
HISTORIC AND DESIGN REVIEW COMMISSION 
August 16, 2017 

 
HDRC CASE NO: 2017-365 
ADDRESS: 1126 N ST MARYS 
LEGAL DESCRIPTION: NCB 819 BLK 30 LOT N IRR 200 FT OF A2 NCB 834 BLK 19 LOT S 

TRI 156.35 OF N 205 OF A1 
ZONING: FBZ T6-2 RIO-2 
CITY COUNCIL DIST.: 1 
APPLICANT: Benito Polendo 
OWNER: Luis Kernion 
TYPE OF WORK: Exterior modifications, landscaping and hardscaping modifications  
REQUEST: 

The applicant is requesting conceptual approval to rehabilitate the structure located at 1126 N St Marys. The scope of 
work will include: 

1. Modifications to the fenestration on the primary facades facing N St Marys and Brooklyn, including window 
opening widening, door relocation, and the installation of new insulated steel windows. 

2. Construction of an exterior entryway element on the façade facing Brooklyn Ave. 
3. Extension of the parapet height. 
4. Hardscaping and landscaping modifications. 
5. Installation of new signage, to be developed and submitted at a later time. 

APPLICABLE CITATIONS: 
 
UDC Section 35-672. Neighborhood Wide Design Standards 
(b) Automobile Access and Parking. Automobile circulation should be efficient, and conflicts with pedestrians minimized. 
Entry points for automobiles should be clearly defined and connections to auto circulation on adjoining properties are 
encouraged to facilitate access and reduce traffic on abutting public streets. 
(3) Screen or Buffer Parking Areas From View of Public Streets, the River or Adjacent Residential Uses. (see Figure 
672-2). Parking lots shall be screened with a landscape buffer as per the illustrations of bufferyards and Table 510-2 if 
the parking area meets one (1) of the following conditions: 
A. Within a fifty-foot setback from the edge of the river ROW use, at a minimum, type E; or 
B. Within a twenty-foot setback from a property line adjacent to a street use, at a minimum, type B; or 
C. Within a twenty-foot setback of commercial or industrial property that abuts a residential property use, at a 
minimum, type C. 
 
UDC Section 35-674. Building Design Principles 
This section provides policies and standards for the design of commercial, multi-family developments in excess of eight 
(8) units, and single-family developments in excess of five (5) units or five (5) acres, institutional developments, and 
industrial buildings within the river improvement overlay districts. In general, principles focus on promoting buildings 
that will be compatible in scale and appear to "fit" in the community by using materials and forms that are part of the San 
Antonio design traditions. The policies and standards also promote designs that enhance the streets in the area, as well as 
the Riverwalk, as places for pedestrians. As such, the policies and guidelines address only broad-scale topics and do not 
dictate specific design solutions, architectural styles, or details with the exception that the standards for "RIO-3" contain 
more specific requirements. 
 
(g) Awnings, Canopies and Arcades. (See Figure 674-2) The tradition of sheltering sidewalks with awnings, canopies and 
arcades on commercial and multi-family buildings is well established in San Antonio and is a practice that should be 
continued. They offer shade from the hot summer sun and shelter from rainstorms, thereby facilitating pedestrian activity. 
They also establish a sense of scale for a building, especially at the ground level. Awnings and canopies are appropriate 
locations for signage. Awnings with signage shall comply with any master signage plan on file with the historic 
preservation officer for the property. Awnings and canopies installed at street level within the public right-of-way require 
licensing with the city's capital improvements management services (CIMS) department. Canopies, balconies and awnings 



installed at river level within the public right-of-way require licensing with the city's downtown operations department. 

(1) If awnings, arcades and canopies are to be used they should accentuate the character-defining features of a 
building. 

A. The awning, arcade or canopy shall be located in relationship to the openings of a building. That is, if there are a 
series of awnings or canopies, they shall be located at the window or door openings. However awnings, canopies 
and arcades may extend the length of building to provide shade at the first floor for the pedestrian. 

B. Awnings, arcades and canopies shall be mounted to highlight architectural features such as moldings that may be 
found above the storefront. 

C. They should match the shape of the opening. 
D. Simple shed shapes are appropriate for rectangular openings. 
E. Odd shapes and bubble awnings are prohibited except where the shape of an opening requires a bubble awning, or 

historic precedent shows they have been previously used on the building. 
F. Canopies, awnings and arcades shall not conflict with the building's proportions or with the shape of the openings 

that the awning or canopy covers. 
G. Historic canopies shall be repaired or replaced with in-kind materials. 

