City of San Marcos
Regular Meeting
Historic Preservation Commission
June 2, 2022, 5:45 PM
City Hall, 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 May 5, 2022 regular meeting minutes.
2. Consider approval, by motion of the May 19, 2022 special meeting minutes.
ACTION ITEMS
3. Consider approval of recently amended bylaws utilizing the City Council approved
Standard Board and Commission Bylaws template.
4. HPC-22-14 (714 Burleson Street) Consider a request for a Certificate of
Appropriateness by John Mark Slack to allow the construction of a six-foot-tall stone fence

located approximately ten-feet, more or less, from the front plane of the home, to run
parallel to Burleson Street.
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.
5. HPC-22-18 (127 East Hopkins Street) Hold a public hearing and consider a request for
a Certificate of Appropriateness by Brian Scofield to replace the existing wooden canopy
with a flat metal canopy that will be attached to the building using metal support rods.
6. HPC-22-19 (524 Centre Street) Hold a public hearing and consider a request for a
Certificate of Appropriateness by Michael Wills, on behalf of Jackson Chapel United
Methodist Church, to allow the demolition of the church building.
7. HPC-22-21 (1115 Belvin Street) Hold a public hearing and consider a request for a
Certificate of Appropriateness by Suzanne Marsaglia, on behalf of Glenn and Laura
Tanner, to replace windows along the north side elevation of the home . (WITHDRAWN

BY APPLICANT)
UPDATES
8. Updates on the following:
a. HPC Committee Reports Concerning Recent Activities
b. Grant Opportunities and Updates
i. National Parks Service’s Underrepresented Communities Grant
ii. Texas Historical Commission’s Certified Local Government Grant
c. Dunbar School Home Economics Building Restoration Progress
d. Preservation Plan (status & timeline)
e. Local Landmark Plaques (status & next steps)
f. Landmark & Historic District Approval Criteria Amendment (status & next steps)
g. Upcoming Events and Training Opportunities
DISCUSSION ITEMS
9. Discussion regarding tree and habitat protection requirements in the City’s historic
districts and provide feedback to staff.

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, May 5, 2022

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, May 5, 2022.

II.

Roll Call
Present 6 – Commissioner Perkins, Commissioner Baker, Commissioner Rogers
Commissioner Little, Commissioner Ong’olo, and Commissioner Dake
Absent 0

III.

30 Minute Citizen Comment Period:
Lisa Marie Coppoletta, 1322 Belvin Street, spoke highly of the collaboration between City
staff and City Council regarding the Sidewalk Maintenance and Gap Infill Program discussed
at the May 3, 2022 City Council meeting. She also asked the Commission to help empower
the Historic Preservation Officer position by being advocates.
Forest Fulkerson, 415 Harvey Street, spoke on the amendments made to the Boards and
Commissions bylaws. He stated that if the Commission had issues with staff, then the
appropriate place to discuss would be in Executive Session.

MINUTES
1. Consider approval, by motion, of the April 7, 2022 regular meeting minutes.
Commissioner Little noted the votes under the election of officers were incorrect. Staff stated
the changes would be made.
A motion was made by Commissioner Rogers, seconded by Commissioner Little to
approve the minutes as submitted. The motion carried by the following vote:
6 – Commissioner Perkins, Commissioner Baker, Commissioner Rogers,
Commissioner Little, Commissioner Ong’olo, and Commissioner Dake
Against: 0
For:
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PUBLIC HEARINGS
2. HPC-22-06 (200 West MLK Drive) Hold a public hearing and consider a request for a
Certificate of Appropriateness by Brent Salone, on behalf of the Calaboose African
American History Museum, to allow the installation of an informational kiosk
constructed out of recycled plastic.
Alison Brake, Historic Preservation Officer, gave a presentation outlining the request. She
concluded the request to allow the installation of an informational kiosk constructed out of
recycled plastic was consistent with the San Marcos Development Code [Sections
4.5.2.1(I)(1)(a), 4.5.2.1(I)(1)(e), 4.5.2.1(I)(1)(i), and 4.5.2.1(I)(1)(j)] and the Secretary of the
Interior Standards for Rehabilitation [Standard Numbers 1, 2, 5, 9, and 10]. She concluded
the request neutral with the San Marcos Development Code [Sections 4.5.2.1(I)(1)(g)].
No one spoke. There were no further questions and Chair Perkins closed the public hearing.
There was discussion among the Commission regarding the use of plastic material for the
kiosk.
A motion was proposed by Commissioner Baker, seconded by Commissioner Rogers,
to approve the installation of an informational kiosk constructed out of recycled plastic
as submitted 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 Baker, Commissioner Little, Commissioner Rogers,
Commissioner Ong’olo, and Commissioner Dake
1 – Commissioner Perkins

3. HPC-22-14 (714 Burleson Street) Hold a public hearing and consider a request for a
Certificate of Appropriateness by John Mark Slack to allow the terracing of the front
yard, which includes but is not limited to the addition of landscape borders created
out of rock, in addition to the construction of a six-foot-tall stone fence located
approximately ten-feet, more or less, from the front plane of the home, to run parallel
to Burleson Street.
Commissioner Baker and Commissioner Little recused themselves from the dais prior to the
public hearing to avoid the appearance of impropriety.
Alison Brake, Historic Preservation Officer, gave a presentation outlining the request. She
concluded the request to allow the terracing of the front yard, which includes but is not limited
to the addition of landscape borders created out of rock was consistent with the Secretary
of the Interior Standards for Rehabilitation [Standard Number 1]. She concluded the request
was inconsistent against the Secretary of the Interior Standards for Rehabilitation [Standard
Number 7]. She concluded the request was neutral against the San Marcos Development
Code [Sections 4.5.2.1(I)(1)(e), 4.5.2.1(I)(1)(g), and 4.5.2.1(I)(1)(i)] the Secretary of the
Interior Standards for Rehabilitation [Standard Numbers 2, 3, 5, 9, and 10]. She concluded
the request for the construction of a six-foot-tall stone fence located approximately ten-feet,
more or less, from the front plane of the home, to run parallel to Burleson Street was
consistent with the San Marcos Development Code [Sections 4.5.2.1(I)(1)(e),
4.5.2.1(I)(1)(f), 4.5.2.1(I)(1)(g), and 4.5.2.1(I)(1)(i)] and the Secretary of the Interior
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Standards for Rehabilitation [Standard Numbers 1, 2, 5, 9, and 10]. She concluded the
request was neutral against the Secretary of the Interior Standards for Rehabilitation
[Standard Number 3].
John Mark Slack, 714 Burleson Street, stated he was available for questions.
Linda Huff, 702 Maury Street, stated she was in opposition. She stated she was concerned
with materials proposed for the stone wall and drainage on the site.
Judy Allen, 724 Burleson Street, stated she was in opposition. She stated she was
concerned with materials proposed for the stone wall as well as the scale of the proposed
wall.
Robin Kelley, 715 Burleson Street, stated that she was in opposition. She stated she was
concerned with drainage on the site.
Dan Loisel, 710 Rogers Street, stated that he was in opposition. He was concerned that a
lot of the work was started without any permits.
Irving Seligmann, 515 Scott Street, stated that he was in opposition. He was concerned with
the materials proposed for landscape borders.
Judy Felan, 501 Scott Street, stated that she was in opposition. She stated she was
concerned with drainage on the site.
Lisa Marie Coppoletta, 1322 Belvin Street, that she was in opposition. She was concerned
that a lot of the work was started without any permits.
Lydia Kendrick, 404 Browne Terrace, sent in written comments that she was in opposition;
they were read into record. She was concerned that what is approved will not be what is
constructed.
There were no further questions and Commissioner Perkins closed the public hearing.
Discussion between the Commission and the applicant followed. There was discussion
regarding the scale of the stone wall and a request from the Commission for more detail on
the wall.
A motion was proposed by Commissioner Perkins, seconded by Commissioner
Rogers, to postpone action on the request to construct a six-foot-tall stone fence
located approximately ten-feet, more or less, from the front plane of the home, to run
parallel to Burleson Street to the June 2, 2022 meeting. The motion carried by the
following vote:
For:
Against:

4 – Commissioner Perkins, Commissioner Rogers, Commissioner Ong’olo,
and Commissioner Dake
0

Discussion between the Commission and the applicant regarding the request to terrace the
front yard ensued. The applicant stated that he would like to withdraw this portion of the
request.
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A motion was proposed by Commissioner Rogers, seconded by Commissioner Dake,
to consider the applicant’s withdrawal of the request to terrace the front yard, which
includes but is not limited to the addition of landscape borders created out of rock.
The motion carried by the following vote:
For:
Against:

4 – Commissioner Perkins, Commissioner Rogers, Commissioner Ong’olo,
and Commissioner Dake
0

4. HPC-22-15 (608 West Hopkins Street) Hold a public hearing and consider a request for
a Certificate of Appropriateness by Rob Baxter to allow the replacement of the
composition shingled roof with metal shingles.
Commissioner Rogers recused herself from the dais prior to the public hearing to avoid the
appearance of impropriety; she lives within the 400’ notification buffer.
Alison Brake, Historic Preservation Officer, gave a presentation outlining the request. She
concluded the request to allow the replacement of the composition shingled roof with metal
shingles was consistent with the San Marcos Development Code [Sections 4.5.2.1(I)(1)(g)
and 4.5.2.1(I)(1)(h)] and the Secretary of the Interior Standards for Rehabilitation [Standard
Numbers 1, 2, 3, 5, 6, and 9]. She concluded that the request was neutral with the Secretary
of the Interior Standards for Rehabilitation [Standard Number 4].
Rob Baxter, 608 West Hopkins Street, stated he was available for questions and explained
that with this type of shingle, the asbestos roofing materials will not have to be removed first;
the new material simply fits on top of the old.
There were no further questions and Chair Perkins closed the public hearing.
A motion was proposed by Commissioner Baker, seconded by Commissioner Dake,
to approve the replacement of the composition shingled roof with metal shingles 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 Baker, Commissioner Little,
Commissioner Ong’olo, and Commissioner Dake
0

5. HPC-22-16 (1236 Belvin Street) Hold a public hearing and consider a request for a
Certificate of Appropriateness by Anne Halsey and Jeff Helgeson to allow the
installation of a metal handrail along the front steps and the installation of metal
gutters on the home.
Alison Brake, Historic Preservation Officer, gave a presentation outlining the request. She
concluded the request to allow the installation of a metal handrail along the front steps and
the installation of metal gutters on the home was consistent with the San Marcos
Development Code [Sections 4.5.2.1(I)(1)(e), 4.5.2.1(I)(1)(f), 4.5.2.1(I)(1)(g), and
4.5.2.1(I)(1)(h)] and the Secretary of the Interior Standards for Rehabilitation [Standard
Numbers 1, 2, 3, 5, 9, and 10].
Anne Halsey, 1236 Belvin Street, stated she was available for questions.
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There were no further questions and Chair Perkins closed the public hearing.
A motion was proposed by Commissioner Baker, seconded by Commissioner Rogers,
to approve installation of a metal handrail along the front steps and the installation of
metal gutters on the home 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:

6 – Commissioner Perkins, Commissioner Baker, Commissioner Rogers,
Commissioner Little, Commissioner Ong’olo, and Commissioner Dake
0

6. HPC-22-17 (1029 West San Antonio Street) Hold a public hearing and consider a
request for a Certificate of Appropriateness by Michael Richards to allow the addition
of a dormer to the existing attached garage roof to accommodate a new bedroom and
bathroom along with the addition of new windows to the attached garage, which is a
change in the design of a previously approved Certificate of Appropriateness.
Alison Brake, Historic Preservation Officer, gave a presentation outlining the request. She
concluded the request to allow the addition of a dormer to the existing attached garage roof
to accommodate a new bedroom and bathroom along with the addition of new windows to
the attached garage, which is a change in the design of a previously approved Certificate of
Appropriateness was consistent with the San Marcos Development Code [Sections
4.5.2.1(I)(1)(e) and 4.5.2.1(I)(1)(g)] and the Secretary of the Interior Standards for
Rehabilitation [Standard Numbers 1, 9, and 10]. She concluded that the request was neutral
with the San Marcos Development Code [Sections 4.5.2.1(I)(1)(a), 4.5.2.1(I)(1)(b),
4.5.2.1(I)(1)(h), and 4.5.2.1(I)(1)(j)] and with the Secretary of the Interior Standards for
Rehabilitation [Standard Numbers 2, 3, 4, and 5].
Michael Richards, 1029 West San Antonio Street, stated he was available for questions and
explained that the change in design came after the price of materials and labor went up.
There were no further questions and Chair Perkins closed the public hearing. Discussion
between the Commission and the applicant regarding moving the dormer to the center of
the garage followed.
A motion was proposed by Commissioner Little, seconded by Commissioner Baker,
to approve the addition of a dormer to the existing attached garage roof to
accommodate a new bedroom and bathroom along with the addition of new windows
to the attached garage.
A motion was proposed by Commissioner Perkins, seconded by Commissioner Baker,
that the main motion be amended to “Center the peak of the dormer along the front of
the garage, allowing the ridgeline of the roof to be extended across the garage and
space for a window to be installed.” The motion carried by the following vote:
For:
Against:

5 – Commissioner Baker, Commissioner Little, Commissioner Rogers
Commissioner Ong’olo, and Commissioner Dake
1 – Commissioner Perkins
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Chair Perkins called for a vote on the main motion with the following condition:
“Center the peak of the dormer along the front of the garage, allowing the ridgeline of
the roof to be extended across the garage and space for a window to be installed.” The
motion carried by the following vote:
For:
Against:

5 – Commissioner Baker, Commissioner Little, Commissioner Rogers
Commissioner Ong’olo, and Commissioner Dake
1 – Commissioner Perkins

UPDATES
7. Updates on the following:
a. HPC Committee Reports Concerning Recent Activities
b. Grant Opportunities and Updates
i. National Parks Service’s Underrepresented Communities Grant
ii. Texas Historical Commission’s Certified Local Government Grant
c. Dunbar School Home Economics Building Restoration Progress
d. Upcoming Events and Training Opportunities
a. Commissioner Perkins stated that there were no HPC Committee Reports.
b. Staff stated the RFQ had been issued. Staff explained the scope for the RFQ
recognizes that there could be a possibility to hire just one consulting firm to do both
the individual nominations and the larger district nomination; language was added to
show that the City intends to award one or more contracts for completion of services.
c. Staff explained that there is a project in the CIP, in FY 2023, regarding the Dunbar
Education Building Stabilization. The Commission requested that as part of the
stabilization a Historic Building Assessment/Engineering Assessment be included in
the overall stabilization project.
d. Staff mentioned the San Marcos Preservation Day Celebration, May 21st, 10 AM – 2
PM at the Ulysses Cephas House (217 W. MLK Dr.). Additionally, staff reminded the
Commission of the upcoming CAMP (Commission Assistance and Mentoring
Program) training facilitated by the NAPC (National Alliance of Preservation
Commissions) on May 25, 2022, 9 AM – 11: 45 AM. Staff stated that following the
meeting scheduled with the trainers, an email would be sent to the Commission with
finalized details.
DISCUSSION ITEMS
8. Discussion regarding the disclosure to the Commission of various activities,
including the status of cases following decisions on such cases by the Commission,
and the notification process for upcoming Certificates of Appropriateness, and other
types of cases considered by the Commission, and provide feedback to staff.
The Commission stated that they would like notice of the following:
•
•

•

When Recommendation Resolutions are added to a City Council agenda
When an appeal of their decision is submitted and when it will go before the Zoning
Board of Adjustments
o Mr. Aguirre explained the legalities of Commission members being present
at these meetings and speaking on behalf of the Commission.
When new COA requests are submitted
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Staff stated that an email can be sent to the full Commission following the
agenda setting with the Chair that will list the submitted COA requests.

The Commission also requested the slide from the presentations that summarized staff’s
evaluation be included in the packets.
9. Discussion regarding tree and habitat protection requirements in the City’s historic
districts and provide feedback to staff.
Staff explained that tree & habitat protection requirements are found in Chapter 6, Article 4
of the San Marcos Development Code and that they applied to new development within city
limits, including new development in historic districts.
The Commission asked that discussion on this item be continued to the next meeting.
FUTURE AGENDA ITEMS
Commissioner Dake requested the following to be added as an action item:
− Approval of the amended Commission bylaws
QUESTION AND ANSWER SESSION WITH PRESS AND PUBLIC
Forest Fulkerson had signed up for this portion but stated that he had no further questions.
THERE BEING NO FURTHER BUSINESS CHAIR PERKINS DECLARED THE MEETING
ADJOURNED AT 9:50 P.M.

______________________________
Ryan Patrick Perkins, Chair

ATTEST:

_________________________

__

Alison Brake, Historic Preservation Officer

630 East Hopkins
San Marcos, TX 78666

CITY OF SAN MARCOS
Meeting Minutes
Historic Preservation Commission
Thursday, May 19, 2022

I.

4:00 PM

Special Meeting

Call To Order
With a quorum present the regular meeting of the San Marcos Historic Preservation
Commission was called to order at 4:09 p.m. on Thursday, May 19, 2022.

II.

Roll Call
Present 4 – Commissioner Perkins, Commissioner Rogers, Commissioner
Ong’olo, and Commissioner Dake
Absent 0

ACTION ITEM
1. HPC-22-14 (714 Burleson Street) Conduct a site visit to: 1) observe and evaluate
conditions; and 2) hold discussions with and receive information from the applicant,
pertaining to the request for a Certificate of Appropriateness by John Mark Slack to
allow the construction of a six-foot-tall stone fence or wall located approximately tenfeet, more or less, from the front plane of the home, to run parallel to Burleson Street.
(Deliberations among members of the Commission regarding this request will occur
separately at the regularly scheduled meeting of the commission on June 2, 2022).
The Commission toured the property with the property owner.
THERE BEING NO FURTHER BUSINESS CHAIR PERKINS DECLARED THE MEETING
ADJOURNED AT 4:38 P.M.

______________________________
Ryan Patrick Perkins, Chair

ATTEST:

_________________________

__

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

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

May 24, 2022

RE:

AGENDA ITEM 3: AMENDED COMMISSION BYLAWS

On March 1, 2022, the City Council amended/approved the Standard Board and
Commission Bylaws template; document is attached. After a tie vote, the Commission
voted to postpone the item until a full Commission could be present to act on the revised
document.
Revisions made include the following:
− The following statement was added under Article 2:
Personnel matters are not within the purview of the Board/Commission.
− New subsection (B) under Article 6:
Prior to taking office all newly appointed members shall attend an orientation. This
orientation will include, but may not be limited to, a review of Bylaws, Specific
Board Ordinance and Charge, Open Meetings Act, Public Information Act, Ethics,
parliamentary procedure, how to run a meeting, and procedures on how to file a
complaint with the city.
− New Article 11 was created:
ARTICLE 11. GENERAL POWERS AND DUTIES
(A) Personnel Issues: Personnel matters are not within the purview of the
Board/Commission and are not appropriate for posting on an agenda,
discussion at a meeting, or as a subject for a board/commission
recommendation. Neither the Board/Commission nor any of its members
shall recommend, instruct or request the City Manager or any of the City
Manager’s subordinates to change the job qualifications for a current
employee, appoint, or remove any person from, office or employment. The
Board/Commission and its members are prohibited from giving order to
subordinates of the City Manager either publicly or privately.
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(B) All Boards and Commissions shall adhere only to their specific general
powers and duties within their Ordinance, as provided in Article 2.
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BYLAWS OF THE
HISTORIC PRESERVATION COMMISSION

ARTICLE 1. NAME.
The name of the board is the Historic Preservation Commission.

ARTICLE 2. PURPOSE AND DUTIES.
The purpose of the board is defined within Chapter 2, Article 2, Division 6: Historic Preservation
Commission of the San Marcos Development Code as follows:
(A) The historic preservation commission shall act as an advisory body to the city council and as
a final or initial decision maker in deciding certificates of appropriateness.
(B) The historic preservation commission may initiate an application for the establishment or
expansion of historic districts and historic landmarks.
(C) The historic preservation commission shall review, prepare reports upon and make
recommendations concerning approval, conditional approval or denial of an application for the
establishment or expansion of historic districts and historic landmarks.
Personnel matters are not within the purview of the Commission.

ARTICLE 3. MEMBERSHIP.
(A) The commission is composed of seven members appointed by the city council.
(B) A member serves at the pleasure of the city council.
(C) Qualifications:
1. Members shall be residents of the city, or shall be employed in the city, and shall
demonstrate an interest in the history of the City of San Marcos. The city council shall
endeavor to appoint members from the disciplines of architecture, history, archaeology, or
other disciplines related to historic preservation.
2. Three members shall be property owners or residents from one of the Historic Districts
designated in the Development Code. The city council shall endeavor to maintain a
downtown representative and rotate appointments evenly among the districts.
(D) Commission members serve for a term of three-year staggered terms beginning March 1st on

the year of appointment. Three members shall be appointed in one year. Two members shall
be appointed in the next year and two appointed in the third year. An appointment to fill a
vacancy shall be for the unexpired term. If a member is appointed to fill a vacancy, the term
begins on the date of appointment. If a member is appointed to fill a vacancy, the term begins
on the date of appointment.
(E) All vacancies shall be filled as provided for by Section 2.071 of the City Code.
(F) An individual commission member may not act in an official capacity except through the
action of the commission.
(G) Attendance at commission meetings shall conform to the requirements outlined in Section
2.069 - Absence from meetings of the City Code.
(H) A member who seeks to resign from the commission shall submit a written resignation to the
chair of the commission, the staff liaison, or the city clerk’s office. If possible, the resignation
should allow for a thirty-day notice so the city council can appoint a replacement.
ARTICLE 4. OFFICERS.
(A) The officers of the commission shall consist of a chair and a vice-chair.
(B) Officers shall be elected annually by a majority vote of the commission at the first regular
meeting after March 1. In the event a current officer becomes ineligible to serve as an officer, the
commission may hold an election at the next regular meeting agenda.
(C) The term of office shall be one year, beginning April 1st and ending March 31st.
(D) A member may not hold more than one office at a time.
ARTICLE 5. DUTIES OF OFFICERS.
(A) The chair shall preside at board meetings, approve each final meeting agenda, and execute
approved meeting minutes.
(B) In the absence of the chair, the vice-chair shall perform all duties of the chair.
(C) In the absence of both the Chair and the Vice-Chair, the commission should elect an interim
chair for that meeting, or until the Chair or Vice-Chair arrives.
(D) The Chair is responsible for promoting and maintaining order in meetings. The Chair should
ensure adherence to the agenda for the meeting.
(E) The Chair should control discussion to ensure that it focuses on the issue and not on any person.
Personal remarks and attacks are not permitted.

ARTICLE 6. AGENDAS.
(A) The following general order of business should be used for regular meetings of the
commission:
1. Call to order
2. Roll call
3. Citizen Comments – 30 minutes, 3 minutes per speaker
4. Consent Agenda (includes routine items such as minutes from the previous meeting
which normally do not need separate discussion)
5. Presentations and/or Public Hearings
6. Items for action or discussion/direction
7. Reports (report items should be listed individually as needed to comply with Open
Meetings Act requirements)
8. Items for future agendas
9. Executive Session (in accordance with Open Meetings Act exceptions)
10. Question and Answer Session.
11. Adjournment
(B) Prior to taking office all newly appointed members shall attend an orientation. This orientation
will include, but may not be limited to, a review of Bylaws, Specific Board Ordinance and
Charge, Open Meetings Act, Public Information Act, Ethics, parliamentary procedure, how to
run a meeting, and procedures on how to file a complaint with the city.
(C) The commission may only discuss or consider an item that is stated within the assigned scope
of work or charge of the commission as provided in Article 2.
(D) The chair or two or more members may place a discussion item on an agenda for a regular
commission meeting no later than 10 business days prior to the meeting. If two or more
members wish to place a discussion item on a meeting agenda, they must separately contact
the staff liaison by written request.
(E) After first consulting with and receiving input from the staff liaison, the chair shall approve
each final meeting agenda. The chair may not remove an item placed on an agenda by prior
direction of the commission under subsection (C) above or placed on an agenda as a discussion
item by two members under subsection (C) above.
(F) The staff liaison will submit the meeting agenda to the City Clerk’s Office for posting no later
than 72 hours before the meeting. If the 72-hour deadline should fall on a weekend or holiday
it is the responsibility of the staff liaison to provide the meeting agenda to the City Clerk’s
Office by 4:30 p.m. on the last business day before the weekend or holiday.
(G) Posting of the agenda must comply with Texas Government Code Chapter 551 (Texas Open
Meetings Act).

