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Applicant: Pablo Rios – 620 S. Presa Realty LTD.  
Legal Description: NCB 923 BLK 1 LOT 1 
Address: 620 S Presa  
Zoned: “C-2,” Commercia, H 
  
Request: 
An appeal of the Historic Preservation Officer’s denial of the installation of rigid foam on the 
existing stucco cladding and the application of new stucco on the foam, a treatment that does 
not comply with the Historic Design Guidelines, Guidelines for Exterior Maintenance and 
Alterations, regarding the treatment of historic properties and the staff recommendation that 
the applicant repair the existing stucco cladding with stucco that matches the existing in 
composition, texture, application, technique, color, and detail to be consistent with the Historic 
Design Guidelines. 
 
Detailed Case History: 

• July 6, 2023 – On July 6, 2023, staff received a resident report that modifications to the 
existing roof form and parapets were taking place outside of the Certificate of 
Appropriateness that was issued on April 3, 2023. The COA stated that, “No changes to 
the existing roof pitch or roof form are requested or approved at this time.” Staff issued 
a Stop Work Order by email on July 6, 2023, the property owner confirmed receipt of the 
Stop Work Order by phone and stated that there were no plans to modify the existing 
parapets or roof form.  

• July 10, 2023 – On July 10, 2023, staff received an additional resident report of 
modifications to the roof form and parapets with photos of the ongoing work. From the 
photos it was clear that work was taking place outside of the approved scope of work. 
Staff issued a second Stop Work Order by email on July 10, 2023. On July 11, 2023, the 
architect confirmed receipt of the Stop Work Order by email and requested an in-person 
meeting to discuss the modifications.  

• July 11, 2023 – On July 11, 2023, staff received a third resident report that work was 
continuing on site despite the issuance of a Stop Work Order. Staff sent a third Stop Work 
Order on July 11, 2023, by email.  

• July 12, 2023 – Staff met with the property owner and architect in person on July 12, 2023, 
to discuss the proposed scope of work. The owner and architect decided to move forward 
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with the request at the next available Historic and Design Review Commission (HDRC) 
hearing, scheduled on July 21, 2023.  

• July 21, 2023 – The request for roof form and parapet modifications was approved by the 
HDRC on July 21, 2023, with stipulations. The applicant met the HDRC stipulations and 
received a Certificate of Appropriateness for the approved scope of work on July 31, 2023.  

• August 22, 2023 – On August 22, 2023, staff received a fourth resident report with photos 
that work was taking place on the property outside of the previously issued Certificates 
of Appropriateness. Staff notified the property owner of the report and the owner 
confirmed that scopes of work were taking place outside of approvals. Staff issued a 
fourth Stop Work Order by email on August 22, 2023. The owner confirmed receipt of the 
Stop Work Order on August 22, 2023, and staff scheduled a site visit with the owner for 
August 23, 2023.  

• August 23, 2023 – Staff conducted a site visit to the property on August 23, 2023, and 
issued a physical Stop Work Order. The owner, applicant, and contractors were present 
for the site visit. Staff observed that rigid foam was installed over the existing stucco on 
the majority of the structure, a moisture barrier was installed over the rigid foam, and the 
application of new stucco had been started on at least two of the elevations. The owner 
and the architect decided to move forward with the request for the next available HDRC 
hearing, scheduled on September 6, 2023.  

• August 31, 2023 – On August 31, 2023, OHP staff observed that work on the exterior of 
the structure was ongoing despite the issuance of the Stop Work Order. Staff issued a 
fifth Stop Work Order by email on August 31, 2023. Staff assessed a $500 post-work 
application fee on the property. The $500 post-work application fee was paid on 
September 10, 2023. 

• September 6, 2023 – At the September 6, 2023, Historic and Design Review Commission 
hearing, the request to install rigid foam insulation on the existing stucco cladding and 
apply new stucco on the foam was denied on the basis that the request was not consistent 
with the Historic Design Guidelines, Guidelines for Exterior Maintenance and Alterations, 
and due to the visual impact of the added exterior wall thickness on the existing window 
and door openings and the character defining features. Staff recommended that the 
applicant repair the existing stucco with stucco that matches the existing in composition, 
texture, application, technique, color, and detail.  

 
Applicable Citations: 
 
Historic Design Guidelines, Chapter 2, Exterior Maintenance and Alterations  
  
2. Materials: Masonry and Stucco   
A. MAINTENANCE (PRESERVATION)   
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i. Paint—Avoid painting historically unpainted surfaces. Exceptions may be made for severely 
deteriorated material where other consolidation or stabilization methods are not appropriate. 
When painting is acceptable, utilize a water permeable paint to avoid trapping water within the 
masonry.   
ii. Clear area—Keep the area where masonry or stucco meets the ground clear of water, 
moisture, and vegetation.   
iii. Vegetation—Avoid allowing ivy or other vegetation to grow on masonry or stucco walls, as it 
may loosen mortar and stucco and increase trapped moisture.   
iv. Cleaning—Use the gentlest means possible to clean masonry and stucco when needed, as 
improper cleaning can damage the surface. Avoid the use of any abrasive, strong chemical, 
sandblasting, or high-pressure cleaning method.   
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Patching—Repair masonry or stucco by patching or replacing it with in-kind materials 
whenever possible. Utilize similar materials that are compatible with the original in terms of 
composition, texture, application technique, color, and detail, when in-kind replacement is not 
possible. EIFS is not an appropriate patching or replacement material for stucco.   
ii. Repointing—The removal of old or deteriorated mortar should be done carefully by a 
professional to ensure that masonry units are not damaged in the process. Use mortar that 
matches the original in color, profile, and composition when repointing. Incompatible mortar 
can exceed the strength of historic masonry and results in deterioration. Ensure that the new 
joint matches the profile of the old joint when viewed in section. It is recommended that a test 
panel is prepared to ensure the mortar is the right strength and color.   
iii. Removing paint—Take care when removing paint from masonry as the paint may be 
providing a protectant layer or hiding modifications to the building. Use the gentlest means 
possible, such as alkaline poultice cleaners and strippers, to remove paint from masonry.   
iv. Removing stucco—Remove stucco from masonry surfaces where it is historically 
inappropriate. Prepare a test panel to ensure that underlying masonry has not been irreversibly 
damaged before proceeding.   
  
