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PLANNING AND ZONING DEPARTMENT PAGE 1 CITY OF ROCKWALL 

CITY OF ROCKWALL 
HISTORIC PRESERVATION ADVISORY BOARD CASE MEMO 
 

PLANNING AND ZONING DEPARTMENT 

385 S. GOLIAD STREET • ROCKWALL, TX 75087 
PHONE: (972) 771-7745 • EMAIL: PLANNING@ROCKWALL.COM 

 

 

TO: Historic Preservation Advisory Board 
 

DATE: June 16, 2022 
 

APPLICANT: Mark and Veronica Combs 
 

CASE NUMBER: H2022-012; Certificate of Appropriateness (COA) for 401 S. Clark Street 
 

 

SUMMARY 
 
Hold a public hearing to discuss and consider a request by Mark and Veronica Combs for the approval of a Certificate of 
Appropriateness (COA) for the demolition of existing accessory buildings, the construction of a guest quarters/detached garage, 
and expanding the driveway on a Low Contributing Property being a 0.7379-acre parcel of land identified as Block 105A-1, B. 
F. Boydston Addition, City of Rockwall, Rockwall County, Texas, zoned Single-Family 7 (SF-7) District, situated within the Old 
Town Rockwall (OTR) Historic District, addressed as 401 S. Clark Street, and take any action necessary. 
 
BACKGROUND 
 
The 2,080 SF single-family home situated on the subject 
property at 401 S. Clark Street was constructed in 1873 in the 
National Folk architectural style according to the 2017 Historic 
Resource Survey. According to the Rockwall Central Appraisal 
District (RCAD) there is also a 192 SF detached garage 
constructed in 1990, a 150 SF storage building constructed in 
2008, a 280 SF storage building constructed in 2009, and a 
100 SF pergola constructed in 2009. The single-family home is 
classified as Low Contributing Property and is situated within 
the Old Town Rockwall (OTR) Historic District. A property is 
assigned the Low Contributing classification is defined as 
having most, but not all, of the historical character and integrity 
being lost through alterations to the home. The subject 
property was annexed prior to 1934 based on the April 1934 
Sanborn Maps. According to the January 3, 1972 zoning map 
the subject property was zoned Single-Family 3 (SF-3) District. 
At some point between January 3, 1972 and May 16, 1983 the 
subject property was rezone from a Single-Family 3 (SF-3) District to Single-Family 7 (SF-7) District. The property has remained 
zoned Single Family (SF-7) District since this date. 
 
PURPOSE 
 
The applicant is requesting approval of a Certificate of Appropriateness (COA) for the purpose of demolishing five (5) structures 
and landscape features, constructing a new 1,500 SF guest quarters/detached garage, and expanding the driveway.  
 
ADJACENT LAND USES AND ACCESS 
 
The subject property is located at 401 S. Clark Street. The land uses adjacent to the subject property are as follows: 

 
North: Directly north of the subject property are four (4) parcels of land (i.e. 301 and 307 S. Clark Street and 706 and 708 

Hartman Street) developed with single-family homes that are zoned Single-Family 7 (SF-7) District. All of the 
properties are located within the Old Town Rockwall (OTR) Historic District, where 307 S. Clark Street is a High 

FIGURE 1: SEPTEMBER 28, 2012 
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Contributing Property, 301 S. Clark Street is a Medium Contributing Property, and 706 and 708 Hartman Street are 
Non-Contributing Properties. Beyond this is Hartman Street, which is identified as a R2U (i.e. residential, two [2] 
lane, undivided roadway) on the Master Thoroughfare Plan contained in the OURHometown Vision 2040 
Comprehensive Plan. Beyond this are nine (9) parcels of lands of which three (3) parcels are vacant and six (6) are 
developed with single-family homes.  

 
South: Directly south of the subject property is the boundary for the Old Town Rockwall (OTR) Historic District, followed 

by seven (7) parcels of land of which two (2) are vacant and five (5) are developed with single-family homes. All of 
these properties are zoned Single-Family 7 (SF-7) District. Beyond this are several parcels of land developed with 
single-family homes all zoned Two-Family (2F) District.  