ARTICLE 7. MEETINGS.
(A) The commission meetings shall comply with Texas Government Code Chapter 551 (Texas
Open Meetings Act).
(B) The commission will conduct its meetings by the rules of common courtesy and procedure
identified in Article 10.
(C) The Chair should introduce each item as it appears on the agenda, and in the order in which it
appears on the agenda. The Chair may allow items to be considered out of order with the
informal consent of the commission.
(D) The following types of actions may be taken or motions can be made during a meeting:
1. Approval - Means the item is approved as proposed.
2. Conditional approval - Means approval for the item will take effect upon the
occurrence of the conditions.
3. Approval as amended - Means the item is approved with changes from the original
proposal.
4. To Table - Means to temporarily delay the consideration of the item while another
item is brought up for consideration.
5. Remove from Table – Means to bring back the previously delayed item for
consideration.
6. Postpone - Means postponement of consideration of the item, either until a definite
time, or indefinitely. Action on the item at a subsequent meeting requires the item
to be placed on the agenda for that meeting
7. Reconsider - Means to reopen discussion of an item that was already acted upon.
Reconsideration may only occur at the same meeting, or at the next meeting after
the one at which the original action occurred. A motion to reconsider may only be
made by a person who voted on the prevailing side on the original action.
Reconsideration of an item at a subsequent meeting requires the item to be placed
on the agenda for that meeting.
8. Withdraw - Made by the person who made the motion. Does not require a formal
vote unless a member objects to the withdrawal.
9. Close debate ("calling for the question") – Requires a motion and second and 2/3
vote. If it passes, a vote is then taken on the motion that was under discussion,
without further debate. If it fails, debate resumes on the motion that was being
discussed.
10. Amend - Usually consists of striking out, inserting, adding, or substituting words,
sentences or paragraphs to the subject of the original motion. This motion is voted
upon separately from the original motion. Note: A friendly amendment, agreed to
by persons who made and seconded a motion, does not require a separate vote from
the original motion.
11. Recess - A temporary break in a meeting may be called by the Chair. This does not
require a formal vote unless a member objects to the recess.
12. Limited discussion or debate - The Chair may establish a reasonable time limit
for consideration of an item, or a reasonable time limit on each person addressing

the commission, or upon each commission member who comments on an issue.
This does not require a formal vote unless a member objects to the limits.
(E) In accordance with the Open Meetings Act, discussion and action is limited to the items listed
on the agenda for a meeting. Discussion of any subject not listed on the agenda must be limited
to whether to place the item on the agenda for a future meeting.
(F) Commission meetings will adhere to Sec. 2.045. - Rules of decorum for city council and city
board and commission meetings of the San Marcos City Code.
(G) The commission shall meet monthly. In October of each year, the board shall adopt a schedule
of the meetings for the upcoming year, including makeup meeting dates for the holidays and
cancelled meetings.
(H) Special meetings of the commission shall be called by the staff liaison upon the written request
of the chair or any three members of the commission. A commission may not call a meeting in
addition to its regular scheduled meetings as identified in its adopted meeting schedule, more
often than once a quarter, unless the meeting is required to comply with a statutory deadline,
or a deadline established by Council.
(I) Executive sessions are permitted only when they have been posted in advance and conform to
those requirements of the Texas Government Code Chapter 551 (Texas Open Meetings Act)
which pertain to executive sessions.
(J) A majority of the voting membership of the commission members constitute a quorum.
(K) If a quorum for a meeting does not convene within one-half hour of the posted time for the
meeting, then the meeting is deemed cancelled.
(L) To be effective, a commission action must be adopted by an affirmative vote of the number of
members necessary to provide a quorum.
(M) The chair has the same voting privilege as any other member. (Unless otherwise stated within
the board or commission’s Ordinance).
(N) The commission will allow citizens to address the commission during a period of time set aside
for citizen communications during their regular meeting. Each speaker will be limited to three
minutes.
(O) The staff liaison shall prepare the meeting minutes. The minutes of each commission meeting
must include the vote of each member on each item before the commission and indicate
whether a member is absent or failed to vote on an item.
(P) The city clerk shall retain agendas, approved minutes, internal review reports and bylaws. The
Planning and Development Service Department shall retain all other commission documents.
The documents are public records under Texas Local Government Code Chapter 552 (Texas

Public Information Act).
(Q) The chair shall adjourn a meeting not later than 10 p.m., unless the board votes to continue the
meeting.
ARTICLE 8. RECOMMENDATIONS.
(A) The commission is encouraged to provide the city council with advisory recommendations on
matters of city policy within their purpose and duties provided in Article 2 as necessary.
(B) The staff liaison must submit a policy recommendation that has been approved by a majority
of the membership in the form of a resolution to the city clerk and city manager for distribution
to the city council.
(C) The commission will submit an annual report to the city clerk by February 28 of each year.

ARTICLE 9. COMMITTEES.
(A) The Historic Preservation Commission does not have any standing committees but may have
ad hoc committees as necessary.
(B) Each committee must be established by an affirmative vote of the commission. Each committee
shall consist of at least three commission members approved by the commission. A staff member
shall be assigned to each committee by the director of the Planning and Development Services
Department.
(C) A committee may designate a chair, with the member’s consent, but is not required to do so.
(D) Quorum requirements do not apply to committees.
(E) Committees are not required to post their meetings in accordance with the Texas Government
Code Chapter 551 (Texas Open Meetings Act). A quorum of the membership is not allowed to be
present.
(F) Each committee shall update the commission at least quarterly on their work.

ARTICLE 10. RULES OF COMMON COURTESY AND PROCEDURE.
(A) During meetings, members shall preserve order and decorum, shall not interrupt or delay
proceedings.
(B) Members shall demonstrate respect and courtesy to each other, to city staff members, and to
members of the public appearing before the commission.

(C) Members shall refrain from rude and derogatory remarks and shall not belittle staff members,
other commission members, or members of the public.
(D) The Chair should exercise control over persons who abridge this policy or disrupt a meeting in
the following ascending order of action:
1. Call the person to order, advising the person of the infraction.
2. Advise the person that the infraction must cease immediately or the person will be
ordered to leave the meeting.
3. Order the person to leave the meeting. If the offending person is a member of the
commission, the Chair shall call for a vote on the expulsion of the member from
the meeting.
ARTICLE 11. GENERAL POWERS AND DUTIES
(A) Personnel Issues: Personnel matters are not within the purview of the Board/Commission and
are not appropriate for posting on an agenda, discussion at a meeting, or as a subject for a
board/commission recommendation. Neither the Board/Commission nor any of its members
shall recommend, instruct, or request the City Manager or any of the City Manager’s
subordinates to change the job qualifications for a current employee, appoint, or remove any
person from, office or employment. The Board/Commission and its members are prohibited
from giving order to subordinates of the City Manager either publicly or privately.
(B) All Boards and Commissions shall adhere only to their specific general powers and duties
within their Ordinance, as provided in Article 2.
ARTICLE 12. AMENDMENT OF BYLAWS.
A bylaw amendment is not effective unless approved by the Council Finance and Audit
Committee.
The bylaws were approved by the Historic Preservation Commission at their meeting held on
April 7, 2022.

(Signature of Staff Liaison)

(Title of Staff Liaison)

PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

May 24, 2022

RE:

HPC-22-14 714 BURLESON STREET

After holding the public hearing at the May 5, 2022 regular meeting, the Commission
postponed action on the item to the June 2, 2022 regular meeting. Attached is the
agenda packet item from the May 5th meeting, which includes the staff report. As a
reminder, the terracing of the front yard was withdrawn by the applicant at the previous
meeting and is no longer a part of the request.
At the time of this memo, no new information or renderings have been received from the
applicant. Should the applicant provide new information and/or renderings, staff will
share it with Commission and it will be presented during the June 2nd meeting.
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Certificate of Appropriateness
HPC-22-14 (714 Burleson Street)
Summary
Request:

Applicant:

New terracing of the front yard which includes, but is not limited to, the addition
of landscape borders created out of rock.
New six-foot tall stone wall with metal entry gates, to run parallel to Burleson
Street.
John Mark Slack
Property Owner:
Same
714 Burleson Street
San Marcos, TX 78666

Notification
Personal Mailing:
Response:

April 22, 2022
Posted Notice:
April 22, 2022
Three responses received: 1 requested more information and 2 speak to
flooding concerns. (See: Attached Comments Received)

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

714 Burleson Street (See: Aerial Map)
South of Scott Street
Burleson Street
Contributing Structure
1909/1910
My Historic SMTX
Resources Survey:
Listed (2008)
Recorded Texas Historic
Landmark:
Two-story, 3,142 square foot residential home

My Historic SMTX Historic Resources Survey Summary
Low
Medium

Yes
High
No

X 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 Neoclassical-style residence that retains original wood windows and wood siding
and boasts large columns with a full facade two-story front porch which is, per the NRHP nomination form, the most
prominent feature of the home. The database also notes the original doors with transoms and sidelights. The home is
listed on the NRHP as the Pettey House. The form states that the home was built for Branch Pettey when he moved
his family from their farm in Caldwell County so his children could attend the Coronal Institute in San Marcos. The
NRHP form also states that the home was built the same year the C.H. Page & Brother Neoclassical courthouse was
completed on the square and states the house represents a time in the city’s history of growth, economic stability,
and civic pride. Both the NRHP form and the historic resources survey database notes a couple of outbuildings on the
property that are largely not visible from the street: a historic-age barn which is considered a contributing resource
and a non-historic carport. (See: Historic Resources Survey Inventory Form; 1922 Sanborn Map; Excerpt from

the NRHP nomination form [the entire 55-page form found here:
https://atlas.thc.texas.gov/NR/pdfs/08000541/08000541.pdf])
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Certificate of Appropriateness
HPC-22-14 (714 Burleson Street)
Current Request
The applicant is proposing to construct a six-foot-tall stone wall that will be located approximately ten-feet,
more or less, behind the front plane of the home, running parallel to Burleson Street on either side of the
home, and then partially along the south side of the home where it will meet up with a wooden privacy fence to
enclose a small part of the side yard. The applicant is planning to utilize the existing stone retaining wall located
along the driveway and the front yard as the template for the design of the new fence. The new stone wall
will be located over 100-feet from the Burleson Street right-of-way and mostly shielded from view by
landscaping. However, there will be spots along Burleson Street where the new stone wall will be visible.
The applicant is also proposing two metal gates on either side of the home that will allow access to the rear
and side yards. A fence permit is required to be approved and issued prior to the installation. This portion of
the request was postponed from the April meeting due to a notification error.
Prior to the April regular meeting, staff received multiple phone calls from the public regarding work to the
front yard and tree removal on the property. A Stop Work Order was issued to the property owner on
March 31, 2022, to determine what permits were specifically required to continue the work being
undertaken. As of April 25, 2022, a permit determination form has not been submitted to the Building
Department for review.
Following the Stop Work Order, the applicant amended the request for the Certificate of Appropriateness to
include the terracing of the front yard which will include but not be limited to the addition of landscape
borders. The applicant is proposing to utilize rock and boulders to delineate the landscape beds.
Please refer to attached documents for the site plan showing the location of the new stone wall and the
landscape borders, images of the proposed stone wall and metal gates, as well as images of similar
landscape borders.
My Historic SMTX Photograph

2

Certificate of Appropriateness
HPC-22-14 (714 Burleson 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-22-14 (714 Burleson Street)
SIX-FOOT-TALL STONE WALL
Construction and Repair Standards (Sec.4.5.2.1(I)(1))
New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
Staff Evaluation
Consistent Inconsistent Neutral sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
N/A
compatible with adjacent buildings.
b. Proportion of Building’s front Facade. The relationship of the width
N/A
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
N/A
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
N/A
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
X
related.
The existing stone retaining wall located around the front yard will
not change.
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 new stone wall will be set back behind the front plane of the
residence, as recommended by the Historic District Design
Guidelines.
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 is planning to utilize the existing stone retaining wall
located along the driveway and the front yard as the template for
the design of the new stone wall.
4

Certificate of Appropriateness
HPC-22-14 (714 Burleson Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I)(1))
Consistent Inconsistent Neutral
h. Roof shapes. The roof shape of a building shall be visually
N/A
compatible with the other buildings to which it is visually related.
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 new stone wall will be located over 100-feet from the Burleson
Street right-of-way and mostly shielded from view by landscaping.
The existing stone retaining wall is not proposed to change.
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.3.2.4(F), C.3.2.5, and C.3.4.3 Historic District
Design Guidelines, Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-22-14 (714 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 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.
The new stone wall will be located over 100-feet from the
X
Burleson Street right-of-way and mostly shielded from view by
landscaping. By locating the new stone wall behind the front
plane of the home, distinctive materials and features, such as the
front porch (noted in the National Register nomination form), are
allowed to be viewed while allowing the rear and side yards 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.
The new stone wall will be compatible with the existing stone
retaining wall located along the driveway and the front yard.
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
property will be preserved.
The existing stone retaining wall will not change. By locating the
X
new stone wall behind the front plane of the home, distinctive
materials and features, such as the front porch, are allowed to be
viewed while allowing the rear and side yards 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
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-22-14 (714 Burleson 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
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 new stone wall will be located over 100-feet from the
Burleson Street right-of-way and mostly shielded from view by
landscaping.
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 new stone wall 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
HPC-22-14 (714 Burleson Street)
TERRACING FRONT YARD
Construction and Repair Standards (Sec.4.5.2.1(I)(1))
New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
Staff Evaluation
Consistent Inconsistent Neutral sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
N/A
compatible with adjacent buildings.
b. Proportion of Building’s front Facade. The relationship of the width
N/A
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
N/A
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 open area is terraced but remains expansive. The building’s site
is mentioned once in the National Register nomination: “The
building’s site, a spacious lot with mature trees, slopes up from the
X
street.” While the National Register nomination does not call out the
expansive front yard as a distinctive feature, many of the homes on
Burleson include grand homes set back quite far from the right-ofway, establishing large front yards. There is some evidence of other
homes in the Burleson District with terraced front yards: 724
Burleson Street, 804 Burleson Street, 906 Burleson Street. These
types of yards seem to be a distinctive developmental pattern along
this stretch of Burleson Street.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
N/A
related.
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Certificate of Appropriateness
HPC-22-14 (714 Burleson Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I)(1))
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 applicant is planning to utilize rocks and boulders that are
compatible with the other terraced front yards in the Burleson
District.
h. Roof shapes. The roof shape of a building shall be visually
N/A
compatible with the other buildings to which it is visually related.
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 terraced front yard is mostly shielded from the view by existing
landscaping. The existing stone retaining wall is not proposed to
change.
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.3.2.4, C.3.2.5, and C.3.4.3 Historic District
Design Guidelines, Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-22-14 (714 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 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.
Substantially changing buildings and their features or site
features which are important in defining the overall historic
character of the property so that, as a result, the character is
X
diminished is not recommended by the Secretary of the Interior
Standards. Additionally, the SOI Standards do not recommend
changing the grade level of the site if it diminishes its historic
character – for example, lowering the grade adjacent to a
building to maximize the use of a basement would change the
historic appearance of the building and its relation to the site.
The Standards do recommend retaining the historic relationship
between the building and the landscape.
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
from other historic properties, will not be undertaken.
X
There is some evidence of other homes in the Burleson District
have terraced front yards: 724 Burleson Street, 804 Burleson
Street, 906 Burleson Street. These types of yards seem to be a
distinctive developmental pattern along this stretch of Burleson
Street.
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
property will be preserved.
The existing stone retaining wall located around the front yard
X
will not change.
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Certificate of Appropriateness
HPC-22-14 (714 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
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
using the gentlest means possible. Treatments that cause damage
to historic materials will not be used.
The SOI Standards recommend minimizing disturbance of the
X
terrain around the buildings or elsewhere on the site to reduce
the possibility of destroying or damaging important landscape
features. Using heavy machinery or equipment in areas where it
may disturb, or damage important landscape features is not
recommended.
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.
While the National Register nomination does not call out the
expansive front yard as a distinctive feature, many of the homes
on Burleson include grand homes set back quite far from the
right-of-way, establishing large front yards. There is some
X
evidence of other homes in the Burleson District have terraced
front yards: 724 Burleson Street, 804 Burleson Street, 906
Burleson Street. These types of yards seem to be a distinctive
developmental pattern along this stretch of Burleson Street. The
SOI Standards do not recommend changing the grade level of the
site if it diminishes its historic character. The Standards do
recommend retaining the historic relationship between the
building and the landscape.
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Certificate of Appropriateness
HPC-22-14 (714 Burleson Street)
Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
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 landscape borders could be removed, and new ground cover
could be planted.
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TEXAS HISTORICAL COMMISSION

Historic Resources Survey Form

Project #: 00046
County: Hays

Local Id: R27353
City: SAN MARCOS

Address No: 714

Street Name: BURLESON ST

Block: 2

SECTION 1

Basic Inventory Information
Current Name:
Historic Name:

Pettey House
Name: WOODS JONATHAN & DAHLIA

Owner Information
Address:

City: SAN MARCOS

714 BURLESON ST

Geographic Location

Latitude:

Legal Description (Lot\Block):

State: TX

Longitude:

29.881434

Zip: 78666
Parcel Id

-97.951083

FARM LOT, ACRES 1.1279

Addition/Subdivision:
Property Type:

Year:
Listed NR Distrct Name: Burleson Street Local Historic District

Building

Current Designations:
NHL

NR

Architect:

NR District

RTHL

OTHM

HTC

SAL

Local

Other

Is property contributing?

Builder

Undetermined

Contruction Date:

Phase 2

Source

1909

Recorded By: Elizabeth Porterfield/Hicks & Company

NR Nom.

Date Recorded: 2/1/2019

Function
Current: Domestic
Historic:

Domestic

SECTION 2
Architectural Description
NRHP listed Pettey House: 1910, Neoclassical-style residence with original wood windows and wood siding, large columns and twostory porch, original doors with transoms and sidelights; per NR Nom, two additions prior to 1930 (two-story bay on side, enclosure
of rear porches/addition of utility bay); built for Branch Pettey (former Caldwell Co. farmer) so his children could attend the Coronal
Institute in San Marcos; historic-age barn (contributing resource) largely not visible from street; non-historic carport
Additions, modifcations

Explain:

Relocated

Explain:

two-story side bay, enclosed rear porches/utility bay (of historic age-per NR Nom)
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TEXAS HISTORICAL COMMISSION

Historic Resources Survey Form

Project #: 00046

Local Id: R27353

County: Hays

City: SAN MARCOS

Address No: 714

Street Name: BURLESON ST

Block: 2

Stylistic Influence
Neoclassical

Structural Details
Roof Form

Plan

Hipped

Rectangular

Roof Materials

Chimneys

Composition Shingles

Brick

Wall Materials

Porches/Canopies

Wood Siding

FORM

Windows

SUPPORT

Wood, Double hung

Hipped Roof
Classical columns

MATERIAL

Doors (Primary Entrance)

Landscape Features

Single, With sidelights, With transom

stone retaining wall; large lot/setback; hist. barn in rear yard

ANCILLARY BUILDINGS:
Garage:

Barn: Wood-framed barn

SECTION 3

Shed:

Other: Carport

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:
Architecture/Comm. Dev. as significant early 20th-century residence and development of neighborhood
Periods of Significance:
ca. 1909-1975
Levels of Significance:

National

State

Local

Integrity:

Design

Materials

Workmanship

Location

Setting

Feeling

Association

Integrity Notes:
Individually Eligible? Yes

Within Potential NR District?: Yes

Is Property Contributing?:

Potential NR District Name: Burleson Street Historic District
Priority High

Explain: NRHP listed; contributing to local hist. district

Other Information
Is prior documentation available for this resource?
Documentation Details:
NR Nom: Pettey House, 2008

Yes

Type

HABS

Survey

Other

(Oct. 1990)

United States Department of the Interior
National Park Service
NATIONAL REGISTER OF HISTORIC PLACES
REGISTRATION FORM
1.

NAME OF P R O P E R T Y

HISTORIC NAME: Pettey House
OTHER NAME/SITE NUMBER: Pettey-Hcard

House

2. LOCATION
STREET & NUMBER: 714 Burleson Street
CITY OR TOWN:
San Marcos
Hays
STATE: Texas CODE: T X
COUNTY:

NOT FOR PUBLICATION: N / A
VICINITY: N / A

CODE:

209

ZIP

CODE:

78666

3. STATE/FEDERAL AGENCY CERTIFICATION
As the designated authority under the National Historic Preservation Act, as amended. I hereby certify that this {_x_nomination) ( request for
determination of eligibility) meets the documentation standards for registering properties in the National Register of Historic Places and meets the
procedural and professional requirements set forth in 36 CFR Part 60. In my opinion, the property (_x_ meets) ( _ does not meet) the National
Register criteria. I recommend that this property-be considered significant ( _ nationally) ( _ statewide) ( _x_ locally). ( See continuation sheet for
additional comments.)

Signature of certifying official

Date

State Historic Preservation Officer, Te.xas Historical Commission
State or Federal agency and bureau

In my opinion, the property

meets

does not meet the National Register criteria. (

See continuation sheet for additional comments.)

Signature of commenting or other official

Date

State or Federal agency and bureau

4. NATIONAL PARK S E R V I C E C E R T I F I C A T I O N
I hereby certify that this property is:
^^tnXtrtA in the National Register
See continuation sheet.
determined eligible for the National Register
See continuation sheet
determined not eligible for the National Register
removed from the National Register

other (explain):

Signature of the Keeper

I Date of Action

USDI/NPS NRHP Registration Form
Property Name, City, County, Texas

Page 2

5. CLASSIFICATION
OWNERSHIP OF PROPERTY:

Private

Building

CATEGORY OF PROPERTY:

NUMBER OF RESOURCES WITHIN PROPERTY:

CONTRIBUTING

NONCONTRIBUTING

2
0
0
0

0 SITES
0 STRUCTURES
0 OBJECTS

2

1 TOTAL

1 BUILDINGS

NUMBER OF CONTRIBUTING RESOURCES PREVIOUSLY LISTED IN THE NATIONAL REGISTER: 0
NAME OF RELATED MULTIPLE PROPERTY LISTING:

Historic Resources of San Marcos

6. FUNCTION OR USE
HISTORIC FUNCTIONS:

DOMESTIC/single dwelling = residence

CURRENT FUNCTIONS:

DOMESTIC/single dwelling = residence

7. DESCRIPTION
ARCHITECTURAL CLASSIFICATION:
MATERIALS: FOUNDATION
WALLS

LATE 19TH AND 20TH CENTURY REVIVALS/Neoclassical

WOOD, CONCRETE
WOOD

ROOF

ASPHALT

OTHER

GLASS,

NARRATIVE DESCRIPTION

METAL

(see continuation sheets 7-5 through 7-7).

NPS FofiTi 10-90C-a

OMB Approval

No

1024-0016

(8-86)

United States Department of the Interior
National Park Service

National Register of Historic Places
Continuation Sheet
Section 7 Page 5

Pettey House
San Marcos, Hays County, Texas

Summary Description
The Pettey House was built in the Neoclassical style for Branch Pettey in 1909. The most prominent feature of
the wood-frame house is its full-fagade, two-story front porch, which is separated into three bays by foitr
columns. The turned-post balustrade also indicates the residual Folk Victorian style, still common in residential
architecture styles in San Marcos after the turn of the 20th century.' The complex hipped roof, with multiple
intersecting components, is shingled in asphalt. Because of the house's projecting eaves, the bases of the roof
sections are not visible from the ground level. The building's site, a spacious lot with mature trees, slopes up
from the street. The house is set to the ordinal directions with the primary elevation facing southeast. It is
rectangular in plan with a bay element on its southwest side. A brick chimney rises above the roof on the
southwest side of the house.
Southeast (Main) Flevation
The Pettey House's definitive feature is the main fa9ade's Neoclassical porch, which is subdivided laterally by
the floor of the second-story porch, which is wrapped in a simple, turned-post balustrade. Six concrete steps
with a very low concrete railing lead up to the front porch, which is skirted in pressed metal, painted white to
match the house. The prominent columns rise the full two stories of the front porch. The non-fluted coltmms
feature Ionic capitals with angled volutes. Resting on the column capitals, an unadorned frieze with simple
crown molding supports the roof. A similar band wraps the porch below the second floor balustrade. The central
bay of each floor features a doorflankedby sidelights, with a transom spanning the three elements; the ground
floor door has decorative leaded glass. The outer bays each contain large one-over-one double-hung windows
with wooden shutters painted dark green. Above the central porch bay, a dormer with two windows is tucked
into the roof The dormer itself also features a hipped roof with projecting eaves, and the house's single
chimney, on the far left of the front facade, appears to be approximately the same height as the dormer.
Southwest Elevation
The Pettey House's southwest facade is composed of four vertical components. The section on the far left, at the
west comer of the house, consists of two volumes recessed from the main plane of the elevation. The most
recessed element is a two-story volume with no fenestration and with a low-pitch hipped roof and projecting
eaves. In front of it, a one-story volume with a single square, one-light window also features a low hipped roof,
but with less aggressively projecting eaves. The window features a simple molded frame. Both components are
simple wood siding with slender pilaster detailing at the comers.
Reading the southwest elevation from left to right, the second vertical section is the fa9ade's most elaborate. In
this vertical voltime, which has its own hipped roof, a semi-hexagonal bay projects in front of the main plain of
the fagade. It has six double-hung one-over-one light windows, one on each face at each floor level. The
geometry is emphasized on the smooth underside of the eave with a molding expressing a square, with the
negative space between the molding and the hexagonal shape forming triangles. On the walls, the narrow comer
pilasters are repeated at each comer of the bayed volume, and the windows again feature simple frame molding.
San Marcos MPS

OMB Approval No 1024-0018

NPS Form 10-900-a
(8-86)

United States Department of the Interior
National Park Service

National Register of Historic Places
Continuation Sheet
Section 7
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Pettey House
San Marcos, Hays County, Texas

The third and fourth sections are flush and express the main plain of the fa9ade. The third section featttres a
single double-hung one-over-one light window on each floor, and the house's brick chimney rises above the
roof on the left-side of the section. The fourth section is the end of the two-story porch of the main facade. This
bay is framed by the engaged half-round column with single Ionic volute, and the full Ionic column at the
comer of the porch. The unadorned friezes above the column capitals and below the second floor's tumed-post
balustrade sub-divide the vertical space. The porch is again skirted by pressed metal painted to match the house.
Northwest (Rear) Elevation
The rear elevation of the Pettey House is a complex arrangement of one- and two-story volumes that can be
divided into four uneven vertical sections. The second story hipped roofs projecting eaves follow the changing
geometry of the sections. The widest and farthest left consists of a one-story volume with low-pitch roof sloping
back toward the two-story portion of the house. The one-story volume features two double-himg one-over-one
windows with simple molding; the upper story features a single square one-light window, which features the
same molding. The comers of each volume exhibit the same narrow pilasters used on the other facades.
The next section is quite narrow, consisting of an entry porch with front gable roof supported by two square
colurrms at the front comers and two engaged pilasters against the house; the columns and pilasters match the
design and scale of the house's other pilasters. Between them and extending down at an angle to serve as railing
for three concrete steps is a simple balustrade with squared balusters. Behind the entry porch, a narrow,
windowless volume projects forward, about half the distance to the front plane of the fa9ade. The third vertical
section, a two-story volume, projects further forward, bringing it even with the front plane of the one-story
volume on the left and the door of the narrow entry section. This third section features a square one-light
window on the first floor and a pair of double-hung one-over-one windows on the second floor. All are framed
with the same molding used throughout the house, and the comers of the volume also feature the same narrow
pilasters used elsewhere.
Finally, the section on the far right consists of a windowless one-story volume set back from the fa9ade's front
plane and with a hipped roof, and the second story, also windowless and set further back, which is the northwest
face of the bayed section from the southwest fa9ade.
Northeast Elevation
The northeast elevation consists of three sections. The first is the northeast end of the front porch, with the same
features as on the opposite end: a bay framed by the engaged half-round column with single Ionic volute against
the house, and the full Ionic column at the comer of the porch. The imadorned friezes above the column capitals
and below the second floor's tumed-post balustrade sub-divide the vertical space.
The bulk of the northeast elevation is the two-story central volume, noticeably flat compared to its bayed
counterpart on the opposite fa9ade. Each floor of this central section features three windows, two spaced more
closely together on the left, and one on the right, expressing the likely presence of two interior spaces behind
each wall, one with a single window, one with two. Each window is a double-hung one-over one with the same
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Pettey House
San Marcos, Hays County, Texas

molding as elsewhere on the house. The first floor continues into the third section of the fa9ade, a single-story
volume with two windows to match the others on the elevafion. The pressed metal skirt around the building's
base is unpainted on this elevation.
Site and Outbuildings
A limestone rock retaining wall surrounds the front yard. Several steps rise from street level to a sidewalk
leading directly to the front steps. Considered to be a contributing building, a red barn, or carriage house, buiU
with wood plank siding, sits approximately 50 feet behind the home. It measures approximately 20 x 30 feet and
is believed to have been built near the time the home was constmcted. Its double bay doors open on to the
driveway, as does a door to a loft. A carport with lattice siding, built more recently between the bam and the
house, also opens onto the driveway; it is non-contributing.
Integrity of the Pettey House
The large house served as home to multiple generations of families simultaneously over the years. Based on
information gathered from the 1920 and 1933 Sanborn Maps, the house had at least two addifions, a two-story
bay on the left side of the house, the enclosure of rear porches, and the addition of a utility space. These
additions were likely constructed after Branch Pettey's death and prior to 1930.^^
The home has a high degree of historic integrity. The association of this house within the neighborhood remains
intact because it has changed little since the historic period. There have been no modifications to the original
front fa9ade and retains its integrity of design and workmanship. Both the feeling and setting of the house also
remain intact.

