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APPLICATION FOR CHANGE OF ZONING 
 
Request: 
The Office of Historic Preservation requests a change of zoning to add “HL” Historic Landmark designation 
to 927 W Mulberry Ave and to waive all related fees. OHP staff recommends approval. 
 
Case Comments: 
On February 2, 2022, the Historic and Design Review Commission (HDRC) agreed with the applicant’s 
request for a Finding of Historic Significance and supported the designation of the property as a local 
landmark.  
 
Case History: 
April 5, 2022  Zoning Commission hearing 
February 2, 2022 Historic & Design Review Commission (HDRC) hearing 
January 13, 2022 Application for Historic Landmark Designation submitted to OHP 
 
Applicable Citations: 
Note: In accordance with the process for designation of a historic landmark, as outlined in Section 35-607 of 
the UDC, properties must meet three of sixteen criteria. This property meets three Criteria for Evaluation. 
 
Unified Development Code Sec. 35-607. – Designation Criteria for Historic Districts and Landmarks.  

a. Process for Considering Designation of Historic Districts and Landmarks. Historic districts and 
landmarks shall be evaluated for designation using the criteria listed in subsection (b) and the criteria 
applied to evaluate properties for inclusion in the National Register. In order to be eligible for 
historic landmark designation, properties shall meet at least three (3) of the criteria listed. Historic 
districts shall consist of at least two (2) or more structures within a legally defined boundary that 
meet at least three (3) of the criteria. Additionally, all designated landmarks and districts shall 
demonstrate clear delineation of the legal boundaries of such designated resources. 

b. Criteria for Evaluation.  
3. Its identification with a person or persons who significantly contributed to the 

development of the community, county, state, or nation;  
5. Its embodiment of distinguishing characteristics of an architectural style valuable for 

the study of a period, type, method of construction, or use of indigenous materials;  
13. It bears an important and significant relationship to other distinctive structures, sites, 

or areas, either as an important collection of properties or architectural style or 
craftsmanship with few intrusions, or by contributing to the overall character of the 
area according to the plan based on architectural, historic or cultural motif. 
 

Findings of Fact: 
a. The request for landmark designation was initiated by the property owners.  
b. HISTORIC CONTEXT: The property at 927 W Mulberry Ave r is a two-story Neoclassical 

residence with carport, servants’ quarters, and root cellar, designed and built by H. L. Scott in 1910 
for Emmett B. Cocke. It is located in the Beacon Hill Area neighborhood conservation district 
(NCD-5) of City Council District 1.  Robert and Juliet Gudgel currently own the property. Emmett 
B. Cocke was a prominent lawyer in San Antonio whose contributions, land ownership, cases from 
his law firm, and historic papers highlight his contributions to the San Antonio and surrounding 
communities. Additionally, 200 acres of his land was leased to the federal government for 
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construction of Kelly Field. Emmett B Cocke II grew up in the home; Emmett II’s work as an 
architect in San Antonio includes industrial facilities, warehouses, office buildings, shopping centers, 
malls, and university campuses. He was architect for St Mary’s Hall, along with O’Neil Ford, and 
was also architect for the Witte Museum, the Frost Bank, Baptist Memorial Hospital, and North Star 
Mall. He also contributed buildings to Trinity University and University of Texas Health Science 
Center. Beacon Hill evolved during San Antonio’s first and greatest expansion, which began in the 
1850s and continued with few interruptions until the Great Depression. The neighborhood grew 
around the San Antonio Street Railway Trolley lines that originally provided access to historic San 
Pedro Springs Park.  

c. SITE CONTEXT: The south-facing house is on a block bound to the south by W Mulberry Ave, the 
east by Blanco Rd, the north by W Agarita Ave, and the west by Grant Ave. The block includes 
Neoclassical, Craftsman, and Spanish Eclectic, with a few examples of more modern infill. A 
divorced sidewalk runs through large front yards; driveways appear as either full-width concrete or 
ribbon drives. The house is on a large lot and has an inground pool on the west side of the parcel. 
The backyard is enclosed by a metal and wood privacy fence with a gate across the driveway. 927 W 
Mulberry was the first home constructed on this block, which today features an eclectic mixture of 
styles including Craftsman, Vernacular, and some modern infill. 

d. ARCHITECTURAL DESCRIPTION: The Neoclassical house is constructed of buff brick with 
prominent Corinthian columns, a double-height, full-façade porch, and brick chimneys. It has a 
composition shingle gable-on-hip room with a rounded dormer on the primary facade. Windows are 
one-over-one wood windows with 11-over-one wood screens The property includes carport with 
original doors, servant quarters, and stone root cellar building.  

e. EVALUATION: In order to be eligible for historic landmark designation, properties shall meet at 
least three (3) of the 16 criteria listed. Staff evaluated the structure against all 16 criteria and 
determined that it was consistent with UDC sec. 35-607(b): 

3. Its identification with a person or persons who significantly contributed to the 
development of the community, county, state, or nation; 927 W Mulberry Ave was built 
for prominent lawyer and landowner Emmett B. Cocke and was home to prominent architect 
Emmett B. Cocke II.  

