
HISTORIC AND DESIGN REVIEW COMMISSION 
November 04, 2020 

 
HDRC CASE NO: 2020-461 
ADDRESS: 319 DELAWARE 
LEGAL DESCRIPTION: NCB 3005 BLK 3 LOT 5 
ZONING: R-6, H 
CITY COUNCIL DIST.: 1 
DISTRICT: Lavaca Historic District 
APPLICANT: Julio Vazquez/Payaya Design & Build 
OWNER: ROZMEN REBEL D & DIANA ONEAL 
TYPE OF WORK: New construction of accessory structure 
APPLICATION RECEIVED: October 09, 2020 
60-DAY REVIEW: Not applicable due to City Council Emergency Orders 
CASE MANAGER: Rachel Rettaliata 
REQUEST: 
The applicant is requesting a Certificate of Appropriateness for approval to install a rear accessory structure constructed from 
two shipping containers.  

APPLICABLE CITATIONS: 

Historic Design Guidelines, Chapter 4, Guidelines for New Construction   
  
1. Building and Entrance Orientation   
A. FAÇADE ORIENTATION   
i. Setbacks—Align front facades of new buildings with front facades of adjacent buildings where a consistent setback 
has been established along the street frontage. Use the median setback of buildings along the street frontage where a 
variety of setbacks exist. Refer to UDC Article 3, Division 2. Base Zoning Districts for applicable setback 
requirements.   
ii. Orientation—Orient the front façade of new buildings to be consistent with the predominant orientation of historic 
buildings along the street frontage.   
B. ENTRANCES   
i. Orientation—Orient primary building entrances, porches, and landings to be consistent with those historically found 
along the street frontage. Typically, historic building entrances are oriented towards the primary street.   
  
2. Building Massing and Form   
A. SCALE AND MASS   
i. Similar height and scale—Design new construction so that its height and overall scale are consistent with nearby 
historic buildings. In residential districts, the height and scale of new construction should not exceed that of the majority 
of historic buildings by more than one-story. In commercial districts, building height shall conform to the established 
pattern. If there is no more than a 50% variation in the scale of buildings on the adjacent block faces, then the height of 
the new building shall not exceed the tallest building on the adjacent block face by more than 10%.   
ii. Transitions—Utilize step-downs in building height , wall-plane offsets, and other variations in building massing to 
provide a visual transition when the height of new construction exceeds that of adjacent historic buildings by more than 
one-half story.   
iii. Foundation and floor heights—Align foundation and floor-to-floor heights (including porches and balconies) within 
one foot of floor-to-floor heights on adjacent historic structures.   
B. ROOF FORM   
i. Similar roof forms—Incorporate roof forms—pitch, overhangs, and orientation—that are consistent with those 
predominantly found on the block. Roof forms on residential building types are typically sloped, while roof forms on 
non-residential building types are more typically flat and screened by an ornamental parapet wall.   
C. RELATIONSHIP OF SOLIDS TO VOIDS   
i. Window and door openings—Incorporate window and door openings with a similar proportion of wall to window 
space as typical with nearby historic facades. Windows, doors, porches, entryways, dormers, bays, and pediments shall 



be considered similar if they are no larger than 25% in size and vary no more than 10% in height to width ratio from 
adjacent historic facades.   
ii. Façade configuration— The primary façade of new commercial buildings should be in keeping with established 
patterns. Maintaining horizontal elements within adjacent cap, middle, and base precedents will establish a consistent 
street wall through the alignment of horizontal parts. Avoid blank walls, particularly on elevations visible from the 
street. No new façade should exceed 40 linear feet without being penetrated by windows, entryways, or other defined 
bays.   
D. LOT COVERAGE   
i. Building to lot ratio— New construction should be consistent with adjacent historic buildings in terms of the building 
to lot ratio. Limit the building footprint for new construction to no more than 50 percent of the total lot area, unless 
adjacent historic buildings establish a precedent with a greater building to lot ratio.   
  