^ Sanborn Maps 1920 and 1930; Census Records, Hays County, 1920 and 1930
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8. STATEMENT OF SIGNIFICANCE
APPLICABLE NATIONAL REGISTER C R I T E R I A
A PROPERTY IS ASSOCIATED WITH EVENTS THAT HAVE MADE A SIGNIFICANT CONTRIBUTION TO THE BROAD

PATTERNS OF OUR HISTORY.
B PROPERTY IS ASSOCIATED WITH THE LIVES OF PERSONS SIGNIFICANT IN OUR PAST.
_X_ C PROPERTY 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.
_ D PROPERTY HAS YIELDED, OR IS LIKELY TO YIELD, INFORMATION IMPORTANT IN PREHISTORY OR HISTORY.
CRITERIA CONSIDERATIONS: N/A
AREAS OF SIGNIFICANCE:

ARCHITECTURE

PERIOD OF SIGNIFICANCE:
SIGNIFICANT DATES:

1909

1909; C. 1922-30

SIGNIFICANT PERSON: N/A
CULTURAL AFFILIATION: N/A
ARCHITECT/BUILDER:

unknown

NARRATIVE STATEMENT OF SIGNIFICANCE

(see continuation sheets 8-8 through 8-9).

9. MAJOR BIBLIOGRAPHIC REFERENCES
BIBLIOGRAPHY (see continuafion sheet 9-10).
PREVIOUS DOCUMENTATION ON FILE (NPS): N/A

_ preliminary determination of individual listing (36 CFR 67) has been requested.
_ previously listed in the National Register
_ previously determined eligible by the National Register
_ designated a National Historic Landmark
_ recorded by Historic American Buildings Survey #
_ recorded by Historic American Engineering Record #
PRIMARY LOCATION OF ADDITIONAL DATA:

X State historic preservation office (Texas Historical Commission)
_ Other state agency
_ Federal agency
_ Local goverrmient
_ University
_ Other ~ Specify Repository:
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Pettey House
San Marcos, Hays County, Texas

Statement of Significance
The 1909 Pettey House retains a high degree of integrity of association, materials, location, design,
workmanship, feeling, and setting. The Neoclassical building, similar in style and massing to many in the
adjacent Belvin Street Historic District, an upscale historic residential area of San Marcos, represents an era of
the community's history and adds to the neighborhood's historic setting. Branch Pettey buift the home when he
moved his family from their farm in nearby Caldwell County to San Marcos so his children could attend the
Coronal Institute. The home's scale and quality of constmction demonstrate his success and motivation to
provide educational opportunities for his children. The Pettey House meets Criterion C in the Area of
Architecture at the local level of significance as an excellent example of a Neoclassical residence. With the
nearby 1908 Crookwood House and the 1909 Hays County Courthouse both also buiU in the Neoclassical style,
the Petty House represents a time in San Marcos's history of growth, economic stability, and civic pride.
Historic Context
Because of its fresh water springs that feed the San Marcos River, the area around San Marcos has been
occupied by humans throughout history. In August 1755, Spanish missionaries briefly located missions and a
presidio along the river, and in 1808, Manuel Antonio Cordero y Bustamante, Spanish govemor of Texas,
sponsored a community named San Marcos de Neve, sited where the Old San Antonio Road crossed the river.
Due tofloodsand other hardships, the settlement was abandoned in 1812.^ When the Texas Legislature created
Hays County, with San Marcos its county seat, in March 1848, the community had almost 400 residents. Dtiring
the next decades, the growing community supported agricultural trade and numerous businesses. During the
1880s, the arrival of the International & Great Northern Railroad and the Missouri-Kansas-Texas "Katy" line
sptirred additional growth and trade opportunities.^ In 1883, the county commissioners accepted plans from
noted architect F.E. Ruffini for a courthouse. It burned in 1908, and C.H. Page & Brother designed a new
Neoclassical courthouse, built by contractors Fischer and Lamb the next year (see Figure 14).^
In the decades before and after the turn of the 20th century, a number of San Marcos' successful and wealthy
residents constructed large, two-story homes southwest of downtown, on streets such as Hutchison, Hopkins,
San Antonio, Burleson, and Belvin. With materials and decorative elements widely available due to the railroad,
and with the community and its residents well-established, the luxurious new homes reflect a high level of
comfort and stability. Although typically fenced in and with a strong sense of neighborhood, the property lots
were substantial, retaining copses of trees and other semi-rural elements that conveyed the evolving nature of
settlement in the community. The Belvin Street Historic District was designated in 1983 with 18 contributing
buildings spread out over 150 acres. The Pettey House and the adjacent residences sit on similarly large lots that
slope considerably up from the street. Throughout the Belvin Street district and surrounding streets.
' Handboolc of Texas Online, s.v. "San Marcos de Neve," http://www.tsha.utexas.edu/handbook/online/articles/SS/hvs2l.html
(accessed October 23, 2007).
•* Handboolc of Texas Online, s.v. "San Marcos, TX," http://www.tsha.utexas.edu/handbook/online/articles/SS/hes2.html (accessed
October 23, 2007).
' Historic Resources of San Marcos, Section 8, Page I
* Historic Resources of San Marcos, Section 7, Page 3
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architectural styles vary and include Colonial Revival, Queen Anne, Folk Victorian, Prairie School, and
Neoclassical (see Figures 15 and 16). Although many of the homes are small in scale, the neighborhood feels
grand due to the large lots, mature trees, and the number of generously sized, well-appointed homes.
Pettey Family
Branch Pettey, the son of a doctor, was a farmer from nearby Caldwell County. He also had two children that
lived to adulthood, and he moved his family to San Marcos so his children could attend the Coronal Institute,
which operated in San Marcos from 1868 to 1917.^ In January 1909, Pettey bought the site at 714 Burleson
Street from J.M. Hon. The property is a large lot that was a portion of San Marcos farm lot number 15 originally
of the J.M. Veramendi League number 1.^ Pettey built a large comfortable home high on the bluff side of
Burleson Street on a 1.6-acre lot that slopes up from the street. His widowed mother also lived with the family.
The Pettey home's siting is like that of other properties in the historic neighborhoods of San Marcos, with the
house set back from the street. The massing and style is also similar to many of the nearby historic homes,
grand in scale and detailing. The house's Neoclassical styling presents a simple understated elegance; it also
remains a strong presence on Burleson Street. It should also be noted that the home was built the same year the
C.H. Page & Brother Neoclassical courthouse was completed on the San Marcos square and just a year after the
prominent Neoclassical J.H. Wood House was built at 227 Mitchell, just blocks away.
Neoclassical Style
According to Virginia and Lee McAlester, the Neoclassical style was most common from 1895 to 1950, with
two "principal waves of popularity. The first, from about 1900 to 1920, emphasized hipped roofs and elaborate,
correct columns. The latter phase, from about 1925 to the 1950s, emphasized side-gabled roofs and simple,
slender columns."' Theftill-fa9adeporch variation was particularly popular beginning in 1925, more than 15
years after the Pettey House's completion. Because of the number of Folk Victorian and Queen Anne homes in
the neighborhood, many with two-story porches and elaborate balustrades, the Petteys were likely influenced by
the shape and composition of porches designed in other styles, although the emphasized hipped roof and
elaborate columns are in keeping with the early Neoclassical trends.
Conclusion
The 1909 Pettey House is eligible for listing on the National Register of Historic Places as a good example of
the homes built on the large lots of the early subdivided farm tracts around San Marcos. The Pettey Home
retains a high degree of its historic integrity of association, materials, location, design, workmanship, feeling,
and setting. It is nominated to the National Register of Historic Places at the local level of significance under
Criterion C in the Area of Architecture as an excellent residential expression of the Neoclassical style.
' Handboolc of Texas Online, s.v. "Coronal Institute," http://www.tsha.utexas.edu/handbook/online/articles/CC/kbc42.html (accessed
November 5, 2007).
' John Scott subdivision plat. Hays County Deed, vol. R, pg 255.
' McAlester, Virginia and Lee. A Field Guide to American Houses, pp. 343-344.

NPS Form 10-900-a
(8-86)

OMB Approval

No

1024-0018

United States Department of the Interior
National Park Service

National Register of Historic Places
Continuation Sheet
Section 9

Page 10

Pettey House
San Marcos, Hays County, Texas

BIBLIOGRAPHY
"Confederate Soldiers of Caldwell County, Texas." Complied by Donaly Brice, Historical Search Center,
Luling, Texas.
Anderson, Lissa. National Register of Historic Places Inventory-Nomination Form. Prepared for San Marcos
Heritage Assoc. 1982.
Caldwell County Genealogy & Historical Society documents.
Hays County deed records: 1949, 1964, and 2000.
Hays County tax records 1909-1912.
Heard, Lucille Pettey, interviews conducted by Janette Pearson Ramsay in 1964-1967.
McAlester, Virginia and Lee. A Field Guide to American Houses. New York: Alfred A. Knopf, 1986.
Noller, Nancy Heard, interviews, conducted by Janette Pearson Ramsay via telephone in March and May 2000.
Original abstract of title. Prepared by Hays County Abstract Company, San Marcos, Texas, November 6th, 1946
for the heirs of Mrs. May M. Pettey, deceased. Spaiming a Spanish grant dated April 28th, 1832 to 1946.
Pension Rolls of Confederate Soldiers: Caldwell County, Texas, and Hays County. Dr. Thomas Sewell Pettey
and wife, Emma Pettey. Application no. 46980.
Pettey-Heard family Bible. In the possession of Thomas Heard, California.
San Marcos City Cemetery, Moore Street, San Marcos, Texas.
The Sanborn Library, Lie. 1922 & 1930.
U.S. Census reports 1900-1920. Caldwell County, Texas and San Marcos, Texas.

Brake, Alison
From:
Sent:
To:
Subject:

Allen, Judy L <ja01@txstate.edu>
Tuesday, March 29, 2022 12:57 PM
Brake, Alison
[EXTERNAL] HPC-22-14

I received the letter concerning the public hearing regarding the property at 714 Burleson on April 7. I live at
724 Burleson. I would like to see the permit information submitted so I can make sure I understand what he is
requesting.
Judy Allen

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

Robin Kelley <rhkchoreo@gmail.com>
Tuesday, March 29, 2022 1:09 PM
Brake, Alison
[EXTERNAL] 714 Burleson St.

Dear Ms. Brake, 3/29/22
We are contacting you concerning the property next door to us. We, Robin and Ken Kelley, live at 702 Burleson St. The
concerning property is owned by John Mark Slack at 714 Burleson St.
He vaguely told us if his plans of property improvements to hopefully be completed by May. We received a letter about
the April 7 HPC meeting concerning one 10 ft long 6 ft high stone wall on the south side of his property in the front of his
home. We don’t know what constitutes approval by your committee but we are concerned about the apparent terraces
being dug out across the entire front yard. And the wide hole.
We feel sure it will look nice when done but we are concerned about the impact these changes could make to the
surrounding properties in the future with regards to water run off etc.
In the approval letter there is no mention of a wall on our side of his home in the front. He told us he would be building
a wall there as well. Maybe his plans have changed but we are a bit confused as to what he will be putting there.
He proposed to us a fabricated stone wall between our properties... stone look only in his side and we would see only a
concrete look backing and steel bars. We told him that was not acceptable to us as it would greatly devalue our
property.
However, when we asked his worker on the backhoe very close to our existing fence what he was digging a deep trench
for, he answered “a retaining wall.” Then he added they would be raising the level of the property up next to ours. We
told him that would kill the big trees to raise it that high and he said “no. These old trees won’t die!” In addition to that
concern we are worried that the deep trench could very possibly have severed the roots to our trees just inside our
fence. Time will tell on that issue.
This trench goes all the way down to our neighbors home and across a major water flow area for excess rain water in
heavy rain situations. Our back area turns into a major fast flowing body of water in heavy rain , coming from his
property and then flowing across the low bridge on SCOTT St.
We are very concerned about the changing of the natural landscape because of the possible negative impact it could
have on all properties surrounding 714 Burleson St.
We would very much like the city to please take a serious look at the blueprints for his entire project. The approval and
permits for all of these ideas are in question by his neighbors. Has he had an Environmental study and or an Impact
Study or any civil engineers look at and approve these changes? We trust that you will pass this on to the proper
committees and experts in these matters. THE CITY NEEDS TO GO TO THE PROPERTY AND INSPECT THE PROJECT ASAP.
Thank you very much,
Robin and Ken Kelley
713 494-7173
Sent from my iPhone
1

Brake, Alison
From:
Sent:
To:
Subject:

Judy Felan <felan.judy@gmail.com>
Wednesday, March 30, 2022 11:23 AM
Brake, Alison
[EXTERNAL] Re: Certificate of Appropriateness HPC-22-14

Alison…me again….I did amend my original letter to the commission after seeing your email with the visual
representation and the answers to some of our questions. Thank you for that. Below is the letter we would like
submitted to the commission, Mr. Slack, and all.
Thanks, again
Judy Felan

Greetings Historic Preservation Commission and City Representatives:
We are writing to you in regards to the Certificate of Appropriateness hearing for John Mark Slack at 714 Burleson
Street on Thursday, April 7, 2022. We would like this letter to serve as our input on the request as we will attend the
hearing virtually and not in person.
We reside at 501 Scott Street and are within the 400’ zone for citizen comments and input on the request. We
understand the hearing is in regards to the visual appropriateness of the stone fence and not an actual building permit
for the proposed fence. Please advise us if this is not the case.
In that regard, we do have some questions we would like answered by Mr. Slack or the HPC hearing before we can
make a decision to support his request. Our questions regarding the stone fence are as follows:
1) The letter we received stated the fence will be ten feet long “more or less.” What are the exact dimensions/length of
the fence along the north side of your property, if any.
2) What type of stone will be used? Is it actual stone, or a fabricated stone?
3) Will the adjacent neighbors have the same stone as will be used on the front of the fence visible from their homes in
order to preserve the valuation of their property?
4) Is the 50-100’ trench dug along the north side of the home related to this stone fence? The trench seems indicative
of another fence, wall, or retaining structure to be built. If so, stone fences on two sides of the home would most
certainly impede rain runoff onto neighboring properties. This would be a major concern for us as we are downhill from
your property. Please clarify what the trench will be used for in your final plan.
5) Have you had an environmental impact study or a certified civil engineer review your overall plan to add a stone
fence(s) in order to understand the impact of rain runoff on your home and neighboring properties?
We feel this might be a prudent idea since your property sits at a higher elevation than neighboring homes.
We thank each of you on the commission, the city representatives, and Mr. Slack for your time and efforts in serving as
good stewards of our Historic District. We feel so fortunate to live in this beautiful area. We are hopeful Mr. Slack or
the HPC hearing will answer these remaining questions so we can provide Mr. Slack our support for his request for a
stone fence.
1

With regards,
Judy and Victor Felan
501 Scott Street

CAUTION: This email is from an EXTERNAL source. Links or attachments may be dangerous.
Click the Report Phishing button above if you think this email is malicious .
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Historic District Guidelines

1.

Unique concrete street markers located at San Antonio
Street intersections designate the block number and street
name.

2.

The San Antonio Street Historic District has a larger
collection of Craftsman and modern housing styles than
the Belvin Street Historic District.

3.

Many of the yards have a “curb” just inside the sidewalk
which further defines the yard from the parkway.

4.

There have been many alterations to the houses in the San
Antonio Street Historic District.

5.

The density of San Antonio Street is substantially
greater than that of Belvin Street due to the lot size and
development pattern.

materials contribute to the overall scale of the building. The
houses in these districts are one or two stories high and are
considered to be “human” scale.

C.

Rhythm. The rhythm of a street is created by the spacing
between houses, the location and spacing of sidewalks from
the curb to the entrances of the houses, the location and
spacing of the driveway entrances to each property. The
rhythm of the street adds to the visual continuity and estab
lishes the organization and site design guidelines for a
neighborhood.

Section C.3.2.4 Definitions of Historic District
Characteristics
A. Building Form. Building form is primarily dictated by the style
of the building. For example, Queen Anne and Victorian styles
are recognizable by their compositions of multiple shapes
which include bays, dramatic roof lines, dormers and porches.
The Craftsman style is derived from a simplified rectilinear plan.
The Neoclassical building also derived its form from a
rectilinear plan but has a dominant central entry porch with
columns which extend the full height of the building. The Tudor
form is derived by one or more prominent cross rectangles, its
building materials (principally masonry and stone) make it less
compartmentalized with fewer openings.

B.

Scale. The scale of a building is measured as the relationship
of building size to something else, such as a human. Windows,
entrances, porches, bays and the dimension of building

D. Proportion. Proportion is the relationship of the dimensions of
an object to itself, such as height to width. Proportion is
inherent in all aspects of a building form, components and
material. As an example, older homes with higher ceiling
heights have windows that are taller than they are wide. This
proportion is approximately 2 1/2 high to 1 wide. House styles
of the 1960s to 1980s usually have lower ceiling heights so
their windows are shorter and wider.

E.

The Relationship of Materials and Texture. The materials and
texture of each home is representative of the style and period of
construction. The texture of a material can express mass. The
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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?
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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
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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.
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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

San Marcos Design Manual
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BUILDING SITE
RECOMMENDED
Identifying, retaining, and preserving features of the building site
that are important in defining its overall historic character. Site
features may include walls, fences, or steps; circulation systems,
such as walks, paths or roads; vegetation, such as trees, shrubs,
grass, orchards, hedges, windbreaks, or gardens; landforms, such
as hills, terracing, or berms; furnishings and fixtures, such as
light posts or benches; decorative elements, such as sculpture,
statuary, or monuments; water features, including fountains,
streams, pools, lakes, or irrigation ditches; and subsurface arche
ological resources, other cultural or religious features, or burial
grounds which are also important to the site.

NOT RECOMMENDED
Removing or substantially changing buildings and their features
or site features which are important in defining the overall historic
character of the property so that, as a result, the character is dimin
ished.

[42] This garden is an
important characterdefining landscape
feature on this college
campus.

BUILDING SITE
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REHABILITATION

BUILDING SITE
RECOMMENDED
Retaining the historic relationship between buildings and the
landscape.

NOT RECOMMENDED
Removing or relocating buildings or landscape features, thereby
destroying the historic relationship between buildings and the land
scape.
Removing or relocating buildings on a site or in a complex of related
historic structures (such as a mill complex or farm), thereby dimin
ishing the historic character of the site or complex.
Moving buildings onto the site, thereby creating an inaccurate his
toric appearance.
Changing the grade level of the site if it diminishes its historic
character. For example, lowering the grade adjacent to a building
to maximize use of a basement, which would change the historic
appearance of the building and its relation to the site.

138

BUILDING SITE

Protecting and maintaining buildings and site features by provid
ing proper drainage to ensure that water does not erode founda
tion walls, drain toward the building, or damage or erode the
landscape.

Failing to ensure that site drainage is adequate so that buildings
and site features are damaged or destroyed; or, alternatively, chang
ing the site grading so that water does not drain properly.

Correcting any existing irrigation that may be wetting the build
ing excessively.

Neglecting to correct any existing irrigation that may be wetting the
building excessively.

Minimizing disturbance of the terrain around buildings or elsewhere on the site, thereby reducing the possibility of destroying or damaging important landscape features, archeological
resources, other cultural or religious features, or burial grounds.

Using heavy machinery or equipment in areas where it may disturb
or damage important landscape features, archeological resources,
other cultural or religious features, or burial grounds.

Surveying and documenting areas where the terrain will be
altered to determine the potential impact to important landscape
features, archeological resources, other cultural or religious fea
tures, or burial grounds.

Failing to survey the building site prior to beginning work, which
may result in damage or loss of important landscape features,
archeological resources, other cultural or religious features, or burial
grounds.

REHABILITATION

BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Protecting (e.g., preserving in place) important site features,
archeological resources, other cultural or religious features, or
burial grounds.

Leaving known site features or archeological material unprotected so
that it is damaged during rehabilitation work.

Planning and carrying out any necessary investigation before
rehabilitation begins, using professional archeologists and meth
ods, when preservation in place is not feasible.

Allowing unqualified personnel to perform data recovery on archeo
logical resources, which can result in damage or loss of important
archeological material

Preserving important landscape features through regularly-sched
uled maintenance of historic plant material.

Allowing important landscape features or archeological resources to
be lost, damaged, or to deteriorate due to inadequate protection or
lack of maintenance

Protecting the building site and landscape features against arson
and vandalism before rehabilitation work begins by erecting tem
porary fencing and by installing alarm systems keyed into local
protection agencies.

Leaving the property unprotected and subject to vandalism before
work begins so that the building site and landscape features,
archeological resources, other cultural or religious features, or burial
grounds can be damaged or destroyed.
Removing or destroying features from the site, such as fencing,
paths or walkways, masonry balustrades, or plant material.

Installing protective fencing, bollards, and stanchions on a build- Installing protective fencing, bollards, and stanchions on a building
site, when necessary for security, without taking into consideration
ing site, when necessary for security, that are as unobtrusive as
their location and visibility so that they negatively impact the his
possible.
toric character of the site.
Providing continued protection and maintenance of buildings
and landscape features on the site through appropriate grounds
and landscape management.

Failing to protect and maintain materials and features from the
restoration period on a cyclical basis so that deterioration of the site
results.

Protecting buildings and landscape features when working on the Failing to protect building and landscape features during work on
site.
the site or failing to repair damaged or deteriorated site features.

BUILDING SITE
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REHABILITATION

BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Evaluating the overall condition of materials and features to
determine whether more than protection and maintenance, such
as repairs to site features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
the site.

Repairing historic site features which have been damaged, are
deteriorated, or have missing components order reestablish the
whole feature and to ensure retention of the integrity of the
historic materials. Repairs may include limited replacement in
kind or with a compatible substitute material of those extensively
deteriorated or missing parts of site features when there are
surviving prototypes, such as paving, railings, or individual plants
within a group (e.g., a hedge). Repairs should be physically and
visually compatible.

Removing materials and features that could be repaired or using
improper repair techniques.
Replacing an entire feature of the site (such as a fence, walkway, or
drive) when repair of materials and limited replacement of deterio
rated or missing components are feasible.

[43] The industrial
character of the site
was retained when
this brewery complex
was rehabilitated for
residential use.

[44] Not Recommended: (a-b) The historic character of this plantation house
(marked in blue on plan on opposite page) and its site was diminished and
adversely impacted when multiple new buildings like this (#3 on plan) were
constructed on the property (c).
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BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Replacing in kind an entire feature of the site that is too deteriorated to repair (if the overall form and detailing are still evident)
using the physical evidence as a model to reproduce the feature.
Examples could include a walkway or a fountain, a land form, or
plant material. If using the same kind of material is not feasible,
then a compatible substitute material may be considered.

Removing a character-defining feature of the site that is unrepair
able and not replacing it, or replacing it with a new feature that does
not match.
Using a substitute material for the replacement that does not convey
the same appearance of the surviving site feature or that is physi
cally or ecologically incompatible.
Adding conjectural landscape features to the site (such as period
reproduction light fixtures, fences, fountains, or vegetation) that are
historically inappropriate, thereby creating an inaccurate appearance
of the site.

BUILDING SITE
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REHABILITATION

BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new feature on a site when the historic feature is completely missing. This could include missing
outbuildings, terraces, drives, foundation plantings, specimen
trees, and gardens. The design may be an accurate restoration
based on documentary and physical evidence, but only when the
feature to be replaced coexisted with the features currently on
the site. Or, it may be a new design that is compatible with the
historic character of the building and site.

Creating an inaccurate appearance because the replacement for
the missing feature is based upon insufficient physical or historic
documentation, is not a compatible design, or because the feature
did not coexist with the features currently on the site.
Introducing a new feature, including plant material, that is visually
incompatible with the site or that alters or destroys the historic site
patterns or use.

Alterations and Additions for a New Use

[45] Undertaking a
survey to document
archeological resources
may be considered in
some rehabilitation
projects when a new
exterior addition is
planned.

142

BUILDING SITE

Designing new onsite features (such as parking areas, access
ramps, or lighting), when required by a new use, so that they
are as unobtrusive as possible, retain the historic relationship
between the building or buildings and the landscape, and are
compatible with the historic character of the property.

Locating parking areas directly adjacent to historic buildings where
vehicles may cause damage to buildings or landscape features or
when they negatively impact the historic character of the building
site if landscape features and plant materials are removed.

Designing new exterior additions to historic buildings or adjacent
new construction that are compatible with the historic character
of the site and preserves the historic relationship between the
building or buildings and the landscape.

Introducing new construction on the building site which is visu
ally incompatible in terms of size, scale, design, material, or color,
which destroys historic relationships on the site, or which damages or destroys important landscape features, such as replacing a
lawn with paved parking areas or removing mature trees to widen a
driveway.