 
East: Directly east of the subject property is a vacant 3.983-acre tract of land zoned Single-Family 7 (SF-7) District. 

Beyond this are four (4) parcels of land (i.e. 402, 404, 406, & 408 Renfro Street) developed with single-family homes 
and zoned Single-Family 7 (SF-7) District. Beyond this is Renfro Street, which is identified as a Minor Collector on 
the City’s Master Thoroughfare Plan contained in the OURHometown Vision 2040 Comprehensive Plan. Beyond 
this is the Park Place West Phase 2 Subdivision, which consists of 95 lots and is zoned Planned Development 
District 59 (PD-59) for Single-Family 7 (SF-7) District land uses. 

 
West: Directly west of the subject property is the boundary for the Old Town Rockwall (OTR) Historic District. Beyond this 

is S. Clark Street, which is identified as a Minor Collector on the City’s Master Thoroughfare Plan contained in the 
OURHometown Vision 2040 Comprehensive Plan. Beyond this are five (5) parcels of land of which four (4) are 
developed with single-family homes (i.e. 402 S. Clark Street and 502, 504, & 506 Munson Street) and one (1) is 
vacant (i.e. 508 Munson Street). All of the properties are zoned Single-Family 7 (SF-7) District. Beyond this is Tyler 
Street, which is identified as a R2U (i.e. residential, two [2] lane, undivided roadway) on the Master Thoroughfare 
Plan contained in the OURHometown Vision 2040 Comprehensive Plan. 

 
CHARACTERISTICS OF THE PROJECT 
 
The applicant is proposing to demolish five (5) structures and landscape features, construct a guest quarters/detached garage, 
and pave a larger driveway. The applicant has indicated that the roof area being demolished is approximately 1,521.50 SF and 
the total demolition area is approximately 4,637.70 SF. To replace the demolished structures the applicant is also requesting to 
construct a 30-foot by 50-foot or 1,500 SF guest quarters/detached. The guest quarters/detached garage will have 1,140 SF 
enclosed and 360 SF open porch facing the existing pool at the rear of the property. The guest quarters/detached garage will 
have 12-foot walls, with a 4/12 roof pitch, giving the structure a maximum height of 17-feet; however, at the roof midpoint the 
structure will be 14.50-feet tall. The applicant has indicated on their residential plot plan, in green, that they want to expand the 
driveway width just in front of the proposed guest quarters/detached garage. The applicant’s letter indicates that the remaining 
area that is demolished will be returned to greenspace. The applicant has also indicated that despite requesting a guest 
quarters/detached garage that exceeds the maximum permissible size, their intent is to replace the incoherent and impractical 
accessory structures with one (1) new guest quarters/detached garage that is more consistent with the historic district and the 
existing home. 
 
CONFORMANCE TO THE HISTORIC DISTRICT GUIDELINES & CITY’S CODES 
 
According to Subsection 06.03(F), Certificate of Appropriateness (COA) for Alteration or New Construction, of Article 05, District 
Development Standards, of the Unified Development Code (UDC), “(t)he provisions of this ordinance [Historic Overlay (HOV) 
District] shall apply only to those properties … which meet the following criteria: [1] either be a designed historical landmark or 
be wholly or partially located within a designated historic district, and [2] either be a contributing property as defined by 
Subsection B or be located within 200-feet of a contributing property.” In this case, the subject property meets all of the criteria 
for a property that would require a Certificate of Appropriateness (COA). Specifically, it is situated wholly within the Old Town 
Rockwall (OTR) Historic District, and is designated as a Low Contributing Property.  
 
According to Section 10, Demolition Criteria, of Appendix D, Historic Preservation Guidelines, of the Unified Development Code 
(UDC), a structure may be demolished if the “structure does not contribute to the historical or architectural character and 
importance of the Historic District (e.g. a Non-Contributing Structure), and its removal will result in a positive, appropriate visual 
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effect on the Historic District.” In this case, the accessory structures are considered to be Non-Contributing according to the 
2017 Historic Resource Survey and are therefore are eligible for demolition. 
 