5. Its embodiment of distinguishing characteristics of an architectural style valuable for 
the study of a period, type, method of construction, or use of indigenous materials; the 
home is an example of a Neoclassical residence, with double-height, full-façade porch with 
Corinthian columns, gable-on-hip roof, and buff brick cladding. 

13. It bears an important and significant relationship to other distinctive structures, sites, 
or areas, either as an important collection of properties or architectural style or 
craftsmanship with few intrusions, or by contributing to the overall character of the 
area according to the plan based on architectural, historic or cultural motif; 927 W 
Mulberry Ave is located in the Beacon Hill Area neighborhood conservation district (NCD-
5), which staff has identified as an eligible local historic district. Should the neighborhood 
choose to designate, the property would be listed as contributing. 

f. The City offers a tax incentive for the substantial rehabilitation of historic properties because historic 
landmarks possess cultural and historical value and contribute to the overall quality and character of 
the City and its neighborhoods. If historic designation is approved, rehabilitation and restoration 
work may be eligible for this incentive. State and Federal tax incentives are also available for 
properties listed on the National Register of Historic Places and provide substantial relief for 
rehabilitation projects. 
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g. If the HDRC approves the Finding of Historic Significance, then the recommendation for 
designation is submitted to the zoning commission. The zoning commission will schedule a hearing 
and then forward its recommendation to the City Council. City Council has the ultimate authority to 
approve the historic designation zoning overlay. 

h. Per UDC Sec. 35-453, once the commission makes a recommendation for designation, property 
owners must receive a written approval (a Certificate of Appropriateness) for any exterior work until 
the City Council makes their final decision. 

 
ATTACHMENTS: 
HDRC recommendation 
HDRC published exhibits 



HISTORIC AND DESIGN REVIEW COMMISSION

COMMISSION ACTION

This is not a Certificate of Appropriateness and cannot be used to acquire permits

February 2, 2022

HDRC CASE NO: 2022-066

ADDRESS: 927 W MULBERRY AVE 

LEGAL DESCRIPTION: NCB 1803 BLK 24 LOT 33 THRU 38 

APPLICANT:

OWNER: Robert & Juliet Gudgel - 927 W Mulberry Ave 

Robert & Juliet Gudgel - 927 W Mulberry Ave

REQUEST:

The applicant is requesting a Finding of Historic Significance for the property located at 927 W Mulberry Ave.  

FINDINGS:

a. The request for landmark designation was initiated by the property owners. 

b. HISTORIC CONTEXT: The property at 927 W Mulberry Ave r is a two-story Neoclassical residence with carport, servants ’ 

quarters, and root cellar, designed and built by H. L. Scott in 1910 for Emmett B. Cocke. It is located in the Beacon Hill Area 

neighborhood conservation district (NCD-5) of City Council District 1.  Robert and Juliet Gudgel currently own the property. Emmett 

B. Cocke was a prominent lawyer in San Antonio whose contributions, land ownership, cases from his law firm, and historic 

papers highlight his contributions to the San Antonio and surrounding communities. Additionally, 200 acres of his land was leased 

to the federal government for construction of Kelly Field. Emmett B Cocke II grew up in the home; Emmett II ’s work as an architect 

in San Antonio includes industrial facilities, warehouses, office buildings, shopping centers, malls, and university campuses. He 

was architect for St Mary’s Hall, along with O’Neil Ford, and was also architect for the Witte Museum, the Frost Bank, Baptist 

Memorial Hospital, and North Star Mall. He also contributed buildings to Trinity University and University of Texas Health Science 

Center. Beacon Hill evolved during San Antonio’s first and greatest expansion, which began in the 1850s and continued with few 

interruptions until the Great Depression. The neighborhood grew around the San Antonio Street Railway Trolley lines that originally 

provided access to historic San Pedro Springs Park. 