Removing non-significant buildings, additions, or site features
which detract from the historic character of the site.

Removing a historic building in a complex of buildings or removing a
building feature or a landscape feature which is important in defin
ing the historic character of the site.

Locating an irrigation system needed for a new or continuing use
of the site where it will not cause damage to historic buildings.

Locating an irrigation system needed for a new or continuing use of
the site where it will damage historic buildings.

REHABILITATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED
Identifying, retaining, and preserving building and landscape
features that are important in defining the overall historic
character of the setting. Such features can include circulation
systems, such as roads and streets; furnishings and fixtures,
such as light posts or benches; vegetation, gardens and yards;
adjacent open space, such as fields, parks, commons, or wood
lands; and important views or visual relationships.

NOT RECOMMENDED
Removing or substantially changing those building and landscape
features in the setting which are important in defining the historic
character so that, as a result, the character is diminished.

[46] The varied size, shapes, and architectural styles of these historic
buildings are unique to this street in Christiansted, St. Croix, USVI, and
should be retained in a rehabilitation project.
[47] Original paving stones contribute to the character of the historic
setting and distinguish this block from other streets in the district.

SETTING (DISTRICT / NEIGHBORHOOD)
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REHABILITATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED

NOT RECOMMENDED

Retaining the historic relationship between buildings and
landscape features in the setting. For example, preserving the
relationship between a town common or urban plaza and the
adjacent houses, municipal buildings, roads, and landscape and
streetscape features.

Altering the relationship between the buildings and landscape fea
tures in the setting by widening existing streets, changing landscape
materials, or locating new streets or parking areas where they may
negatively impact the historic character of the setting.
Removing or relocating buildings or landscape features, thereby
destroying the historic relationship between buildings and the land
scape in the setting.

[48] Old police and fire call boxes,
which are distinctive features in this
historic district, have been retained,
and now showcase work by local
artists.
[49] Low stone walls are characterdefining features in this hilly,
early-20th-century residential
neighborhood.
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SETTING (DISTRICT / NEIGHBORHOOD)

REHABILITATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED
Protecting and maintaining historic features in the setting
through regularly-scheduled maintenance and grounds and landscape management.

NOT RECOMMENDED
Failing to protect and maintain materials in the setting on a cycli
cal basis so that deterioration of buildings and landscape features
results.
Stripping or removing historic features from buildings or the setting,
such as a porch, fencing, walkways, or plant material.

Installing protective fencing, bollards, and stanchions in the
setting, when necessary for security, that are as unobtrusive as
possible.

Installing protective fencing, bollards, and stanchions in the setting,
when necessary for security, without taking into consideration their
location and visibility so that they negatively impact the historic
character of the setting.

Protecting buildings and landscape features when undertaking
work in the setting.

Failing to protect buildings and landscape features during work in
the setting.

Evaluating the overall condition of materials and features to
determine whether more than protection and maintenance,
such as repairs to materials and features in the setting, will be
necessary.

Failing to undertake adequate measures to ensure the protection of
materials and features in the setting.

Repairing features in the setting by reinforcing the historic
materials. Repairs may include the replacement in kind or with a
compatible substitute material of those extensively deteriorated
or missing parts of setting features when there are surviving pro
totypes, such as fencing, paving materials, trees, and hedgerows.
Repairs should be physically and visually compatible.

Failing to repair and reinforce damaged or deteriorated historic
materials and features in the setting.
Removing material that could be repaired or using improper repair
techniques.
Replacing an entire feature of the building or landscape in the
setting when repair of materials and limited replacement of deterio
rated or missing components are feasible.

SETTING (DISTRICT / NEIGHBORHOOD)
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REHABILITATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED
Replacing in kind an entire building or landscape feature in
the setting that is too deteriorated to repair (if the overall form
and detailing are still evident) using the physical evidence as a
model to reproduce the feature. If using the same kind of mate
rial is not feasible, then a compatible substitute material may be
considered.

NOT RECOMMENDED
Removing a character-defining feature of the building or landscape
from the setting that is unrepairable and not replacing it or replac
ing it with a new feature that does not match.
Using a substitute material for the replacement that does not convey
the same appearance of the surviving building or landscape feature
in the setting or that is physically or ecologically incompatible.

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new feature of the building or land
scape in the setting when the historic feature is completely
missing. This could include missing steps, streetlights, terraces,
trees, and fences. The design may be an accurate restoration
based on documentary and physical evidence, but only when the
feature to be replaced coexisted with the features currently in
the setting. Or, it may be a new design that is compatible with
the historic character of the setting.

Creating an inaccurate appearance because the replacement for
the missing feature is based upon insufficient physical or historic
documentation; is not a compatible design, or because the feature
did not coexist with the features currently in the setting.
Introducing a new building or landscape feature that is visually or
otherwise incompatible with the setting’s historic character (e.g.,
replacing low metal fencing with a high wood fence).

Alterations and Additions for a New Use
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Designing new features (such as parking areas, access ramps,
or lighting), when required by a new use, so that they are as
unobtrusive as possible, retain the historic relationships between
buildings and the landscape in the setting, and are compatible
with the historic character of the setting.

Locating parking areas directly adjacent to historic buildings where
vehicles may cause damage to buildings or landscape features or
when they negatively impact the historic character of the setting if
landscape features and plant materials are removed.

Designing new exterior additions to historic buildings or adjacent
new construction that are compatible with the historic character
of the setting that preserve the historic relationship between the
buildings and the landscape.

Introducing new construction into historic districts which is visually
incompatible or that destroys historic relationships within the set
ting, or which damages or destroys important landscape features.

Removing non-significant buildings, additions, or landscape fea
tures which detract from the historic character of the setting.

Removing a historic building, a building feature, or landscape
feature which is important in defining the historic character of the
setting.

SETTING (DISTRICT / NEIGHBORHOOD)
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Certificate of Appropriateness
HPC-22-18 (127 East Hopkins Street)
Summary
Request:
Applicant:

Replacement of the existing wooden canopy with a new flat, metal canopy
attached to the building with metal support rods
Brian Scofield
Property Owner:
Same
127 East Hopkins St.
San Marcos, TX 78666

Notification
Personal Mailing:
Response:

May 20, 2022
Posted Notice:
None as of the date of this report

May 20, 2022

Property Description
Address:
Location:
Historic District:

Date Constructed:
National Register of
Historic Places:
Building Description:

127 East Hopkins Street (See: Aerial Map)
South of North LBJ Drive, adjacent to Kissing Alley
Downtown; Hays County Contributing Structure
Courthouse NRHP
District
c. 1885
My Historic SMTX
Resources Survey:
Listed (1992)
Recorded Texas Historic
Landmark:
Two-story commercial stone building

My Historic SMTX Historic Resources Survey Summary
Low
Medium

Yes

High
No

X 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 two-part block of stone construction with a dressed limestone façade, arched
4/4-light wood-framed windows with hood molds/keystones on second floor. It notes the transoms and wood-framed
fixed glass windows on storefront with decorative iron columns. The database notes the building has been a grocery
store (1885), dry good store (1921), drugstore (1922). The building’s architecture is a significant example of late 19thcentury commercial buildings. The historic resources survey form notes the existing wood canopy is non-historic.

(See: Historic Resources Survey Inventory Form; 1885 Sanborn Map; 1922 Sanborn Map)

1

Certificate of Appropriateness
HPC-22-18 (127 East Hopkins Street)
Current Request
The existing wooden canopy needs repair. At the end of 2020, the applicant had investigated repairing the
existing canopy but has since decided to replace the canopy with a flat metal canopy that will be attached
to the building with metal support rods. The applicant provided an exhibit which includes photographs of
the building when it was Williams Drug Co. and Hillburn’s Pharmacy which shows the building had a similar
canopy to the one being requested at some point in its history. Additionally, other buildings located in the
Downtown Historic District have similar metal canopies installed on the front façades; also included in the
applicant’s exhibit. A building permit will be required to be approved prior to the installation of the new
canopy.
Please refer to attached photo exhibits and the quote from Austin American Awnings.
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-22-18 (127 East Hopkins Street)
Construction and Repair Standards (Sec.4.5.2.1(I)(1))
New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
Staff Evaluation
Consistent Inconsistent Neutral sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
N/A
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
X
compatible to the other buildings to which it is visually related.
The new canopy will not alter the width of the building.
c. Proportion of openings within the facility. The relationship of the
N/A
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.
X
The new canopy will not alter the solids to voids relationship. The
transom that has been hidden behind the existing canopy will now
be displayed.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
X
visually compatible to the other buildings to which it is visually
related.
The open space in front of the building will not be altered.
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 relationship to the entrance will not be significantly altered. The
posts that are currently supporting the wooden canopy will be
X
removed, creating a more open entrance.
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Certificate of Appropriateness
HPC-22-18 (127 East Hopkins Street)
Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I)(1))
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 building at one point in its history did have a flat metal canopy
attached to the building by metal support rods, similar to other
buildings in the Downton Historic District; see photos submitted by
the applicant.
h. Roof shapes. The roof shape of a building shall be visually
N/A
compatible with the other buildings to which it is visually related.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
X
enclosure along a street, to ensure visual compatibility of the building
to the other buildings to which it is visually related.
The building’s ground floor alignment remains intact.
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 Article 2, Division 1 and Section C.2.2.4, Historic District
Design Guidelines, Appendix C, San Marcos Design Manual
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Certificate of Appropriateness
HPC-22-18 (127 East 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 building remains a commercial building.
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 historic resources survey notes that the existing canopy is not
of historic age.
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
from other historic properties, will not be undertaken.
A flat, metal canopy is not conjecture. The applicant is utilizing
X
photographs which show that the building at one point in its
history did have a flat metal canopy that was attached to the
building by metal support rods, similar to other buildings in the
Downton Historic District. The historic resources survey notes
that the existing canopy is not of historic age.
4. Changes to a property that have acquired historic significance in
their own right will be retained and preserved.
X
The historic resources survey notes that the existing canopy is not
of historic age.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
property will be preserved.
The historic resources survey notes that the existing canopy is not
of historic age. Additionally, with the new flat canopy, the
transom that has been hidden behind the existing canopy will
now be displayed.
X

5

Certificate of Appropriateness
HPC-22-18 (127 East Hopkins 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 applicant is utilizing photographs which show that the
building at one point in its history did have a flat metal canopy
attached to the building by metal support rods, similar to other
buildings in the Downton Historic District.
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
materials, features, size, scale and proportion, and massing to
X
protect the integrity of the property and its environment.
There are similar style canopies located around the Downtown
Historic District and the applicant has provided photographic
evidence which shows the building, at one time, included a flat,
metal canopy similar in style to the one proposed.
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 canopy could be removed in the future without impairing the
integrity of the property.
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TEXAS HISTORICAL COMMISSION

Historic Resources Survey Form

Project #: 00046
County: Hays County

Local Id: R41627
City: SAN MARCOS

Address No: 127

Street Name: E HOPKINS ST

Block: 1

SECTION 1

Basic Inventory Information
Current Name:

Black Rabbit Saloon

Historic Name:

Hardy-Williams Building
Name: B L SCOFIELD INC

Owner Information
Address:

City: SAN MARCOS

141 E HOPKINS ST

Geographic Location

Latitude:

Legal Description (Lot\Block):

State: TX

Longitude:

29.883472

Zip: 78666
Parcel Id

-97.940801

ORIGINAL TOWN OF SAN MARCOS, BLOCK 20, Lot PT OF 6

Addition/Subdivision:
Property Type:

Year:

Building

Current Designations:
NHL

NR

Phase 1

NR District

RTHL

OTHM

Listed NR Distrct Name: Hays County Courthouse NRHP District &
Downtown Local Historic District
HTC

Architect:

SAL

Local

Other

Is property contributing?

Builder

Contruction Date:

Source

ca. 1885

Recorded By: Elizabeth Porterfield/Hicks & Company

Downtown Hist. Survey, Terry Colley, 1985

Date Recorded: 11/13/2018

Function
Current: Commerce/Trade
Historic:

Commerce/Trade

SECTION 2
Architectural Description
Ca. 1885 two-part block of stone construction with dressed limestone façade, arched 4/4-light wood-framed windows with hood
molds/keystones on second floor, transoms and wood-framed fixed glass windows on storefront with decorative iron columns;
replacement doors and non-historic wooden awning; grocery store (1885), dry good store (1921), drugstore (1922) per 1985 survey;
NRHP listed (Hardy-Williams Bldg.) and contributing resource to NRHP Hays Co. Courthouse Hist. Dist. and Downtown LHD.
Additions, modifcations

Explain:

Relocated

Explain:

Non-historic wood awning; replaced doors

946

TEXAS HISTORICAL COMMISSION

Historic Resources Survey Form

Project #: 00046

Local Id: R41627

County: Hays County

City: SAN MARCOS

Address No: 127

Street Name: E HOPKINS ST

Block: 1

Stylistic Influence
Commercial Style, Italianate

Structural Details
Roof Form

Plan

Flat with parapet

Rectangular

Roof Materials

Chimneys

Not visible

Wall Materials

Porches/Canopies

Stone

FORM

Windows

SUPPORT

Double hung, Wood, Fixed

Shed Roof (wooden awing, not historic)
Metal posts

MATERIAL

Doors (Primary Entrance)

Landscape Features

Double, Single (replaced)
ANCILLARY BUILDINGS:
Garage:

Barn:

SECTION 3

Shed:

Other:

Historical Information

Associated Historical Context
Architecture
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:
Architecture as significant example of late 19th-century commercial bldg.
Periods of Significance:
ca. 1885-1975
Levels of Significance:

National

State

Local

Integrity:

Design

Materials

Workmanship

Location

Setting

Feeling

Association

Integrity Notes:
Individually Eligible? Yes

Within Potential NR District?: No

Is Property Contributing?:

Potential NR District Name:
Priority High

Explain: Indiv. NRHP listed; in NRHP Hays Co. Courthouse HD & Downtown Local Hist. Dist.

Other Information
Is prior documentation available for this resource?

Yes

Type

Documentation Details:
NR nom. Hays Co. Courthouse Hist. Dist., 1992; NR nom. Historic Resources of San Marcos, 1983

HABS

Survey

Other
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United States Department of the Interior
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Registration Form

REGISTER

This form is for use in nominating or requesting determinations for individual properties and districts. See instructions in How to Complete the
National Register of Historic Places Registration Form (National Register Bulletin 16A). Complete each item by marking " x " in the appropriate box or
by entering the information requested. If an item does not apply to the property being documented, enter "N/A" for "not applicable." For functions,
architectural classification, materials, and areeis of significance, enter only categories and subcategories from the Instructions. Place additional
entries and narrative items on continuation sheets (NPS Form 10-900a). Use a typevtrriter, word processor, or computer, to complete all Items.

1. Name of Property
historic name

Hays County Courthouse H i s t o r i c

Other names/site number

District

N/A

2. Location
street & number
city or town
state

Roughly bounded by t h e a l l e y s b e h i n d N . Guadalupe, E. H o p k i n s ,
N . LBJ and E. San A n t o n i o street.^
n ^ n o t for publication
San Marcos

Texas

. rfT^vicinity
code

county

Hays

code

209

zip code

78666

3. State/Federal Agency Certification
As the designated authority under the National Historic Preservation Act, as amended, I hereby certify that this 1X1 nomination
n request for determination of eligibility meets the documentation standards for registering properties In the National Register of
Historic Places and meets the procedural and professional requirements set forth in 36 CFR Part 60. In my opinion, the property
[ 3 meets D does not meet the National Register criteria: I recommend that this property be considered significant
D statewide
statewide |AJ
E locally.
• See
n
natjflftally l_l
l_l natisnally
locally. ((LJ
Seecontinuation
continuation sheet
sheet for
for additional
additional comments.)
comments.)

signature of certifyipg^fflcial/Title

State H i s t o r i c Preservation
State of Federal agency and bureau

D«e

Officer,

Texas

Hi'stnri'ral

nnTtirm'g.cn'nn

In my opinion, the property D meets D does not meet the National Register criteria. ( D See continuation sheet for additional
comments.)

Signature of certifying official/Title

Date

State or Federal agency and bureau

4. Natioiyil Park Service Certification
I hereby,/rertlfy that the property Is:
^ e n t e r e d in the National Register.
• See continuation sheet.
n determined eligible for the
National Register
• See continuation sheet.
n determined not eligible for the
National Register
D removed from the National
Register.
D other, (explain:)
.

bter^d IR ta«
Date of Action

Hays C o u n t y ,
County and State

Hays C o . C o u r t h o u s e H . D .
Name of Property

Texas

5. Classification
Ownership of Property

Category of Property

Number of Resources within Property

(Check as many boxes as apply)

(Check only one box)

(Do not Include previously listed resources In the count.)

@
@
•
•

private
public-local
public-State
public-Federal

• building(s)
district
• site
• structure
• object

Name of related multiple property listing
(Enter "N/A" if property is not part of a multiple property listing.)

Contributing
25

Noncontributing
15

buildings

0

0

sites

0

0

structures

I

0

objects

26

15

Total

Number of contributing resources previously listed
in the National Register

H i s t o r i c Resources o f San Marcos M u l t i p l e
Resource Group
6. Function or Use
Historic Functions

Current Functions

(Enter categories from instructions)

(Enter categories from Instructions)

Government: Courthouse

Government: Courthouse

Commerce/trade: Business/Professional/

Commerce/trade; Business/Professional/

Restaurant/Department Store

7. Description
Architectural Classification
(Enter categories from instructions)

Late V i c t o r i a n ; C l a s s i c a l Revival;
P r a i r i e School

Restaurant/Department Store

Materials
(Enter categories from instructions)

foundation

stone,

^a\\s

b r i c k , stone,

roof

metal, asphalt

other

cast i r o n , marble, wood

Narrative Description
(Describe the historic and current condition of the property on one or more continuation sheets.)

See C o n t i n u a t i o n , S h e e t s 7 - 1 t h r o u g h 7 / 8 - 1 1 .

concrete
stucco

NPS f o r m I l « a > .
(MB)

Q i j g A i j p r v m No

>0}4-0G.'i

United States Department of the Interior
National Park Service

National Register of IHistoric Places
Continuation Sheet
Section number

7

Page

1

Hays County Courthouse H i s t o r i c D i s t r i c t
San Marcos, Hays County, TX

Description:
The Hays County Courthouse H i s t o r i c D i s t r i c t i s at the h i s t o r i c center
of San Marcos i n the r o l l i n g h i l l s of south c e n t r a l Texas. The d i s t r i c t
includes a cohesive c o l l e c t i o n of l a t e 19th and e a r l y 20th century commercial
and governmental b u i l d i n g s encompassing a county courthouse and the four
blocks t h a t surround i t . The s t r e e t s f o l l o w the c a r d i n a l d i r e c t i o n s .
The
f o c a l p o i n t of the d i s t r i c t i s the 1908 Hays County Courthouse, a 3-story
b r i c k C l a s s i c a l Revival b u i l d i n g , which establishes the a r c h i t e c t u r a l m i l i e u
of the d i s t r i c t . The m a j o r i t y of b u i l d i n g s were constructed i n the t r a d i t i o n s
of l a t e V i c t o r i a n , Classical Revival, and P r a i r i e School design. With the
exception of the courthouse, the b u i l d i n g s o r i g i n a l l y functioned as commercial
e n t i t i e s . A t o t a l of 26 p r o p e r t i e s (25 b u i l d i n g s and one o b j e c t ) comprising
Fifteen
63 percent of the d i s t r i c t are c l a s s i f i e d C o n t r i b u t i n g elements.
properties are considered Noncontributing.
San Marcos (1990 population 34,356) serves as county seat f o r Hays
County and i s i n the c e n t r a l southeastern p o r t i o n of the county. The Balcones
Escarpment traverses t h i s south c e n t r a l Texas county d i v i d i n g i t i n t o h i l l y
ranch country t o the northwest and a g r i c u l t u r a l p l a i n s t o the south and east.
Numerous springs and creeks flow through the county i n a g e n e r a l l y southeast
d i r e c t i o n ; the largest of these, the San Marcos River, i s approximately onet h i r d mile east of the d i s t r i c t .
The Hays County Courthouse H i s t o r i c D i s t r i c t covers p a r t s of seven c i t y
blocks i n the commercial heart of San Marcos (see d i s t r i c t map). On the north
and south the d i s t r i c t boundaries f o l l o w a l l e y s , on the east and west they
f o l l o w property l i n e s . Farm t o Market Road 2439 (East Hopkins S t r e e t ) runs
east-west through the d i s t r i c t on the n o r t h side of the courthouse square.
East San Antonio Street runs east-west on the south side and both North Lyndon
B. Johnson Drive on the east and North Guadalupe Street on the west run northsouth transverse the d i s t r i c t .
The topography of the d i s t r i c t i s f l a t on the n o r t h and slopes gently
toward the south. A network of underground springs flows beneath the
community, i n c l u d i n g t h i s area. The near l e v e l topography combined w i t h the
g r i d i r o n s t r e e t p a t t e r n make the 3-story Hays County Courthouse the
centerpiece of the square, v i s i b l e from a l l approaches and r i s i n g above the
surrounding 1- and 2-story commercial b u i l d i n g s (see Photograph 1 ) .
Vegetation i n the d i s t r i c t i s mostly confined t o the ample, octagonal
courthouse lawn, where mature pecan t r e e s predominate. Minimal low p l a n t i n g s
e n c i r c l e the perimeter of the courthouse and sidewalks r a d i a t e from the north
and south courthouse entrances. Just a few feet from the east facade of the
courthouse i s a monument t h a t the l o c a l United Daughters of the Confederacy
erected i n 1907 (see Photograph 2 ) .
The d i s t r i c t i s the most concentrated and i n t a c t c o l l e c t i o n of
commercial h i s t o r i c b u i l d i n g s i n the community. Although the areas outside
the d i s t r i c t boundaries maintain somewhat cohesive streetscapes, they s u f f e r
from i n t r u s i v e new c o n s t r u c t i o n , vacant l o t s , and less d i s t i n c t i v e design. As
a c o l l e c t i o n , these b u i l d i n g s are s i m i l a r i n scale and massing and have
uniform setbacks. One and 2-part commercial block b u i l d i n g s p r e v a i l around
the square, they range i n size from 1- t o 3 - s t o r i e s , although 1- and 2-stories
are most common. Most are rectangular, although a few are square i n plan.
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Hays County Courthouse H i s t o r i c D i s t r i c t
san Marcos, Hays County, TX

The store f r o n t s have zero l o t l i n e s , while rear set backs are i r r e g u l a r ; some
were h i s t o r i c a l l y i r r e g u l a r l y , while others have had additions f o r i n t e r i o r
expansion. Almost a l l o f the b u i l d i n g s are of masonry c o n s t r u c t i o n w i t h b r i c k
s t o r e f r o n t s t h a t sometimes have stucco veneer. S t y l i s t i c influences are
modest on most o f t h e b u i l d i n g s i n t h e d i s t r i c t , but design elements and
d e t a i l i n g point t o l a t e V i c t o r i a n era. Classical Revival, and P r a i r i e School
influences.
One- and 2-part commercial block forms are t h e most common type of
compositions seen on b u i l d i n g s i n t h e d i s t r i c t . The 1-part has only a s i n g l e
story, while a h o r i z o n t a l d i v i s i o n i n t o two d e f i n i t e zones d i s t i n g u i s h e s the
2-part prototype, t h e lower zone t r e a t e d s i m i l a r l y t o t h e whole o f t h e 1-part
commercial block. Although t h e zones may be a l i k e , they are c l e a r l y separate
and usually r e f l e c t i n t e r i o r functions. The lower zone acts as p u b l i c space
exposed t o t h e s t r e e t l e v e l w i t h large display windows, while t h e upper zone
includes more p r i v a t e space, l i k e o f f i c e s or h o t e l rooms, hidden behind
rhythmic f e n e s t r a t i o n . I n s p i t e of t h e i r s i m i l a r c o n f i g u r a t i o n s , a s t e a d i l y
growing array of a v a i l a b l e m a t e r i a l s — l i k e various colored and t e x t u r e d
b r i c k s , t e r r a c o t t a , and s t u c c o — g i v e t h e b u i l d i n g s diverse design
expressions.
The e a r l i e s t b u i l d i n g s i n t h e d i s t r i c t are vernacular, constructed of
l o c a l l y quarried limestone. These l a t e 19th century b u i l d i n g s bear d e t a i l i n g
t h a t alludes t o t y p i c a l l a t e V i c t o r i a n era design elements such as segmental
arched windows w i t h hood molds and keystones, quoins, and corbelled parapets.
The c. 1885 b u i l d i n g s a t 127 East Hopkins Street (see Photograph 3 and 4) and
145 East Hopkins Street are i l l u s t r a t i v e of t h i s type. Cast i r o n and pressed
metal were applied t o facades i n t h e l a t e 19th century. The 1893 b u i l d i n g a t
113 North Guadalupe Street (see Photograph 5, b u i l d i n g a t l e f t ) has a cast
i r o n f r o n t , while t h e c. 1885 b u i l d i n g a t 110 East San Antonio Street (see
Photograph 6) displays both cast i r o n and pressed metal. Just p r i o r t o and
a f t e r t h e t u r n of t h e century c l a s s i c a l l y influenced design took hold. For
example, t h e 1908 courthouse and the 1909-1910 b u i l d i n g a t 102 North Lyndon B.
Johnson Drive (see Photograph 7, corner b u i l d i n g ) feature giant order columns
and prominent symmetrical treatment.
I n t o the 20th century, b u i l d i n g s i n the
d i s t r i c t took on modernistic design influences seen here as t h e P r a i r i e
School. The 1910 b u i l d i n g a t 216-218 North Guadalupe Street (see Photograph
8) and t h e 1915 b u i l d i n g a t 117 East Hopkins Street (see Photograph 9, l e f t
side) are representative of these a r c h i t e c t u r a l s t y l e s .
Although m a j o r i t y of i n t e r i o r s have been remodeled, some r e t a i n t h e i r
h i s t o r i c character.
T y p i c a l l y t h e f i r s t f l o o r of a commercial b u i l d i n g
followed an open plan w i t h r e t a i l space toward t h e f r o n t and o f f i c e s and
storage i n t h e back. Second l e v e l s usually provided a d d i t i o n a l o f f i c e s and
storage space. The c. 1885 b u i l d i n g a t 127 East Hopkins Street (see
Photograph 10) i l l u s t r a t e s a f i n e l o c a l example of a l a t e V i c t o r i a n era
i n t e r i o r w i t h i t s wood f l o o r , p l a s t e r w a l l s , and pressed metal c e i l i n g .
Within t h e d i s t r i c t boundaries, 15 b u i l d i n g s are considered
Noncontributing.
Four b u i l d i n g s are of recent c o n s t r u c t i o n , such as the 1989
b u i l d i n g a t 100 East San Antonio Street and t h e 1962 b u i l d i n g a t 137 North
Guadalupe Street (see b u i l d i n g s a t t h e f a r r i g h t i n Photographs 11 and 12,
r e s p e c t i v e l y ) . The remaining 11 Noncontributing b u i l d i n g s are h i s t o r i c
b u i l d i n g s a l t e r e d such t h a t t h e i r i n t e g r i t y has been extensively compromised.
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Hays County Courthouse H i s t o r i c D i s t r i c t
San Marcos, Hays County, TX

