR district. Select Yes, No or Undetermined.
Is property contributing? Properties within the boundaries of a NR district are designated as either
Contributing or Noncontributing. Contributing properties are those that convey their associations with the
common historical themes or physical characteristics that unite the district. Noncontributing properties are
those that do not convey their associations, typically because they were either constructed or significantly
altered after the period for which the district is significant. Again, the THC can assist with such
determinations.
Priority: One purpose of a historic resources survey is to help prioritize historic properties within the local
community, deciding which resources are the most important to preserve, either because of their rarity or their
especially important role in defining the character of local history. Prioritizing must be done carefully and
thoughtfully, however, as those determinations ultimately will be guiding future preservation planning decisions. A
property considered significant by one person or group may not be by another, and entire contexts and resource
types are sometimes unintentionally neglected. So, it is important to involve as much of the community as possible
in determining priorities, and even then, those priorities should be treated more as a working, evolving guide than a
final ruling on the importance of any property.
High: A high priority property has demonstrated significance in the community or is a rare example of its
type. It also has a high degree of historic integrity and would most often qualify individually for NR
designation.
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Medium: A medium priority property is also historically significant but is slightly less of a priority, perhaps
because it is relatively common or has been altered. Although it may not qualify for individual designation, it
would likely be a contributing resource if within the boundaries of a NR district.
Low: A low priority property either lacks a demonstrated historical significance, has been substantially
altered, or is too new to be considered a historic resource. It would most likely not qualify for historical
designation.
Explain: As mentioned above, prioritization should be carefully thought out, and the criteria by which a
property is judged may change with time. An explanation and justification of a property’s priority should be
recorded in this space, so future researchers can understand the rationale that was used.
Other Information
Select Yes, No, or Unknown to indicate whether prior documentation of the property is available. If prior
documentation is available, indicate the Type (see below) and any Details.
HABS: Check this box if the property has been documented by the Historic American Buildings Survey
(HABS). The THC or the US Library of Congress can help determine whether HABS documentation is
available.
Survey: Check this box if the property was included in a previous historic resources survey. Check the
THC’s online Historic Sites Atlas (http://atlas.thc.state.tx.us/ ) or contact the THC for verification. This
may also be a survey done by other sources, such as Texas Department of Transportation, the city or
county. Be sure to include the title of the survey and the date conducted in the Documentation Details
section.
Documentation Details: Provide the details of the prior documentation and when it was completed (e.g.,
Camp Mabry Building #15, HABS #TX-3516-A 2002, Downtown Historic Resource Survey of Oakville
2001, etc.).
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EVALUATION CRITERIA

IV.B.

Local Landmark/Local Historic District Evaluation Criteria

Resources within the reconnaissance survey area were also evaluated for local landmark and local historic
district eligibility based on the criteria for approval as set forth in Chapter 2, Article 5, Division 4, Section
2.5.4.5 of the San Marcos Development Code. Specific emphasis was given to the evaluation for local
historic designation because the survey was conducted for the City of San Marcos, a municipality with CLG
status and a codified process for local historic landmark and district designation. The criteria for
establishment or expansion of a local historic district or local landmark includes the consideration of the
following factors:
•
•
•
•

IV.C.

“Historical, architectural, and cultural significance of the site(s);
Suitability for preservation or restoration;
Educational value; and
Satisfaction of criteria established for inclusion of the site(s) and/or district in the National
Register of Historic Places.” 4

NRHP and Local Landmark Eligibility

All resources within the reconnaissance survey area were assessed for NRHP and/or local landmark
eligibility based on the eligibility criteria described in Sections IV.A. and IV.B. The resources conveying
significance and retaining integrity were identified as potentially eligible for NRHP listing and/or local
landmark designation. Resources lacking integrity or known significance were generally identified as not
eligible. Following evaluation for NRHP and local landmark eligibility, each historic-age resource was
assigned a preservation priority rating, as discussed in Section IV.D. Preservation Priorities below.

IV.D. Preservation Priorities
After completion of the Phase 1 and Phase 2 field surveys, each resource was assigned a preservation
priority level of high, medium, or low based on observed integrity and significance of known historical
associations. High priority properties are those resources recommended as potentially NRHP or local
landmark eligible either individually or as part of a potential historic district based on the results of the
research and survey efforts discussed herein. High priority resources have retained integrity, are
significant or rare examples of a particular type or style, and/or have significant associations with the
community. Medium priority properties are those that could be contributing to an eligible NRHP or local
historic district. Medium priority resources may also have significant associations but are generally more
common examples of types or styles or have experienced some alterations. Low priority properties are
those resources that were recommended not eligible for listing in the NRHP or as local landmarks and
non-contributing to potential historic districts. Properties that clearly lacked integrity, were significantly
altered or deteriorated, or lacked overall architectural or historical significance were given a low priority
rating. No further recommendations were provided for properties of low preservation priority. Resources
within the survey area not of historic age or vacant parcels were also evaluated as low priority and noncontributing. Resources evaluated as low preservation priority due to lack of integrity could be
reevaluated as potentially contributing resources if inappropriate alterations were to be reversed or
original materials were to be uncovered.
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EVALUATION CRITERIA

