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ARCHITECTURE PLANNING DESIGN

6800 Park Ten Blvd., Suite 216-N
San Antonio, Texas 78213

Tel: 210-734-6885

Fax: 210-734-7504

October 1, 2020
Historic District Review Commission
Re: Dawson at N. Olive Project

Below is the response to Staff’s comments as per their document received on September 11, 2020.

FINDINGS:

a. The applicant is requesting conceptual approval to construct three, 2-story residential structures on the vacant
lot at the corner of Dawson at N Olive, located within the Dignowity Hill Historic District. These lots are currently
unaddressed.

b. CONCEPTUAL APPROVAL - Conceptual approval is the review of general design ideas and principles
(such as scale and setback). Specific design details reviewed at this stage are not binding and may only be approved
through a Certificate of Appropriateness for final approval.

C. CONTEXT & DEVELOPMENT PATTERN - This lot is currently void of any structures. This lot is bounded

by Dawson Street to the north and N Olive Street to the east. Historic structures on the 500 block of N Olive and

the 700 block of Dawson all feature one story in height. Corner structures found historically on Dawson Street

feature an orientation toward Dawson.
RESPONSE: The corner lot does have an orientation facing N. Olive Street and Not Dawson Street.
To re-plat the corner lot will make the project unfeasible which would result in not moving forward
with project. There is currently a story single family residence at the North East corner of Dawson
strret and N. Olive Street.

d. DESIGN REVIEW COMMISSION - The proposed new construction in its current design was reviewed by
the Design Review Commission on September 8, 2020. At that meeting the Design Review Committee noted that
the fenestration should be added to the Dawson facade, that the proposed massing should be separated, and that
architectural details should be addressed to be consistent with those found historically within the district.
RESPONSE: Fenestration to the Dawson Street elevation has been revised. See the revised exterior
elevations and renderings. The separation between the structures has been increased. Please refer to

the revised site plan.
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e. SETBACKS & ORIENTATION — The applicant has proposed for the new construction to feature
setbacks that exceed those found historically on both Dawson and N Olive. This is inconsistent with the
Guidelines for New Construction. Regarding orientation, as noted in finding ¢, houses found historically on
Dawson Street on corner lots feature an orientation toward Dawson. The proposed orientation toward N
Olive is inconsistent with the Guidelines and historic development pattern found within the district. Staff
finds that the proposed new construction should feature a setback that is equal to or greater than those found
historically on the block and that the multiple structures should be re-oriented toward Dawson.

RESPONSE: the building setbacks have been revised to be more in line as to what exists with the

adjacent existing dwellings. Please see the revised site plan for this information.

f. SCALE, MASS & HEIGHT - Per the Guidelines for New Construction 2.A.i., a height and massing
similar to historic structures in the vicinity of the proposed new construction should be used. 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. As noted in finding c, this the 500 block of N Olive and the 700 block of
Dawson feature only one story structures. While the Guidelines allow for new construction to feature one
story more in height than the height of the majority of the historic structures in the immediate vicinity, staff
finds that the construction of three, 2-story structures with footprints, lot coverage and massing that is larger
than what is found historically in the district to be inappropriate.

RESPONSE: building and massing have been revised. The massing of the buildings have been

reduced in width, the units have been offset to reduce the roof massing. See the revised exterior

elevations.

g. ENTRANCES - According to the Guidelines for New Construction 1.B.i., primary building
entrances should be oriented towards the primary street. Staff finds the proposed entrance orientation to be
appropriate for each structure other than the northernmost structure, which should feature an orientation
toward Dawson.

h. FOUNDATION & FLOOR HEIGHTS - Per the Guidelines for New Construction 2.A.iii.,
applicants should align foundation and floor-to-floor heights within one foot of floor-to-floor heights on
adjacent historic structures. Per the submitted elevations, the proposed new construction appears to feature
foundation heights that are consistent with the Guidelines.

i ROOF FORMS - The applicant has proposed for the new construction to feature gabled and hipped
roof forms. While these roof forms are found historically within the Dignowity Hill Historic District, the
applicant has proposed overall roof massing that is atypical for what is found historically within the district;
specifically in regards to overall width.
RESPONSE: The massing of the buildings have been reduced in width, the units have been offset to
reduce the roof massing. See the revised exterior elevations.

J. 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. Generally, staff finds the proposed window and door
openings to be appropriate in regards to their size and profile; however, staff finds that additional
fenestration should be added to side facades.
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K. LOT COVERAGE - The applicant has not provided information regarding lot coverage nor the
building to lot ratio. Staff finds that no more than fifty (50) percent of the lot should be occupied by
building footprint, per the Guidelines.
RESPONSE: the revised Site Plan illustrates via calculations that each dwelling do not exceed the
50% lot coverage. According to the HDRC guidelines the 50% is stating that the building footprint is
to be used for the calculations which do not include paving areas.

I BUILDING SPACING — The applicant has proposed approximately thirteen (13) and seven (7) feet
between each structure. The proposed building spacing is atypical for what is found historically within the
district.
RESPONSE: building spacing has been increased to sixteen (16’-6") feet and nine (9) feet. See the
revised site plan.

m. MATERIALS - The applicant has noted materials that include standing seam metal roofs, composite
siding, wood columns, composite and wood trim and wood porch rails. The proposed standing seam metal
roofs should feature panels that are 18 to 21 inches wide, seams that are 1 to 2 inches in height, a standard
galvalume finish and a crimped ridge seam or a low profile ridge cap. If a ridge cap is used, it must be
reviewed and approved prior to installation. The proposed siding should feature an exposure of four inches,
a smooth finish, a thickness of % and mitered corners. Columns should be six inches square.

n. WINDOW MATERIALS - At this time, the applicant has not provided information regarding
window materials. Staff finds that a wood, or aluminum clad wood window should be installed that is
consistent with staff’s specifications for windows, which are noted in the applicable citations.