c. SITE CONTEXT: The south-facing house is on a block bound to the south by W Mulberry Ave, the east by Blanco Rd, the 

north by W Agarita Ave, and the west by Grant Ave. The block includes Neoclassical, Craftsman, and Spanish Eclectic, with a few 

examples of more modern infill. A divorced sidewalk runs through large front yards; driveways appear as either full -width concrete 

or ribbon drives. The house is on a large lot and has an inground pool on the west side of the parcel. The backyard is enclosed by 

a metal and wood privacy fence with a gate across the driveway. 927 W Mulberry was the first home constructed on this block, 

which today features an eclectic mixture of styles including Craftsman, Vernacular, and some modern infill.

d. ARCHITECTURAL DESCRIPTION: The Neoclassical house is constructed of buff brick with prominent Corinthian columns, a 

double-height, full-façade porch, and brick chimneys. It has a composition shingle gable -on-hip room with a rounded dormer on the 

primary facade. Windows are one-over-one wood windows with 11-over-one wood screens The property includes carport with 

original doors, servant quarters, and stone root cellar building. 

e. EVALUATION: In order to be eligible for historic landmark designation, properties shall meet at least three (3) of the 16 criteria 

listed. Staff evaluated the structure against all 16 criteria and determined that it was consistent with UDC sec. 35-607(b):

3. Its identification with a person or persons who significantly contributed to the development of the community, county, state, or 

nation; 927 W Mulberry Ave was built for prominent lawyer and landowner Emmett B. Cocke and was home to prominent architect 

Emmett B. Cocke II. 

5. Its embodiment of distinguishing characteristics of an architectural style valuable for the study of a period, type, method of 

construction, or use of indigenous materials; the home is an example of a Neoclassical residence, with double -height, full-façade 

porch with Corinthian columns, gable-on-hip roof, and buff brick cladding.

13. It bears an important and significant relationship to other distinctive structures, sites, or areas, either as an important 

collection of properties or architectural style or craftsmanship with few intrusions, or by contributing to the overall character of the 

area according to the plan based on architectural, historic or cultural motif; 927 W Mulberry Ave is located in the Beacon Hill Area 

neighborhood conservation district (NCD-5), which staff has identified as an eligible local historic district. Should the neighborhood 
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choose to designate, the property would be listed as contributing.

f. The City offers a tax incentive for the substantial rehabilitation of historic properties because historic landmarks possess 

cultural and historical value and contribute to the overall quality and character of the City and its neighborhoods. If historic 

designation is approved, rehabilitation and restoration work may be eligible for this incentive. State and Federal tax incentives are 

also available for properties listed on the National Register of Historic Places and provide substantial relief for rehabilitation 

projects.

g. If the HDRC approves the Finding of Historic Significance, then the recommendation for designation is submitted to the zoning 

commission. The zoning commission will schedule a hearing and then forward its recommendation to the City Council. City 

Council has the ultimate authority to approve the historic designation zoning overlay.

h. Per UDC Sec. 35-453, once the commission makes a recommendation for designation, property owners must receive a 

written approval (a Certificate of Appropriateness) for any exterior work until the City Council makes their final decision.  

RECOMMENDATION:

Staff recommends approval of a finding of historic significance and that the Historic and Design Review Commission should 

recommend approval for the landmark designation of 927 W Mulberry Ave to the Zoning Commission and to the City Council based 

on findings a through e.  

COMMISSION ACTION:

Approved as submitted.   

Shanon Shea Miller

Historic Preservation Officer
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Statement of Significance 
Robert & Juliet Gudgel 
927 W. Mulberry Ave 

 
Architectural Description 
This property is Neoclassical and is constructed of buff brick with prominent Corinthian 
columns with capitols, a large two-story front porch, 4 brick fireplaces, classic sunroom, 
and large windows. The home includes carport with original doors, servant quarters, 
and stone root cellar building. (Illustrated Page 4, 1911 Sanborn Fire map) 
 
Property History 
Beacon Hill, (R-6), Lots 33-38 were purchased on September 28, 1908 by Emmett B. 
Cocke for $1926.  The home was completed in 1910 as the first home on the 900 block 
of W. Mulberry Avenue. (Page 3, Newspaper article) There were three long term 
families that lived in the home. 

1. Emmett & Elizabeth Cocke and their 4 children --1910-1965  
2. Victor Roland Lopez & Joanne Marie Tabares and their 2 children -- 1966-1969  
3. Robert & Dinah Crowley and their son -- 1969-2007 
4. The home changed hands through the years with a few short-term owners.  