3. Materials and Textures   
A. NEW MATERIALS   
i. Complementary materials—Use materials that complement the type, color, and texture of materials traditionally found 
in the district. Materials should not be so dissimilar as to distract from the historic interpretation of the district. For 
example, corrugated metal siding would not be appropriate for a new structure in a district comprised of homes with 
wood siding.   
ii. Alternative use of traditional materials—Consider using traditional materials, such as wood siding, in a new way to 
provide visual interest in new construction while still ensuring compatibility.   
iii. Roof materials—Select roof materials that are similar in terms of form, color, and texture to traditionally used in the 
district.   
iv. Metal roofs—Construct new metal roofs in a similar fashion as historic metal roofs. Refer to the Guidelines for 
Alterations and Maintenance section for additional specifications regarding metal roofs.   
v. Imitation or synthetic materials—Do not use vinyl siding, plastic, or corrugated metal sheeting. Contemporary 
materials not traditionally used in the district, such as brick or simulated stone veneer and Hardie Board or other 
fiberboard siding, may be appropriate for new construction in some locations as long as new materials are visually 
similar to the traditional material in dimension, finish, and texture. EIFS is not recommended as a substitute for actual 
stucco.   
B. REUSE OF HISTORIC MATERIALS   
Salvaged materials—Incorporate salvaged historic materials where possible within the context of the overall design of 
the new structure.   
  
4. Architectural Details   
A. GENERAL   
i. Historic context—Design new buildings to reflect their time while respecting the historic context. While new 
construction should not attempt to mirror or replicate historic features, new structures should not be so dissimilar as to 
distract from or diminish the historic interpretation of the district.   
ii. Architectural details—Incorporate architectural details that are in keeping with the predominant architectural style 
along the block face or within the district when one exists. Details should be simple in design and should complement, 
but not visually compete with, the character of the adjacent historic structures or other historic structures within the 
district. Architectural details that are more ornate or elaborate than those found within the district are inappropriate.   
iii. Contemporary interpretations—Consider integrating contemporary interpretations of traditional designs and details 
for new construction. Use of contemporary window moldings and door surroundings, for example, can provide visual 
interest while helping to convey the fact that the structure is new. Modern materials should be implemented in a way 
that does not distract from the historic structure.   
  
5. Garages and Outbuildings   
A. DESIGN AND CHARACTER   
i. Massing and form—Design new garages and outbuildings to be visually subordinate to the principal historic structure 
in terms of their height, massing, and form.   
ii. Building size – New outbuildings should be no larger in plan than 40 percent of the principal historic structure 
footprint.   
iii. Character—Relate new garages and outbuildings to the period of construction of the principal building on the lot 
through the use of complementary materials and simplified architectural details.   



iv. Windows and doors—Design window and door openings to be similar to those found on historic garages or 
outbuildings in the district or on the principle historic structure in terms of their spacing and proportions.   
v. Garage doors—Incorporate garage doors with similar proportions and materials as those traditionally found in the 
district.   
B. SETBACKS AND ORIENTATION   
i. Orientation—Match the predominant garage orientation found along the block. Do not introduce front-loaded garages 
or garages attached to the primary structure on blocks where rear or alley-loaded garages were historically used.   
ii. Setbacks—Follow historic setback pattern of similar structures along the streetscape or district for new garages and 
outbuildings. Historic garages and outbuildings are most typically located at the rear of the lot, behind the principal 
building. In some instances, historic setbacks are not consistent with UDC requirements and a variance may be 
required.   
 
Standard Specifications for Windows in Additions and New Construction   
 

o GENERAL: New windows on additions should relate to the windows of the primary historic structure in terms 
of materiality and overall appearance. Windows used in new construction should be similar in appearance to 
those commonly found within the district in terms of size, profile, and configuration. While no material is 
expressly prohibited by the Historic Design Guidelines, a high-quality wood or aluminum-clad wood window 
product often meets the Guidelines with the stipulations listed below. Whole window systems should match the 
size of historic windows on property unless otherwise approved.   