Some of those i n the l a t t e r category could be r e c l a s s i f i e d as C o n t r i b u t i n g i f
s e n s i t i v e r e s t o r a t i o n s are successfully implemented.
The d i s t r i c t r e t a i n s a l l aspects of i n t e g r i t y : l o c a t i o n , design,
s e t t i n g , m a t e r i a l s , workmanship, f e e l i n g , and association. Property owners
have maintained these b u i l d i n g s and most stand e s s e n t i a l l y unaltered since
o r i g i n a l c o n s t r u c t i o n . Recent r e h a b i l i t a t i o n work on some p r o p e r t i e s
preserved s i g n i f i c a n t i n t e r i o r and e x t e r i o r features of these b u i l d i n g s .
C o n t r i b u t i n g — C o n t r i b u t i n g properties are those t h a t c o n t r i b u t e t o or
enhance the q u a l i t y of the d i s t r i c t ' s h i s t o r i c character. These properties
are a t l e a s t 50 years o l d and r e t a i n much of t h e i r o r i g i n a l h i s t o r i c f a b r i c .
Most of the b u i l d i n g s are 1-, 2- or 3-stories i n height and are o f masonry
construction. With the exception o f the courthouse, these b u i l d i n g s were
intended f o r commercial purposes, and most s t i l l serve t h i s f u n c t i o n or are
vacant. C o n t r i b u t i n g properties r e t a i n a high degree of a r c h i t e c t u r a l
i n t e g r i t y i n c l u d i n g but not l i m i t e d t o r e t e n t i o n of character-defining
features set during c o n s t r u c t i o n . Common changes include the removal o f
o r i g i n a l windows and the i n s t a l l a t i o n of new ones. Although the replacement
of these elements detracts from a b u i l d i n g ' s h i s t o r i c character, i n t h i s
d i s t r i c t these changes are not appraised as extreme. Other changes include
the i n s t a l l a t i o n of new store f r o n t s , the replacement o f o r i g i n a l display
windows and doors w i t h aluminum sash e<juivalents, and the covering of
transoms. Despite the negative e f f e c t s these a l t e r a t i o n s may have, they
generally do not destroy a b u i l d i n g ' s o v e r a l l a r c h i t e c t u r a l and h i s t o r i c
integrity.
Noncontributing—Noncontributing b u i l d i n g s are those t h a t d e t r a c t from
the h i s t o r i c character of the d i s t r i c t ; they include two groups of p r o p e r t i e s .
Buildings t h a t are less than 50 years o l d are c l a s s i f i e d Noncontributing
because they do not meet minimum National Register c r i t e r i a . As w e l l , they
generally are not compatible w i t h the scale or materials t h a t C o n t r i b u t i n g
b u i l d i n g s e x h i b i t . Other properties not e l i g i b l e include b u i l d i n g s so
severely a l t e r e d t h a t more than 50 percent o f t h e i r h i s t o r i c f a b r i c i s no
longer v i s i b l e . Extreme examples are the c. 1900 b u i l d i n g a t 114-116 North
Lyndon B. Johnson Drive (see Photograph 13) and the 1905 b u i l d i n g a t 101 East
Hopkins Street (see Photograph 14) w i t h t h e i r aluminum f a l s e f r o n t s . As i t
presently stands, the b u i l d i n g bears l i t t l e cohesiveness w i t h other masonry
b u i l d i n g s i n the d i s t r i c t . I n a l l l i k e l i h o o d , these b u i l d i n g s ' o r i g i n a l
a r c h i t e c t u r a l features remain i n t a c t , but are completely obscured as was the
case a t the r e c e n t l y restored, 1909-1910 b u i l d i n g a t 102 North Lyndon B.
Johnson Drive (see Photograph 7 and 15) or the 1906 b u i l d i n g a t 202 North
Lyndon B. Johnson Drive (see Photograph 16 and 17, f a r r i g h t ) . I f restored
b u i l d i n g s such as these could be considered f o r r e c l a s s i f i c a t i o n as
Contributing members o f the d i s t r i c t . I n other cases h i s t o r i c b u i l d i n g s have
been "modernized" w i t h materials incompatible w i t h the o r i g i n a l h i s t o r i c
f a b r i c l i k e the c. 1873 b u i l d i n g a t 139 and the c. 1885 b u i l d i n g a t 145 East
Hopkins Street; changes such as these appear t o be i r r e v e r s i b l e (see
Photograph 18).

Hays Co. Courthouse H.D.

Hays County. Texas

Name of Property

County and State

8. Statement of Significance
Applicable National Register Criteria

Areas of Significance

(Mark " x " In one or more boxes for the criteria qualifying the property
for National Register listing.)

(Enter categories from Instructions)

Architecture
IZ A Property is associated with events that have made
a significant contribution to the broad patterns of
our history.
•

B Property is associated with the lives of persons
significant in our past.

LX C Property embodies the distinctive characteristics
of a type, period, or method of construction or
represents the work of a master, or possesses
high artistic values, or represents a significant and
distinguishable entity whose components lack
individual distinction.

Period of Significance

1879-1942

• D Property has yielded, or is likely to yield,
information important in prehistory or history.
Criteria Considerations

N/A

Significant Dates

N/A

(Mark " x " In all the boxes that apply.)

Property is:
• A owned by a religious institution or used for
religious purposes.

Significant Person
(Complete If Criterion B Is manned above)

• B removed from its original location.
• C a birthplace or grave.

N/A
Cultural Affiliation

N/A

•

D a cemetery.

•

E a reconstructed building, object, or structure.

•

F a commemorative property.
G less than 50 years of age or achieved significance
within the past 50 years.

Architect/Builder

Page, C.H.. J r .
Thomas, Roy

Narrative Statement of Significance

See C o n t i n u a t i o n Sheets 7 / 8 - 4 t h r o u g h 8 - 1 4 ,

(Explain the significance of the property on one or more continuation sheets.)

9. Major Bibliographical References
Bibliography See C o n t i n u a t i o n Sheet 9 - 1 5 .
(Cite the books, articles, and other sources used in preparing this form on one or more continuation sheets.)

Previous documentation on file (NPS): N / A
• preliminary determination of individual listing (36
CFR 67) has been requested
• previously listed in the National Register
• previously determined eligible by the National
Register
• designated a National Historic Landmark
• recorded by Historic American Buildings Survey
#
• recorded by Historic American Engineering
Record #

Primary location of additional data:
13 State Historic Preservation Office
• Other State agency
• Federal agency
• Local government
• University
Q Other
Name of repository:

Texas H i s t o r i c a l Coimiiission, An.stin, TX
San Marcos Public L i b r a r y , San Marcos, TX

Hays

Hays C o . C o u r t h o u s e H . D .
Name of Property

County,

Texas

County and State

10. Geographical Data
Acreage of Property

a p p r o x . 10 acres

UTIM References
(Place additional UTM references on a continuation sheet.)

1 LLL^ lelOiZllI6IO|
Zone

Easting

aLiiJ

I3i3l0i6|li4i0|
Northing

2 L L L ^ I6l0i2l4i6i0l

Zone

4

I 3i 3l Oi 6l li 8i Ol

I6|0|2|2|0|0|

I 3| 3| 0| 5| 9, 2, 0|

Easting

Northing

I 6| Ol 2| 4| 8| Ol I 3| 3| 0, 5| 9, ^ 0|
•

See continuation sheet

Verbal Boundary Description
(Describe the boundaries of the property on a continuation sheet.)
See C o n t i n u a t i o n S h e e t 1 0 - 1 6 .

Boundary Justification
(Explain why the lx)undaries were selected on a continuation sheet.)

11. Form Prepared By
name/title

( w i t h a s s i s t a n c e from Amy E. Dase, H i s t o r i a n ,

THC)

Peter Flagg Maxson & Henry H a l l Wagner, J r . , A r c h i t e c t u r a l H i s t o r i a n s

organization

Hays County H i s t o r i c a l Commission

street & number
city or town

^jg^g Sept.. 1991; June, 1992

601 W. 1 4 t h S t r e e t
Austin

telephone
state

512/474-1912

'^^

zip code

78701

Additional Documentation
Submit the following items with the completed form:

Continuation Sheets
Maps
A USGS map (7.5 or 15 minute series) indicating the property's location.
A Sketch map for historic districts and properties having large acreage or numerous resources.
Photographs
Representative black and white photographs of the property.
Additional items
(Check with the SHPO or FPO for any additional items)

Property Owner
(Complete this item at the request of SHPO or FPO.)

name

(ownership i n f o r m a t i o n i s on f i l e i n the National Register
Texas H i s t o r i c a l Commission)
telephone
street & number.
city or town

state

Programs o f f i c e a t the

zip code.

Paperwork Reduction Act Statement: This information Is being collected for applications to the National Register of Historic Places to nominate
properties for listing or determine eligibility for listing, to list properties, and to amend existing listings. Response to this request Is required to obtain
a benefit in accordance with the National Historic Preservation Act, as amended (16 U.S.C. 470 ef seq.).
Estimated Burden Statement: Public reporting burden for this form Is estimated to average 18.1 hours per response including time for reviewing
Instructions, gathering and maintaining data, and completing and reviewing the form. Direct comments regarding this burden estimate or any aspect
of this form to the Chief, Administrative Services Division, National Park Service, P.O. Box 37127, Washington, DC 20013-7127; and the Office of
Management and Budget, Papenwork Reductions Projects (1024-0018), Washington, DC 20503.
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Hays County Courthouse H i s t o r i c D i s t r i c t
san Marcos, nays County, TX

101 East Hopkins Street, Noncontributing, 1905 ( w i t h l a t e 20th century
m o d i f i c a t i o n s ) . Photograph 14
Description: 2-story b r i c k b u i l d i n g w i t h aluminum s l i p cover; symmetrical 2bay s t r e e t l e v e l ; on each s t r e e t l e v e l bay p l a t e glass display windows f l a n k
c e n t r a l , recessed door.
Significance: Aluminum s l i p cover severely compromised i n t e g r i t y ;
r e h a b i l i t a t i o n according t o Secretary of I n t e r i o r ' s Standards f o r
R e h a b i l i t a t i o n could change status of b u i l d i n g t o C o n t r i b u t i n g .
107 East Hopkins Street, Contributing, c. 1890, Photograph 14
Description: 2-8tory b r i c k b u i l d i n g w i t h stucco e x t e r i o r ; 2-bay s t r e e t l e v e l
has entrance on west side, display windows on east side, awning above; 2nd
l e v e l has three 1/1 windows w i t h cast stone hood moldings; d e t a i l e d parapet.
Significance: Good l o c a l example of l a t e V i c t o r i a n era design applied t o 2part commercial block b u i l d i n g , despite s t r e e t l e v e l a l t e r a t i o n s ; m i l l i n e r y ,
v a r i e t y , and drug store.
I l l East Hopkins Street, Contributing, c. 1885, Photograph 14
Description: 2-story ashlar masonry b u i l d i n g ; symmetrical 6-bay s t r e e t l e v e l ,
each bay w i t h segmental arched f e n e s t r a t i o n , hood molding, keystone and
transom; symmetrical 6-bay 2nd l e v e l , each bay w i t h segmental arched 1/1
windows, hood molding and keystone.
Significance: Good l o c a l example of l a t e V i c t o r i a n era design applied t o 2part commercial block b u i l d i n g ; drug store, jewelry store.
117 East Hopkins Street, Contributing, 1915, Photographs 9 and 14
Description: 2-story, 2-bay b r i c k b u i l d i n g ; each s t r e e t l e v e l bay has display
windows f l a n k i n g recessed, c e n t r a l door; recent awnings above; each 2nd l e v e l
bay has t r i p a r t i t e , 1/1 windows; d e t a i l e d cornice; cast stone parapet.
Significance: Excellent l o c a l example of 2-part commercial block b u i l d i n g w i t h
s t y l i s t i c references t o classicism and P r a i r i e School.
127 East Hopkins Street, Contributing, c. 1885, Photographs 3, 4, 9, and 10
Description: 2-story ashlar cut masonry b u i l d i n g ; cast i r o n store f r o n t ; 4-bay
s t r e e t l e v e l ; display windows f l a n k recessed, c e n t r a l , main entrance; 4th bay
i s secondary entrance t o f a r west t h a t accesses 2nd l e v e l ; a l l f e n e s t r a t i o n
has transoms; modern awning divides l e v e l s ; 2nd l e v e l has f i v e bays
represented by rounded windows w i t h hood molds and keystone; cornice removed;
remaining facades are rough cut limestone; w e l l preserved i n t e r i o r .
Significance: Fine l o c a l example of 2-part commercial block b u i l d i n g
e x h i b i t i n g V i c t o r i a era d e t a i l i n g ; l i s t e d i n the National Register of H i s t o r i c
Places i n 1983; see H i s t o r i c Resources of San Marcos M u l t i p l e Resource Group
nomination f o r f u r t h e r information.
129 East Hopkins Street, Contributing, c. 1900
Description: l - s t o r y painted b r i c k b u i l d i n g ; symmetrical 2-bay s t r e e t l e v e l ;
on each bay display windows f l a n k i n g recessed, c e n t r a l door; a l l f e n e s t r a t i o n
has transoms; modern awning; i n t e r i o r r e t a i n o r i g i n a l pressed metal c e i l i n g .
Significance: Good l o c a l example of l a t e V i c t o r i a n era, 1-part commercial
block b u i l d i n g ; o r i g i n a l l y dry goods store.

QUOTE
Black Rabbit Saloon
127 E Hopkins St,
San Marcos,
TX 78666
Attention: Brian Scofield - 512757-5445
blackrabbitsaloon@gmail.com

Quote Number: Q220027
Quote Date: January 13, 2022
Valid To: January 28, 2022
Account Manager: Jeff Alvey
Payment Terms: 50% Materials Draw with order
Balance Due on Completion

Austin American Awnings
600 East Saint Elmo Rd.
Austin Texas 78745
512-326-1670

Job Location: Black Rabbit Saloon - 127 E Hopkins St, San Marcos, TX 78666

=======================================================================================
Description:
Fabrication and Installation of one (1) custom 8" fascia gutter marque style canopy with hanger rods.
Approx. Size:
1@ 34' wide x 5' projection w/8" fascia gutter
AAA to provide detail shop drawings
Frame: 3" x 8" all extruded aluminum fascia gutter
Pans: 3" x 6" self matting pans
Color: TBD
Hanger Rods: 4@ 3/4" steel rods and turnbuckles
Color: Match frame
Install: Customer to takedown existing canopy structure and repair all surface before we do the install.
Mount Flush and Seal
Permitting: Customer to provide
Estimated time of completion 6-8 weeks after receiving the materials draw.

Subtotal

16,150.00

Tax

1,332.38

Total

17,482.38

=========================================================================================================
Terms & Conditions:
1. Because this Contract calls for made to order goods, it is not subject to cancellation after the 3-day period has expired on the notice of opportunity to rescind. Damages recoverable by seller for failure of the
buyer to accept delivery and installation shall be the full purchase price.
2. All goods shall remain the property of the seller until paid for in full.
3. All canvas awnings, patio covers and related items are solely for use as a sun shade. Seller does not warrant fitness for use of any such item for any purpose other than use as a sun shade, and assumes no liability
or responsibility for destruction, damage or injury to persons or property caused by wind, hail or accumulation of snow, ice or water. Purchaser shall assume responsibility for reasonable care and maintenance.
4. In the event this Contract is referred to an attorney, buyer agrees to pay in addition to all other sums hereunder, a reasonable attorney’s fee and court costs.
5. Any part of this Contract declared invalid under any law shall be severable and the Contract shall then be construed as though such part were not included.
6. Seller shall not be held liable on damages for delay in the performance of the Contract due to causes beyond his reasonable control.
7. Buyer agrees to pay unpaid principal balance of the cash price, in full, to the installer immediately upon substantial completion of installation.
8. In the event this payment is not made when due, buyer agrees to pay to the seller interest at a rate of 21% per annum on the unpaid balance.
9. Buyer acknowledges that seller shall not be responsible or liable for any pre-existing code violation, leaks, or defects in the structure on which the above products are installed.
10. No warranties, expressed or implied, can be given on concrete work.
11. Seller does no painting or staining unless specified above.
12. Our workers are fully covered by Workman’s Compensation insurance.

Supply chain issues have become an increasing difficulty in both the fabric and metal commodity markets. Should a supply problem arise that is
out of our hands impacting your order, we will notify you as quickly as possible and offer a workable solution based on available materials.

ACCEPTANCE OF CONTRACT OWNER: X______________________________________ Date: _________________________

APPENDIX

Historic District Guidelines

Article 2: Commercial Buildings

4.

These characteristics should be maintained and enhanced
as renovations occur.

Division 1: BUILDING CHARACTERISTICS
A. Building Alignment

B.

1.

Buildings in the Downtown Historic District have a
consistent alignment or have a common set back. The
front wall of all buildings is constructed along the same
line.

2.

This common line of construction should be respected
and maintained to give the appearance of a common wall.

3.

Construction and renovation of buildings should not
recess from this line.

4.

No part of the building should project beyond this line
except canopies, awnings, and, possibly, signage.

5.

Historic buildings that are not in the Downtown Historic
District also have a set back from the street which should
be respected.

Rhythm and Visual Continuity
1.

Most commercial buildings in the Downtown District have
elements in common, which create a rhythm and visual
pattern.

2.

The majority of these buildings were designed on a strong
architectural tradition of repeating parts. This tradition
should be maintained.

3.

While all buildings do not have identical details, the visual
continuity and rhythm remains.

C.

Horizontal Organization
1.

Downtown commercial buildings have a common
horizontal organization in the heights of storefronts,
canopies, etc.

2.

There is a clear difference between the ground floor
commercial activities and the more private upper activities
or living spaces.

3.

The horizontal bands are clearly seen in the front facades
of the buildings.

4.

The upper and lower walls of the two part commercial
building have very different openings and details.

D. Ground Floor Rhythm
1.

The regularity of building width creates a rhythm at the
ground floor. Each bay, or structural width, is primarily
made of glass panels. The panels create rhythm within the
structural bay by repeating a similar width.

San Marcos Design Manual

C:5

C
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2.

E.

C:6

Historic District Guidelines

Within the ground floor of the block, the wall surface is
comprised vertically of three horizontal elements: the base
or kick plate, the display windows and glass portions of
the doors and the transom.

3.

These are consistent elements in the ground floor of
almost all buildings. These proportional elements should
be retained.

4.

The repetition of display window and door components
creates a rhythm in the block of buildings.

5.

A characteristic common to most commercial buildings is
the recessed entrance. This recessed space adds to the
rhythm of the building face. This rhythm is also
experienced by the pedestrian walking down the block.

Upper Floor Organization
1.

The window openings are well defined at the upper floor
and establish a pattern and rhythm of window-wallwindow or solid-void-solid-void.

2.

Windows are vertically proportioned, usually tall and thin.
The windows are normally made of wood and both top
and bottom portions open for ventilation. Each window
frequently has a decorative top piece.

3.

Buildings constructed later in the 1900s, after the Victorian
period, often have windows placed in pairs or in banks of
three.

San Marcos Design Manual

F.

Common Building Heights and Roof Shapes
1.

The 2 story buildings have a consistent height and similar
capping detail. Some buildings have a constructed cornice
of masonry while others have a pressed metal cornice.

2.

Buildings of 1 story have more variation in the height and
detail of the cornice than their 2 story counterparts.

3.

Roofs on commercial buildings are not often seen from
the front. They are nearly flat and are hidden behind the
wall of the building.

4.

Side walls and rear elevations are not as detailed as the
front elevation, but most roof lines have some form of cap
or detail.

APPENDIX

C

Historic District Guidelines

F.

Awnings and canopies should not conceal the character
defining features of historic store fronts.

G. The bottom of all canopies and awnings should be installed at
the same height above the sidewalk. This will continue the
horizontal organization already established
Canopies on non-historic buildings are encouraged to relate to
the adjacent historic structures in design and materials.

Section C.2.2.4 Canopies and Awnings
A. Canopies are common on historic commercial buildings. They
are a significant horizontal element of the building block and
create a common, human scale.
B.

Some of the canopies in San Marcos are hung from the
buildings with rods while others are supported by poles or
columns. If “pipe” columns have been installed to support the
canopy, they should not be left exposed. A box columns should
be constructed around the pipe.

C.

Canopies should be maintained if still in place and
consideration should be given to reinstalling a canopy if there
is evidence that one previously existed. If canopies were
previously replaced with contemporary aluminum canopies,
they should return to the original design which was traditionally
wood. Designs should be compatible to the time period of the
building.

D. Fabric awnings can also be found on commercial buildings.
Canvas type materials are appropriate for installation and the
awning should be constructed to “fit” an opening. A rectangular
awning should be installed on a square or rectangular opening
and an arched top awning is appropriate for an arched opening.
E.

C:8

Bubble awnings, awnings of shiny plastic, and internal lighting
are not appropriate.

San Marcos Design Manual

Section C.2.2.5 Upper Floor Windows
A. The majority of windows on the upper floors of commercial
buildings appear to be “punched” or constructed as individual
units in the walls of the buildings. Newer buildings have
windows constructed in combinations of two or three.
Windows should not be modified.

CERTIFICATE OF APPROPRIATENESS
APPLICATION FORM
Updated: September, 2020

CONTACT INFORMATION
Applicant’s Name

Property Owner

Company

Company

Applicant’s Mailing
Address

Owner’s Mailing
Address

Applicant’s Phone #

Owner’s Phone #

Applicant’s Email

Owner’s Email

PROPERTY INFORMATION
Address of Proposed Work: ________________________________________________________________
Historic District: __________________________________

Tax ID #: R____________________________

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.)

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: __________________________________

Date: _____________________________

Print Name: _________________________________

Form Updated October, 2019

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

PROPERTY OWNER AUTHORIZATION

I, ____________________________________(owner name) on behalf of
_____________________________________ (company, if applicable) acknowledge that I/we
am/are the rightful owner of the property located at
____________________________________________________ (address).

I hereby authorize ________________________________ (agent name) on behalf of
____________________________________(agent company) to file this application for
_____________________________________ (application type), and, if necessary, to work with
the Responsible Official / Department on my behalf throughout the process.