 
 
Its identification with a person or persons who significantly contributed to the 
development of the community, county, state, or nation; This property was the 
home of Emmett Bartlett Cocke and Elizabeth Bessie Hill and their four children. 
Emmett Cocke (1871-1965) was a prominent lawyer in San Antonio.  For most of his 
career his office was located in the historic “Book Building” in San Antonio and also 
used a home office.  His contributions, land ownership, cases from his law firm and 
historic papers highlight his contributions to the San Antonio and surrounding 
communities. (Ref 1)  
 
Significant Contributions to San Antonio “Military City USA” - During World War I 
the government needed more land for its infant air service at Kelly Field.  The perfect 
site was 200 Acres of Emmett Cocke’s land.  Interestingly, Emmett was out of town at 
the time the San Antonio Chamber of Commerce officials approved the lease, assuring 
the government that Emmett was a patriot and would not object.  Once he returned to 
town, he was thrilled to see the progress of Kelly Field. He said “he saw it as a blessing” 
that he was able to help in an emergency. This new tract became known as Kelly 
Number 2. (Originally consisted of 14 hangers).  JN-Jennies were landing as early as 
1917, and within a n few months 4,400 men were housed on Kelly Field feeding the 
growing aviation war efforts. (Ref 2, Ref 3) 
 
Emmett and Bessie Cocke’s son, Emmett Bartlett Cocke II (1901-1992) grew up in the 
home and after graduating high school attended and graduated from University of 
Texas, Austin 1922 and the School of Architecture at MIT.  In 1924 he returned to San 
Antonio and began his apprenticeship as a draftsman with the Kelwood Company.  
Three years later he opened his own firm in partnership with Marvin Eickenroht and was 
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an architect for San Pedro Playhouse in 1929.  He subsequently designed houses in 
San Antonio and surrounding towns, deriving inspiration from vernacular Texas ranch 
homes and Greek revival structures.  Among other accomplishments Cocke won his 
first major public commission to design the Joske’s of Texas on Alamo Plaza in San 
Antonio.  His practice grew to include schools, industrial facilities and warehouses, 
office buildings, shopping centers, malls and college and university campuses.  Notably 
he also worked as architect for St Mary’s Hall, the Witte Museum, the Frost Bank 
building, Baptist Memorial Hospital and North Star Mall. Later in life he continued on 
with buildings for Trinity University and University of Texas Health Science Center. (Ref 
4)  

One of the long term owners were Robert Crowley (1934-2007) and Dinah Crowley 
(1933-2003).  They moved into the home in the 1969.  Their family business was 
Crowley-Stained Glass.  It is said that many of their creations still adorn homes in 
Beacon Hill and surrounding historic neighborhoods. Their business was run out of their 
home until Robert’s death in 2007.  The home was said to be in terrible shape.  The roof 
was open, and it was said that that the country wanted to condemn the property.  
Fortunately, the home was purchases and saved.    

 
Its character as an established and geographically definable neighborhood, 
united by culture, architectural style or physical plan and development; Located in 
Beacon Hill, a Neighborhood Conservation District in San Antonio. Beacon Hill has a 
community garden, a neighborhood linear park, and a large number of public art 
installations. We have arguably the highest concentration of bungalows in the city, as 
well as cottages, four-square, Italianate, and Spanish colonial revival homes. Our 
neighborhood association (BHANA) was established in 1978 and works for 
preservation, protection, development, and overall betterment of the Beacon Hill Area. 
 
Beacon Hill is a unique older neighborhood that evolved during San Antonio’s first and 
greatest expansion, which began in the 1850s and continued with few interruptions until 
the Great Depression of the 1930s. These neighborhoods grew around the San Antonio 
Street Railway Trolley lines that originally provided access to historic San Pedro Springs 
Park. The Electric Trolley and easy commute to downtown was a draw to Beacon Hill 
and surrounding neighborhoods grew. The Beacon Hill History site highlights that Many 
of the city’s most prominent citizens were the first to move into San Antonio’s first 
suburbs which were located high above the overcrowded central city and many of 
whose homes were designed by some of the city’s most respected architects. (Ref 5) 

