
HISTORIC AND DESIGN REVIEW COMMISSION 

October 05, 2016 

Agenda Item No: 13

HDRC CASE NO: 2016-396 
ADDRESS: 1602 N ZARZAMORA 
LEGAL DESCRIPTION: NCB 2085 BLK 25 LOT 13 AND 14 
ZONING: I-1 HL 
CITY COUNCIL DIST.: 1 
LANDMARK: 
APPLICANT: 
OWNER: 
TYPE OF WORK: 

Yes 
Alex Gonzalez/Alex Gonzalez Architect LLC 
Esperanza Peace & Justice Center 
Window replacement, installation of a canopy, structural improvements 

REQUEST: 

The applicant is requesting a Certificate of Appropriateness for approval to: 
1. Remove and re-install back wall and roof
2. Repair existing sidewalk and extend around left and rear of building
3. Install new canopy
4. Repair and replace existing tile and install tile wainscoting
5. Replace existing windows
6. Replace doors
7. Repair front parking lot
8. Mechanical equipment
9. Install glass in existing rectangular openings above awning
10. Install new light fixtures
11. Paint building, touch up existing “Lerma’s Nite Club” sign, and paint over existing signs

APPLICABLE CITATIONS: 

Historic Design Guidelines, Chapter 2, Exterior Maintenance and Alterations 

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.  



 

 

 
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.  
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.  
 
10. Commercial Facades  
A. MAINTENANCE (PRESERVATION)  
i. Character-defining features—Preserve character-defining features such as cornice molding, upper-story windows, 
transoms, display windows, kickplates, entryways, tiled paving at entryways, parapet walls, bulkheads, and other features 
that contribute to the character of the building.  
ii. Windows and doors—Use clear glass in display windows. See Guidelines for Architectural Features: Doors, Windows, 
and Screens for additional guidance.  
iii. Missing features—Replace missing features in-kind based on evidence such as photographs, or match the style of the 
building and the period in which it was designed.  
iv. Materials—Use in-kind materials or materials appropriate to the time period of the original commercial facade when 
making repairs.  
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)  
ii. Historical commercial facades—Return non-historic facades to the original design based on photographic evidence. 
Keep in mind that some non-original facades may have gained historic importance and should be retained. When evidence 
is not available, ensure the scale, design, materials, color, and texture is compatible with the historic building. Consider 
the features of the design holistically so as to not include elements from multiple buildings and styles. 
 
11. Canopies and Awnings  
B. ALTERATIONS (REHABILITATION, RESTORATION, AND RECONSTRUCTION)  
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.  
 
Historic Design Guidelines, Chapter 3,Guidelines for Additions  
 
5. Mechanical Equipment and Roof Appurtenances  
A. LOCATION AND SITING  
i. Visibility—Do not locate utility boxes, air conditioners, rooftop mechanical equipment, skylights, satellite dishes, cable 



 

 

lines, and other roof appurtenances on primary facades, front-facing roof slopes, in front yards, or in other locations that 
are clearly visible from the public right-of-way.  
B. SCREENING  
iii. Roof-mounted equipment—Screen and set back devices mounted on the roof to avoid view from public right-of-way.  
 
Historic Design Guidelines, Chapter 5, Guidelines for Site Elements  
 
3. Landscape Design  
A. PLANTINGS  
iii. Native xeric plant materials—Select native and/or xeric plants that thrive in local conditions and reduce watering 
usage. See UDC Appendix E: San Antonio Recommended Plant List—All Suited to Xeriscape Planting Methods, for a list 
of appropriate materials and planting methods. Select plant materials with a similar character, growth habit, and light 
requirements as those being replaced.  
iv. Plant palettes—If a varied plant palette is used, incorporate species of taller heights, such informal elements should be 
restrained to small areas of the front yard or to the rear or side yard so as not to obstruct views of or otherwise distract 
from the historic structure.  
v. Maintenance—Maintain existing landscape features. Do not introduce landscape elements that will obscure the historic 
structure or are located as to retain moisture on walls or foundations (e.g., dense foundation plantings or vines) or as to 
cause damage.  
 