Signature of Owner: __________________________________

Date: ____________

Printed Name, Title: ______________________________________________

Signature of Agent: __________________________________________

Date: ____________

Printed Name, Title: ______________________________________________

Form Updated October, 2019

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

HPC-22-18
Staff finds request consistent with the following:
• Sections 4.5.2.1(I)(1)(b), 4.5.2.1(I)(1)(d), 4.5.2.1(I)(1)(e),
4.5.2.1(I)(1)(f), 4.5.2.1(I)(1)(g), and 4.5.2.1(I)(1)(i): San
Marcos Development Code
• Standards 1, 2, 3, 4, 5, 6, 9, and 10: Secretary of the
Interior Standards for Rehabilitation
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Certificate of Appropriateness
HPC-22-19 (524 Centre Street)
Summary
Request:
Applicant:

Demolition of the Jackson Chapel U.M.C. building
Michael Wills
Property Owner:
Michael Wills – Architect
801 Columbia
San Marcos, TX 78666

Reuben Brooks,
President of Trustees
Jackson Chapel U.M.C.
P.O. Box 109
San Marcos, TX 78666

Notification
Personal Mailing:
Response:

May 20, 2022
Posted Notice:
None as of the date of this report

May 20, 2022

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

524 Centre Street. (See: Aerial Map)
Corner of Herndon Street and Centre Street
Dunbar
Contributing Structure
1964
My Historic SMTX
Resources Survey:
Not Listed
Recorded Texas Historic
Landmark:
3,328 square foot, glazed brick church building

My Historic SMTX Historic Resources Survey Summary
Low
X Medium

Yes
Medium
No

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 survey explains that the Mid-century modern church was outside of the historic-age cut-off date of the 1996
survey but was identified at that time as significant and eligible for possible future designation. The chapel is located
within the boundary of the Dunbar Local Historic District and was evaluated in the My Historic SMTX survey initiative
as medium preservation priority and a contributing resource to the district that merits further study for its historic
association with the local African American community. (See: Historic Resources Survey Inventory Table and

excerpts from My Historic SMTX)
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Certificate of Appropriateness
HPC-22-19 (524 Centre Street)
Current Request
The application states the structure is dangerous and the building is no longer safe for use. In 2012, the
church fixed foundation issues that had been plaguing the building but the applicant states that the same
foundation issues have returned, worse than before. They state that the foundation is failing, the brick walls
are failing, and that the roof is in danger of failing. The church hired a structural engineer who completed an
assessment of the building in May. Their opinion is that the building is not safe for occupancy. City staff,
including the Chief Building Official, visited the site on May 23rd. Following the cursory inspection of the
building, the Chief Building Official concurred with the structural engineer’s report and there is no way to
repair the structure.
Staff has had conversations with church leaders through the pre-development meeting process to discuss
options regarding repairs to the church. Additionally, staff has provided information on grant opportunities
focused on sacred places, such as churches, especially those that hold significance to the African American
community. Staff shared information with church leadership on the African American Cultural Heritage
Fund’s Preserving Black Churches, a $20 million initiative that will “advance strategies that model and
strengthen stewardship and asset management, interpretation and programming, and fundraising activities
of historic Black churches across the country.” Staff also provided information on the National Fund for
Sacred Places, a program of Partners for Sacred Places in collaboration with the National Trust for Historic
Preservation, helps congregations restore and preserve historic houses of worship across the country. While
it does not assist in new construction, but it could be used to restore and repair the church by offering
matching grants of $50,000 to $250,000 to congregations undertaking significant capital projects at historic
houses of worship, along with wraparound services including training, technical assistance, and planning
support.
Please refer to attached documents for the narrative and photos of the property. Also attached is the
building assessment from the structural engineer, and information from the City’s Chief Building Official.
My Historic SMTX Photograph

2

Certificate of Appropriateness
HPC-22-19 (524 Centre Street)
Staff Evaluation

Affect

Affect

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 affect the area within the Dunbar Historic
District. The boundary for the district contains the greatest concentration of
building stock and it forms the most cohesive grouping of early domestic and
institutional buildings tied to the African American community. The Historic
Resources Survey of the Dunbar and East Guadalupe Neighborhoods (1996)
explains the area lost a great deal of its historic character through construction
of post-1950 buildings and alterations to the existing historic dwellings and
that many historic homes were lost due to advanced deterioration. The
reevaluation of the Dunbar neighborhood in the My Historic SMTX survey
(2019) illustrates that, despite those changes, the neighborhood remains
crucial to preserving the history of African American culture in San Marcos.
For Historic Districts, compliance with the Historic District regulations
Approval of the request would affect the area within the Dunbar Historic
District. The boundary for the district contains the greatest concentration of
building stock and it forms the most cohesive grouping of early domestic and
institutional buildings tied to the African American community.
Losing historic fabric degrades the local historic district. The city will be
pursuing a National Register of Historic Places nomination for the Dunbar
neighborhood and the loss of historic fabric will degrade the boundary of any
proposed district.
Whether the property owner would suffer extreme hardship, not including loss
of profit, unless the certificate of appropriateness is issued
The property owner may suffer an extreme hardship. The cost of repairs over
the years have continued to increase and the due to the nonprofit nature of
the organization, there are limited revenue streams.
The construction and repair standard and guidelines cited in Section 4.5.2.1
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Certificate of Appropriateness
HPC-22-19 (524 Centre Street)
Construction and Repair Standards (Sec.4.5.2.1(I)(1))
New construction and existing buildings and structures and
appurtenances thereof within local Historic Districts that are moved,
reconstructed, materially altered or repaired shall be visually
compatible with other buildings to which they are visually related
generally in terms of the following factors; provided, however, these
guidelines shall apply only to those exterior portions of buildings and
Staff Evaluation
Consistent Inconsistent Neutral sites visible from adjacent public streets:
a. Height. The height of a proposed building shall be visually
compatible with adjacent buildings.
N/A
There is no new building proposed at this time to review against this
requirement.
b. Proportion of Building’s front Facade. The relationship of the width
of a building to the height of the front elevation shall be visually
N/A
compatible to the other buildings to which it is visually related.
There is no new building proposed at this time to review against this
requirement.
c. Proportion of openings within the facility. The relationship of the
width of the windows in a building shall be visually compatible with
N/A
the other buildings to which it is visually related.
There is no new building proposed at this time to review against this
requirement.
d. Rhythm of solids to voids in front Facades. The relationship of solids
to voids in the front facade of a building shall be visually compatible
N/A
with the other buildings to which it is visually related.
There is no new building proposed at this time to review against this
requirement.
e. Rhythm of spacing of Buildings on Streets. The relationship of a
building to the open area between it and adjoining buildings shall be
visually compatible to the other buildings to which it is visually
N/A
related.
There is no new building proposed at this time to review against this
requirement.
f. Rhythm of entrance and/or porch projection. The relationship of
entrances and porch projections to sidewalks of a building shall be
visually compatible to the other buildings to which it is visually
related.
N/A
There is no new building proposed at this time to review against this
requirement.
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Staff Evaluation
Construction and Repair Standards (Sec.4.5.2.1(I))
Consistent Inconsistent Neutral
g. Relationship of materials, texture and color. The relationship of the
materials, and texture of the exterior of a building including its
windows and doors, shall be visually compatible with the predominant
N/A
materials used in the other buildings to which it is visually related.
There is no new building proposed at this time to review against this
requirement.
h. Roof shapes. The roof shape of a building shall be visually
compatible with the other buildings to which it is visually related.
N/A
There is no new building proposed at this time to review against this
requirement.
i. Walls of continuity. Appurtenances of a building including walls,
fences, and building facades shall, if necessary, form cohesive walls of
enclosure along a street, to ensure visual compatibility of the building
N/A
to the other buildings to which it is visually related.
There is no new building proposed at this time to review against this
requirement.
j. Scale of a Building. The size of a building, the mass of a building in
relation to open areas, the windows, door openings, porches and
balconies shall be visually compatible with the other buildings to
N/A
which it is visually related.
There is no new building proposed at this time to review against this
requirement.
The Historic Preservation Commission may use as general guidelines,
See Attached Historic District
in addition to the specific guidelines contained in this section, the
Guidelines (if necessary)
Historic District Guidelines located in Appendix C of the San Marcos
See Secretary of the Interior
Design Manual, and the current Standards for Historic Preservation
Standards Analysis Below
Projects issued by the United States Secretary of the Interior.
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Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
1. A property will be used as it was historically or be given a new use
that requires minimal change to its distinctive materials, features,
X
spaces and spatial relationships.
Demolition of the structure will negatively affect the property’s
distinctive materials, features, spaces, and spatial relationships.
2. The historic character of a property will be retained and preserved.
The removal of distinctive materials or alteration of features,
spaces and spatial relationships that characterize a property will
X
be avoided.
Demolition of the structure will negatively affect the historic
character of the property and will remove distinctive features.
3. Each property will be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical
development, such as adding conjectural features or elements
X
from other historic properties, will not be undertaken.
Demolition of the structure will erase the physical record of the
structure’s time, place, and use.
4. Changes to a property that have acquired historic significance in
X
their own right will be retained and preserved.
The structure will not be retained nor preserved.
5. Distinctive materials, features, finishes, and construction
techniques or examples of craftsmanship that characterize a
property will be preserved.
X
Demolition of the structure will not preserve the distinctive
materials, features, finishes, and construction techniques or
examples of craftsmanship of the property.
6. Deteriorated historic features will be repaired rather than
replaced. Where the severity of deterioration requires
replacement of a distinctive feature, the new feature will match
X
the old in design, color, texture and, where possible, materials.
Replacement of missing features will be substantiated by
documentary and physical evidence.
Historic features are not proposed to be repaired.
7. Chemical or physical treatments, if appropriate, will be undertaken
using the gentlest means possible. Treatments that cause damage
to historic materials will not be used.
X
Demolition of the structure will remove historic materials.
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Staff Evaluation
Secretary of the Interior Standards for Rehabilitation
Consistent Inconsistent Neutral
8. Archeological resources will be protected and preserved in place. If
such resources must be disturbed, mitigation measures will be
N/A
undertaken.
This request does not pertain to archeological resources.
9. New additions, exterior alterations, or related new construction
will not destroy historic materials, features, and spatial
relationships that characterize the property. The new work will be
differentiated from the old and will be compatible with the historic
X
materials, features, size, scale and proportion, and massing to
protect the integrity of the property and its environment.
Demolition of the structure will destroy historic materials,
features, and spatial relationships that characterize the property.
10. New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its
N/A
environment would be unimpaired.
This request does not pertain to a new addition or related new
construction.
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rehabilitation has reversed alterations and uncovered existing historic material. A number of buildings
that were previously evaluated as non-contributing have been reevaluated as contributing resources to
the district. Reevaluations and current preservation priority recommendations are included in Table E-1
in Appendix E.

VII.B. Reevaluation of 1996 Dunbar and East Guadalupe Neighborhoods Survey
As previously noted in Section II.B.2, three
areas were evaluated for potential historic
district designation in the 1996 Historic
Resources Survey of the Dunbar and East
Guadalupe Neighborhood: MLK Drive and
Centre Street (part of the Dunbar
neighborhood), S. LBJ Drive between Grove
Street and IH 35 (within the East Guadalupe
neighborhood), and the railroad sector
adjacent to the railroad tracks between Grove
and Comal streets. The MLK Drive/Center
Street area in Dunbar was identified as a potential historic district and was later designated as the Dunbar
Local Historic District in 2003. The other two areas were recommended not eligible for historic district
designation due to loss of contributing resources and non-historic-age infill development.
These three areas were reevaluated during the reconnaissance survey initiative with no recommendations
for potential historic district designation within the East Guadalupe neighborhood or railroad area. Both
the East Guadalupe neighborhood area along S. LBJ Drive and the railroad area between Grove and Comal
streets have experienced further non-historic-age infill and loss of original historic fabric. Much of the
housing stock within the East Guadalupe neighborhood includes ca. 1970s infill construction from local
urban renewal efforts as well as more recent modern infill development.
The Dunbar neighborhood, including the areas outside of the existing local historic district, has also
experienced loss of historic resources and more recent infill development. The resources within the
existing Dunbar Local Historic District were reevaluated during the current survey for changes in integrity
and recommended preservation priority. Some of the resources previously identified are no longer extant.
Additionally, a small number of the resources within the district previously evaluated as medium or low
preservation priority have been reevaluated as high or medium priority as some of the few remaining
examples of particular vernacular resource types. The results of the reevaluation of the Dunbar Local
Historic District are identified in Table E-2 in Appendix E.
The remaining portion of the Dunbar neighborhood included in the 1996 survey was reevaluated during
Phase 2 of the current reconnaissance survey. Although no additional areas were recommended for
historic district designation, a small number of individual resources were evaluated as high priority and
may be eligible for individual local landmark designation (refer to Tables 4 and 5). Additionally, portions
of the Dunbar neighborhood outside of the existing local historic district that lack sufficient integrity for
historic designation are significant for their historical association with African Americans in San Marcos
My Historic SMTX City of San Marcos Historic Resources Survey Report, San Marcos, Texas, Phases 1 & 2 – September 2019
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and may be eligible for an alternative designation such as a Neighborhood Conservation District or Cultural
Heritage District. Refer to Section IX.B.2. Alternative Designation Options for further information.
Seven additional resources of significance within the Dunbar neighborhood were identified in the 1996
survey for potential individual historic designation. These resources were reevaluated during the Phase 1
reconnaissance survey initiative and include the following:
•
•
•
•
•
•
•

1885 Hays County Jail – 168 S. Fredericksburg Drive
1873 Jail (Calaboose) – 200 W. MLK Drive
Old First Baptist Church – 219 W. MLK Drive
600 MLK Drive (residence)
711 MLK Drive (residence)
321 S. LBJ Drive (residence)
Jackson Chapel United Methodist Church – 524 Centre Street

The former 1885 Hays County Jail, the Calaboose, and the Old First Baptist Church remain standing as
contributing resources within the boundaries of the Dunbar Local Historic District and are recommended
as high preservation priority. As previously noted, the Old First Baptist Church was recently designated as
a local historic landmark. The two nineteenth-century residences at 600 and 711 MLK Drive are no longer
extant. The former residence now in commercial use at 321 S. LBJ Drive, designed in the imposing Second
Empire style, remains standing but is not currently designated or located within an existing historic district.
It has been evaluated in the current survey as high preservation priority and eligible for local landmark
designation. The Jackson Chapel United Methodist Church, constructed in 1964, was outside of the
historic-age cut-off date of the 1996 survey but was identified at that time as significant and eligible for
possible future designation. The chapel is located within the boundary of the Dunbar Local Historic District
and has been evaluated in the current survey initiative as medium preservation priority and a contributing
resource to the district that merits further study for its historic association with the local African American
community.
Although the area of S. LBJ Drive in the East Guadalupe neighborhood was not recommended for potential
district designation, the 1996 survey identified five high priority and five medium priority resources within
an approximate three-block area of S. LBJ Drive from slightly north of Grove Street to IH 35 and a small
number of additional high priority resources scattered throughout the neighborhood. These resources
were reevaluated in the Phase 1 reconnaissance survey initiative, and the results are listed below in Table
2.

My Historic SMTX City of San Marcos Historic Resources Survey Report, San Marcos, Texas, Phases 1 & 2 – September 2019
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Table 2. Significant Properties within the East Guadalupe Neighborhood identified in the 1996 Historic
Resources Survey of the Dunbar and East Guadalupe Neighborhoods
Resource Type

Year
Built

1996 Survey
Priority
Recommendation

2019 SMTX Survey
Preservation Priority
Recommendation

Domestic/Shotgun

ca. 1920

High

No longer extant

Domestic/Single Pen

ca. 1920

High

No longer extant

200 blk Lee Street

Institutional/Educational
(Former Southside School)

ca. 1945

High

High

304 Lee Street

Domestic/Bungalow

ca. 1920

High

Medium
(property was relocated
to existing location)

Address
803A S. Guadalupe
Street
803B S. Guadalupe
Street

ca. 1905

High

High

514 S. LBJ Drive

Domestic/
Neoclassical
Domestic/Two-Room

ca. 1920

Medium

Medium

524 S. LBJ Drive

Commercial/1-Part Block

ca. 1930

Medium

No longer extant

600 blk S. LBJ
Drive*

Commercial/1-Part Block

ca. 1935

High

No longer extant

606A S. LBJ Drive

Commercial/ 1-Part Block

ca. 1930

Medium

No longer extant

606B (606) S. LBJ
Drive

Domestic/Rectangular

ca. 1930

Medium

Medium

614 S. LBJ Drive

Domestic/Rectangular

ca. 1920

High

No longer extant

618 S. LBJ Drive

Domestic/Rectangular

ca. 1920

Medium

Medium

708 S. LBJ Drive

Domestic/Bungalow

ca. 1920

High

404 S. LBJ Drive

716 S. LBJ Drive

High
No longer extant
(recently demolished)
Low
(significantly altered)

Domestic/Two-Room

ca. 1900

High

Domestic/Two-Room

ca. 1920

High

Domestic/Bungalow

ca. 1910

High

High

511 McKie Street

Domestic/Rectangular

ca. 1930

High

Low
(significantly altered)

627 McKie Street

Domestic/Rectangular

ca. 1915

High

High

315 Mariposa
Street
408 (406) McKie
Street

*Address not specified in 1996 survey, but legal description on 1996 survey form matches a current vacant lot
Seven of the resources identified as significant in the 1996 survey are no longer standing: the commercial
buildings at 524, 606A, and in the 600 block of S. LBJ Drive; the residences at 614 and 716 S. LBJ Drive; and
the two residences at 803A and 803B Guadalupe Street. The remaining high and medium priority
resources within this area from the 1996 survey remain extant. Two of the residential resources, at 315
Mariposa Street and 511 McKie Street, have been reevaluated as low priority due to alterations that have
taken place since the 1996 survey. Additionally, the residence at 304 Lee Street has been reevaluated as
medium priority due to its relocation to the existing parcel at an unspecified date. Resources that have
remained high priority in the current survey include the former Southside School (now the Centro Cultural
Hispano de San Marcos) and four extant residences at 404 and 708 S. LBJ Drive and 408 (406) and 627
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McKie Street. In the current survey, the Chapultepec Homes public housing project was identified as
medium preservation priority meriting further research.
The East Guadalupe neighborhood in its entirety was reevaluated during the current survey initiative. Due
to the number of alterations to historic-age resources, significant percentage of infill development from
the 1970s and later, and overall lack of integrity or architectural significance, the neighborhood is not
recommended for historic district designation. However, the community is culturally significant as a
historically Mexican American neighborhood and may be eligible for an alternative designation such as a
Neighborhood Conservation District or Cultural Heritage District. Refer to Section IX.B.2. for additional
information.
The railroad sector, located between W. Grove and Comal streets, was not recommended for potential
historic district designation in the 1996 survey, but eight individual resources potentially eligible for
historic designation were identified at that time. These resources were reevaluated in the current Phase
1 reconnaissance survey and updated recommendations are listed in Table 3.
Table 3. Significant Properties within the Railroad Sector identified in the 1996 Historic Resources
Survey of the Dunbar and East Guadalupe Neighborhoods
Address
119 Cheatham Street
200 blk Cheatham Street
120 W. Grove Street

Resource Type
Warehouse
(Cheatham Street
Warehouse)
Warehouse
Farmers Union Gin
(NRHP-listed)

Year
Built

1996 Survey
Priority
Recommendation

2019 SMTX Survey
Priority
Recommendation

ca. 1920

Medium

High

ca. 1935

High

No longer extant

ca. 1905

High

High

360 S. LBJ Drive

Warehouse

ca. 1920

High

No longer extant

209 Porter Street
(239 Callahan Alley)*

Domestic/Single Pen

ca. 1925

High

No longer extant

215 Porter Street

Domestic/Bungalow

ca. 1925

High

Low

211 Porter Street
Domestic/Bungalow
ca. 1925
High
Medium
(233 Callahan Alley)*
312 Porter Street
San Marcos Milling
ca. 1920
Medium
High
(219 Joe Nicola Street)*
Company (NRHP-listed)
*Addresses in parentheses are identified in 1996 survey, but current CAD data lists addresses on Porter Street

My Historic SMTX City of San Marcos Historic Resources Survey Report, San Marcos, Texas, Phases 1 & 2 – September 2019

49

REEVALUATION OF PREVIOUS SURVEYS

Three of the railroad sector resources identified in the
1996 survey are no longer extant: the warehouses in the
200 block of Cheatham Street and at 360 S. LBJ Drive
and the residence at 209 Porter Street (239 Callahan
Alley). The two NRHP listed resources, the San Marcos
Milling Company and the former Farmers Union Gin
remain high priority resources in the current survey
initiative. The Cheatham Street Warehouse was
previously evaluated as medium priority but has been
reevaluated in the current survey as high priority for its significant cultural association with the local San
Marcos music scene. The house at 215 Porter Street has been reevaluated in the current survey as low
preservation priority due to alterations that have taken place over time. The residence at 211 Porter Street
(233 Callahan Alley) is one of the oldest extant houses remaining within the railroad sector and has been
evaluated as medium priority. It is recommended for further study to determine if there are significant
historical associations.

VII.C. Reevaluation of 1997 San Marcos Heritage Neighborhood Survey
The majority of the survey area in the 1997 San Marcos Heritage Neighborhood Survey is located within
the boundaries of the city’s five residential local historic districts (Lindsey-Rogers, Burleson, Belvin,
Hopkins, and San Antonio Street historic districts) and was reevaluated as part of Phase 2 of the current
survey initiative.
VII.C.1. Reevaluation of Areas Outside of Existing Historic Districts
A small section of the 1997 survey area
outside of the existing local historic districts
was located within Phase 1 of the current
survey and includes the blocks of Harvey and
San Antonio streets between Moore and
Blanco streets, and Hutchison Street between
Moore and Scott streets. The area of
Hutchison Street includes the former Lamar
School at 500 W. Hutchison. Many of the
resources outside of the existing historic
districts were constructed post 1950 and were
evaluated as low priority/non-contributing in the 1997 survey, including the Lamar School. However, the
1997 survey identified a number of medium priority resources along this block of Harvey Street and
several high and medium priority resources on this block of W. San Antonio Street. Both of these blocks
were reevaluated in current survey as eligible for potential local historic district designation (refer to
Sections VIII.B.3. and VIII.B.6.). Additionally, the Lamar School has been evaluated in the current survey
as high preservation priority as an intact example of mid-twentieth-century modern school design and for
its association with early integration of public schools in Texas (refer to Table 4 and the high priority survey
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in keeping with community values and cultural heritage. If pursued, cultural district designation should
take into consideration the relevance to local residents and seek support, close involvement, and
partnerships from the local community. 180 Austin’s East End Cultural Heritage District is a successful
example that celebrates and promotes local art, music, heritage, historic sites, and business and
neighborhood development (http://www.eastendculturaldistrict.org/cms/)
IX.B.2.c. OTHMs and Interpretive Material
In addition to district or individual historic designation, commemorative markers such as OTHMs through
the THC may be an appropriate mechanism for celebrating and sharing the history and significance of local
communities and resources, especially those that have historically been underrepresented. Other
educational materials such as local interpretive signage utilizing historic photographs, maps, and other
images can help to convey the story of a community or particular site. Neighborhood banners or
decorative street signs can also identify a particular community and foster a sense of pride and civic
engagement. The City is encouraged to solicit input from neighborhood associations and local residents
and business owners within the Dunbar, East Guadalupe, and Victory Gardens neighborhoods. Citizen
stakeholder groups could be established to determine areas of greatest local interest and to fully
recognize and represent the history and culture of these neighborhoods. Interpretive materials should
also be created in Spanish within the East Guadalupe and Victory Gardens neighborhoods.

IX.C.

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

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

Resource Type/Description

Local ID
(CAD Property ID)

807 Alabama Street

Mana’s Restaurant

R47146

816 Alabama Street

Residence

R47137

412 Armstrong Street

Residence

R46441

400 Browne Terrace

Mid-century residence

R35989

1005 Burleson Street

Residence

R20618

1010 Burleson Street

Residence and Barn

R20634

312 Camacho Street

Warehouse

R46426

401 Centre Street

Antioch Church of our Lord
Jesus Christ

R24692

524 Centre Street

Jackson Chapel United
Methodist Church

R154920

625 Centre Street

Pentecostal Temple Church
of God in Christ

R24658

726 Centre Street

Greater Bethel Baptist
Church

R21964

518 (111A–B)
Eisenhower Street

La Victoria Grocery

R11853

303 Ellis Street

Residence

R27037

310 Ellis Street

Residence

R29648

714 Georgia Street

Residence

R42628

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

Resource Type/Description

Local ID
(CAD Property ID)

624 Hansen Street

Former Hill Store

R40357

400 Hines Street

Gonzales Store (former)

R46556/R46557

508B Hines Street

Building (vacant)

R46535/R46536

1123B Jones Street

Building

R46550

902 Kasch Street

Residence

R27394

702 Knox Street

La Nueva Jerusalem Church

R134667

537 Lindsey Street

Residence

R34713

118 Love Street

Building

R35401

823 Midway Street

Residence

R29705

320 N. Fredericksburg
Street

Bank Drive-Thru (and
former drive-thru)

R43609

211 Porter Street
(233 Callahan Alley)

Residence

R38163

715 Rogers Street

Residence (vacant)

R27354

401 Roosevelt Street

Residence

R46451

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

Pavilion

R141268

118 ½ S. Edward Gary
Street

Industrial building near
railroad

R41505/
R131959

118 ½ S. Edward Gary
Street

Former store/commercial
building

R131959/
R141268

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

Local ID
(CAD Property ID)

Bridge

RBRIDGE1

Bridge

RBRIDGE2

338 S. Guadalupe
Street

Building

R26140

1300 S. IH 35

Commercial

R140983

1400 S. IH 35

Walter Smith Furniture
Company (former)

R47188

618 S. LBJ Drive

Residence

R35385

701 S. LBJ Drive

Chapultepec Homes

No CAD ID

415–421 S. Mitchell
Street

American GI Forum

R27328

408 Valley Street

Possible Folk Victorian-style
residence

R133202

715 Valley Street

Willie Mae Mitchell
Community Center

R60284

335 Veramendi Street

Residence

R143330

1117 W. Hopkins
Street

Residence

R35113

1231–1235 W. MLK
Drive

Porter Homes

No CAD ID

1239 W. MLK Drive

Residence

R11792

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

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

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

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

Hinrichs, Paul
Brake, Alison
RE: 524 Centre Street
Monday, May 23, 2022 3:28:52 PM

Alison,
I have reviewed the report from Lone Star Structural regarding the condition of the structure at 524
Centre Street. After making a cursory inspection of the building I concur with this report and I think
that there is no possible way to repair this structure. Let me know if you have any questions.
Sincerely,
Paul Hinrichs
Sent from Mail for Windows 10
From: Brake, Alison
Sent: Monday, May 23, 2022 10:53 AM
To: Hinrichs, Paul
Subject: 524 Centre Street
Paul,
Attached is the scope, photos, and application. The scope includes the information from the
foundation repair in 2012 and from their structural engineer’s recent visit.
Please let me know if you have any other questions and thanks for meeting the applicant on site
with me this morning.
Thank you,
Alison Brake, CNU-A
Historic Preservation Officer | Planning & Development Services
630 E Hopkins, San Marcos, TX 78666
512.393.8232

Please take a moment to complete the City of San Marcos Customer Satisfaction Survey.

HPC-22-19
Staff finds request inconsistent with the following:
• Standards 1, 2, 3, 4, 5, 6, 7, and 9: Secretary of the Interior
Standards for Rehabilitation

PLANNING AND DEVELOPMENT SERVICES
TO:

Historic Preservation Commission

FROM:

Alison Brake, CNU-A, Historic Preservation Officer

DATE:

May 23, 2022

RE:

AGENDA ITEM 9 TREE AND HABITAT PROTECTION REQUIREMENTS IN THE LOCAL
HISTORIC DISTRICTS

During the April 7th regular meeting, Commissioner Little requested that this item be
placed on the agenda for discussion. The discussion was postponed at the May 5th regular
meeting.
Tree and habitat protection is regulated by Chapter 6, Article 4 of the San Marcos
Development Code. It is applicable to all new development within the city limits, including
development projects undertaken by the city. These standards apply regardless of
whether a property is located within a historic district or not.
In summation, trees 9-inches or greater may be removed with City approval. A protected
tree (9-23 inches), if removed, must be replaced at an inch per inch ratio. A heritage tree
(24 inches or greater), if removed, must be replaced at a two inch to inch ratio. However,
tree credits for preserving trees within the limits of construction may be granted and can
be used to complete needed replacement inches. When a protected tree is preserved, ½
credits are given for each inch of that protected tree. When a heritage tree is preserved,
1 credit is given for each inch of that heritage tree.
Within Appendix C of the San Marcos Design Manual, the Historic District Design
Guidelines, is guidance on overall historic neighborhood characteristics and site
development and orientation. Additionally, the Secretary of the Interior’s Standards for
the Treatment of Historic Properties includes guidance for each treatment type,
Preservation, Rehabilitation, Restoration, and Reconstruction, that focus on the building
site.
As this will be a discussion item the Development Code section and the Design Manual
section have been included in the packet along with the recommendations from the
Secretary of the Interior’s Standards. When reading through the SOI’s Standards, the
specific treatment type can be found at the top of the page; it has been highlighted to be
easy to find.

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

CHAPTER

6

Environmental Regulations

development site that are located within a water quality zone, a
buffer zone or a sensitive feature protection zone.