3. Materials: Roofs   
A. MAINTENANCE (PRESERVATION)   
i. Regular maintenance and cleaning—Avoid the build-up of accumulated dirt and retained 
moisture. This can lead to the growth of moss and other vegetation, which can lead to roof 
damage. Check roof surface for breaks or holes and flashing for open seams and repair as 
needed.   
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Roof replacement—Consider roof replacement when more than 25-30 percent of the roof 
area is damaged or 25-30 percent of the roof tiles (slate, clay tile, or cement) or shingles are 
missing or damaged.   
ii. Roof form—Preserve the original shape, line, pitch, and overhang of historic roofs when 
replacement is necessary.   
iii. Roof features—Preserve and repair distinctive roof features such as cornices, parapets, 
dormers, open eaves with exposed rafters and decorative or plain rafter tails, flared eaves or 
decorative purlins, and brackets with shaped ends.   
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iv. Materials: sloped roofs—Replace roofing materials in-kind whenever possible when the roof 
must be replaced. Retain and re-use historic materials when large-scale replacement of roof 
materials other than asphalt shingles is required (e.g., slate or clay tiles). Salvaged materials 
should be re-used on roof forms that are most visible from the public right-of-way. Match new 
roofing materials to the original materials in terms of their scale, color, texture, profile, and 
style, or select materials consistent with the building style, when in-kind replacement is not 
possible.   
v. Materials: flat roofs—Allow use of contemporary roofing materials on flat or gently sloping 
roofs not visible from the public right-of-way.   
vi. Materials: metal roofs—Use metal roofs on structures that historically had a metal roof or 
where a metal roof is appropriate for the style or construction period. Refer to Checklist for 
Metal Roofs on page 10 for desired metal roof specifications when considering a new metal 
roof. New metal roofs that adhere to these guidelines can be approved administratively as long 
as documentation can be provided that shows that the home has historically had a metal roof.   
vii. Roof vents—Maintain existing historic roof vents. When deteriorated beyond repair, replace 
roof vents in-kind or with one similar in design and material to those historically used when in-
kind replacement is not possible.   
  
6. Architectural Features: Doors, Windows, and Screens   
A. MAINTENANCE (PRESERVATION)   
i. Openings—Preserve existing window and door openings. Avoid enlarging or diminishing to fit 
stock sizes or air conditioning units. Avoid filling in historic door or window openings. Avoid 
creating new primary entrances or window openings on the primary façade or where visible 
from the public right-of-way.   
ii. Doors—Preserve historic doors including hardware, fanlights, sidelights, pilasters, and 
entablatures.   
iii. Windows—Preserve historic windows. When glass is broken, the color and clarity of 
replacement glass should match the original historic glass.   
iv. Screens and shutters—Preserve historic window screens and shutters.   
v. Storm windows—Install full-view storm windows on the interior of windows for improved 
energy efficiency. Storm window may be installed on the exterior so long as the visual impact is 
minimal and original architectural details are not obscured.   
  
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Doors—Replace doors, hardware, fanlight, sidelights, pilasters, and entablatures in-kind when 
possible and when deteriorated beyond repair. When in-kind replacement is not feasible, 
ensure features match the size, material, and profile of the historic element.   
ii. New entrances—Ensure that new entrances, when necessary to comply with other 
regulations, are compatible in size, scale, shape, proportion, material, and massing with historic 
entrances.   
iii. Glazed area—Avoid installing interior floors or suspended ceilings that block the glazed area 
of historic windows.   
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iv. Window design—Install new windows to match the historic or existing windows in terms of 
size, type, configuration, material, form, appearance, and detail when original windows are 
deteriorated beyond repair.   
v. Muntins—Use the exterior muntin pattern, profile, and size appropriate for the historic 
building when replacement windows are necessary. Do not use internal muntins sandwiched 
between layers of glass.   
vi. Replacement glass—Use clear glass when replacement glass is necessary. Do not use tinted 
glass, reflective glass, opaque glass, and other non-traditional glass types unless it was used 
historically. When established by the architectural style of the building, patterned, leaded, or 
colored glass can be used.   
vii. Non-historic windows—Replace non-historic incompatible windows with windows that are 
typical of the architectural style of the building.   
viii. Security bars—Install security bars only on the interior of windows and doors.   
ix. Screens—Utilize wood screen window frames matching in profile, size, and design of those 
historically found when the existing screens are deteriorated beyond repair. Ensure that the tint 
of replacement screens closely matches the original screens or those used historically.   
x. Shutters—Incorporate shutters only where they existed historically and where appropriate to 
the architectural style of the house. Shutters should match the height and width of the opening 
and be mounted to be operational or appear to be operational. Do not mount shutters directly 
onto any historic wall material.   
  