5. Sidewalks, Walkways, Driveways, and Curbing  
A. SIDEWALKS AND WALKWAYS  
i. Maintenance—Repair minor cracking, settling, or jamming along sidewalks to prevent uneven surfaces. Retain and 
repair historic sidewalk and walkway paving materials—often brick or concrete—in place.  
ii. Replacement materials—Replace those portions of sidewalks or walkways that are deteriorated beyond repair. Every 
effort should be made to match existing sidewalk color and material.  
iii. Width and alignment— Follow the historic alignment, configuration, and width of sidewalks and walkways. Alter the 
historic width or alignment only where absolutely necessary to accommodate the preservation of a significant tree.  
B. DRIVEWAYS  
ii. Curb cuts and ramps—Maintain the width and configuration of original curb cuts when replacing historic driveways. 
Avoid introducing new curb cuts where not historically found.  
C. CURBING  
i. Historic curbing—Retain historic curbing wherever possible. Historic curbing in San Antonio is typically constructed of 
concrete with a curved or angular profile.  
ii. Replacement curbing—Replace curbing in-kind when deteriorated beyond repair. Where in-kind replacement is not be 
feasible, use a comparable substitute that duplicates the color, texture, durability, and profile of the original. Retaining 
walls and curbing should not be added to the sidewalk design unless absolutely necessary.  
 
6. Non-Residential and Mixed Use Streetscapes  
B. STREET TREES  
i. Street trees—Protect and maintain existing street trees. Replace damaged or dead trees with trees of a similar species, 
size, and growth habit.  
C. PAVING  
i. Maintenance and alterations—Repair stone, masonry, or glass block pavers using in-kind materials whenever possible. 
Utilize similar materials that are compatible with the original in terms of composition, texture, color, and detail, when in-
kind replacement is not possible.  
D. LIGHTING  
i. General—See UDC Section 35-392 for detailed lighting standards (height, shielding, illumination of uses, etc.).  
ii. Maintenance and alterations—Preserve historic street lights in place and maintain through regular cleaning and repair 
as needed.  
iii. Pedestrian lighting—Use appropriately scaled lighting for pedestrian walkways, such as short poles or light posts 
(bollards).  
iv. Shielding—Direct light downward and shield light fixtures using cut-off shields to limit light spill onto adjacent 
properties.  



 

 

v. Safety lighting—Install motion sensors that turn lights on and off automatically when safety or security is a concern. 
Locate these lighting fixtures as discreetly as possible on historic structures and avoid adding more fixtures than 
necessary. 
 
7. Off-Street Parking  
A. LOCATION  
i. Preferred location—Place parking areas for non-residential and mixed-use structures at the rear of the site, behind 
primary structures to hide them from the public right-of-way. On corner lots, place parking areas behind the primary 
structure and set them back as far as possible from the side streets. Parking areas to the side of the primary structure are 
acceptable when location behind the structure is not feasible. See UDC Section 35-310 for district-specific standards.  
 
Historic Design Guidelines, Chapter 6, Guidelines for Signage  
 
1. General   
B. HISTORIC SIGNS  
i. Preservation—Preserve historic signs, such as ghost signs or other signs characteristic of the building’s or district’s 
period of significance, whenever possible.   

FINDINGS: 

a. The structure at 1602 N Zarzamora is a local and National Registered landmark, also known as Lerma’s Nite Club 
Building. The local designation was issued by City Council on October 21, 2010. The entire structure is a five 
unit Art Moderne 1-part commercial block built circa 1948.  

b. WALL AND ROOF - The applicant is proposing to remove and re-install the rear wall and roof. According to the 
Guidelines for Exterior Maintenance and Alterations, repairs to masonry should be done by a professional. Staff 
finds this repair appropriate and consistent with the Guidelines. 

c. SIDEWALK - The applicant is proposing repairs to existing concrete walkway and to extend the walkway along 
the left and rear façade. According to the Guidelines for Site Elements 5.A.iii., new sidewalks should follow the 
historic alignment and configuration. Staff finds the proposed continuation of the sidewalk curving around the 
existing façade appropriate and consistent with the Guidelines. 

d. CANOPY - There is an existing mansard awning over the fourth bay and a horizontal banding; there is not an 
existing full length canopy. The applicant is proposing to remove the existing mansard awning and horizontal 
banding and install a front steel canopy in its place  with cable supports along the full west, front façade,. 
According to the Guidelines for Exterior Maintenance and Alterations 10 and 11, new awnings should be added 
based on accurate evidence of the original. Staff finds based on historic photos and the statement of significance, 
an awning would be appropriate and consistent with the Guidelines. 