o SIZE: Windows should feature traditional dimensions and proportions as found within the district.   
o SASH: Meeting rails must be no taller than 1.25”. Stiles must be no wider than 2.25”. Top and bottom sashes 

must be equal in size unless otherwise approved.    
o DEPTH: There should be a minimum of 2” in depth between the front face of the window trim and the front 

face of the top window sash.    
o This must be accomplished by recessing the window sufficiently within the opening or with the installation of 

additional window trim to add thickness.   
o TRIM: Window trim must feature traditional dimensions and architecturally appropriate casing and sloped sill 

detail. Window track components such as jamb liners  must be painted to match the window trim or concealed 
by a wood window screen set within the opening.   

o GLAZING: Windows should feature clear glass. Low-e or reflective coatings are not recommended for 
replacements. The glazing should not feature faux divided lights with an interior grille. If approved to match a 
historic window configuration, the window should feature real exterior muntins.     

o COLOR: Wood windows should feature a painted finished. If a clad product is approved, white or metallic 
manufacturer’s color is not allowed, and color selection must be presented to staff.    

o INSTALLATION: Wood windows should be supplied in a block frame and exclude nailing fins. Window 
opening sizes should not be altered to accommodate stock sizes prior to approval.   

o FINAL APPROVAL: If the proposed window does not meet the aforementioned stipulations, then the applicant 
must submit updated window specifications to staff for review, prior to purchase and installation. For more 
assistance, the applicant may request the window supplier to coordinate with staff directly for verification.   

FINDINGS: 
a. The primary structure located at 319 Delaware is a 1-story single family structure constructed circa 1910. The 

house features a cross gable standing seam metal roof, a curved front porch, two-over-two wood windows, and 
composition shingle siding. The property is contributing to the Lavaca Historic District.  

b. SCALE & MASS – Per the Guidelines for New Construction 2.A.i., a height and massing should be used that is 
similar to historic structures in the vicinity of the proposed new construction. The existing historic structure is 1- 
story in height. The applicant has proposed to install two, 1-story structures that will reach 9’- 6” in height, not 
including the usable rooftop space. While the scale and massing of the structures is appropriate, the overall 
configuration of the structures in terms of roof form and architectural details is not consistent with the 
development pattern of the district. 

c. FOOTPRINT – The applicant has proposed a total footprint of approximately 720 square feet. The shipping 
container proposed as a dwelling will be 320 square feet with a 240-square-foot front porch. The secondary 
shipping container that will be used for storage will be 160 square feet. According to the Historic Design 
Guidelines, new construction should be consistent with adjacent historic buildings in terms of the building-to-lot 
ratio. The existing structure is approximately 1,250 square feet, which is consistent with the historic 



development pattern of the district. Staff finds that the proposed footprint is appropriate for the property and the 
district. 

d. ROOF FORM – The applicant has proposed to install shipping containers with a flat roof form that will be used 
as a terrace. According to Guideline 2.B.i. for New Construction, applicants should incorporate roof forms that 
are consistent with those predominantly found on the block in pitch, overhang, and orientation. Rear accessory 
structures in the Lavaca Historic District often feature flat roof forms, although no such forms exist on the block 
in proximity to the structure. Staff finds the proposal inconsistent with the Guidelines.   

e. WINDOW & DOOR OPENINGS – Per the Guidelines for New Construction 2.C.i., window and door openings 
with similar proportions of wall-to-window space as typical with nearby historic facades should be incorporated 
into new construction. The proposed window openings do not feature similar proportions of wall-to-window 
space as typical with nearby historic facades. The proposed shipping container dwelling features one fixed 
traditionally sized window and the remaining windows are horizontal sliding windows located above eye level, 
near the roofline. The proposed storage shipping container does not feature fenestration. The proposed entry is a 
French door featuring 4 glass panels on each door. Staff does not find the proposal consistent with the 
Guidelines.  