9. Outbuildings, Including Garages   
A. MAINTENANCE (PRESERVATION)   
i. Existing outbuildings—Preserve existing historic outbuildings where they remain.   
ii. Materials—Repair outbuildings and their distinctive features in-kind. When new materials are 
needed, they should match existing materials in color, durability, and texture. Refer to 
maintenance and alteration of applicable materials above, for additional guidelines.   
  
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Garage doors—Ensure that replacement garage doors are compatible with those found on 
historic garages in the district (e.g., wood paneled) as well as with the principal structure. When 
not visible from the public right-of-way, modern paneled garage doors may be acceptable.   
ii. Replacement—Replace historic outbuildings only if they are beyond repair. In-kind 
replacement is preferred; however, when it is not possible, ensure that they are reconstructed 
in the same location using similar scale, proportion, color, and materials as the original historic 
structure.   
iii. Reconstruction—Reconstruct outbuildings based on accurate evidence of the original, such 
as photographs. If no such evidence exists, the design should be based on the architectural 
style of the primary building and historic patterns in the district. Add permanent foundations to 
existing outbuildings where foundations did not historically exist only as a last resort.  
  
12. Increasing Energy Efficiency   
A. MAINTENANCE (PRESERVATION)   
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i. Historic elements—Preserve elements of historic buildings that are energy efficient including 
awnings, porches, recessed entryways, overhangs, operable windows, and shutters.   
  
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Weatherization—Apply caulking and weather stripping to historic windows and doors to make 
them weather tight.   
ii. Thermal performance—Improve thermal performance of windows, fanlights, and sidelights 
by applying UV film or new glazing that reduces heat gain from sunlight on south and west 
facing facades only if the historic character can be maintained. Do not use reflective or tinted 
films.   
iii. Windows— Restore original windows to working order. Install compatible and energy-
efficient replacement windows when existing windows are deteriorated beyond repair. 
Replacement windows must match the appearance, materials, size, design, proportion, and 
profile of the original historic windows.   
iv. Reopening—Consider reopening an original opening that is presently blocked to add natural 
light and ventilation.   
v. Insulation—Insulate unfinished spaces with appropriate insulation ensuring proper 
ventilation, such as attics, basements, and crawl spaces.   
vi. Shutters—Reinstall functional shutters and awnings with elements similar in size and 
character where they existed historically.   
vii. Storm windows—Install full-view storm windows on the interior of windows for improved 
energy efficiency.   
viii. Cool roofs—Do not install white or ―cool roofs when visible from the public right-of-way. 
White roofs are permitted on flat roofs and must be concealed with a parapet.   
ix. Roof vents—Add roof vents for ventilation of attic heat. Locate new roof vents on rear roof 
pitches, out of view of the public right-of-way.   
x. Green Roofs—Install green roofs when they are appropriate for historic commercial 
structures.   
 
Findings: 

a. The primary structure located at 620 S Presa is a 1-story commercial structure that was 
originally constructed as a residence circa 1910 and first appears on the 1912 Sanborn Map. 
By 1931, the 1-story residential structure had been modified to feature a street-facing filling 
station and the rear of the dwelling unit was converted into Beals Battery Shop per the 1931 
Sanborn Map. The structure features a flat roof with a character defining parapet and 
pilasters with decorative coursing and triangular caps set above the parapet, stucco 
cladding, decorative stucco insets, and storefront windows and doors. The property is 
contributing to the Lavaca Historic District.  

b. CASE HISTORY – The applicant received a Certificate of Appropriateness on April 3, 2023, for 
a number of exterior modifications. Modifications to the existing roof pitch or roof form 
were not requested or approved at that time. The applicant returned to the HDRC on July 
19, 2023, to request approval for roof form and parapet modifications that were initiated 
prior to receiving a Certificate of Appropriateness. On August 22, 2023, staff received a 



Page 8 of 8 
 

report that rigid foam insulation was being installed over the existing stucco cladding. Staff 
communicated with the property owner and issued a Stop Work Order on August 22, 2023. 
The applicant continued work after the Stop Work Order was issued. The applicant has 
submitted updated application materials to request approval for the scope of work.  

c. CLADDING MODIFICATIONS – The applicant is proposing to install rigid foam insulation over 
the existing stucco cladding on the entire structure. The applicant is proposing to apply new 
stucco cladding to the exterior of the proposed foam insulation. The installation of the rigid 
foam insulation increases the existing wall thickness by approximately two (2) inches or 
more. Guideline 2.B.i for Exterior Maintenance and Alterations states that stucco should be 
repaired by patching or replacing it with in-kind materials whenever possible. Utilize similar 
materials that are compatible with the original in terms of composition, texture, application 
technique, color, and detail, when in-kind replacement is not possible. EIFS is not an 
appropriate patching or replacement material for stucco. Additionally, the Historic Design 
Guidelines for Exterior Maintenance and Alterations provide best practices for increasing 
energy efficiency, weatherization, thermal performance, and insulation. Staff finds that the 
proposed treatment is inconsistent with the Guidelines and is inappropriate for the historic 
structure. The installation of exterior rigid foam insulation over the existing stucco may 
promote accelerated deterioration of the existing cladding and water retention on the 
exterior walls.  

 
OHP Staff Recommendation to the Board of Adjustment 

Office of Historic Preservation Staff does not recommend approval of the appeal. Staff 
recommends that the Board of Adjustment uphold the Historic Preservation Officer’s denial of a 
Certificate of Appropriateness for installation of rigid foam on the existing stucco cladding and 
the application of new stucco on the foam, a treatment that does not comply with the Historic 
Design Guidelines, Guidelines for Exterior Maintenance and Alterations, regarding the treatment 
of historic properties and the staff recommendation that the applicant repair the existing stucco 
cladding with stucco that matches the existing in composition, texture, application, technique, 
and detail to be consistent with the Historic Design Guidelines. 
 