(2) Materials and Color. 
A. Awnings and canopies may be constructed of metal, wood or fabric. Certain vinyl is allowed if it has the 

appearance of natural fiber as approved by the HDRC. 
B. Awning color shall coordinate with the building. Natural and earth tone colors are encouraged. Fluorescent colors 

are not allowed. When used for signage it is appropriate to choose a dark color for the canopy and use light 
lettering for signage. 

 
(3) Incorporating lighting into the design of a canopy is appropriate. 

A. Lights that illuminate the pedestrian way beneath the awning are appropriate. 
B. Lights that illuminate the storefront are appropriate. 
C. Internally illuminated awnings that glow are prohibited. 

 
UDC Section 35-676. Alteration, Restoration and Rehabilitation 
In considering whether to recommend approval or disapproval of an application for a certificate to alter, restore, 
rehabilitate, or add to a building, object, site or structure, the historic and design review commission shall be guided by 
the National Park Service Guidelines in addition to any specific design guidelines included in this subdivision. 
 
(a) Every reasonable effort shall be made to adapt the property in a manner which requires minimal alteration of the 
building, structure, object, or site and its environment. 
(b) The distinguishing original qualities or character of a building, structure, object, or site and its environment, shall not 
be destroyed. The removal or alteration of any historic material or distinctive architectural features shall be avoided when 
possible. 
(c) All buildings, structures, objects, and sites shall be recognized as products of their own time. Alterations that have no 
historical basis and which seek to create an earlier appearance are prohibited. 
(d) Changes that may have taken place in the course of time are evidence of the history and development of a building, 
structure, object, or site and its environment. These changes may have acquired significance in their own right, and this 
significance shall be recognized and respected. 
(e) Distinctive stylistic features or examples of skilled craftsmanship, which characterize a building, structure, object, or 
site, shall be kept where possible. 
(f) Deteriorated architectural features shall be repaired rather than replaced, wherever possible. In the event replacement is 
necessary, the new material should reflect the material being replaced in composition, design, color, texture, and other 
visual qualities. Repair or replacement of missing architectural features should be based on accurate duplications of 
features, substantiated by historical, physical, or pictorial evidence rather than on conjectural designs or the availability of 
different architectural elements from other buildings or structures. 
(g) The surface cleaning of structures shall be undertaken with the gentlest means possible. Sandblasting and other 
cleaning methods that will damage the historic building's materials shall not be permitted. 
(h) Every reasonable effort shall be made to protect and preserve archaeological resources affected by, or adjacent to, any 
project. 
(i) Contemporary design for alterations and additions to existing properties shall not be discouraged when such alterations 
and additions do not destroy significant historical, architectural or cultural material, and such design is compatible with 



the size, scale, color, material, and character of the property, neighborhood or environment. 
(j) Wherever possible, new additions or alterations to buildings, structures, objects, or sites shall be done in such a manner 
that if such additions or alterations were to be removed in the future, the essential form and integrity of the building, 
structure, object, or site would be unimpaired. 
 
UDC Section 35-678. – Signs and Billboards in the RIO. 
 
(a) General Provisions. 
(1) This section governs all exterior signs and all interior signs hung within ten (10) feet of an exterior fenestration, or 
those signs intended to be read by exterior patrons. 

A. All signage within an RIO district shall conform to all city codes and must have approval of the historic 
preservation officer prior to installation.  

B. Permits must be obtained following approval of a certificate of appropriateness. 
C. No sign shall be painted, constructed, erected, remodeled, refaced, relocated, expanded or otherwise altered until 

it has been approved and a permit has been obtained from the development services department in accordance 
with the provisions of this section and applicable city code. 

D. Signs, visual displays or graphics shall advertise only the business on the premises unless otherwise allowed in 
this section. 

(2) When reviewing applications for signage the historic preservation officer and the historic and design review 
commission shall consider the visual impact on nearby historic resources. 

A. Signs should respect and respond to the environment and landmark or district character in which constructed. 
B. Signs should respect and respond to the river improvement overlay districts character and the historic Riverwalk. 
C. The content or advertising message carried by permitted signs shall pertain to the business located on the same 

premises as the sign or to any otherwise lawful noncommercial message that does not direct attention to a 
business operated for profit, or to a commodity or service for sale, provided that signs erected on buildings with 
multiple businesses within shall pertain to any such business within. 