 According to Section 07, Building Standards, of Appendix D, Historic Preservation Guidelines, of the Unified Development Code 
(UDC), “the scale, mass, volume, period and style” of new construction “shall be compatible with other historic buildings or 
structures in the Historic District.” In this case, the proposed guest quarters will be a white metal building, with black wood 
accents. The applicant has indicated in their letter that the front façade will incorporate the wood accents and features intended 
to complement the existing home. With this being said, the existing home is clad in vinyl siding, which has been painted white. 
Section 07 also states that driveways “should not exceed a width of ten feet.” In this case the proposed driveway exceeds ten 
(10) feet in width. 
 
According to Subsection 06.03(G)(5), Standards of Approval, of Article 05, District Development Standards, of the Unified 
Development Code (UDC), “…the Historic Preservation Advisory Board (HPAB) must approve the application for a Certificate 
of Appropriateness (COA) if it determines that … the application will not adversely affect the character of the site; and the 
proposed work is consistent with the regulations contained in this section and proposed preservation criteria …” While the 
applicant’s proposed scope of work for the demolition is in conformance with the UDC guidelines, the proposed guest quarters 
and driveway do not appear to meet the historic preservation guidelines within the UDC. With this being said, the proposed 
project does not appear to impair the historical integrity of the subject property nor will it negatively impact any of the adjacent 
properties; however, approval of a Certificate of Appropriateness (COA) is a discretionary decision for the Historic Preservation 
Advisory Board (HPAB). Should the Historic Preservation Advisory Board approve the COA, a recommendation would be 
forwarded to the Planning and Zoning Commission for the approval of a Specific Use Permit (SUP) for a guest quarters that 
exceeds the maximum permissible size. 
 
NOTIFICATIONS 
 
On June 7, 2022, staff mailed 28 property owner notifications to property owners and occupants within 500-feet of the subject 
property. At the time this report was drafted, staff had not received any notices returned regarding the applicant’s request. 
 
CONDITIONS OF APPROVAL 
 
If the Historic Preservation Advisory Board (HPAB) chooses to approve the request for a Certificate of Occupancy (COA), staff 
would propose the following conditions of approval: 
 
(1) Any construction resulting from the approval of this request shall conform to the requirements set forth by the Unified 

Development Code (UDC), the International Building Code (IBC), the Rockwall Municipal Code of Ordinances, city adopted 
engineering and fire codes and with all other applicable regulatory requirements administered and/or enforced by the state 
and federal government. 
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 HISTORIC PRESERVATION ADVISORY 
BOARD APPLICATION 
City of Rockwall 
Planning and Zoning Department 
385 S. Goliad Street  
Rockwall, Texas 75087 
 

 
 
 

  
 

 
 
 

PROPERTY INFORMATION [PLEASE PRINT] 

ADDRESS  

SUBDIVISION  LOT  BLOCK  
 

OWNER/APPLICANT/AGENT INFORMATION [PLEASE PRINT/CHECK THE PRIMARY CONTACT/ORIGINAL SIGNATURES ARE REQUIRED] 
IS THE OWNER OF THE PROPERTY THE PRIMARY CONTACT?   YES   NO APPLICANT(S) IS/ARE:     OWNER    TENANT    NON-PROFIT    RESIDENT 

 CHECK THIS BOX IF OWNER AND APPLICANT ARE THE SAME.   OTHER, SPECIFY:  

OWNER(S) NAME   APPLICANT(S) NAME  

ADDRESS  ADDRESS  

    

PHONE  PHONE  

E-MAIL  E-MAIL  
 

SCOPE OF WORK/REASON FOR EVALUATION REQUEST [PLEASE PRINT] 
CONSTRUCTION TYPE [CHECK ONE]:  EXTERIOR ALTERATION  NEW CONSTRUCTION  ADDITION  DEMOLITION 
  RELOCATIONS  OTHER, SPECIFY:   

ESTIMATED COST OF CONSTRUCTION/DEMOLITION OF THE PROJECT (IF APPLICABLE): $ 
 

PROJECT DESCRIPTION.  IN THE SPACE PROVIDED BELOW OR ON A SEPARATE SHEET OF PAPER, DESCRIBE IN DETAIL THE WORK THAT WILL BE PERFORMED ON SITE.  
FOR LOCAL LANDMARK EVALUATION & DESIGNATION REQUESTS INDICATE ANY ADDITIONAL INFORMATION YOU MAY HAVE CONCERNING THE PROPERTY, HISTORY, 
SIGNIFICANCE, PRESENT CONDITIONS, STATUS, CURRENT OR PAST USE(S), ETC.  STAFF RECOMMENDS THAT PHOTOGRAPHS OF THE INTERIOR AND EXTERIOR OF THE 
PROPERTY ARE SUBMITTED WITH THIS APPLICATION. 