HISTORIC AND DESIGN REVIEW COMMISSION 
September 06, 2023 

HDRC CASE NO: 2023-279 
ADDRESS: 620 S PRESA ST 
LEGAL DESCRIPTION: NCB 923 BLK 1 LOT 1 
ZONING: C-2, H
CITY COUNCIL DIST.: 1
DISTRICT: Lavaca Historic District
APPLICANT: Eluterio Tenorio/ETDesign Studio
OWNER: Gordon Jones/620 S PRESA REALTY LTD
TYPE OF WORK: Exterior cladding modifications
APPLICATION RECEIVED: August 29, 2023 
60-DAY REVIEW: October 28, 2023 
CASE MANAGER: Rachel Rettaliata 
REQUEST: 
The applicant is requesting a Certificate of Appropriateness for approval to install rigid foam insulation on the existing stucco 
cladding and apply new stucco on the foam. 

APPLICABLE CITATIONS: 

Historic Design Guidelines, Chapter 2, Exterior Maintenance and Alterations 

1. Materials: Woodwork
A. MAINTENANCE (PRESERVATION)
i. Inspections—Conduct semi-annual inspections of all exterior wood elements to verify condition and determine
maintenance needs.
ii. Cleaning—Clean exterior surfaces annually with mild household cleaners and water. Avoid using high pressure
power washing and any abrasive cleaning or striping methods that can damage the historic wood siding and detailing.
iii. Paint preparation—Remove peeling, flaking, or failing paint surfaces from historic woodwork using the gentlest
means possible to protect the integrity of the historic wood surface. Acceptable methods for paint removal include
scraping and sanding, thermal removal, and when necessary, mild chemical strippers. Sand blasting and water blasting
should never be used to remove paint from any surface. Sand only to the next sound level of paint, not all the way to the
wood, and address any moisture and deterioration issues before repainting.
iv. Repainting—Paint once the surface is clean and dry using a paint type that will adhere to the surface properly. See
General Paint Type Recommendations in Preservation Brief #10 listed under Additional Resources for more
information.
v. Repair—Repair deteriorated areas or refasten loose elements with an exterior wood filler, epoxy, or glue.
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)
i. Façade materials—Avoid removing materials that are in good condition or that can be repaired in place. Consider
exposing original wood siding if it is currently covered with vinyl or aluminum siding, stucco, or other materials that
have not achieved historic significance.
ii. Materials—Use in-kind materials when possible or materials similar in size, scale, and character when exterior
woodwork is beyond repair. Ensure replacement siding is installed to match the original pattern, including exposures.
Do not introduce modern materials that can accelerate and hide deterioration of historic materials. Hardiboard and other
cementitious materials are not recommended.
iii. Replacement elements—Replace wood elements in-kind as a replacement for existing wood siding, matching in
profile, dimensions, material, and finish, when beyond repair.

2. Materials: Masonry and Stucco
A. MAINTENANCE (PRESERVATION)
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i. Paint—Avoid painting historically unpainted surfaces. Exceptions may be made for severely deteriorated material 
where other consolidation or stabilization methods are not appropriate. When painting is acceptable, utilize a water 
permeable paint to avoid trapping water within the masonry.   
ii. Clear area—Keep the area where masonry or stucco meets the ground clear of water, moisture, and vegetation.   
iii. Vegetation—Avoid allowing ivy or other vegetation to grow on masonry or stucco walls, as it may loosen mortar and 
stucco and increase trapped moisture.   
iv. Cleaning—Use the gentlest means possible to clean masonry and stucco when needed, as improper cleaning can 
damage the surface. Avoid the use of any abrasive, strong chemical, sandblasting, or high-pressure cleaning method.   
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Patching—Repair masonry or stucco by patching or replacing it with in-kind materials whenever possible. Utilize 
similar materials that are compatible with the original in terms of composition, texture, application technique, color, and 
detail, when in-kind replacement is not possible. EIFS is not an appropriate patching or replacement material for 
stucco.   
ii. Repointing—The removal of old or deteriorated mortar should be done carefully by a professional to ensure that 
masonry units are not damaged in the process. Use mortar that matches the original in color, profile, and composition 
when repointing. Incompatible mortar can exceed the strength of historic masonry and results in deterioration. Ensure 
that the new joint matches the profile of the old joint when viewed in section. It is recommended that a test panel is 
prepared to ensure the mortar is the right strength and color.   
iii. Removing paint—Take care when removing paint from masonry as the paint may be providing a protectant layer or 
hiding modifications to the building. Use the gentlest means possible, such as alkaline poultice cleaners and strippers, to 
remove paint from masonry.   
iv. Removing stucco—Remove stucco from masonry surfaces where it is historically inappropriate. Prepare a test panel 
to ensure that underlying masonry has not been irreversibly damaged before proceeding.   
  