•
•

•

•

High: Resources recommended as potentially eligible for individual NRHP or local landmark
designation or as a contributing resource to a potential NRHP or local historic district
Medium: Resources that have integrity but are not distinguished examples of a particular style
or property type; likely not individually NRHP or local landmark eligible but potentially
contributing to a historic district; may include resources whose eligibility status is undetermined
pending further research and documentation
Low: Resources that are of historic age but that lack significance or integrity due to alterations
or loss of historic material; not individually NRHP or local landmark eligible and generally not
contributing to a potential historic district; however, if low priority recommendation is based on
lack of integrity, removal of non-historic-age alterations or restoration of original material could
change the priority recommendation
Non-contributing: resources outside of the historic-age cut-off date of 1975 or vacant parcels
within the survey area

It is important to note that the eligibility and preservation priority recommendations provided in this
survey report are based primarily upon existing conditions observed during field survey. While community
input was solicited throughout the survey initiative, and background research was conducted to
understand appropriate historic contexts and development patterns, a reconnaissance-level survey is
largely based upon visual observations of architectural integrity. The survey evaluations in this report
provide a starting point for preservation planning, potential designation initiatives, and a comprehensive
snapshot of existing historic-age resources within the survey area. Additional research outside the scope
of this survey effort may yield further information about the historic, architectural, or cultural significance
of resources within the survey area and may merit reevaluation of those resources.

My Historic SMTX City of San Marcos Historic Resources Survey Report, San Marcos, Texas, Phases 1 & 2 – September 2019
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PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

November 12, 2021

RE:

AGENDA ITEM 10: TAX INCENTIVES

During the November 10th agenda setting meeting, Commissioner Perkins requested that
this item be placed on the agenda for discussion.

Background
Financial incentives can encourage rehabilitation of existing historic properties as well as
encourage designation of new districts and landmarks. In comparison to other similarly
sized cities along the corridor such as New Braunfels and Kyle, San Marcos is one of the
only cities that does not offer some form of local tax incentive for historically designated
properties. In 2001, an ordinance proposing ad valorem tax incentives for the preservation
of historic buildings was drafted, but never adopted. The 2001 ordinance proposed
exempting any increase in ad valorem taxes resulting from a qualifying project for a period
of 10 years after the completion of the project.
The City of San Marcos has not designated a new historic district since the Hopkins Street
Historic District was established in 2008; the most recent local landmark established is
the Calaboose African American History Museum (2020). Local tax exemption programs
can be used as a tool to encourage the establishment of new districts as well as local
landmarks. As noted in the 2020 HPC Annual Report, Goal 2 is: “Promote historic
preservation through leveraging economic development tools.” Objective 1 under that
goal is: “Explore how local tax incentives can benefit preservation in San Marcos.” The
reason for including this in the annual report was to help prevent the loss of historic
structures due to the growth of the city.
Another purpose of historic tax incentives is to discourage displacement of existing
residents by mitigating the effects of rising property values after historic designation. A
2000 study by the Center for Urban Policy Research at Rutgers University titled Historic
Preservation and Residential Property Values: An Analysis of Texas Cities found that,
generally, designation enhances and has a positive impact on property values. It cautions
that rising prices in designated neighborhoods may result in displacement of lowerincome residents but points to tax incentives as a means of encouraging rehabilitation
while dampening displacement.
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January 3, 2019 Historic Preservation Commission Discussion
After researching several municipalities with local historic preservation tax incentive
programs, staff presented three types of financial incentive programs to the Historic
Preservation Commission. The HPC discussed the following incentive programs:
1. Substantial Rehabilitation for Historic Properties
a. Purpose: To encourage preservation of existing substandard historic
properties and prevent demolition.
b. Program Description:
• Investment of at least 50% of value of the building by property owner
• Property owner receives a “freeze” on City taxes for several years
• Typical timeframe is 10 years
• Both residential and commercial structure would be eligible
2. New Historic Districts and Local Historic Landmarks
a. Purpose: To encourage the designation of new districts, prevent
displacement of existing residents, and prevent the loss of historic
structures.
b. Program Description:
• Exemption on City taxes for structures in newly designated historic
districts and locally designated historic landmarks
• 25% is a typical percentage for new exemptions; typical timeframe is
10 years
• Exemption for locally designated historic landmarks only applies for
new designations outside of existing historic districts
3. Maintenance
a. Purpose: To promote the upkeep of historic properties.
b. Program Description:
• Property owners of both residential and commercial historicallysignificant structures eligible for an exemption of assessed City taxes
• Percentage exempted ranges from 25% - 100%
• Reviewed annually
NOTE: financial incentive programs relating to maintenance require an increase in
Staff time and generally an increase in City Council workload due to Council often
being the final decision maker on the exemption

Recommendation Resolution 2019-01RR
The Commission approved Recommendation Resolution 2019-01RR on February 7,
2019. City Council provided direction to move forward with the recommendations within
the Resolution on the May 7, 2019; resolution and City Council minutes are attached.
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Before the Commission could start to explore local tax incentives on a deeper level, the
Covid global pandemic struck and halted the discussion.