0. ARCHITECTURAL DETAILS - As noted in the findings above, staff finds that multiple structures
should be oriented toward Dawson. Additionally, staff finds that additional fenestration should be added to
side facades and that overall widths should be modified to address both massing and building spacing.

p. PARKING - The applicant has proposed internal parking to be accessed by a rear drive with access
to Dawson. This would result in garage doors being visible from the right of way at Dawson Street. Staff
does not find the use of garage doors on a side (visible) facade to be appropriate. Parking within the
footprint of a primary residential structure is not found historically within the Dignowity Hill Historic
District. Staff finds that internally oriented parking may be appropriate through a reorientation of the
structures on the site.
RESPONSE: the parking and garages are situated as shown in the Site Plan. This is the most efficient
design for the project without creating any distractions to affect the curb appeal along Dawson Street.
The structures have also been repositioned to assist in the reducing of the exposure along Dawson
Street.

g. DRIVEWAY - The applicant has proposed a driveway on Dawson to feature ten (10) feet in width.
This is consistent with the Guidelines.

r. LANDSCAPING - The applicant has noted provide information regarding landscaping including
front walkways and landscaping materials. Staff finds that the Guidelines for Site Elements should be
adhered to in developing landscaping plans.
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s. MECHANICAL EQUIPMENT - The applicant has not noted the location of mechanical equipment at
this time. Mechanical equipment should be screened from view from the public right of way.

RESPONSE: the mechanical systems will be screened partially by the structures and an additional
screening via landscape or other forms of screening that will meet the guidelines. All landscaping
will address the guidelines.

RECOMMENDATION: RESPONSE

Staff does not recommend conceptual approval based on findings a through s. Staff recommends that the
applicant address the following items prior to receiving a recommendation for conceptual approval from

staff.

Vi.

I. That the proposed new construction feature setbacks that are equal to or greater than those
found historically on the block and that the entire site plan be reconfigured to allow for
multiple buildings to be oriented toward Dawson as noted in finding e.

RESPONSE: the setbacks for the new structures have been revised and can be seen in the revised

Site Plan. Although the corner lot, along with the other two lots are not addressed. The corner lot

does have an orientation facing N. Olive Street and Not Dawson Street. To re-plat the corner lot

will make the project unfeasible which would result in not moving forward with project.

ii. That the applicant incorporated a reduced massing and height as noted in finding f. As
proposed, the massing is atypical for what is found historically within the district. The
height of new construction should not exceed the height of adjacent historic houses by more
than one story. Additional height may be accomplished through a change in roof form,
utilization of a half-story, or step downs in height from adjacent single story homes.

RESPONSE: The overall height of the new construction does not exceed the overall height of the

adjacent structure by more than one story. The new construction project does meet and or improves

on the above recommendation.

Ii. That the applicant modify the proposed width in relationship to roof forms as the proposed
roof forms feature widths that are atypical with those founds historically within the district
in regards to overall width, as noted in finding i.

RESPONSE: The revised exterior Elevations have been articulated to reduce the roof appearance

massing.

iv. That the applicant incorporate additional fenestration on the side facades as noted
in finding j.

RESPONSE: this comment has been addressed. Please refer to the exterior elevations.

V. That the applicant confirm that lot coverage for each lot does not exceed fifty (50)

percent lot coverage, including paving, as noted in finding k.
RESPONSE: the revised Site Plan illustrates via calculations that each dwelling do not exceed the
50% lot coverage. According to the HDRC guidelines the 50% is stating that the building footprint is
to be used for the calculations which do not include paving areas.

That the proposed building spacing be increased as noted in finding I.

RESPONSE: Please refer to the revised site plan. The plan shows that the building spacing has been
increased
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vii.  That the proposed standing seam metal roofs feature panels that are 18 to 21 inches wide, seams that are 1 to

viii.

2 inches in height, a standard galvalume finish and a crimped ridge seam or a low profile ridge cap. If a ridge
cap is used, it must be reviewed and approved prior to installation. The proposed siding is to feature an
exposure of four inches, a smooth finish, a thickness of % and mitered corners. Columns should be six
inches square.

RESPONSE: All roofing, siding, columns and trims will meet these comments. See the revised Exterior
Elevations.

That window materials should staff’s standards for windows in new construction as noted in finding n.
RESPONSE: The window materials and standards will be used that are within the guidelines. See the revised
Exterior Elevations. Also, see the response comment viii above within this document.

That the proposed parking be modified to not feature parking that results in garage doors that are
Visible from the primary street, Dawson. Parking with garages may be appropriate if oriented
internally within the site.

RESPONSE: the parking and garages are situated as shown in the Site Plan. This is the most efficient design for the
project without creating any distractions to affect the curb appeal along Dawson Street. The structures have also been
repositioned to assist in the reducing of the exposure along Dawson Street.

X.  That a landscaping plan be developed and that all mechanical equipment be screened from view at the

Public right of way as noted in findings r and s.

RESPONSE: the mechanical systems will be screened partially by the structures and an additional screening via
landscape or other forms of screening that will meet the guidelines. All landscaping will address the guidelines.

Thank you in advance for reviewing our project and reviewing the response to comments and recommendations.

Ron M. Alvarado,

Principal
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LOT INFORMATION 1 & 2:

SIZE: 50'X 104.38' = 5,219.0 S.F
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