3. Materials: Roofs   
A. MAINTENANCE (PRESERVATION)   
i. Regular maintenance and cleaning—Avoid the build-up of accumulated dirt and retained moisture. This can lead to 
the growth of moss and other vegetation, which can lead to roof damage. Check roof surface for breaks or holes and 
flashing for open seams and repair as needed.   
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Roof replacement—Consider roof replacement when more than 25-30 percent of the roof area is damaged or 25-30 
percent of the roof tiles (slate, clay tile, or cement) or shingles are missing or damaged.   
ii. Roof form—Preserve the original shape, line, pitch, and overhang of historic roofs when replacement is necessary.   
iii. Roof features—Preserve and repair distinctive roof features such as cornices, parapets, dormers, open eaves with 
exposed rafters and decorative or plain rafter tails, flared eaves or decorative purlins, and brackets with shaped ends.   
iv. Materials: sloped roofs—Replace roofing materials in-kind whenever possible when the roof must be replaced. 
Retain and re-use historic materials when large-scale replacement of roof materials other than asphalt shingles is 
required (e.g., slate or clay tiles). Salvaged materials should be re-used on roof forms that are most visible from the 
public right-of-way. Match new roofing materials to the original materials in terms of their scale, color, texture, profile, 
and style, or select materials consistent with the building style, when in-kind replacement is not possible.   
v. Materials: flat roofs—Allow use of contemporary roofing materials on flat or gently sloping roofs not visible from 
the public right-of-way.   
vi. Materials: metal roofs—Use metal roofs on structures that historically had a metal roof or where a metal roof is 
appropriate for the style or construction period. Refer to Checklist for Metal Roofs on page 10 for desired metal roof 
specifications when considering a new metal roof. New metal roofs that adhere to these guidelines can be approved 
administratively as long as documentation can be provided that shows that the home has historically had a metal roof.   
vii. Roof vents—Maintain existing historic roof vents. When deteriorated beyond repair, replace roof vents in-kind or 
with one similar in design and material to those historically used when in-kind replacement is not possible.   

  
4. Materials: Metal   
A. MAINTENANCE (PRESERVATION)   
i. Cleaning—Use the gentlest means possible when cleaning metal features to avoid damaging the historic finish. 
Prepare a test panel to determine appropriate cleaning methods before proceeding. Use a wire brush to remove corrosion 
or paint build up on hard metals like wrought iron, steel, and cast iron.   
ii. Repair—Repair metal features using methods appropriate to the specific type of metal.   
iii. Paint—Avoid painting metals that were historically exposed such as copper and bronze.   
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B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Replacement—Replace missing or significantly damaged metal features in-kind or with a substitute compatible in 
size, form, material, and general appearance to the historical feature when in-kind replacement is not possible.   
ii. Rust—Select replacement anchors of stainless steel to limit rust and associated expansion that can cause cracking of 
the surrounding material such as wood or masonry. Insert anchors into the mortar joints of masonry buildings.   
iii. New metal features—Add metal features based on accurate evidence of the original, such as photographs. Base the 
design on the architectural style of the building and historic patterns if no such evidence exists.   
  
5. Architectural Features: Lighting   
A. MAINTENANCE (PRESERVATION)   
i. Lighting—Preserve historic light fixtures in place and maintain through regular cleaning and repair as needed.   
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Rewiring—Consider rewiring historic fixtures as necessary to extend their lifespan.   
ii. Replacement lighting—Replace missing or severely damaged historic light fixtures in-kind or with fixtures that match 
the original in appearance and materials when in-kind replacement is not feasible. Fit replacement fixtures to the 
existing mounting location.   
iii. New light fixtures—Avoid damage to the historic building when installing necessary new light fixtures, ensuring they 
may be removed in the future with little or no damage to the building. Place new light fixtures and those not historically 
present in locations that do not distract from the façade of the building while still directing light where needed. New 
light fixtures should be unobtrusive in design and should not rust or stain the building.   
  
6. Architectural Features: Doors, Windows, and Screens   
A. MAINTENANCE (PRESERVATION)   
i. Openings—Preserve existing window and door openings. Avoid enlarging or diminishing to fit stock sizes or air 
conditioning units. Avoid filling in historic door or window openings. Avoid creating new primary entrances or window 
openings on the primary façade or where visible from the public right-of-way.   
ii. Doors—Preserve historic doors including hardware, fanlights, sidelights, pilasters, and entablatures.   
iii. Windows—Preserve historic windows. When glass is broken, the color and clarity of replacement glass should match 
the original historic glass.   
iv. Screens and shutters—Preserve historic window screens and shutters.   
v. Storm windows—Install full-view storm windows on the interior of windows for improved energy efficiency. Storm 
window may be installed on the exterior so long as the visual impact is minimal and original architectural details are not 
obscured.   
  
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Doors—Replace doors, hardware, fanlight, sidelights, pilasters, and entablatures in-kind when possible and when 
deteriorated beyond repair. When in-kind replacement is not feasible, ensure features match the size, material, and 
profile of the historic element.   
ii. New entrances—Ensure that new entrances, when necessary to comply with other regulations, are compatible in size, 
scale, shape, proportion, material, and massing with historic entrances.   
iii. Glazed area—Avoid installing interior floors or suspended ceilings that block the glazed area of historic windows.   
iv. Window design—Install new windows to match the historic or existing windows in terms of size, type, configuration, 
material, form, appearance, and detail when original windows are deteriorated beyond repair.   
v. Muntins—Use the exterior muntin pattern, profile, and size appropriate for the historic building when replacement 
windows are necessary. Do not use internal muntins sandwiched between layers of glass.   
vi. Replacement glass—Use clear glass when replacement glass is necessary. Do not use tinted glass, reflective glass, 
opaque glass, and other non-traditional glass types unless it was used historically. When established by the architectural 
style of the building, patterned, leaded, or colored glass can be used.   
vii. Non-historic windows—Replace non-historic incompatible windows with windows that are typical of the 
architectural style of the building.   
viii. Security bars—Install security bars only on the interior of windows and doors.   
ix. Screens—Utilize wood screen window frames matching in profile, size, and design of those historically found when 
the existing screens are deteriorated beyond repair. Ensure that the tint of replacement screens closely matches the 
original screens or those used historically.   
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x. Shutters—Incorporate shutters only where they existed historically and where appropriate to the architectural style of 
the house. Shutters should match the height and width of the opening and be mounted to be operational or appear to be 
operational. Do not mount shutters directly onto any historic wall material.   