Staff Recommendation and Next Steps
Inclusion of a tax incentive program for historic properties would require a change to the
San Marcos Development Code which requires City Council’s consideration of the initial
authorization of the text amendment prior to a public hearing [Section 2.4.1.2(B)].
For a tax incentive program to be effective and successful in San Marcos, staff
recommends utilizing the information collected from the historic resources survey to form
a cohesive plan. Tax incentives should be tailored to meet the most pressing needs for
preservation in San Marcos. Crafting a tax incentive program is a large project and is one
that should take time to thoughtfully create.
Public outreach is a critical component to a successful tax incentive program. This will
ensure that those who could take advantage of are aware of it. A public outreach plan to
involve relevant stakeholders and the public should be drafted upon project
commencement. Staff has compiled the following list to help identify potentially relevant
stakeholders:
• CONA
• Neighborhood Commission
• Planning and Zoning Commission
• City Council
• Heritage Association
• Main Street
• Downtown Association
• Economic Development Groups such as the Greater San Marcos Partnership
• Hays County Tax Assessor’s Office
• Hays County Appraisal District
• Realtors
• Architects
• Contractors
• News Media, including social media

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

City Council

Meeting Minutes
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the Redwood 1 (High Branch) Development. The motion carried by the
following vote:
For:

Against:

7-

Mayor Pro Tem Prewitt, Council Member Gonzales, Council Member Derrick, Mayor
Hughson, Council Member Mihalkanin, Council Member Marquez and Council
Member Rockeymoore

0

23. Receive a Staff presentation and consider approval of setting the proposed schedule for
the annexation of the Redwood 2 (High Branch) Development, and provide direction to
the City Manager.

A motion was made by Council Member Gonzales, seconded by Council
Member Mihalkanin, to approve the proposed schedule for the annexation of
the Redwood 2 (High Branch) Development. The motion carried by the
following vote:
For:

Against:

7-

Mayor Pro Tem Prewitt, Council Member Gonzales, Council Member Derrick, Mayor
Hughson, Council Member Mihalkanin, Council Member Marquez and Council
Member Rockeymoore

0

24. Consider the appointment of Shelley Sherman, to fill the Housing Resident Position
vacancy on the Housing Authority Board, and provide direction to Staff.

A motion was made by Council Member Derrick, seconded by Council
Member Rockeymoore, to approve the appointment of Shelley Sherman to fill
the Housing Resident position vacancy on the Housing Authority. The motion
carried by the following vote:
For:

Against:

7-

Mayor Pro Tem Prewitt, Council Member Gonzales, Council Member Derrick, Mayor
Hughson, Council Member Mihalkanin, Council Member Marquez and Council
Member Rockeymoore

0

25. Hold
discussion
regarding
Historic
Preservation
Commission
Recommendation
Resolution 2019-01RR requesting policy that would implement incentive programs,
including tax-based incentive programs, designed to encourage or enable the ownership,
rehabilitation, and continued maintenance of historic structures in the City, and provide
direction to Staff.

Council Member Mihalkanin and Deputy Mayor Pro Tem Prewitt recused
themselves and left the chambers, during discussion, to avoid a conflict of
interest as they both own homes in a Historic District.
This recommendation was recently approved by the Historic Preservation
Commission and they are seeking a policy, from Council, that would
implement incentive programs, including tax-based incentive programs,
City of San Marcos
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designed to encourage or enable the ownership, rehabilitation, and continued
maintenance of historic structures in the City.
Mayor Hughson would like a list of cities nearby or communities our size that
have a policy in place such as this and she also expressed her concerns for the
loss of revenue with the implementation of these tax incentives.
Bert Lumbreras, City Manager suggested a financial analysis be done to see
what benefit or direct impact a program like this would have prior to
implementing this program.
Griffin Spell, Historic Preservation Commission Chair, provided additional
information on why a city would implement this type of program and the
benefits of the tax break. He stated there are typically three reasons which
include to promote ordinary maintenance, significant restoration, and promote
new districts and new expansions.
Council provided direction to move forward with this recommendation.
26. Hold
discussion
regarding
Historic
Preservation
Commission
Recommendation
Resolution 2019-02RR to consider the management of painting historic commercial
buildings and masonry in the City, and provide direction to Staff.

Council Member Mihalkanin and Deputy Mayor Pro Tem Prewitt recused
themselves and left the chambers, during discussion, to avoid a conflict of
interest as they both own homes in a Historic District.
This recommendation was recently approved by the Historic Preservation
Commission and they are seeking approval from Council to consider the
management of painting historic commercial buildings and masonry in the
City. The following recommendations were supported by the Historic
Preservation Commission:
1. Amend the San Marcos Development Code to prohibit painting of
previously unpainted masonry as part of the Annual Code Update
2. Adopt the color palette from the National Trust for Historic Preservation in
Historic Design Guidelines, while allowing historic palettes from all major
paint manufacturers, and require an administrative Certificate of
Appropriateness for the current Downtown Historic District and potential
future commercial historic districts
3. Include educational guidance and information for residential properties
City of San Marcos
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