Table 6.4 Impervious cover limits within the edwards
aquifer recharge zone
Size of Site

Impervious Cover Limit

Up to and including three
acres

40%

More than three acres and
less than five acres

30%

Five acres or more

20%

Section 6.3.3.2Impervious Cover Allocation
A. Utilization of Site. Land included in water quality zones, buffer
zones, and sensitive feature protection zones may be used in
the calculation of the total impervious cover allowed on the site.
The total allowed impervious cover on a site may be allocated
by an applicant in a manner that concentrates the allowed
impervious cover in one or more uplands zones on the site.

Article 4: Tree and habitat protection
Division 1: GENERAL
Section 6.4.1.1Purpose
The purpose of this Article is to conserve, protect and enhance
existing trees and natural landscapes that are healthy and contribute
to a safe and livable community, as well as to establish and
maintain new trees. It is recognized that the presence of trees
contributes to the overall quality of life and environment of the City.
They are an integral part of healthy aquifers and river corridors,
managing stormwater runoff, controlling erosion and dust, abating
noise, reducing building energy costs, enhancing property values,
and providing wildlife habitat.

Division 2: TREE PRESERVATION AND PROTECTION DURING
DEVELOPMENT
Section 6.4.2.1General Tree Preservation Requirements
A. Applicability. The provisions of this section apply to all new
development within the City and not within the ETJ, including
development projects undertaken by the City of San Marcos.
B.

C.

Intent
1.

In the course of development the existing natural
landscape character shall be preserved to the maximum
extent feasible. Native oaks, elms, sycamore, bald
cypress, madrone, and pecan trees are particularly to be
preserved. For example, when a site contains an existing
stand of trees, the developer and builder shall use best
good faith efforts to preserve such trees.

2.

Indiscriminate clearing or stripping of natural vegetation on
a site or lot is prohibited.

City Approval. The removal of any protected or heritage tree for
the purpose of development without City approval is expressly
prohibited.

D. Tree Survey
1.
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To request City approval for the removal of a protected
or heritage tree, submit a tree survey with the applicable
development permit application. Issuance of the applicable
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permit constitutes approval of tree removal and shall occur
prior to any action being taken to remove a tree(s) or that
may damage or disturb a tree(s) or its root system in any
way.
2.

The tree survey required with an application for a
Watershed Protection Plan, Phase 2 or a Site Permit under
Section 2.6.1.1 or Section 2.7.1.1 shall include a drawing
showing the species, size, location and scaled root
protection zone of all protected and heritage tree(s), with
an indication of those to be preserved or removed. The
“Tree Preservation and Mitigation Table”, located on the
City’s website, shall also be included.

3.

Trees nine inches or larger shall be tagged and numbered,
and numbers shall be depicted on the applicable drawing
and associated table(s). The tags and associated numbers
shall remain on the trees until the certificate of acceptance
or certificate of occupancy is issued.

4.

When submitting an application for a Watershed Protection
Plan, Phase 1, under Section 2.6.1.1 an aerial photograph
showing tree groupings and the location of heritage trees
is required.

B.

Measurement of a Multi-Trunk Tree. The DBH of a multi-trunk
tree shall be calculated by the following equation: The DBH of
the largest tree trunk, plus one-half the DBH of all other tree
trunks. For example, a tree that has three trunks with DBHs of
7”, 6”, and 4” would be equivalent to a 12” DBH tree.

7” + (0.5 x 6”) + (0.5 x 4”) = 12”DBH
(Ord. No. 2019-45, 12-17-19)
C.

Measurement of Nursery Stock. The size of small or young
trees to be planted (i.e., those with diameters of four inches
or less) shall be measured at six inches above the root ball in
“caliper” inches.

Figure 6.4 Measuring Nursery stock

Section 6.4.2.2Tree Measurement.
A. Existing Tree Size and Measurement. Tree size shall be stated
in inches of “Diameter at Breast Height (DBH)”. Both singletrunk and multi-trunk trees shall be measured at “breast height”
which is defined as four-and-one-half feet (54 inches) above
natural grade.
(Ord. No. 2019-45, 12-17-19)
Figure 6.3 Measuring existing trees

Section 6.4.2.3Classification of Protected and Heritage
Trees.

Table 6.5 tree classifications
Tree Classification

DBH (Diameter at breast height)

Protected Tree

9” - 23”

Heritage Tree

> 24”

Amended: September 1, 2020 San Marcos Development Code
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A. Trees of the following species with a DBH less than 12 inches
are excluded from the mitigation requirements of this code:
1.

Celtis occidentalis (Hackberry)

2.

Juniperus ashei (Common Cedar)

3.

Juniperus virginiana (Eastern Red Cedar)

4.

Prosopis glandulosa (Mesquite)

5.

Acacia farnesiana (Huisache)

B.

Trees identified on the noxious and invasive species list of any
size are excluded from the mitigation requirements of this code.

C.

Trees deemed dead, in serious decline or hazardous by an ISA
certified arborist, consulting arborist, and/or the City’s Urban
Forester are excluded from the mitigation requirements of this
code.

Section 6.4.2.4Tree Protection Standards
A. Protection of Existing Trees During Development.
1.

No more than 25% of the root protection zone of trees to
be preserved shall be disturbed. The root protection zone
is measured as 1 foot in radius for every 1 inch in DBH of
the tree. This area may overlap with a grouping of trees.

Figure 6.5 Tree Protection standards

2.

All preserved trees on a demolition or construction site
shall be provided protection for a minimum of 75% of
their root protection zone in accordance with City of San
Marcos standard design and technical specifications.

3.

Tree protection fences shall be shown on submitted
plans and shall be in place for City inspection before any
demolition, site clearance or other site-disturbing activity
commences.

4.

All building materials, dirt, excavation or fill materials,
chemicals, construction vehicles or equipment, debris,
other materials, and vehicle parking shall be kept outside
tree protection fences.

5.

Tree protection fences shall remain in place until the
final building and site inspections are approved and the
certificate of acceptance or certificate of occupancy is
issued.

(Ord. No. 2019-45, 12-17-19)

Section 6.4.2.5Tree Mitigation Requirements
Any protected or heritage tree that is removed from the site due to
development must be replaced on-site as follows:

Table 6.6 Tree Mitigation Requirements
Tree Classification Mitigation Required in Diameter inches

Diameter of tree at 4.5 ft.
above grade is 12 inches

Protected Tree

1:1 (1 Inch per inch removed)

Heritage Tree

2:1 (2 Inches per inch removed)

A. All required mitigation trees shall be provided as shade
trees meeting the planting, installation, and maintenance
requirements of Sections 7.2.4.1, 7.2.4.2, and Appendix D of
the San Marcos Design Manual.
B.

Encroachments shall
occupy no more than 25%
of the total area in the root
protection zone

Root protection zone is a 12 foot
radius circle. (24 ft. Diameter)

Off-Site Mitigation. The primary goal is to replant trees on a
development site. With the express, written approval of the
Responsible Official, however, some or all of the required
mitigation trees that cannot feasibly be planted in any area
of the development site can be planted in a park or other city
right-of-way located within the same quadrant of the City as the
development site.
(Ord. No. 2019-45, 12-17-19)
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C.

Tree Fee-in-lieu. While the primary goal is to replant trees
on a development site, when some or all of the required
mitigation trees cannot feasibly be planted in any area of the
development site or in a nearby park or other public property,
the Responsible Official may allow the applicant to pay a feein-lieu of planting mitigation trees. Payment per caliper inch
as set by City Council resolution for required mitigation trees
shall be paid into the tree fund. The funds in this account shall
be dedicated solely to tree planting and care and other tree
preservation activities within the the same quadrant of the City
as the development site. Refer to the fee schedule on the City’s
website for the current rates.

contracted arborists are allowed to trim trees within 12
feet of utility and telephone lines.

(Ord. No. 2019-45, 12-17-19)

2.

Any person or persons owning or occupying real property
bordering on any street upon which property there may
be trees, must prune such trees in such a manner that
they will not obstruct or shade the street lights, obstruct
or interfere with the passage of pedestrians on sidewalks,
obstruct vision of traffic signs, or obstruct the view from
any street or alley intersection. The minimum clearance
of any overhanging portion thereof shall be 8 feet over
sidewalks and 16 feet over all streets, except truck
thoroughfares which shall require a clearance of 18 feet.

3.

Any person or persons owning or occupying real property
on which there may be trees that are diseased or insectinfested, must remove, spray or treat any such trees in
a manner that will not infect or damage nearby public
vegetation or cause harm to the community or citizens
therein.

4.

When trees that are subject to or protected by this Article
die, are missing, or are otherwise deemed unhealthy
by the City, they shall be removed and replaced by the
property owner to comply with the applicable standards.

5.

Any person or persons owning, occupying or controlling
real property upon which tree pruning or removal occurs
must advise all landscape contractors, tree services,
arborists and others who remove or prune diseased trees
of the need for proper disinfection of all cutting tools. All
wounds to the trunk, limbs, roots, or stumps of oak trees
should be sprayed with paint within 20 minutes of cut or
incident with wounding or removal to prevent the spread
of oak wilt. This provision applies to any person, firm,
corporation, business entity, City department or private
utility.

Section 6.4.2.6Tree Credits
A. Incentives to Retain Existing Trees. In order to encourage the
preservation of trees that are already established and growing,
particularly heritage trees, additional credit as outlined in the
table below shall be given for healthy existing trees. To receive
credit, the existing tree must be of a species included on the
preferred list in the technical manual and located within the
limits of construction (LOC) of the development site. Tree
credits for preserving existing trees can be used to meet
either the landscaping requirements for trees or the mitigation
requirements for other removed trees.

Table 6.7 Tree Credits
Tree Classification Tree Credits in Diameter Inches
Protected Tree

1/2:1 (1/2 Inch per inch preserved)

Heritage Tree

1:1 (1 Inch per inch preserved)

Section 6.4.2.7Tree Preservation and Protection After
Development
A. Duty of Persons for Trees on Property. It shall be the duty of
the property owner to maintain all trees planted pursuant to, or
preserved by, this Article in a healthy condition in accordance
with the following:
1.

Any person or persons owning or occupying real property
on which there may be trees must ensure that such
trees do not obstruct utility or telephone lines. Only city-

B.

If the owner or occupant of such property does not perform
the duties set out in subsection A above, the City may order
the pruning, removal or treatment of tree(s) on private property
that cause obstructions, present insect or disease problems
or otherwise present a danger to public health or safety. The
order shall be in writing to the owner or occupant responsible
for such condition and shall be acted upon within 30 days from
the time of the receipt of the order. If, after 30 days, the owner
or occupant has not responded or acted to prune, remove or

Amended: September 1, 2020 San Marcos Development Code
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treat the tree(s), the City shall have the authority to enter upon
the property to perform the work necessary to correct the
condition and bill the owner or occupant for the actual costs
incurred. In situations deemed necessary to the public health,
safety, or welfare, the City may act without prior notification to
the property owner or occupant.
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THE SECRETARY
OF THE INTERIOR’S
STANDARDS FOR
THE TREATMENT
OF HISTORIC
PROPERTIES
WITH

GUIDELINES FOR
PRESERVING,
REHABILITATING,
RESTORING &
RECONSTRUCTING
HISTORIC
BUILDINGS

U.S. Department of the Interior
National Park Service
Technical Preservation Services

INTRODUCTION
Using the Standards and Guidelines for
Preservation, Rehabilitation, Restoration,
and Reconstruction Projects
The Secretary of the Interior’s Standards for the Treatment of His
toric Properties address four treatments: preservation, rehabilitation,
restoration, and reconstruction. As stated in the regulations (36 CFR
Part 68) promulgating the Standards, “one set of standards …will
apply to a property undergoing treatment, depending upon the prop
erty’s significance, existing physical condition, the extent of docu
mentation available, and interpretive goals, when applicable. The
Standards will be applied taking into consideration the economic and
technical feasibility of each project.” These Standards apply not only
to historic buildings but also to a wide variety of historic resource
types eligible to be listed in the National Register of Historic Places.
This includes buildings, sites, structures, objects, and districts.

They address both exterior and interior work on historic build
ings. Those approaches to work treatments and techniques that are
consistent with The Secretary of the Interior’s Standards for the
Treatment of Historic Properties are listed in the “Recommended”
column on the left; those which are inconsistent with the Standards
are listed in the “Not Recommended” column on the right.

Guidelines, however, are developed to help apply the Standards to a
specific type of historic resource. Thus, in addition to these Guide
lines for Preserving, Rehabilitating, Restoring and Reconstructing
Historic Buildings, there are also guidelines for cultural landscapes,
historic lighthouses, historic vessels, historic furnished interiors, and
historic covered bridges.

Preservation is defined as the act or process of applying measures neces
sary to sustain the existing form, integrity, and materials of an historic
property. Work, including preliminary measures to protect and stabilize
the property, generally focuses upon the ongoing maintenance and repair
of historic materials and features rather than extensive replacement and
new construction. The limited and sensitive upgrading of mechanical, elec
trical, and plumbing systems and other code-required work to make prop
erties functional is appropriate within a preservation project. However,
new exterior additions are not within the scope of this treatment. The
Standards for Preservation require retention of the greatest amount
of historic fabric along with the building’s historic form.

The purpose of The Secretary of the Interior’s Standards for the Treat
ment of Historic Properties and Guidelines for Preserving, Rehabilitating,
Restoring and Reconstructing Historic Buildings is to provide guidance
to historic building owners and building managers, preservation
consultants, architects, contractors, and project reviewers prior to
beginning work. It is always recommended that preservation profes
sionals be consulted early in any project.
The Guidelines are intended as an aid to assist in applying the Stan
dards to all types of historic buildings. They are not meant to give
case-specific advice or address exceptions or unusual conditions.
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There are four sections, each focusing on one of the four treatment
Standards: Preservation, Rehabilitation, Restoration, and Recon
struction. Each section includes one set of Standards with accom
panying Guidelines that are to be used throughout the course of a
project.

Rehabilitation is defined as the act or process of making possible a com
patible use for a property through repair, alterations, and additions while
preserving those portions or features which convey its historical, cultural,
or architectural values. The Rehabilitation Standards acknowledge the
need to alter or add to a historic building to meet continuing or new
uses while retaining the building’s historic character.

Restoration is defined as the act or process of accurately depicting the
form, features, and character of a property as it appeared at a particular
period of time by means of the removal of features from other periods in its
history and reconstruction of missing features from the restoration period.
The limited and sensitive upgrading of mechanical, electrical, and plumb
ing systems and other code-required work to make properties functional
is appropriate within a restoration project. The Restoration Standards
allow for the depiction of a building at a particular time in its history
by preserving materials, features, finishes, and spaces from its period
of significance and removing those from other periods.
Reconstruction is defined as the act or process of depicting, by means
of new construction, the form, features, and detailing of a non-surviving
site, landscape, building, structure, or object for the purpose of replicating
its appearance at a specific period of time and in its historic location. The
Reconstruction Standards establish a limited framework for recreat
ing a vanished or non-surviving building with new materials, primar
ily for interpretive purposes.

The Guidelines are introduced with a brief overview of the pri
mary materials used in historic buildings; the exterior and interior
architectural features and systems; the building’s site and setting;
code-compliance requirements regarding accessibility and life-safety
resilience to natural hazards; sustainability; and new additions and
related new construction. This overview establishes the format of
the Guidelines that follow.

Choosing an Appropriate Treatment for the
Historic Building
The Guidelines are intended to promote responsible preservation
practices that help protect the nation’s irreplaceable cultural
resources. For example, they cannot, in and of themselves, be used
to make essential decisions about which features of the historic
building should be saved and which can be changed. But, once
a treatment is selected, the Standards and Guidelines provide a
consistent philosophical approach to the work.

Choosing the most appropriate treatment for a building requires
careful decision making about a building’s historical significance, as
well as taking into account a number of other considerations:
Level of Significance. National Historic Landmarks, designated
for their “exceptional significance in American history,” and other
properties important for their interpretive value may be candidates
for Preservation or Restoration. Rehabilitation, however, is the most
commonly used treatment for the majority of historic buildings
Reconstruction has the most limited application because so few
resources that are no longer extant can be documented to the degree
necessary to accurately recreate the property in a manner that con
veys its appearance at a particular point in history.
Physical condition. Preservation may be appropriate if distinctive
materials, features, and spaces are essentially intact and convey
the building’s historical significance. If the building requires more
extensive repair and replacement, or if alterations or a new addition
are necessary for a new use, then Rehabilitation is probably the most
appropriate treatment.
Proposed use. Many historic buildings can be adapted for a new use
or updated for a continuing use without seriously impacting their
historic character. However, it may be very difficult or impossible
to convert some special-use properties for new uses without major
alterations, resulting in loss of historic character and even integrity.
Code and other regulations. Regardless of the treatment, regula
tory requirements must be addressed. But without a sensitive design
approach such work may damage a building’s historic materials and
negatively impact its character. Therefore, because the ultimate use
of the building determines what requirements will have to be met,
some potential uses of a historic building may not be appropriate if
the necessary modifications would not preserve the building’s historic
character. This includes adaptations to address natural hazards as well
as sustainability.
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PRESERVATION

BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Identifying, retaining, and preserving features of the building site
that are important in defining its overall historic character. Site
features may include walls, fences, or steps; circulation systems,
such as walks, paths, or roads; vegetation, such as trees, shrubs,
grass, orchards, hedges, windbreaks, or gardens; landforms, such
as hills, terracing, or berms; furnishings and fixtures, such as
light posts or benches; decorative elements, such as sculpture,
statuary, or monuments; water features, including fountains,
streams, pools, lakes, or irrigation ditches; and subsurface
archeological resources, other cultural or religious features, or
burial grounds which are also important to the site.

Altering buildings and their features or site features which are
important in defining the overall historic character of the property
so that, as a result, the character is diminished.

Retaining the historic relationship between buildings and the
landscape.

Removing or relocating buildings or landscape features, thereby
destroying the historic relationship between buildings and the
landscape.

[21] (a) The formal
garden on the property
of the 1826 BeauregardKeyes House in New
Orleans (b) is integral to
the character of the site.

BUILDING SITE
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PRESERVATION

BUILDING SITE
RECOMMENDED
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BUILDING SITE

NOT RECOMMENDED

Stabilizing deteriorated or damaged building and site features
as a preliminary measure, when necessary, prior to undertaking
preservation work.

Failing to stabilize a deteriorated or damaged building or site
feature until additional work can be undertaken, thereby allowing
further damage to occur to the building site.

Protecting and maintaining buildings and site features by provid
ing proper drainage to ensure that water does not erode founda
tion walls, drain toward the building, or damage or erode the
landscape.

Failing to ensure that site drainage is adequate so that buildings
and site features are damaged or destroyed; or, alternatively, chang
ing the site grading so that water does not drain properly.

Minimizing disturbance of the terrain around buildings or
elsewhere on the site, thereby reducing the possibility of destroying or damaging important landscape features, archeological
resources, other cultural or religious features, or burial grounds.

Using heavy machinery or equipment in areas where it may disturb
or damage important landscape features, archeological resources,
other cultural or religious features, or burial grounds.

Protecting (e.g., preserving in place) important site features,
archeological resources, other cultural or religious features, or
burial grounds.

Leaving known site features or archeological material unprotected
so that it is damaged during preservation work.

Planning and carrying out any necessary investigation before
preservation begins, using professional archeologists and meth
ods when preservation in place is not feasible.

Allowing unqualified personnel to perform data recovery on archeo
logical resources, which can result in damage or loss of important
archeological material.

Preserving important landscape features through regularly-sched
uled maintenance of historic plant material.

Allowing important landscape features or archeological resources to
be lost, damaged, or to deteriorate due to inadequate protection or
lack of maintenance.

Protecting the building site and landscape features against arson
and vandalism before preservation work begins by erecting tem
porary fencing and by installing alarm systems keyed into local
protection agencies.

Leaving the property unprotected and subject to vandalism before
work begins so that the building site and landscape features,
archeological resources, other cultural or religious features, or burial
grounds can be damaged or destroyed.

Installing protective fencing, bollards, and stanchions on a building site, when necessary for security, that are as unobtrusive as
possible.

Installing protective fencing, bollards, and stanchions on a building
site, when necessary for security, without taking into consideration
their location and visibility so that they negatively impact the his
toric character of the site.

Providing continued protection and maintenance of buildings and
landscape features on the site through appropriate grounds or
landscape management.

Removing or destroying features from the site, such as fencing,
paths or walkways, masonry balustrades, or plant material.

PRESERVATION

BUILDING SITE
RECOMMENDED
Protecting building and landscape features when working on the
site.

NOT RECOMMENDED
Failing to protect building and landscape features during work on
the site.

Failing to undertake adequate measures to ensure the protection of
Evaluating the overall condition of the site to determine whether
more than protection and maintenance, such as repairs to materi the site.
als and features, will be necessary.
Repairing building and site features which have damaged, dete
riorated, or missing components to reestablish the whole feature
and to ensure retention of the integrity of historic materials.

Failing to repair damaged or deteriorated site features.

The following work is highlighted to indicate that it represents the greatest degree of intervention generally recommended within the treatment
Preservation, and should only be considered after protection, stabilization, and repair concerns have been addressed.
Limited Replacement in Kind
Replacing in kind extensively deteriorated or missing features of
the site when there are surviving prototypes, such as part of a
fountain, portions of a walkway, or a hedge, or when the replace
ment can be based on documentary or physical evidence. The
new work should match the old in material, design, scale, and
color.

Replacing an entire feature of the building or site when limited
replacement of deteriorated or missing components is appropriate.
Using replacement material that does not match the historic site
feature.

[22 a-b] The 1907
Commander General’s
Quarters facing
Continental Park
is one of many
important structures
that contribute to the
historic significance and
character of Fort Monroe,
a National Monument, in
Hampton, VA.

BUILDING SITE
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PRESERVATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED

NOT RECOMMENDED

Identifying, retaining, and preserving building and landscape fea- Altering those building and landscape features of the setting which
tures that are important in defining the overall historic character are important in defining its historic character so that, as a result,
the character is diminished.
of the setting. Such features can include circulation systems,
such as roads and streets; furnishings and fixtures, such as light
posts or benches; vegetation, gardens, and yards; adjacent open
space, such as fields, parks, commons, or woodlands; and impor
tant views or visual relationships.
Retaining the historic relationship between buildings and
landscape features in the setting. For example, preserving the
relationship between a town common or urban plaza and the
adjacent houses, municipal buildings, roads, and landscape and
streetscape features.

Altering the relationship between the buildings and landscape fea
tures in the setting by widening existing streets, changing landscape
materials, or locating new streets or parking areas where they may
negatively impact the historic character of the setting.
Removing or relocating historic buildings or landscape features,
thereby destroying the historic relationship between buildings and
the landscape in the setting.

[23] The city square is
important in defining
the character of the
historic setting in this
small town.
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SETTING (DISTRICT/NEIGHBORHOOD)

PRESERVATION

[24] Cast-iron porches
and wrought-iron
fences from the late 19th
century typify this block
in an urban historic
district.

[25] Street names in tile
set into the sidewalk are
distinctive features in
this historic district.

SETTING (DISTRICT/NEIGHBORHOOD)
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PRESERVATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED

NOT RECOMMENDED

Stabilizing deteriorated or damaged building or landscape fea
tures in the setting as a preliminary measure, when necessary,
prior to undertaking preservation work.

Failing to stabilize a deteriorated or damaged building or landscape
feature in the setting until additional work can be undertaken,
thereby allowing further damage to occur to the setting.

Protecting and maintaining historic features in the setting
through regularly-scheduled maintenance and landscape management.

Failing to protect and maintain materials in the setting on a cycli
cal basis so that deterioration of building and landscape features
results.
Stripping or removing historic features from buildings or the setting,
such as a porch, fencing, walkways, or plant material.

Installing protective fencing, bollards, and stanchions in the
setting, when necessary for security, that are as unobtrusive as
possible.

Installing protective fencing, bollards, and stanchions in the setting,
when necessary for security, without taking into consideration their
location and visibility so that they negatively impact the historic
character of the setting.

Protecting building and landscape features when undertaking
work in the setting.

Failing to protect building and landscape features during work in
the setting.

Evaluating the overall condition of materials and features to
determine whether more than protection and maintenance, such
as repairs to materials and features in the setting, will be neces
sary.

Failing to undertake adequate measures to ensure the protection of
materials and features of the setting.

Repairing features in the setting by reinforcing the historic mate
rials, using recognized preservation methods.

Removing material that could be repaired or using improper repair
techniques.

The following work is highlighted to indicate that it represents the greatest degree of intervention generally recommended within the treatment
Preservation, and should only be considered after protection, stabilization, and repair concerns have been addressed.
Limited Replacement in Kind
Replacing in kind extensively deteriorated or missing components of building and landscape features in the setting when
there are surviving prototypes, such as balustrades or paving
materials, or when the replacement can be based on documen
tary or physical evidence. The new work should match the old in
material, design, scale, and color.
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SETTING (DISTRICT/NEIGHBORHOOD)

Replacing an entire feature of the building or landscape when lim
ited replacement of deteriorated or missing components is appropri
ate.
Using replacement material that does not match the historic building or landscape feature.

REHABILITATION

BUILDING SITE
RECOMMENDED
Identifying, retaining, and preserving features of the building site
that are important in defining its overall historic character. Site
features may include walls, fences, or steps; circulation systems,
such as walks, paths or roads; vegetation, such as trees, shrubs,
grass, orchards, hedges, windbreaks, or gardens; landforms, such
as hills, terracing, or berms; furnishings and fixtures, such as
light posts or benches; decorative elements, such as sculpture,
statuary, or monuments; water features, including fountains,
streams, pools, lakes, or irrigation ditches; and subsurface arche
ological resources, other cultural or religious features, or burial
grounds which are also important to the site.

NOT RECOMMENDED
Removing or substantially changing buildings and their features
or site features which are important in defining the overall historic
character of the property so that, as a result, the character is dimin
ished.

[42] This garden is an
important characterdefining landscape
feature on this college
campus.

BUILDING SITE

137

REHABILITATION

BUILDING SITE
RECOMMENDED
Retaining the historic relationship between buildings and the
landscape.