  
7. Architectural Features: Porches, Balconies, and Porte-Cocheres   
A. MAINTENANCE (PRESERVATION)   
i. Existing porches, balconies, and porte-cocheres—Preserve porches, balconies, and porte-cocheres. Do not add new 
porches, balconies, or porte-cocheres where not historically present.   
ii. Balusters—Preserve existing balusters. When replacement is necessary, replace in-kind when possible or with 
balusters that match the originals in terms of materials, spacing, profile, dimension, finish, and height of the railing.   
iii. Floors—Preserve original wood or concrete porch floors. Do not cover original porch floors of wood or concrete 
with carpet, tile, or other materials unless they were used historically.   

  
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Front porches—Refrain from enclosing front porches. Approved screen panels should be simple in design as to not 
change the character of the structure or the historic fabric.   
ii. Side and rear porches—Refrain from enclosing side and rear porches, particularly when connected to the main porch 
or balcony. Original architectural details should not be obscured by any screening or enclosure materials. Alterations to 
side and rear porches should result in a space that functions, and is visually interpreted as, a porch.   
iii. Replacement—Replace in-kind porches, balconies, porte-cocheres, and related elements, such as ceilings, floors, and 
columns, when such features are deteriorated beyond repair. When in-kind replacement is not feasible, the design should 
be compatible in scale, massing, and detail while materials should match in color, texture, dimensions, and finish.   
iv. Adding elements—Design replacement elements, such as stairs, to be simple so as to not distract from the historic 
character of the building. Do not add new elements and details that create a false historic appearance.   
v. Reconstruction—Reconstruct porches, balconies, and porte-cocheres based on accurate evidence of the original, such 
as photographs. If no such evidence exists, the design should be based on the architectural style of the building and 
historic patterns.   
  
8. Architectural Features: Foundations   
A. MAINTENANCE (PRESERVATION)   
i. Details—Preserve the height, proportion, exposure, form, and details of a foundation such as decorative vents, grilles, 
and lattice work.   
ii. Ventilation—Ensure foundations are vented to control moisture underneath the dwelling, preventing deterioration.   
iii. Drainage—Ensure downspouts are directed away and soil is sloped away from the foundation to avoid moisture 
collection near the foundation.   
iv. Repair—Inspect foundations regularly for sufficient drainage and ventilation, keeping it clear of vegetation. Also 
inspect for deteriorated materials such as limestone and repair accordingly. Refer to maintenance and alteration of 
applicable materials, for additional guidelines.   
  
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Replacement features—Ensure that features such as decorative vents and grilles and lattice panels are replaced in-kind 
when deteriorated beyond repair. When in-kind replacement is not possible, use features matching in size, material, and 
design. Replacement skirting should consist of durable, proven materials, and should either match the existing siding or 
be applied to have minimal visual impact.   
ii. Alternative materials—Cedar piers may be replaced with concrete piers if they are deteriorated beyond repair.   
iii. Shoring—Provide proper support of the structure while the foundation is rebuilt or repaired.   
iv. New utilities—Avoid placing new utility and mechanical connections through the foundation along the primary 
façade or where visible from the public right-of-way.   
  
9. Outbuildings, Including Garages   
A. MAINTENANCE (PRESERVATION)   
i. Existing outbuildings—Preserve existing historic outbuildings where they remain.   
ii. Materials—Repair outbuildings and their distinctive features in-kind. When new materials are needed, they should 
match existing materials in color, durability, and texture. Refer to maintenance and alteration of applicable materials 
above, for additional guidelines.   
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B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Garage doors—Ensure that replacement garage doors are compatible with those found on historic garages in the 
district (e.g., wood paneled) as well as with the principal structure. When not visible from the public right-of-way, 
modern paneled garage doors may be acceptable.   
ii. Replacement—Replace historic outbuildings only if they are beyond repair. In-kind replacement is preferred; 
however, when it is not possible, ensure that they are reconstructed in the same location using similar scale, proportion, 
color, and materials as the original historic structure.   
iii. Reconstruction—Reconstruct outbuildings based on accurate evidence of the original, such as photographs. If no 
such evidence exists, the design should be based on the architectural style of the primary building and historic patterns 
in the district. Add permanent foundations to existing outbuildings where foundations did not historically exist only as a 
last resort.  
  
11. Canopies and Awnings   
A. MAINTENANCE (PRESERVATION)   
i. Existing canopies and awnings—Preserve existing historic awnings and canopies through regular cleaning and 
periodic inspections of the support system to ensure they are secure.   
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Replacement canopies and awnings—Replace canopies and awnings in-kind whenever possible.   
ii. New canopies and awnings—Add canopies and awnings based on accurate evidence of the original, such as 
photographs. If no such evidence exists, the design of new canopies and awnings should be based on the architectural 
style of the building and be proportionate in shape and size to the scale of the building façade to which they will be 
attached. See UDC Section 35-609(j).   
iii. Lighting—Do not internally illuminate awnings; however, lighting may be concealed in an awning to provide 
illumination to sidewalks or storefronts.   
iv. Awning materials—Use fire-resistant canvas awnings that are striped or solid in a color that is appropriate to the 
period of the building.   
v. Building features—Avoid obscuring building features such as arched transom windows with new canopies or 
awnings.   
vi. Support structure—Support awnings with metal or wood frames, matching the historic support system whenever 
possible. Minimize damage to historic materials when anchoring the support system. For example, anchors should be 
inserted into mortar rather than brick. Ensure that the support structure is integrated into the structure of the building as 
to avoid stress on the structural stability of the façade.   
  