(3) For signs with changeable message panels, the changeable message area of the sign shall not exceed twenty-five 
(25) percent of the total sign area, except for gasoline price signs which shall not exceed seventy-five (75) percent of 
the total sign area. Electronic changeable message boards shall be prohibited. 
(6) Special consideration should be given to the character of the sign itself proposed in the application, and whether 
the proposed sign has inherently historic characteristics which may fall outside of the guidelines presented below but 
which would contribute to the historic district, landmark or area for which it is being proposed. Additionally, when 
reviewing applications for signage the historic preservation officer and the historic and design review commission 
shall consider the visual impact on nearby historic resources. 
 
(c)Standards for Sign Design and Placement. In considering whether to recommend approval or disapproval of an 
application to construct or alter signage on a building, object, site, or structure in a river improvement overlay district, 
review shall be guided by the following standards in addition to any specific design guidelines approved by city 
council. 
(1)Primary sign design considerations shall be identification and legibility. Size, scale, height, color and location 
of signs shall be harmonious with, and properly related to, the overall character of the district and structure. Sign 
materials shall be compatible with that of the building facade. Highly reflective materials that will be difficult to 
read are not permitted. 
(3)All graphic elements shall reinforce the architectural integrity of any building. Signs shall not disfigure, 
damage, mar, alter, or conceal architectural features or details and shall be limited to sizes that are in scale with 
the architecture and the streetscape. Emblems and symbols of identification used as principal structural or 
architectural design elements on a facade shall not be included in the total allowable signage per facade per 
structure when approved. Review shall be guided by the building's proportion and scale when such elements are 
incorporated. 
(4)Graphics and signage may be illuminated by indirect, internal, or bare-bulb sources, providing that glare is not 
produced; by indirect light sources concealed by a hood or diffuser; by internal illumination with standard opal 
glass or other translucent material or with an equal or smaller light transmission factor. All illumination shall be 
steady and stationary. Neon lighting shall be permitted when used as an integral architectural element or artwork 
appropriate to the site. For purposes of this subsection, "Glare" shall mean an illumination level of six (6) Lux or 
greater at the property boundary. If internal illumination is used, it shall be designed to be subordinate to the 
overall building composition. Light fixtures should reflect the design period of the building on which they are 



placed. The use of ambient light from storefront or streetlights is encouraged. 
 
(d)Proportion of Signs. For all signage, signage width and height must be in proportion to the facade, respecting the 
size, scale and mass of the facade, building height, and rhythms and sizes of window and door openings. The building 
facade shall be considered as part of an overall sign program but the sign shall be subordinate to the overall building 
composition. Additionally, signs shall respect and respond to the character and/or period of the area in which they are 
being placed. 
 
(e)Number and Size of Signs. 
(1)Number and Size. The historic and design review commission shall be guided in its decisions by the total 
number of businesses or services per building and the percentage of visible storefront occupied by each business 
or service. Applicants may apply for up to three (3) signs total. Total signage for all applicants shall not exceed 
fifty (50) square feet unless additional signs and/or additional total footage is approved. Additional square footage 
may be approved provided that the additional signage is in conformity with, and does not interfere with, the 
pedestrian experience on the Riverwalk. The additional square footage shall be based upon the size and scope of 
the site. Signs should reflect the type and speed of traffic they are meant to attract. Signs designed for pedestrians 
and drivers of slow moving cars should not be the same size as signs designed for highway traffic. 
(2)Sign Area. The sign area shall be determined in the following manner: 

1. A. Sign Areas. The area of a sign shall be computed on the actual area of the sign. Sign area shall be calculated as 
the area within a parallelogram, triangle, circle, semicircle or other regular geometric figure including all letters, 
figures, graphics or other elements of the sign, together with the framework or background of the sign. The 
supporting framework of the sign shall not be included in determining sign area unless such supporting 
framework forms an integral part of the sign display, as determined by the historic preservation officer. If the sign 
is located on a decorative fence or wall, when such fence or wall otherwise meets these or other ordinances or 
regulations and is clearly incidental to the display itself, the fence or wall shall not be included in the sign area. In 
the cases of signs with more than one (1) sign face, including but not restricted to double-faced signs, back-to-
back signs, overhanging signs, and projecting signs, each side of the sign shall be included in total allowable 
signage area. 