NOT RECOMMENDED
Removing or relocating buildings or landscape features, thereby
destroying the historic relationship between buildings and the land
scape.
Removing or relocating buildings on a site or in a complex of related
historic structures (such as a mill complex or farm), thereby dimin
ishing the historic character of the site or complex.
Moving buildings onto the site, thereby creating an inaccurate his
toric appearance.
Changing the grade level of the site if it diminishes its historic
character. For example, lowering the grade adjacent to a building
to maximize use of a basement, which would change the historic
appearance of the building and its relation to the site.
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BUILDING SITE

Protecting and maintaining buildings and site features by provid
ing proper drainage to ensure that water does not erode founda
tion walls, drain toward the building, or damage or erode the
landscape.

Failing to ensure that site drainage is adequate so that buildings
and site features are damaged or destroyed; or, alternatively, chang
ing the site grading so that water does not drain properly.

Correcting any existing irrigation that may be wetting the build
ing excessively.

Neglecting to correct any existing irrigation that may be wetting the
building excessively.

Minimizing disturbance of the terrain around buildings or elsewhere on the site, thereby reducing the possibility of destroying or damaging important landscape features, archeological
resources, other cultural or religious features, or burial grounds.

Using heavy machinery or equipment in areas where it may disturb
or damage important landscape features, archeological resources,
other cultural or religious features, or burial grounds.

Surveying and documenting areas where the terrain will be
altered to determine the potential impact to important landscape
features, archeological resources, other cultural or religious fea
tures, or burial grounds.

Failing to survey the building site prior to beginning work, which
may result in damage or loss of important landscape features,
archeological resources, other cultural or religious features, or burial
grounds.

REHABILITATION

BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Protecting (e.g., preserving in place) important site features,
archeological resources, other cultural or religious features, or
burial grounds.

Leaving known site features or archeological material unprotected so
that it is damaged during rehabilitation work.

Planning and carrying out any necessary investigation before
rehabilitation begins, using professional archeologists and meth
ods, when preservation in place is not feasible.

Allowing unqualified personnel to perform data recovery on archeo
logical resources, which can result in damage or loss of important
archeological material

Preserving important landscape features through regularly-sched
uled maintenance of historic plant material.

Allowing important landscape features or archeological resources to
be lost, damaged, or to deteriorate due to inadequate protection or
lack of maintenance

Protecting the building site and landscape features against arson
and vandalism before rehabilitation work begins by erecting tem
porary fencing and by installing alarm systems keyed into local
protection agencies.

Leaving the property unprotected and subject to vandalism before
work begins so that the building site and landscape features,
archeological resources, other cultural or religious features, or burial
grounds can be damaged or destroyed.
Removing or destroying features from the site, such as fencing,
paths or walkways, masonry balustrades, or plant material.

Installing protective fencing, bollards, and stanchions on a build- Installing protective fencing, bollards, and stanchions on a building
site, when necessary for security, without taking into consideration
ing site, when necessary for security, that are as unobtrusive as
their location and visibility so that they negatively impact the his
possible.
toric character of the site.
Providing continued protection and maintenance of buildings
and landscape features on the site through appropriate grounds
and landscape management.

Failing to protect and maintain materials and features from the
restoration period on a cyclical basis so that deterioration of the site
results.

Protecting buildings and landscape features when working on the Failing to protect building and landscape features during work on
site.
the site or failing to repair damaged or deteriorated site features.

BUILDING SITE
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REHABILITATION

BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Evaluating the overall condition of materials and features to
determine whether more than protection and maintenance, such
as repairs to site features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
the site.

Repairing historic site features which have been damaged, are
deteriorated, or have missing components order reestablish the
whole feature and to ensure retention of the integrity of the
historic materials. Repairs may include limited replacement in
kind or with a compatible substitute material of those extensively
deteriorated or missing parts of site features when there are
surviving prototypes, such as paving, railings, or individual plants
within a group (e.g., a hedge). Repairs should be physically and
visually compatible.

Removing materials and features that could be repaired or using
improper repair techniques.
Replacing an entire feature of the site (such as a fence, walkway, or
drive) when repair of materials and limited replacement of deterio
rated or missing components are feasible.

[43] The industrial
character of the site
was retained when
this brewery complex
was rehabilitated for
residential use.

[44] Not Recommended: (a-b) The historic character of this plantation house
(marked in blue on plan on opposite page) and its site was diminished and
adversely impacted when multiple new buildings like this (#3 on plan) were
constructed on the property (c).
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REHABILITATION

BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Replacing in kind an entire feature of the site that is too deteriorated to repair (if the overall form and detailing are still evident)
using the physical evidence as a model to reproduce the feature.
Examples could include a walkway or a fountain, a land form, or
plant material. If using the same kind of material is not feasible,
then a compatible substitute material may be considered.

Removing a character-defining feature of the site that is unrepair
able and not replacing it, or replacing it with a new feature that does
not match.
Using a substitute material for the replacement that does not convey
the same appearance of the surviving site feature or that is physi
cally or ecologically incompatible.
Adding conjectural landscape features to the site (such as period
reproduction light fixtures, fences, fountains, or vegetation) that are
historically inappropriate, thereby creating an inaccurate appearance
of the site.

BUILDING SITE
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REHABILITATION

BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new feature on a site when the historic feature is completely missing. This could include missing
outbuildings, terraces, drives, foundation plantings, specimen
trees, and gardens. The design may be an accurate restoration
based on documentary and physical evidence, but only when the
feature to be replaced coexisted with the features currently on
the site. Or, it may be a new design that is compatible with the
historic character of the building and site.

Creating an inaccurate appearance because the replacement for
the missing feature is based upon insufficient physical or historic
documentation, is not a compatible design, or because the feature
did not coexist with the features currently on the site.
Introducing a new feature, including plant material, that is visually
incompatible with the site or that alters or destroys the historic site
patterns or use.

Alterations and Additions for a New Use

[45] Undertaking a
survey to document
archeological resources
may be considered in
some rehabilitation
projects when a new
exterior addition is
planned.
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BUILDING SITE

Designing new onsite features (such as parking areas, access
ramps, or lighting), when required by a new use, so that they
are as unobtrusive as possible, retain the historic relationship
between the building or buildings and the landscape, and are
compatible with the historic character of the property.

Locating parking areas directly adjacent to historic buildings where
vehicles may cause damage to buildings or landscape features or
when they negatively impact the historic character of the building
site if landscape features and plant materials are removed.

Designing new exterior additions to historic buildings or adjacent
new construction that are compatible with the historic character
of the site and preserves the historic relationship between the
building or buildings and the landscape.

Introducing new construction on the building site which is visu
ally incompatible in terms of size, scale, design, material, or color,
which destroys historic relationships on the site, or which damages or destroys important landscape features, such as replacing a
lawn with paved parking areas or removing mature trees to widen a
driveway.

Removing non-significant buildings, additions, or site features
which detract from the historic character of the site.

Removing a historic building in a complex of buildings or removing a
building feature or a landscape feature which is important in defin
ing the historic character of the site.

Locating an irrigation system needed for a new or continuing use
of the site where it will not cause damage to historic buildings.

Locating an irrigation system needed for a new or continuing use of
the site where it will damage historic buildings.

REHABILITATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED
Identifying, retaining, and preserving building and landscape
features that are important in defining the overall historic
character of the setting. Such features can include circulation
systems, such as roads and streets; furnishings and fixtures,
such as light posts or benches; vegetation, gardens and yards;
adjacent open space, such as fields, parks, commons, or wood
lands; and important views or visual relationships.

NOT RECOMMENDED
Removing or substantially changing those building and landscape
features in the setting which are important in defining the historic
character so that, as a result, the character is diminished.

[46] The varied size, shapes, and architectural styles of these historic
buildings are unique to this street in Christiansted, St. Croix, USVI, and
should be retained in a rehabilitation project.
[47] Original paving stones contribute to the character of the historic
setting and distinguish this block from other streets in the district.

SETTING (DISTRICT / NEIGHBORHOOD)
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REHABILITATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED

NOT RECOMMENDED

Retaining the historic relationship between buildings and
landscape features in the setting. For example, preserving the
relationship between a town common or urban plaza and the
adjacent houses, municipal buildings, roads, and landscape and
streetscape features.

Altering the relationship between the buildings and landscape fea
tures in the setting by widening existing streets, changing landscape
materials, or locating new streets or parking areas where they may
negatively impact the historic character of the setting.
Removing or relocating buildings or landscape features, thereby
destroying the historic relationship between buildings and the land
scape in the setting.

[48] Old police and fire call boxes,
which are distinctive features in this
historic district, have been retained,
and now showcase work by local
artists.
[49] Low stone walls are characterdefining features in this hilly,
early-20th-century residential
neighborhood.
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REHABILITATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED
Protecting and maintaining historic features in the setting
through regularly-scheduled maintenance and grounds and landscape management.

NOT RECOMMENDED
Failing to protect and maintain materials in the setting on a cycli
cal basis so that deterioration of buildings and landscape features
results.
Stripping or removing historic features from buildings or the setting,
such as a porch, fencing, walkways, or plant material.

Installing protective fencing, bollards, and stanchions in the
setting, when necessary for security, that are as unobtrusive as
possible.

Installing protective fencing, bollards, and stanchions in the setting,
when necessary for security, without taking into consideration their
location and visibility so that they negatively impact the historic
character of the setting.

Protecting buildings and landscape features when undertaking
work in the setting.

Failing to protect buildings and landscape features during work in
the setting.

Evaluating the overall condition of materials and features to
determine whether more than protection and maintenance,
such as repairs to materials and features in the setting, will be
necessary.

Failing to undertake adequate measures to ensure the protection of
materials and features in the setting.

Repairing features in the setting by reinforcing the historic
materials. Repairs may include the replacement in kind or with a
compatible substitute material of those extensively deteriorated
or missing parts of setting features when there are surviving pro
totypes, such as fencing, paving materials, trees, and hedgerows.
Repairs should be physically and visually compatible.

Failing to repair and reinforce damaged or deteriorated historic
materials and features in the setting.
Removing material that could be repaired or using improper repair
techniques.
Replacing an entire feature of the building or landscape in the
setting when repair of materials and limited replacement of deterio
rated or missing components are feasible.

SETTING (DISTRICT / NEIGHBORHOOD)
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REHABILITATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED
Replacing in kind an entire building or landscape feature in
the setting that is too deteriorated to repair (if the overall form
and detailing are still evident) using the physical evidence as a
model to reproduce the feature. If using the same kind of mate
rial is not feasible, then a compatible substitute material may be
considered.

NOT RECOMMENDED
Removing a character-defining feature of the building or landscape
from the setting that is unrepairable and not replacing it or replac
ing it with a new feature that does not match.
Using a substitute material for the replacement that does not convey
the same appearance of the surviving building or landscape feature
in the setting or that is physically or ecologically incompatible.

The following work is highlighted to indicate that it is specific to Rehabilitation projects and should only be considered after the preservation concerns have
been addressed.
Designing the Replacement for Missing Historic Features
Designing and installing a new feature of the building or land
scape in the setting when the historic feature is completely
missing. This could include missing steps, streetlights, terraces,
trees, and fences. The design may be an accurate restoration
based on documentary and physical evidence, but only when the
feature to be replaced coexisted with the features currently in
the setting. Or, it may be a new design that is compatible with
the historic character of the setting.

Creating an inaccurate appearance because the replacement for
the missing feature is based upon insufficient physical or historic
documentation; is not a compatible design, or because the feature
did not coexist with the features currently in the setting.
Introducing a new building or landscape feature that is visually or
otherwise incompatible with the setting’s historic character (e.g.,
replacing low metal fencing with a high wood fence).

Alterations and Additions for a New Use
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Designing new features (such as parking areas, access ramps,
or lighting), when required by a new use, so that they are as
unobtrusive as possible, retain the historic relationships between
buildings and the landscape in the setting, and are compatible
with the historic character of the setting.

Locating parking areas directly adjacent to historic buildings where
vehicles may cause damage to buildings or landscape features or
when they negatively impact the historic character of the setting if
landscape features and plant materials are removed.

Designing new exterior additions to historic buildings or adjacent
new construction that are compatible with the historic character
of the setting that preserve the historic relationship between the
buildings and the landscape.

Introducing new construction into historic districts which is visually
incompatible or that destroys historic relationships within the set
ting, or which damages or destroys important landscape features.

Removing non-significant buildings, additions, or landscape fea
tures which detract from the historic character of the setting.

Removing a historic building, a building feature, or landscape
feature which is important in defining the historic character of the
setting.

SETTING (DISTRICT / NEIGHBORHOOD)

RESTORATION

BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Identifying, retaining, and preserving features of the building
site from the restoration period. Site features may include walls,
fences, or steps; circulation systems, such as walks, paths, or
roads; vegetation, such as trees, shrubs, grass, orchards, hedges,
windbreaks, or gardens; landforms, such as hills, terracing, or
berms; furnishings and fixtures, such as light posts or benches;
decorative elements, such as sculpture, statuary, or monuments;
water features, such as fountains, streams, pools, lakes, irrigation
ditches; and subsurface archeological resources, other cultural or
religious features, or burial grounds which are also important to
the restoration period of the site.

Altering buildings and their features or site features from the resto
ration period.

Reestablishing the relationship between buildings and the land
scape on the site that existed during the restoration period.

Retaining non-restoration period buildings or landscape features on
the site, thereby confusing the depiction of the restoration-period
appearance of the site.

Protecting and maintaining buildings and site features from the
restoration period by providing proper drainage to ensure that
water does not erode foundation walls, drain toward a building, or
damage or erode the landscape.

Failing to ensure that site drainage is adequate so that buildings and site features from the restoration period are damaged or
destroyed. Or, alternatively, changing the site grading so that water
does not drain properly.

Minimizing disturbance of the terrain around buildings or elsewhere on the site, thereby reducing the possibility of destroying
or damaging important landscape features from the restoration
period or archeological resources, other cultural or religious fea
tures, or burial grounds.

Using heavy machinery or equipment in areas where it may disturb
or damage important landscape features from the restoration period
or archeological resources, other cultural or religious features, or
burial grounds.

Failing to document building and site features from the restoration
period, which may result in their loss.

BUILDING SITE
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RESTORATION

[15] (a) Cherry Hill House and Farm
(c. 1845) in Falls Church, VA, was the site of
encampments during the Civil War. Outbuildings
on the property, such as the corn crib (b) in the
foreground which was the source of provisions
for the soldiers, are important in interpreting its
role during the war.
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RESTORATION

BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

Surveying and documenting areas of the site where the terrain
will be altered during restoration work to determine the poten
tial impact to important landscape features from the restoration
period or archeological resources, other cultural or religious
features, or burial grounds from the restoration period.

Failing to survey the building site prior to beginning restoration
work, which can result in damaging or destroying landscape fea
tures from the restoration period, or archeological resources, other
cultural or religious features, or burial grounds.

Protecting (e.g., preserving in place) important site features,
archeological resources, other cultural or religious features, or
burial grounds.

Failing to protect site features from the restoration period, or
archeological resources, other cultural or religious features, or burial
grounds when working on the site.

Planning and carrying out any necessary investigation before res
toration of the site begins, using professional archeologists and
methods, when preservation in place is not feasible.

Allowing unqualified personnel to perform data recovery on archeo
logical resources, which can result in damage or loss of important
archeological material.

Preserving important landscape features from the restoration
period through regularly-scheduled site maintenance of historic
plant material.

Allowing important landscape features from the restoration period
to be lost or damaged due to lack of site maintenance.

Protecting the building site and landscape features from the
restoration period against arson and vandalism before restoration
work begins by erecting temporary fencing and by installing alarm
systems keyed into local protection agencies.

Leaving the property unprotected and subject to vandalism before
work begins so that the building site and landscape features from
the restoration period, or archeological resources, other cultural or
religious features, or burial grounds can be damaged or destroyed.
Removing site features from the restoration period, such as fencing,
paths or walkways, masonry balustrades, or plant material.

Installing protective fencing, bollards, and stanchions on a building site, when necessary for security, that are as unobtrusive as
possible.

Installing protective fencing, bollards, and stanchions on a build
ing site, when necessary for security, without taking into consideration their location and visibility so that they negatively impact the
restoration-period character of the site.
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RECOMMENDED

NOT RECOMMENDED

Providing continued protection and maintenance of buildings and
landscape features from the restoration-period of the site through
appropriate grounds and landscape management.

Failing to protect and maintain materials and features from the
restoration period on a cyclical basis so that deterioration of the site
results.

Protecting buildings and site features from the restoration period
when working on the site.

Failing to protect buildings and landscape features from the restora
tion period when working on the site or failing to repair damaged or
deteriorated site features.

Evaluating the overall condition of materials and features from the
restoration period to determine whether more than protection and
maintenance, such as repairs to site features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
site features from the restoration period.

Repairing site features from the restoration period which have
been damaged, are deteriorated, or have missing components
to reestablish the whole feature and to ensure retention of the
integrity of the historic materials. Repair may include limited
replacement in kind or with a compatible substitute material of
those extensively deteriorated or missing components of site fea
tures when there are surviving prototypes, such as paving, railing,
or individual plants within a group (e.g., a hedge), or when the
replacement can be based on physical or historic documentation.

Replacing an entire site feature from the restoration period (such
as a fence, walkway, or drive) when repair of materials and limited
replacement of deteriorated or missing components are feasible.

Replacing in kind an entire restoration-period feature of the site
that is too deteriorated to repair (if the overall form and detail
ing are still evident) using the physical evidence as a model to
reproduce the feature or when the replacement can be based on
historic documentation. Examples could include a walkway or
fountain, a land form or plant materials. If using the same kind
of material is not feasible, then a compatible substitute material
may be used. The new work may be unobtrusively dated to guide
future research and treatment.

Removing a site feature from the restoration period that is unrepair
able and not replacing it, or replacing it with a new feature that
does not match.
Using a substitute material for the replacement that does not
convey the same appearance of the surviving site feature from the
restoration period or that is physically incompatible.
Adding conjectural landscape features to the site (such as period
reproduction light fixtures, fences, fountains, or vegetation) that
cannot be documented, thereby confusing the depiction of the
restoration-period appearance of the building site.

RESTORATION

BUILDING SITE
RECOMMENDED

NOT RECOMMENDED

The following Restoration work is highlighted to indicate that it involves the removal or alteration of existing visible features of the building site that would
be retained in Preservation and Rehabilitation treatments; and the replacement of missing visible features of the mechanical system from the restoration
period using all new materials.
Removing Existing Features from Other Historic Periods
Removing site features from other historic periods, such as an
outbuilding, paved road, or overgrown trees.

Failing to remove a site feature from another historic period,
thereby confusing the depiction of the site’s appearance from the
restoration period.

Documenting features of the building site dating from other peri
ods prior to their removal.

Failing to document site features from other periods that are
removed during restoration so that a valuable portion of the historic
record is lost.

Recreating Missing Features from the Restoration Period
Recreating a missing site feature from the restoration period
based on documentary and physical evidence; for example, dupli
cating a no-longer extant terrace, gazebo, fencing, or a hedge.

Constructing a feature of the building or site that was part of the
original design but was never actually built, or constructing a fea
ture which was thought to have existed during the restoration period
but cannot be documented.

[16] Archeological
investigation of the
property was undertaken
to ensure accuracy of the
restoration of Montpelier.
Photo: Courtesy of The
Montpelier Foundation.
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RECOMMENDED
Identifying, retaining, and preserving building and landscape
features from the restoration period in the setting. These features
can include circulation systems, such as roads and streets; fur
nishings and fixtures, such as light posts or benches; vegetation,
gardens, and yards; adjacent open space, such as fields, parks,
commons, or woodlands; and important views or visual relation
ships.

Altering restoration-period building and landscape features in the
setting.

Retaining or reestablishing the relationship between buildings
and landscape features in the setting that existed during the
restoration period.

Retaining non-restoration period buildings or landscape features
in the setting, thereby confusing the depiction of the restorationperiod appearance of the setting.

[17 a-b] The cobblestone street, brick
sidewalks, and stone stoops of these
houses are important restorationperiod features of the late 18th
through the 19th-century restoration
period of this historic district.
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Failing to document restoration-period buildings and landscape
features in the setting, which may result in their loss.

(a)

RESTORATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED
Protecting and maintaining features from the restoration period
in the setting through regularly-scheduled maintenance and
grounds and landscape management.

NOT RECOMMENDED
Failing to protect and maintain materials in the setting on a cycli
cal basis so that deterioration of buildings and landscape features
results.
Removing restoration-period building or landscape features in the
setting, such as porches, fencing, walkways, or plant material.

Installing protective fencing, bollards, and stanchions in a set
ting, when necessary for security, that are as unobtrusive as
possible.

Installing protective fencing, bollards, and stanchions in a setting,
when necessary for security, without taking into consideration their
location and visibility so that they negatively impact the historic
character of the setting.

(b)
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RECOMMENDED

NOT RECOMMENDED

Protecting buildings and landscape features from the restoration
period when undertaking work in the setting.

Failing to protect buildings and landscape features from the restora
tion period when working in the setting.

Evaluating the overall condition of restoration-period materi
als and features in the setting to determine whether more than
protection and maintenance, such as repairs to materials and
features, will be necessary.

Failing to undertake adequate measures to ensure the protection of
materials and features in the setting from the restoration period.

Repairing restoration-period features in the setting by reinforcing
the historic materials. Repair may include the replacement in
kind or with a compatible substitute material of those extensively
deteriorated or missing components of features from the restora
tion period when there are surviving prototypes, such as porch
balustrades, paving materials, or trees.

Replacing an entire building or landscape feature from the resto
ration period in the setting when repair of materials and limited
replacement of deteriorated or missing components are feasible.

Replacing in kind an entire restoration-period building or landscape feature in the setting that is too deteriorated to repair (if
the overall form and detailing are still evident) using the physi
cal evidence as a model to reproduce the feature or when the
replacement can be based on historic documentation. If using
the same kind of material is not feasible, then a compatible substitute material may be considered. The new work may be dated
to guide future research and treatment.

Removing a restoration-period feature of the building or landscape
in the setting that is unrepairable and not replacing it, or replacing
it with a new feature that does not match.

SETTING (DISTRICT / NEIGHBORHOOD)

Using a substitute material for the replacement that does not
convey the same appearance of the surviving restoration-period
building or landscape feature in the setting or that is physically or
ecologically incompatible.

RESTORATION

SETTING (DISTRICT / NEIGHBORHOOD)
RECOMMENDED

NOT RECOMMENDED

The following Restoration work is highlighted to indicate that it involves the removal or alteration of existing historic features of the setting that would be
retained in Preservation and Rehabilitation treatments; and the replacement of missing restoration-period features of the setting using all new materials.
Removing Existing Features from Other Historic Periods
Removing features of the building or landscape in the setting
from other historic periods, such as a road, sidewalk, or fence.

Failing to remove a feature of the building or landscape in the
setting from another period, thereby confusing the depiction of the
setting’s appearance from the restoration period.

Documenting features of the building or landscape in the setting
dating from other periods prior to their removal.

Failing to document features of the building or landscape features
in the setting from other periods that are removed during restoration
so that a valuable portion of the historic record is lost.

Recreating Missing Features from the Restoration Period
Recreating a missing feature of the building or landscape in
the setting that existed during the restoration period based on
documentary and physical evidence; for example, duplicating a
non-longer extant path or park bench.

Constructing a feature of the building or landscape that was part of
the original design for the setting but was never actually built, or
constructing a feature which was thought to have existed during the
restoration period but cannot be documented.
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NOT RECOMMENDED

Reconstructing building site features based on documentary and
physical evidence.

Reconstructing building site features without documentary and
physical evidence.

Inventorying the building site to determine the existence of
aboveground remains and subsurface archeological resources,
other cultural or religious features, or burial grounds, and using
this evidence as corroborating documentation for the reconstruc
tion of related site features. These may include walls, fences,
or steps; circulation systems, such as walks, paths, or roads;
vegetation, such as trees, shrubs, grass, orchards, hedges, wind
breaks, or gardens; landforms, such as hills, terracing, or berms;
furnishings and fixtures, such as light posts or benches; decora
tive elements, such as sculpture, statuary, or monuments; water
features, including fountains, streams, pools, lakes, or irrigation
ditches.

Giving the building’s site an inaccurate appearance by basing the
reconstruction on conjectural designs or on features from other
sites.

Recreating the historic spatial relationship between buildings and
related site features.

Changing the historic spatial relationship between buildings and
related site features, or reconstructing some site features but not
others, thereby confusing the depiction of the reconstructed site.

[6] This lighthouse
on Lake Ponchartrain
in New Orleans was
reconstructed after the
historic 1890 lighthouse
was destroyed by
Hurricane Katrina.
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RECOMMENDED

NOT RECOMMENDED

Reconstructing features in the building’s historic setting based on Reconstructing features in the setting without documentary and
documentary and physical evidence.
physical evidence.
Inventorying the setting to determine the existence of aboveground remains and subsurface archeological resources, other
cultural or religious features, or burial grounds, and using this
evidence as corroborating documentation for the reconstruction
of missing features of the historic setting. These may include
circulation systems, such as roads and streets; furnishings and
fixtures, such as light posts or benches; vegetation, gardens, and
yards; adjacent open space, such as fields, parks, commons, or
woodlands; and important views or visual relationships.

Giving the building’s setting an inaccurate appearance by basing
the reconstruction on conjectural designs or on features from other
locations.

Recreating the historic spatial relationship between buildings and
landscape features in the setting.

Changing the historic spatial relationship between buildings and
landscape features in the setting by reconstructing some features
but not others, thereby confusing the depiction of the reconstructed
setting.

[7] The Muhlenberg Brigade Huts
are reconstructions of nine log huts
erected in 1777 at Valley Forge during
the Revolutionary War. They have
been reconstructed on the historic
road with logs cut with modern power
tools and finished with cement, unlike
the original logs which were hand
hewn and finished with traditional
chinking. Photo: Rdsmith4 at Wikimedia
Commons.
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[8] The Palace of Fine Arts was designed by Bernard Maybeck and built for the
1915 Panama-Pacific Exposition in San Francisco. The pavilion was intended to be
temporary and, although it had a steel structure, the exterior was finished only
with staff, an impermanent material composed of plaster and fiber. The building
was not torn down after the exposition, and it eventually fell into ruin. In 1964, all
but the steel structure was demolished, and the building was reconstructed with
lightweight poured-in-place concrete. Photo: Kevinlcole at Wikimedia Commons.
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