e. TILES - There are existing square tiles, painted over, along the base of the stucco building. The applicant is 
proposing to replace the existing tiles with new in the same location. According to the Guidelines for Exterior 
Maintenance and Alterations 10.A.i., character defining features should be preserved. Staff finds the proposal to 
re-install tiles consistent with the Guidelines. 

f. OCTAGONAL WINDOWS - The applicant is proposing to remove plywood and steel grates from existing 
octagonal windows and replace with aluminum windows with clear glass and 3 divided lights. According to the 
Guidelines for Exterior Maintenance and Alterations 10.A.ii, clear glass should be used in display windows and to 
replace missing features in-kind. Staff finds the proposal to retain the original openings and keep the octagonal 
shape appropriate. 

g. DOORS - There are 5 existing bays; 4 have double doors boarded up and one has been replaced with a metal non-
historic garage door. The applicant is proposing to replace the existing double doors with new steel paneled 
double doors with full lights. According to the Guidelines for Exterior Maintenance and Alterations 6.B.i., door 
should be replaced in-kind when possible, or match the size, material, and profile of historic door. Staff finds the 
proposal historically accurate and consistent with the Guidelines.  

h. PARKING - There are two large curb cuts along the west façade, and asphalt in disrepair. The applicant is 
proposing to construct a parking lot along the west façade, with a landscaped area in between the two existing 
curb cuts. According to the Guidelines for Site Elements 7.A.i. the preferred location for off street parking is at 
the rear of the site behind primary structures. Given the unique nature of this site and the status of the existing 
parking lot, staff finds this placement of parking appropriate. The applicant has not provided landscaping details 



 

 

and is responsible for complying with the Guidelines for Site Elements regarding landscaping. 
i. MECHANICAL EQUIPMENT - The applicant is proposing to have roof top units serving the leased spaces, and 

noted the mounting location of these units. According to the Guidelines for Additions 5.B.iii., roof mounted 
equipment should be screened and set back on the roof to avoid view from public right-of-way. Staff finds the 
proposal consistent with the Guidelines. The future tenants are responsible for complying with this section of the 
Guidelines.  

j. RECTANGULAR OPENINGS - The applicant is proposing to remove plywood and steel grates from existing 
rectangular openings above the existing store fronts, and install glass. According to the Guidelines for Exterior 
Maintenance and Alterations 10.A.ii, clear glass should be used in display windows and to replace missing 
features in-kind. Staff finds the proposal appropriate and consistent with the Guidelines. 

k. LIGHTING - The applicant is proposing to install cylinder light fixtures along the building. According to the 
Guidelines for Exterior Maintenance and Alterations 5.A.iii., new light fixtures should avoid damage to the 
historic structure, not district from the façade of the building, and should be compatible with the architectural 
style of the building. Staff finds the light fixture design appropriate for the Art Moderne style of the building, but 
the applicant has not submitted the locations of the light fixtures. 

l. PAINTING - There are existing painted wall signs above bay one and two, and two projecting wall mounted 
signs. The applicant is proposing to touch-up the existing “Lerma’s Nite Club” wall signage, and paint over the 
existing wall signage over bay one and two with off-white color. The projecting wall mounted signs will remain. 
According to the Guidelines for Signage 1.B.i., historic signs should be preserved. Staff reviewed a historic photo 
from 1951. The existing painted wall signs were not present at that time. Staff finds the proposal appropriate and 
consistent with the Guidelines, but that the applicant provide a paint swatch of the color to be used to staff.  

RECOMMENDATION: 

Staff recommends approval based on findings a through h with the following stipulations: 
1. That the applicant provide a photo example of the tiles to be installed. 
2. That landscape details be provided to staff at a later date when available, to receive a Certificate of 

Appropriateness.  
3. That the applicant submit locations of the proposed light fixtures to staff prior to receiving the Certificate of 

Appropriateness. 
4. That the applicant submit a paint swatch to staff prior to receiving the Certificate of Appropriateness. 

CASE MANAGER: 

Lauren Sage 
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