FINDINGS: 
 

a. The property located at 1126 N St Marys is a 1-story commercial structure. The building is constructed of cast in 
place concrete frames with clay tile infill and concrete pan-joist roof construction. The building is the former 
location of an Arrow Upholstery & Drapery store and is within the RIO-2 boundary at the intersection of N St 
Marys and Brooklyn Ave. The applicant is requesting conceptual approval to perform window modifications, 
install new entryway elements, modify an existing parking lot slope to include a pedestrian walkway, and perform 
hardscaping modifications. 

b. The applicant met with the Design Review Committee (DRC) on August 8, 2017. At this meeting, the applicant 
stated their intent to incorporate high quality insulated storefront steel windows into the modified openings. The 
DRC was supportive of all proposed window modifications based on the RIO guidelines and the fact that the 
existing building footprint and general configuration will be retained. The DRC was also in favor  

c. WINDOW MODIFICATIONS – The applicant has proposed to remove the existing windows and replace with 
a new insulated glass and divided lite steel frames on the two primary elevations facing N St Marys and Brooklyn 
Ave. The existing windows are a mix of aluminum store front windows on the N St Marys elevation and steel 
frame divided lites on the Brooklyn Ave elevation. The applicant received administrative approval to begin 
replacing windows in-kind to match the existing in dimensions, materials, and design. The current proposal will 
alter the materiality of the windows on the N St Marys elevation and alter the openings on both N St Marys and 
Brooklyn Ave. While the installation of this new storefront system will alter the existing opening, staff finds that 
the main design intent of the existing original structure will largely remain intact. This is consistent with the UDC 
Section 35-676(i). 

d. PARAPET – The applicant has proposed to add height to the existing parapet to conceal new mechanical 
equipment from the public right-of-way. The proposal will add approximately 3 feet to the existing height. This 
will be achieved with a lightweight structure and will be covered in a stucco finish to match the existing façade 
texture. A detail at the top of the parapet, either painted or tiled, is proposed. Staff finds the approach consistent 
with the UDC. 

e. INSTALLATION OF NEW ELEMENTS – The applicant has proposed to construct a new architectural 



element on the exterior of the existing structure, located in the center of the elevation facing Brooklyn Ave. The 
elements appear to measure approximately 5 feet taller than the existing flat roofline, though no dimensioned 
drawings have yet been provided. The applicant’s proposals are generally consistent with the UDC Section 35-
674(d)(1) and (2) in terms of massing and location, though final material specifications have not yet been 
provided. 

f. WALKWAY – The applicant has proposed to install a pedestrian walkway along the Brooklyn Ave elevation. 
This walkway will partially require cutting into the sloped elevation of an existing parking lot. This modification 
will include stairways to account for the slope grade change. The walkway will extend to the intersection of 
Brooklyn Ave and N St Marys and will join with an existing public sidewalk. Staff finds the proposal generally 
consistent with the UDC, but has not yet seen a site plan with definitive dimensions, materials, or how the 
walkway will be treated when it joins with the existing sidewalk. Staff has also not seen a site section or elevation 
of the proposed staircases. This information is required for final approval. 

g. HARDSCAPING – The applicant has proposed to install a new outdoor seating area adjacent to the N St Marys 
right-of-way. The area currently contains faux grass, some small shrubbery, and a temporary walkway. The 
outdoor seating area will introduce new hardscaping to accommodate tables and chairs. Based on the commercial 
context of the corridor, staff finds the proposal appropriate. A final material specification and harscaping plan is 
required for final approval. 

h. LANDSCAPING – The applicant has not yet submitted a site plan that indicates any new proposed landscaping. 
The applicant is required to provide this for final approval. 

i. PARKING LOT MODIFICATIONS – On the east façade, the applicant has proposed to install a new door to 
be identical to the easternmost door of the south façade and a new storefront system to provide access from the 
proposed parking area into the structure. This is consistent with the UDC Section 35-676(i). 

j. MATERIALITY – The applicant has stated that the new architectural elements will be clad in stucco. This is 
generally compatible with the existing structure, but staff has not received information on the proposed finish, 
final color, or final texture. This information is required for final approval. 

k. SIGNAGE – The applicant has verbally indicated that the new architectural elements will potentially feature 
signage. The floor plan also indicates that the building will be multitenant in the future, which has been confirmed 
by the applicant. The applicant is required to provide a comprehensive signage plan for final approval. 

 
RECOMMENDATION: 
 
Staff recommends conceptual approval based on findings a through j. The applicant should consider the following when 
working towards final approval: 

1. That the applicant confirms all design decisions, including architectural details, materials, and other specifications 
as noted in the findings. 

2. That the applicant indicates all hardscaping and landscaping modifications or additions as noted in findings e and 
f. The documentation should include a full site section that indicates how the proposed walkway will affect the 
existing parking lot’s slope, along with information on the proposed staircases and any ADA requirements. 

3. That the applicant submits a comprehensive, multi-tenant signage plan as noted in finding j. 

 
CASE MANAGER: 

Stephanie Phillips 
 

CASE COMMENTS: 

The applicant met with the Design Review Committee (DRC) on August 8, 2017. The discussion is outlined in finding b. 
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