f. MATERIALS – The applicant has proposed to install two shipping containers to be used as rear accessory 
structures. The shipping containers are constructed of corrugated steel walls that are supported by a steel frame 
on exposed concrete piers. The shipping container dwelling will feature a front porch with wood decking, a 
metal railing, a concrete ramp, and skirting made of an undisclosed material. The shipping container dwelling 
will feature an exterior metal spiral staircase leading to a rooftop terrace, enclosed by a metal railing. The 
shipping container dwelling will feature a glass porch awning and the shipping containers will be connected by 
a shed roof carport. The applicant has not provided material specifications for the carport roof, the front porch, 
or the windows and doors. According to Guideline 3.A.i. for New Construction, new construction should 
incorporate materials that complement the type, color, and texture of materials traditionally found in the district. 
Materials should not be so dissimilar as to distract from the historic interpretation of the district. For example, 
corrugated metal siding would not be appropriate for a new structure in a district comprised of homes with wood 
siding. According to Guideline 3.A.v., do not use corrugated metal sheeting. Contemporary materials not 
traditionally used in the district, such as brick or simulated stone veneer and Hardie Board or other fiberboard 
siding, may be appropriate for new construction in some locations as long as new materials are visually similar 
to the traditional material in dimension, finish, and texture. The material of the shipping container is not visually 
similar to the traditional building materials in the district. Staff finds the proposal inconsistent with the 
Guidelines.  

g. ARCHITECTURAL DETAILS – New buildings should be designed to reflect their time while representing the 
historic context of the district. Additionally, architectural details should be complementary in nature and should 
not detract from nearby historic structures. The applicant has proposed to install two corrugated steel shipping 
containers to be used as rear accessory structures. While temporary shipping containers have been previously 
approved for storage in historic districts and the Lavaca Historic District features contemporary rear accessory 
structures that incorporate contemporary materials, the proposed architectural details of the shipping container 
units are inappropriate for the Lavaca Historic District.  

RECOMMENDATION: 
Staff does not recommend approval based on findings a through g. Staff recommends that the applicant address the 
following stipulations prior to returning to the HDRC:  

i. That the applicant proposes a rear accessory structure condition that is more consistent with historic development 
patterns in the district as noted in finding b.  

ii. That the applicant incorporates roof forms that are more consistent with the typologies found in the Lavaca 
Historic District as noted in finding d.  

iii. That the applicant proposes a fenestration pattern, window opening proportions, and materials that are more 
consistent with the Guidelines, the Standard Specifications for Windows in Additions, and the historic examples 
found in the Lavaca Historic District as noted in finding f.   
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TABLE R402.4.1.1
AIR BARRIER AND INSULATION INSTALLATION

COMPONENT AIR BARRIER CRITERIA INSULATION INSTALLATION CRITERIA

General requirements

A continuous air barrier shall be installed in thebuilding envelope.The exterior thermal

envelope contains a continuousair barrier.Breaks or joints in the air barrier shall be

sealed.

Air-permeable insulation shall not be used as asealing material.

Ceiling/attic

The air barrier in any dropped ceiling or soffit shall bealigned with the insulation and

any gaps in the airbarrier shall be sealed.Access openings, drop down stairs or knee

wall doorsto unconditioned attic spaces shall be sealed.

The insulation in any dropped ceiling/soffit shallbe aligned with the air barrier.

Walls

The junction of the foundation and sill plate shall besealed.The junction of the top plate

and the top of exteriorwalls shall be sealed.Knee walls shall be sealed.

Cavities within corners and headers of framewalls shall be insulated by completely

filling thecavity with a material having a thermal resistance,R-value, of not less than

R-3 per inch.Exterior thermal envelope insulation for framedwalls shall be installed in

substantial contact andcontinuous alignment with the air barrier.

Windows, skylights and doors

The space between framing and skylights, and the jambsof windows and doors, shall

be sealed.

—

Rim joists Rim joists shall include the air barrier. Rim joists shall be insulated.

Floors, including cantileveredfloors

and floors abovegarages

The air barrier shall be installed at any exposed edge ofinsulation.

Floor framing cavity insulation shall be installed tomaintain permanent contact with the

underside ofsubfloor decking. Alternatively, floor framingcavity insulation shall be in

contact with the top sideof sheathing, or continuous insulation installed onthe

underside of floor framing; and shall extendfrom the bottom to the top of all perimeter

floorframing members.

Crawl space walls

Exposed earth in unvented crawl spaces shall becovered with a Class I vapor retarder

withoverlapping joints taped.

Crawl space insulation, where provided instead offloor insulation, shall be permanently

attached tothe walls.

Shafts, penetrations

Duct shafts, utility penetrations, and flue shaftsopening to exterior or unconditioned

space shall besealed.