12. Increasing Energy Efficiency   
A. MAINTENANCE (PRESERVATION)   
i. Historic elements—Preserve elements of historic buildings that are energy efficient including awnings, porches, 
recessed entryways, overhangs, operable windows, and shutters.   
  
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)   
i. Weatherization—Apply caulking and weather stripping to historic windows and doors to make them weather tight.   
ii. Thermal performance—Improve thermal performance of windows, fanlights, and sidelights by applying UV film or 
new glazing that reduces heat gain from sunlight on south and west facing facades only if the historic character can be 
maintained. Do not use reflective or tinted films.   
iii. Windows— Restore original windows to working order. Install compatible and energy-efficient replacement 
windows when existing windows are deteriorated beyond repair. Replacement windows must match the appearance, 
materials, size, design, proportion, and profile of the original historic windows.   
iv. Reopening—Consider reopening an original opening that is presently blocked to add natural light and ventilation.   
v. Insulation—Insulate unfinished spaces with appropriate insulation ensuring proper ventilation, such as attics, 
basements, and crawl spaces.   
vi. Shutters—Reinstall functional shutters and awnings with elements similar in size and character where they existed 
historically.   
vii. Storm windows—Install full-view storm windows on the interior of windows for improved energy efficiency.   
viii. Cool roofs—Do not install white or ―cool roofs when visible from the public right-of-way. White roofs are 
permitted on flat roofs and must be concealed with a parapet.   
ix. Roof vents—Add roof vents for ventilation of attic heat. Locate new roof vents on rear roof pitches, out of view of 
the public right-of-way.   
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x. Green Roofs—Install green roofs when they are appropriate for historic commercial structures.   

FINDINGS: 
a. The primary structure located at 620 S Presa is a 1-story commercial structure that was originally constructed as 

a residence circa 1910 and first appears on the 1912 Sanborn Map. By 1931, the 1-story residential structure had 
been modified to feature a street-facing filling station and the rear of the dwelling unit was converted into Beals 
Battery Shop per the 1931 Sanborn Map. The structure features a flat roof with a character defining parapet and 
pilasters with decorative coursing and triangular caps set above the parapet, stucco cladding, decorative stucco 
insets, and storefront windows and doors. The property is contributing to the Lavaca Historic District.  

b. CASE HISTORY – The applicant received a Certificate of Appropriateness on April 3, 2023, for a number of 
exterior modifications. Modifications to the existing roof pitch or roof form were not requested or approved at 
that time. The applicant returned to the HDRC on July 19, 2023, to request approval for roof form and parapet 
modifications that were initiated prior to receiving a Certificate of Appropriateness. On August 22, 2023, staff 
received a report that rigid foam insulation was being installed over the existing stucco cladding. Staff 
communicated with the property owner and issued a Stop Work Order on August 22, 2023. The applicant 
continued work after the Stop Work Order was issued. The applicant has submitted updated application 
materials to request approval for the scope of work.  

c. CLADDING MODIFICATIONS – The applicant is proposing to install rigid foam insulation over the existing 
stucco cladding on the entire structure. The applicant is proposing to apply new stucco cladding to the exterior 
of the proposed foam insulation. The installation of the rigid foam insulation increases the existing wall 
thickness by approximately two (2) inches or more. Guideline 2.B.i for Exterior Maintenance and Alterations 
states that stucco should be repaired by patching or replacing it with in-kind materials whenever possible. 
Utilize similar materials that are compatible with the original in terms of composition, texture, application 
technique, color, and detail, when in-kind replacement is not possible. EIFS is not an appropriate patching or 
replacement material for stucco. Additionally, the Historic Design Guidelines for Exterior Maintenance and 
Alterations provide best practices for increasing energy efficiency, weatherization, thermal performance, and 
insulation. Staff finds that the proposed treatment is inconsistent with the Guidelines and is inappropriate for the 
historic structure. The installation of exterior rigid foam insulation over the existing stucco may promote 
accelerated deterioration of the existing cladding and water retention on the exterior walls.   

RECOMMENDATION: 
Staff does not recommend approval of the exterior cladding modifications based on findings a through c. Staff 
recommends that the applicant repair the existing stucco cladding with stucco that matches the existing in composition, 
texture, application, technique, color, and detail. 
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620 S PRESA 

SAN ANTONIO TX 78210 
PROJECT SUMMARY 
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AERIAL VIEW 

CURRENT STRUCTURE IS 
MADE OF THREE 
SEPARATE BUILDINGS  
 
THE THREE SEPARATE 
STRUCTURES WERE 
BUILT IN THREE 
DIFFERENT HISTORICAL 
PERIODS 
 
ORIGINAL STRUCTURE IS 
SITUATED IN THE 
MIDDLE AND WAS 
COVERED BY FRONT 
ADDITION AT A LATER 
TIME 
 
ORIGINAL STRUCTURE 
WAS THEN COVERED IN 
THE REAR BY A KITCHEN 
ADDITION AT A LATER 
TIME  
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620 S PRESA - HISTORY 

RED: OUTLINED AREA SHOWS THE ORIGINAL BUILDING 
 
BLUE: (SERVICE STATION) OUTLINED AREA SHOWS ADDITION MADE AFTER ORIGINAL STRUCTURE 
 
GREEN: (KITCHEN) OULINED AREASHOWS ADDITION MADE AFTER ORIGINAL STRUCTURE 
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PATIO – BUILDING MATERIAL 