 

 

 

 

 
 

OWNER & APPLICANT STATEMENT [ORIGINAL SIGNATURES REQUIRED] 
I ACKNOWLEDGE THAT I HAVE READ THIS APPLICATION AND THAT ALL INFORMATION CONTAINED HEREIN IS TRUE AND CORRECT TO THE BEST OF 
MY KNOWLEDGE.  FURTHERMORE, I UNDERSTAND THAT IT IS NECESSARY FOR ME OR A REPRESENTATIVE TO BE PRESENT AT A PUBLIC HEARING 
FOR THIS CASE TO BE APPROVED. 

 

OWNER’S SIGNATURE   APPLICANT’S SIGNATURE  
 

APPLICATION: 
� CERTIFICATE OF APPROPRIATENESS (COA)  
� LOCAL LANDMARK EVALUATION & DESIGNATION 
� BUILDING PERMIT WAIVER & REDUCTION PROGRAM 
� SMALL MATCHING GRANT APPLICATION  
 

SPECIAL DISTRICTS [SELECT APPLICABLE]: 
� OLD TOWN ROCKWALL HISTORIC (OTR) DISTRICT  
� PLANNED DEVELOPMENT DISTRICT 50 (PD-50) 
� SOUTHSIDE RESIDENTIAL NEIGHBORHOOD OVERLAY (SRO) DISTRICT 
� DOWNTOWN (DT) DISTRICT  

CONTRIBUTING STATUS [SELECT APPLICABLE]: 
� LANDMARKED PROPERTY  
� HIGH CONTRIBUTING PROPERTY 
� MEDIUM CONTRIBUTING PROPERTY 
� LOW CONTRIBUTING PROPERTY 
� NON-CONTRIBUTING PROPERTY 
 
CURRENT LAND USE OF THE SUBJECT PROPERTY: 
� RESIDENTIAL  
� COMMERCIAL 
 

CASE NUMBER:  
  

NOTE: THE APPLICATION IS NOT CONSIDERED ACCEPTED BY THE 
CITY UNTIL THE PLANNING DIRECTOR HAS SIGNED BELOW. 
  

DIRECTOR OF PLANNING:  

DATE RECEIVED:  

RECEIVED BY: 

 

 

^d�&&�h^��KE>z 

Mark Combs
401 S. Clark Street

Mark Combs
BF Boydston

Mark Combs
N/A

Mark Combs
105A-1

Mark Combs
Mark and Veronica Combs

Mark Combs
401 S. Clark Street

Mark Combs
X

Mark Combs
X

Mark Combs
X

Mark Combs
214-732-9875

Mark Combs
firecombs@gmail.com

Mark Combs
X

Mark Combs
Demo of acc structures & new construction

Mark Combs
115,050

Mark Combs
X

Mark Combs
X

Mark Combs
X

Mark Combs
See Attachment(s)
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TUTTLE LEON ETUX 
1408 DHAKA DR  

ROCKWALL, TX 75087 

BOREN TERRY L ETUX 
207 GNARLY OAKS WAY  
LTL RVR ACAD, TX 75042 

BOWEN CHASE AND 
PERRY BOWEN 

230 MYERS ROAD  
HEATH, TX 75032 

CAUBLE LINDA 
301 S CLARK ST  

ROCKWALL, TX 75087 

SPROUL DAVID D JR AND TRISH IRELAND 
307 S CLARK ST  

ROCKWALL, TX 75087 

MUNSON PARTNERS 1 LLC 
3435 HWY 276  

ROCKWALL, TX 75032 

COMBS MARK HILTON AND VERONICA RUTH 
401 SOUTH CLARK STREET  

ROCKWALL, TX 75087 

SADLER LESLIE A 
402 S CLARK ST  

ROCKWALL, TX 75087 

LIVINGSTON JUSTIN AND BROOKE 
403 S CLARK STREET  

ROCKWALL, TX 75087 

TUTTLE LEON ETUX 
404 S CLARK ST  

ROCKWALL, TX 75087 

LIVINGSTON JUSTIN R & BROOKE D 
405 S CLARK ST  
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SOLID ROCK HOLDINGS LLC 
406 S CLARK ST  