—

Narrow cavities —

Batts to be installed in narrow cavities shall be cut tofit or narrow cavities shall be filled

with insulationthat on installation readily conforms to the availablecavity space.

Garage separation Air sealing shall be provided between the garage andconditioned spaces.

—

Recessed lighting

Recessed light fixtures installed in the building thermalenvelope shall be sealed to the

finished surface.

Recessed light fixtures installed in the buildingthermal envelope shall be air tight and

IC rated.

Plumbing and wiring

—

In exterior walls, batt insulation shall be cut neatly tofit around wiring and plumbing, or

insulation, thaton installation readily conforms to available space,shall extend behind

piping and wiring.

Shower/tub on exterior wall

The air barrier installed at exterior walls adjacent toshowers and tubs shall separate

the wall from theshower or tub.

Exterior walls adjacent to showers and tubs shallbe insulated.

Electrical/phone box on exterior

walls

The air barrier shall be installed behind electrical andcommunication boxes.

Alternatively, air-sealed boxesshall be installed.

—

HVAC register boots

HVAC supply and return register boots that penetratebuilding thermal envelope shall

be sealed to the subfloor,wall covering or ceiling penetrated by the boot.

—

Concealed sprinklers

Where required to be sealed, concealed fire sprinklersshall only be sealed in a manner

that is recommendedby the manufacturer. Caulking or other adhesivesealants shall not

be used to fill voids between firesprinkler cover plates and walls or ceilings.

—

CLOSED CELL 
SPRAY FOAM 
INSULATION WILL 
BE USED
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September 30, 2020 

 

Diana Rozmen 

319 Delaware 

San Antonio, Texas 78210 

 

SUBJECT:  ADDR-COD-20-10600453; Lot 5, Block 3, NCB 3005 

 

In accordance with V.T.C.A. Local Government Code Section 212.0115 and the San Antonio Unified Development Code 

(UDC) 35-430(C), a plat is not required for the property and this Certificate of Determination will assist customers in 

obtaining building permits and/or utility services.  Note:  Properties located Outside City Limits, but within the ETJ will 
be referenced as (OCL); and properties located within the City Limits will be referenced as (ICL). 

 

A plat is not required for the property, subject to the following conditions §35-430(C): 

 

6. Minimum street frontage of 15' on street or irrevocable access easement. Must have existing Lot, Block, 

and NCB. Must be in the same configuration since January 1, 2005. Must meet zoning and limited to 1 

dwelling unit only. Each lot must be under the same ownership. This exception may be used for unplatted 

properties and properties included in an antiquated plat. This property was part of the B Staffels Addition 

antiquated plat, dated November 20, 1906. 

 

NOTE: This Certificate of Determination (COD) documents that the identified property does not need to plat at 

this time; however: 

1. If one or more of the following is determined to have occurred at the time of permitting for the development of 

this property, then this COD is voided and platting will be required: 

a. Habitable use in the floodplain; 

b. Public drainage improvement is required; 

c. Extension of a utility main is required; (water, gas, and electric only or utilities as listed in 35-507(a) – which 

would include public (or private) drainage improvements). This would not include a Water Well or Septic 

Tank; and/or 

d. Any change in the acreage or Land Use identified on the COD. 

2. The proposed development may need to comply with Section 35-523 of the UDC regarding the tree ordinance.  

Non-compliance with the tree ordinance can result in a fine of $2,000.00 or an additional fee equal to the fee 

established in Appendix C for commencing development without a tree permit.   

     

Single-Family Residence 

 

Acreage/Square Footage: 0.1894              

*Please note that the City of San Antonio’s development regulations apply to all properties located inside the City of 

San Antonio, and the Extra Territorial Jurisdiction, which includes parts of Bexar, Comal, Guadalupe, Kendall, Medina 

and Wilson Counties. 

 

Should you have any questions regarding this Certificate of Determination, please contact Daniel Hazlett, the Planning 

Coordinator who worked on your request at 210-207-8270, or via email at Daniel.Hazlett@sanantonio.gov. 

 

Sincerely, 

 
 

 

Daniel Hazlett       Logan Sparrow 

Planning Coordinator      Development Services Manager 
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