PATIO WINDOW OPENING WERE MADE OF PARTICAL BOARD – WINDOWS & ROOF LINE WERE MODIFIED 
THROUGH THE LIFE OF BUILDING 
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PATIO - MODIFICATIONS 

PATIO 
WINDOWS 
WERE ADDED BY 
FRAMING TO 
PARTCAL BOARD 
AND ATTACHING 
T0 CONCRETE 
 
ROOF LINE WAS 
MODIFIED OVER 
THE LIFE OF 
BUILDING 
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PATIO – RENOVATION - 2013 

PATIO WAS 
RENOVATED 
WHEN SENOR 
VEGGIE TOOK 
POSSESION 
 
POOR BUILDING 
MATERIALS AND 
WORKMANSHIP 
 
 
WINDOW 
FRAMES 
ATTACHED TO 
PARTICAL BOARD 
 
ELECTRICAL 
MODIFICATION 
 
ROOF LINE 
MODIFICATION  
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Senor Veggie – Established 2013 
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STORE FRONT 

EXISTING STORE 
FRONT 
 
RED: ORIGINAL 
STRUCTURE 
 
BLUE: ADDITION 
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STORE FRONT 

MODIFICATIONS MADE THROUGHOUT THE LIFE OF THE BUILDING – NON ORIGINAL 

HDRC Case No. 2023-279 
September 6, 2023



PATIO – EXISTING CONDITION 
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Rear – Existing Wall  

REAR WALL – 
EXISTING  
 
POOR  
CONDITION 
 
CRACKS DRY 
ROT DAMAGE  
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Exterior Wall – Existing Condition 
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KITCHEN – INTERIOR WALL 

EXISTING 
KITCHEN 
INTERIOR WALLS 
SHOW SIGNS OF 
DETERIORATION  
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INTERIOR WALL - KITCHEN 

EXISTING WALL – VISIBLE GAPS – BUILDING MOVEMENT OVER TIME 
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KITCHEN – CEILING DAMAGE 
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KITCHEN – CEILING DAMAGE 

HDRC Case No. 2023-279 
September 6, 2023



STRUCTURAL PRESERVATION  
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INTERIOR – STORE FRONT 

INTERIOR 
STOREFRONT WAS 
MADE OF 
PARTICLE BOARD 
AND ATTACHED TO 
CONCRETE.   
 
2X4 WOOD WAS 
USED AS WINDOW 
FRAMES THAT 
WERE BUILT 
BELOW FLOOR 
LEVEL AND 
CAUSED WATER 
DAMAGE AND DRY 
ROT 
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INTERIOR – DINING  

BLUE: MULTIPLE FLOOR LEVELS 
RED: EXISTING WINDOWS FRAMED BELOW FLOOR LEVEL – WATER DAMAGE & DRY ROT 
GREEN: EXISTING WINDOWS WERE ATTACHED TO PATICAL BOARD AND SECURE TO CONCRETE WITH SCREWS  
MODIFICATIONS & ADDITIONS WERE MADE OVER THE LIFE OF THE BUILDING 
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INTERIOR - PATIO 

EXISTING WINDOW OPENING WERE BUILT AS ADDITION – FRAMING WAS BELOW FLOOR LEVEL 
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ROOF - EXISTING 

EXISTING ROOF 
STRUCTURE WAS 
OBSELETE AND 
UNSAFE 
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Stucco Prep – Dens Glass 
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EXTERIOR WALL - RESTORATION 

PHOTO SHOWS 
TWO OF THREE 
STRUCTURAL 
SEGMENTS OF 
THE BUILDING 
FROM TWO 
DIFFERENT TIME 
PERIODS 
 
BLUE: ORIGINAL  
RED: ADDITION 
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EXTERIOR WALL - RESTORATION 
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Stucco Prep – ThermaFoam 
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Stucco Prep – Finestone RA 
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Stucco Prep – Architectural 
Preservation 
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ThermaFoam – Architectural Shaping 
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Stucco Prep – ThermaFoam 
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Property
Address 620 S Presa

District/Overlay Lavaca

Owner Information Pablo Rios

Site Visit
Date 08/23/2023

Time 10:00 AM (-5 GMT)

Context citizen report

Present Staff Rachel Rettaliata

Present Individuals Homeowner, Contractor(s)

Types of Work Observed Exterior Maintenance and Alterations

Amount of Work Completed 75%

Description of work Installation of rigid foam over existing stucco exterior.

Description of interaction SWO issued for all exterior work. Owner agreed to comply and submit additional
materials for HDRC review.

Action Taken
Violation Type Beyond scope of Certificate of Appropriateness (Code 35-451h)

OHP Action Spoke with property owner, Spoke with contractor(s), Posted additional "Stop Work
Notice"

Will post-work application fee
apply?

Yes

Documentation

Investigation Report

Page 1 of 9
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Photographs

Investigation Report
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Investigation Report
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Property
Address 620 S Presa

District/Overlay Lavaca

Owner Information Pablo Rios

Site Visit
Date 08/30/2023

Time 05:00 PM (-5 GMT)

Context drive-by

Present Staff Claudia Espinosa

Present Individuals Contractor(s)

Types of Work Observed Exterior Maintenance and Alterations

Amount of Work Completed 75%

Description of work Application of stucco over unapproved rigid foam installation. A Stop Work Order
was issued in August 22, 2023.

Description of interaction Staff informed the contractors that a Stop Work Order was previously issued. The
contractors continued work.

Action Taken
Violation Type Beyond scope of Certificate of Appropriateness (Code 35-451h)

OHP Action Spoke with contractor(s)

Will post-work application fee
apply?

Yes

Documentation

Investigation Report

Page 1 of 8
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Photographs
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