 
Its embodiment of distinguishing characteristics of an architectural style valuable 
for the study of a period, type, method of construction, or use of indigenous 
materials. Our Neoclassical homes simplicity, symmetry and grandeur is centered on 
lots 33-38.  This symmetrical neoclassical house has a large front yard that highlights 
a full height double porch supported by tall Corinthian columns/capitals. The 
Corinthian style has opulent ornamentation carved to resemble leaves and flowers. The 
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home was built to entertain inside and out. It is through our research we learned that 
many of the neoclassical houses are typically designed by local Architects and 
constructed of local regional material. That is true of the locally manufactured buff 
brick that our home is constructed of. Currently the architect is unknown, but the home 
resembles other great San Antonio Historic Neoclassical homes such as the Davis 
House (1907), designed by Henry Phelps and the Armand Halff House (1907) 
designed by Atlee Ayres. (Ref 6, Ref 7) After researching the neighborhood our home 
seems to be a one of a kind.  There are Neoclassical homes in Beacon Hill; however, 
we have not found a copy of ours making it a part of the Beacon Hill’s unique 
neighborhood history and charm. 
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1.  Emmett B. Cocke Papers, https://www.worldcat.org/title/emmett-b-cocke-papers-1869-

1942/oclc/310363297   

2.  Emmett B. Cocke Eyewitness to Acquisition of Kelly’s Land: 

https://books.google.com/books?id=BuBohewic5UC&pg=PP11&lpg=PP11&dq=emmett+b+cock+and+kel

ly+field&source=bl&ots=-

sbrQApP_z&sig=ACfU3U34fytk03023ddX5PcQZQqXJE94kg&hl=en&sa=X&ved=2ahUKEwjK3_fisar1AhU3J

DQIHVYWCY0Q6AF6BAgREAM#v=onepage&q=emmett%20b%20cock%20and%20kelly%20field&f=false  

3.  Diamond Anniversary Article on Kelly Field – Grace Cocke Peyton Article, Airman Magazine, February 

1992, page 8.  

https://books.google.com/books?id=3vIPBBEyCwgC&printsec=frontcover#v=onepage&q&f=false 

4.  Bartlett Cocke https://www.tshaonline.org/handbook/entries/cocke-bartlett 

5.  History of Beacon Hill - http://www.beaconhillsanantonio.org/history  

6.  Neo Classical Architecture https://www.sahouseregistry.com/neoclassical  

7.https://www.sanantonio.gov/portals/0/Files/HistoricPreservation/7_GuidetoSanAntonio'sHistoricDistr
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Additional Information:  Newspaper article highlighting Cocke’s purchase.  
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1911 Sanborn Fire Map showing original structures to include the double front porch, sunroom, carport, 

and root cellar building that still remain today. 
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Continued Sanborn Fire Map  
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1910 Census Showing the Cocke Family at 927 W. Mulberry – to include  

 

 

 

This includes their servants – Esmerilido and Stella Gomez  
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1908 Newspaper Ad 
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Newspapers highlighting the Cocke Law firms.  
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San Antonio Daily Light, October 14, 1890 – Highlighting the growth of the trolley line with Beacon Hill.  
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Historic Houses in San Antonio with Neoclassical design. https://www.sahouseregistry.com/neoclassical  

Armand Halff House 
Address: 105 Madison Ave 
Material: Buff Brick 
Style: Neoclassical House 

Atlee B. Ayres, 1907 

 
 

Davis House 
509 W French Pl 
Material: Buff Brick 
Style: Neoclassical House 
Henry Phelps, 1907 

 



927 W Mulberry 
Additional Information to include Kelly Field References



https://books.google.com/books?id=BuBohe
wic5UC&pg=PP11&lpg=PP11&dq=emmett+b
+cock+and+kelly+field&source=bl&ots=-
sbrQApP_z&sig=ACfU3U34fytk03023ddX5Pc
QZQqXJE94kg&hl=en&sa=X&ved=2ahUKEwjK
3_fisar1AhU3JDQIHVYWCY0Q6AF6BAgREAM
#v=onepage&q=emmett%20b%20cock%20an
d%20kelly%20field&f=false 



A Heritage of Service: Seventy-five 
Years of Military Aviation at Kelly Airfield ...

https://books.google.com/books?id=yS5xE
b9df2YC&pg=PA13&lpg=PA13&dq=emmett
+cocke+and+kelly+field&source=bl&ots=Q
ATJP8f9uw&sig=ACfU3U1LW0FqhN9sHvhN
en5nh8btq8IjKg&hl=en&sa=X&ved=2ahUK
Ewinh5f_uar1AhXaFjQIHbCIDxEQ6AF6BAg
WEAM#v=onepage&q=emmett%20cocke%
20and%20kelly%20field&f=false



https://www.aetc.af.mil/Portals/88/Documents/history/AFD-
061109-016.pdf?ver=2016-01-12-160023-193

A History of Military Aviation San Antonio

AFD-061109-016
Page 9 



Airman – February - 1992 pg 8 