ROCKWALL, TX 75087 

BOWEN CHASE AND 
PERRY BOWEN 
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SIMS CHRIS AND TERESA 
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SOLID ROCK HOLDINGS LLC 
904 CAMPTON CT  

ROCKWALL, TX 75032 

AUBE JEAN-PAUL III 
PO BOX 868  

ROCKWALL, TX 75087 



PUBLIC NOTICE 

CITY OF ROCKWALL ● PLANNING AND ZONING DEPARTMENT ● 385 S. GOLIAD STREET ● ROCKWALL, TEXAS 75087 ● P: (972) 771 -7745 ● E: PLANNING@ROCKWALL.COM 

CITY OF ROCKWALL     
PLANNING AND ZONING DEPARTMENT 
PHONE: (972) 771-7745 
EMAIL: PLANNING@ROCKWALL.COM 

Property Owner and/or Resident of the City of Rockwall: 

You are hereby notified that the Historic Preservation Advisory Board will consider the following application: 

Case No. H2022-012: COA for 401 S. Clark Street 

Hold a public hearing to discuss and consider a request by Mark and Veronica Combs for the approval of a Certificate of Appropriateness (COA) for the demolition of 
existing accessory buildings and the construction of a new accessory building on a Low Contributing Property being a 0.7379-acre parcel of land identified as Block 
105A-1, B. F. Boydston Addition, City of Rockwall, Rockwall County, Texas, zoned Single-Family 7 (SF-7) District, situated within the Old Town Rockwall (OTR) 
Historic District, addressed as 401 S. Clark Street, and take any action necessary. 

For the purpose of considering the effects of such a request, the Historic Preservation Advisory Board (HPAB) will hold a public hearing on Thursday, June 16, 2022 
at 6:00 PM. These hearings will be held in the City Council Chambers at City Hall, 385 S. Goliad Street. 

As an interested property owner, you are invited to attend these meetings.  If you prefer to express your thoughts in writing please return the form to: 

Henry Lee 
Rockwall Planning and Zoning Dept. 

385 S. Goliad Street 
Rockwall, TX 75087 

You may also email your comments to the Planning Department at planning@rockwall.com.  If you choose to email the Planning Department please include your 
name and address for identification purposes.   

Your comments must be received by Thursday, June 16, 2022 at 4:00 PM to ensure they are included in the information provided to the Historic Preservation 
Advisory Board (HPAB).   

Sincerely, 

Ryan Miller, AICP 
Director of Planning & Zoning 

MORE INFORMATION ON THIS CASE CAN BE FOUND AT: https://sites.google.com/site/rockwallplanning/development/development-cases 

PLEASE RETURN THE BELOW FORM 

Case No. H2022-012: COA for 401 S. Clark Street 

Please place a check mark on the appropriate line below: 

 I am in favor of the request for the reasons listed below. 

 I am opposed to the request for the reasons listed below. 

Name: 

Address: 

Tex. Loc. Gov. Code, Sec. 211.006 (d) If a proposed change to a regulation or boundary is protested in accordance with this subsection, the proposed change must receive, in 
order to take effect, the affirmative vote of at least three-fourths of all members of the governing body.  The protest must be written and signed by the owners of at least 20 
percent of either: (1) the area of the lots or land covered by the proposed change; or (2) the area of the lots or land immediately adjoining the area covered by the proposed 
change and extending 200 feet from that area. 

PLEASE SEE LOCATION MAP OF SUBJECT PROPERTY ON THE BACK OF THIS NOTICE 

mailto:planning@rockwall.com
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